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 Tuesday, November 10, 2026 

 
 
 
 

HOW TO PARTICIPATE 
The City of Escondido provides two ways to communicate with the Commission during a meeting: 

In Person In Writing 

 
 

Fill out Speaker Slip and Submit to City Clerk https://escondido-ca.municodemeetings.com 

 

ASSISTANCE PROVIDED 

If you need special assistance to participate in this meeting, please contact our ADA Coordinator at 760-839-4869. 
Notification 48 hours prior to the meeting will enable to city to make reasonable arrangements to ensure 
accessibility. Listening devices are available for the hearing impaired – please see the City Clerk. 
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AGENDA 

CALL TO ORDER 

FLAG SALUTE 

ROLL CALL 

APPROVAL OF MINUTES 

1. October 27, 2026 

WRITTEN COMMUNICATIONS 

Under state law, all items under Written Communications can have no action, and will be referred to the staff for 
administrative action or scheduled on a subsequent agenda. 

ORAL COMMUNICATIONS 

Under state law, all items under Written Communications can have no action, and will be referred to the staff for 
administrative action or scheduled on a subsequent agenda. 

This is the opportunity for members of the public to address the Commission on any item of business within the 
jurisdiction of the Commission. 

PUBLIC HEARINGS 

Please limit your testimony to three minutes. 

2. PL25-0292/PL25-0293/PL25-0294 - BROADWAY CONDOMINIUM HOMES 

REQUEST: Approval of a Project consisting of a Tentative Subdivision Map, Major Plot Plan, and Major 
Design Review Permit to permit the construction of 17 dwelling units (“Project”). The proposed Project 
includes a Tentative Subdivision Map to allow for the subdivision of air space for the purposes of 
condominium units. A Major Plot Plan for the site design and new construction of three multifamily 
buildings. A Design Review Permit is required for the architectural design of the multifamily buildings. The 
Project also includes a Density Bonus request for a 50% increase in base density. The Project also includes 
the demolition of an existing 2,400 square foot garage structure, and construction of appurtenant grading, 
landscaping, open space, and public street and sidewalk improvements. 

PROPERTY SIZE AND LOCATION: The 0.835-acre site is located on the western side of N. Broadway, and is 
addressed as 1325 N. Broadway. (Assessor’s Parcel Number(s): 226-210-07-00) 
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APPLICANT: Behzad Zakeri, on behalf of Crestline Investments 

CEQA RECOMMENDATION: Categorical Exemption – CEQA Guidelines Section 15332 (In-Fill Development 
Projects) 

STAFF RECOMMENDATION: Approval 

CITY COUNCIL HEARING REQUIRED: NO 

CURRENT BUSINESS 

3. City Vacancy Rates and Relevance to the Planning Commission’s Work 

4. Planning Commission Bylaws 

ORAL COMMUNICATIONS 

Under state law, all items under Written Communications can have no action, and will be referred to the staff for 
administrative action or scheduled on a subsequent agenda. 

This is the opportunity for members of the public to address the Commission on any item of business within the 
jurisdiction of the Commission. 

PLANNING COMMISSIONERS REPORT 

CITY PLANNER'S REPORT 

5. Tentative Future Agenda 

ADJOURNMENT 
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MINUTES 

CALL TO ORDER: 7:02 p.m. 

FLAG SALUTE:  Chair Speer.  

ROLL CALL: 

Commissioners Present: Barry Speer, Chair; Dustin Steeve, Vice-Chair; Stan Weiler, Commissioner; Corey 
Gustafson, Commissioner; Carrie Mecaro, Commissioner.  

Commissioners Absent: Marc Correll, Commissioner; Jeff Jester, Commissioner.  

City Staff Present: Garrett Smith, City Planner; Leia Cabrera, Engineering Manager; Dare DeLano, City Attorney; 
Sally Schifman, Principal Planner; Pricila Roldan, Senior Planner; Awnie Orozco, Minutes Clerk.  

APPROVAL OF MINUTES:   

1. October 13, 2026 Meeting Minutes 
Motion to Approve.  
Motion: Stan Weiler, Commissioner; Second: Carrie Mecaro, Commissioner.   
Motion carried 3-0-2 to approve the meeting minutes.  
Ayes: Speer, Weiler, Mecaro. 
Nays: None.  
Abstain: Steeve, Gustafson. 

WRITTEN-COMMUNICATIONS: 
 
None.  

ORAL COMMUNICATIONS: 

None. 

PUBLIC HEARINGS: 

2. PL23-0375 – El Caballo Park Master Plan and Mitigated Negative Declaration 

REQUEST: For the Planning Commission to adopt Resolution No. 2026-174 recommending that the City 
Council adopt the El Caballo Park Master Plan, the Final Initial Study/Mitigated Negative Declaration, and 
the Mitigation Monitoring and Reporting Program. 

APPLICANT: City of Escondido.  
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STAFF RECOMMENDATION: Approval.  

CITY COUNCIL HEARING REQUIRED: Yes.  

CEQA RECOMMENDATION: Adopt the Final Initial Study/Mitigated Negative Declaration and Mitigation 
Monitoring and Reporting Program. 

COMMISSION DISCUSSION:  

Commissioners discussed the long-standing community use of El Norte Park, the cultural and recreational 
value of the equestrian facilities, and the benefits of formalizing the site's future through the proposed 
Master Plan. Discussion included the park's history, community partnerships, maintenance responsibilities, 
funding opportunities, and potential cost-recovery mechanisms to support future operations and 
improvements. Commissioners also discussed the flexibility of the Master Plan to accommodate future 
amendments and additional revenue-generating uses if deemed appropriate by the City. Commissioners 
further discussed the proposed Master Plan's role in guiding future improvements, preserving existing 
recreational and cultural uses, and providing flexibility for future operational and funding considerations. 

COMMISSION ACTION:  
Motion to approve Resolution No. 2026-174 and recommend that the City Council consider incorporating 
cost-recovery mechanisms into the implementation of the Master Plan.  
Motion: Barry Speer, Chair; Second: Dustin Steeve, Vice-Chair.   
Motion carried 5-0 to approve.  
Ayes: Speer, Gustafson, Mecaro.  
Nays: Weiler. 
Abstain: Steeve.   

CURRENT BUSINESS: 

None.  

ORAL COMMUNICATIONS: 

None.  

PLANNING COMMISSIONERS: 

None.  

CITY PLANNER'S REPORT: 

Garrett Smith, City Planner, provided an update on anticipated upcoming agenda items, including a residential 
condominium project, discussion of city vacancy rates, and a review of Planning Commission bylaws. He also noted 
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that several policy-related items may be carried into early 2027 as the Commission works through its remaining 
meetings of the year. 

ADJOURNMENT 

Chair Speer adjourned the meeting at 8:19 p.m.  

 

 _______________________________    ______________________________ 
Garrett Smith, Secretary to the Escondido  Awnie Orozco, Minutes Clerk 
Planning Commission         
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STAFF REPORT 

 

DATE: November 10, 2026 
PL25-0292/PL25-0293/PL25-0294 - BROADWAY CONDOMINIUM HOMES 

 
 

PROJECT NUMBER / NAME: PL25-0292/PL25-0293/PL25-0294 - BROADWAY CONDOMINIUM HOMES 

REQUEST:  Approval of a Project consisting of a Tentative Subdivision Map, Major Plot Plan, and Major Design Review 
Permit to permit the construction of 17 dwelling units (“Project”). The proposed Project includes a Tentative Subdivision 
Map to allow for the subdivision of air space for the purposes of condominium units. A Major Plot Plan for the site 
design and new construction of three multifamily buildings. A Design Review Permit is required for the architectural 
design of the multifamily buildings. The Project also includes a Density Bonus request for a 50% increase in base density. 
The Project also includes the demolition of an existing 2,400 square foot garage structure, and construction of 
appurtenant grading, landscaping, open space, and public street and sidewalk improvements. 
 

PROPERTY SIZE AND LOCATION: The 0.835-acre site is 
located on the western side of N. Broadway, and is 
addressed as 1325 N. Broadway. (Assessor’s Parcel 
Number(s): 226-210-07-00) 

APPLICANT:  Behzad Zakeri, on behalf of Crestline 
Investments 

GENERAL PLAN / ZONING: Urban II (U2) / Light Multiple 
Residential (R-2-12) 

PRIMARY REPRESENTATIVE:  Behzad Zakeri 

DISCRETIONARY ACTIONS REQUESTED: Tentative Subdivision Map, Major Plot Plan, and Major Design Review 

PREVIOUS ACTIONS:  None. 

CEQA RECOMMENDATION:  Categorical Exemption – CEQA Guidelines Section 15332 (In-Fill Development Projects) 

STAFF PRESENTER: Alex Rangel, Associate Planner 

STAFF RECOMMENDATION:  Approval 

REQUESTED ACTION: Approve Planning Commission Resolution No. 2026-13 

CITY COUNCIL HEARING REQUIRED:  ___YES         _X_NO 

REPORT APPROVALS:  Kevin Snyder, Director of Development Services 

 X Garrett Smith, City Planner 
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BACKGROUND 

The Project site is located to the north of W. El Norte Pkwy, and on the west side of N. Broadway, and is addressed 
as 1325 N. Broadway. The Project site is located within the Urban II (U2) General Plan land use designation, and is 
zoned Light Multiple Residential (R-2-12) (Attachment 1 - Aerial, General Plan, and Zoning Maps). The Project site 
is currently occupied by an unutilized 2,400-square-foot garage structure. The existing structure will be demolished 
as part of the Project. 

The Project site is surrounded by a mix of commercial and residential uses, as detailed in Table 1.  

Table 1: Surrounding Land Uses 

Cardinal General Plan/Zoning Land Uses 

North Urban II (U2) / Light Multiple 

Residential (R-2-12) 

Medium-Density Multifamily 

Apartments 

East Urban II (U2) / Light Multiple 

Residential (R-2-12) 

Medium-Density Multifamily 

Condominiums 

South General Commercial (GC) / General 

Commercial (C-G) 

Multi-Tenant Commercial Property 

West General Commercial (GC) / General 

Commercial (C-G) 

Elderly Care Facility 

SUMMARY OF REQUEST 

On October 8, 2025, Behzad Zakeri, on behalf of Crestline Investments (“Applicant”), submitted a Tentative 
Subdivision Map, Major Plot Plan, and Major Design Review Permit for the construction of a two-story, 17-unit “for-
sale” multi-family condominium project (Attachment 2 - Project Plans).  

Chapter 33, Article 6 (Residential Zones) of the Escondido Zoning Code (EZC) provides for the development 
standards for properties located within the R-2-12, Multi-Family Residential zoning designation. Multi-family 
developments are permitted with a Major Plot Plan Permit pursuant to Article 61, Division 8 (Plot Plans) of the EZC. 

The Project also includes a Tentative Subdivision Map and Condominium permit to allow for the individual 
ownership of the multi-family units pursuant to Article 49 (Air Space Condominium and Community Apartment 
Projects) of the EZC, and Chapter 32 (Subdivisions), Article 2 (Tentative Maps) of the Escondido Municipal Code. A 
Major Design Review Permit is required for projects that include new construction of buildings, pursuant to Article 
64 (Design Review), Section 33-1354 of the EZC.  

The Project also includes a Density Bonus request, which would permit six additional units pursuant to State Density 
Bonus Law (SDBL), in addition to the 11 base units allowed by the underlying zone. The Project would entail the 
deed restriction of two units for very low income households, and the use of incentives/concessions and waivers as 
permitted by SDBL, and Article 67 of the EZC.  

Chapter 32, Section 32.105.03 permits the Planning Commission to approve, conditionally approve, or deny the 
application for the Tentative Subdivision Map. Article 1 (General Provisions and Definitions), Section 33-16(c) of the 
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EZC allows for permits which require discretionary approval to be processed concurrently, and be reviewed by the 
decision-making body associated with the highest-level action among applications to be considered. Therefore, the 
Project is subject to the final decision by the Planning Commission. 

SUPPLEMENTAL DETAILS OF REQUEST 

Standard   

1. Property Size: 0.835 gross acres gross acres / 0.835 net acres 

2. Number of Units: 17 units 

 Minimum Required Proposed 

3. Unit Size (Article 49): 600 square 
feet (sq. ft.) 

700 sq. ft. 

800 sq. ft. 

1,000 sq. ft. 

150 sq. ft.  

Studio 
 

1-bedroom 

2-bedrooms 

3-bedrooms 

Per additional 
bedroom 

2 units at 606 sq. ft.  

 
None. 

12 units at 1,053 sq. ft.  

3 units at 1,525 sq. ft. 

None. 

4. Density: 12 dwelling units per acre 20 du/ac* 

5. Lot Coverage/Floor Are Ratio: 50% / 0.6 37.5% / 0.51 

6. Building Height 35’-0” / two stories 27’-9” / two stories 

7. Motor Vehicle Parking: Pursuant to Article 39 

Studio: 1 space (2) 

Two Bedroom: 1.75 spaces (21) 

Three Bedroom: 2 spaces (6) 

Covered: 1 per unit 

Guests: 1 per 4 units (4.25) 

Total Required: 33 spaces 

Pursuant to Gov Code 65915(p) 

Studio: 1 space (2) 

Two Bedroom: 1.5 spaces (18) 

Three Bedroom: 1.5 spaces (4.5) 

Total Required: 24 (rounded down) 

Guests: None. 

Total Provided: 29 

8. Bicycle Parking: N/A N/A 

9. Setbacks:   

a. Front Yard: 15’-0” 19’-0” 

b. Rear Yard: 15’-0” 15’-0” 
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c. Side Yard: 5’-0” 5’-0” 

10. Open Space / Landscaping: Usable Open Space: 

400 sq. ft. per unit; No 
restrictions on mix between 
common or open space 
 

6,800 sq. ft. minimum 

Private:  

50-80 sq. ft. balconies for 16 units 

1,250 sq. ft. private space 

1,310 sq. ft. common space 

2,560 sq. ft. provided** 

11. Trees: Two Street Trees 

One Tree per Dwelling Unit on 
site (17 minimum) 

Two Street Trees 

17 trees on site; two existing trees 
to be replaced on site. 

12. Signage: Compliance with Article 66 (Sign 
Ordinance) of the EZC 

To be reviewed at building permit 
stage 

13. Trash: Screening Trash Enclosure 

14. Lighting: Compliance with Article 35 
(Outdoor Lighting) of the EZC 

To be reviewed at building permit 
stage 

15. Heating and Ventilation: Screened Screened 

*Increased density provided pursuant to State Density Bonus Law. See Project Analysis: Density Bonus for 
information. 
**Waiver pursuant to SDBL 

PROJECT ANALYSIS 

1. General Plan Conformance: 
 
a. Land use and density consistency 
 
The Project site is located within the Urban II (U2) General Plan land use designation, which allows for up 
to 12 dwelling units per acre (“du/ac”). Based on the property size, the allowable maximum base density 
equates to 10.02 dwelling units, consistent with the allowable du/ac. 
 
The Applicant proposes to deed restrict two of the units for very low income households (“Target units”), 
as permitted by SDBL and Article 67 (Table 1 - Project Density Bonus Calculations). Based on the provided 
affordability levels, the Applicant is allowed 3 incentives/concessions, unlimited waivers, and a 50% 
increase in density.  
 

Table 2: Project Density Bonus Calculations 
 

12

Item 2.



 

Standard Calculation Total 

Base Density (permitted 

under Zoning/GP) 
12 dwelling units per acre 

10.02 dwelling units at 0.835 acres 
11 dwelling units* 

Target Units (Affordable 

Units) 
2 (very-low-income) ÷ 11 base units 18% of very-low-income units 

Bonus Units 

EZC Sec (33-1413(b)(1)(B)) 

11 base units x 50% increase in density 

5.5 dwelling units 
6 bonus units* 

Total units proposed: 17 dwelling units (11 base units + 6 bonus units) 

* Rounded up pursuant to EZC Section 33-1412(b) 

The City’s Staff Development Committee reviewed the requested incentives/concessions and waivers, and 
determined the requests would not cause a specific, adverse impact upon public health and safety, the 
physical environment, or on any real property that is listed on the California Register of Historical Resources. 
The Applicant does not request any incentives/concessions, however, one waiver has been requested 
regarding the total reduction in open space per dwelling units, as described in the Supplemental Details of 
Request.   

The above referenced request is further detailed under Attachment 3 - Density Bonus Request Form. 
Planning Services staff, in conjunction with the City’s Staff Development Committee, evaluated the 
requested waiver, and determined that the requested waiver of development standards for open space 
complies with the provisions of SDBL, and is an eligible waiver. 

Further, in accordance with State Law, inconsistency with a zoning ordinance or general plan land use 
designation shall not constitute a specific, adverse impact upon the public health or safety. The Applicant’s 
requested waiver of development standards is consistent with the requirements of SDBL and Article 67. The 
Project site maintains a land use designation that permits for residential development, while State law and 
Article 67 allow for density beyond the general plan’s identified threshold.  

 

b. Housing Element and “No Net Loss”  
 
The City is taking steps to encourage, promote, and facilitate the development of housing consistent with 
policies 1.1 and 2.1 of the Housing Element of the General Plan, while accommodating the City’s share of 
regional housing needs, consistent with Government Code section 65584.  No Net Loss Law (Government 
Code section 65863) ensures development opportunities remain available throughout the planning period 
to accommodate a jurisdiction’s Regional Housing Needs Allocation (RHNA), especially for lower- and 
moderate-income households.  In general, jurisdictions cannot approve new housing at significantly lower 
densities or at different income categories than was projected in the Housing Element without making 
specific findings and identifying other sites that could accommodate these units and affordability levels 
“lost” as a result of the approval.  The so-called “no net loss” provisions apply when a site is included in the 
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jurisdiction’s Housing Element’s inventory of sites and is either rezoned to a lower residential density or is 
approved at a lower residential density than shown in the Housing Element.  (Gov’t Code § 65863(b)). 
 
The Project site is located on a site listed within the Suitable Sites Inventory, and forecasted to provide eight 
moderate income units. The Project would be approved for two very-low-income units and 15 above-
moderate income units, and thus would be approved at a lower density than shown in the Housing Element 
for moderate income units (Government Code 65863(b)). 
 

The Project parcel is listed on the City’s SSI, and is forecast to provide 12 above-moderate units as shown 
in Table 3: 

Table 3: SSI Projected Capacity at Project Site 

Income Levels Lower Moderate 
Above 

Moderate 
Totals 

Parcel Number 226-210-07-00 0 8 0 8 

Totals 0 8 0 8 

No Net Loss law (Gov. Code § 65863) ensures development opportunities remain available throughout the 
planning period to accommodate a jurisdiction’s RHNA, especially for lower- and moderate-income 
households. The so-called “no net loss” provisions apply when a site is included in the jurisdiction’s Housing 
Element’s inventory of sites and is either rezoned to a lower residential density or is approved at a lower 
residential density than shown in the Housing Element. (Gov’t Code § 65863(b)). In general, jurisdictions 
cannot approve new housing at significantly lower densities or at different income categories than was 
projected in the Housing Element without making specific findings and/or identifying other sites that could 
accommodate these units and affordability levels “lost” as a result of the approval.  

Since the Project is proposing six above moderate-income housing units, the Project would provide fewer 
housing units than projected in the Housing Element (Gov. Code § 65863(b)). Therefore, provisions of No 
Net Loss law apply to the Project. However, as demonstrated in Table 4 below, capacity remains to meet 
the requirements of Gov. Code § 65583.2 and to accommodate the RHNA pursuant to Gov. Code § 65584, 
without identifying additional sites to accommodate these units or the affordability levels “lost”. Therefore, 
the City would continue to comply with the provisions of No Net Loss with approval of the Project, as 
proposed, and the Project would be consistent with the City’s Housing Element.  

Table 4: Housing Unit Capacity versus Need Analyses 

Suitable Sites Inventory (SSI) + Alternative Sites Capacity Analysis 

Income Levels Lower1 Moderate 
Above 

Moderate 
Totals 

Original SSI Capacity +4,557 +1,467 +3,439 +9,463 

Original ADU/Alternative Sites Capacity +653 +237 +2,092 +2,983 
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Original Total Capacity +5,210 +1,704 +5,531 +12,446 

Capacity Removed to Date2 -434 -38 -382 -850 

Capacity Removed by Project -0 -8 -0 -12 

Remaining Capacity with Project +4,776 +1,658 +5,149 +11,584 

Regional Housing Needs Allocation (RHNA) Analysis 

Income Levels Lower1 Moderate 
Above 

Moderate 
Totals 

Original Total RHNA -3,113 -1,527 -4,967 -9,607 

Reported Progress, as of Jan. 1, 2026 +403 +59 +1,413 +1,875 

Remaining RHNA -2,688 -1,465 -3,524 -7,677 

Capacity vs. Need Analysis 

Income Levels Lower1 Moderate 
Above 

Moderate 
Totals 

Remaining Capacity (+) +4,776 +1,658 +5,149 +11,584 

Remaining Need (-), as of Jan. 1 2026 -2,688 -1,465 -3,524 -7,677 

Total Surplus (+)/Deficit (-) +2,088 +193 +1,625 +3,907 

Capacity to Need “Buffer” by Income Category Analysis 

 Lower1 Moderate 
Above 

Moderate 
Average 

Original “Buffer” 40% 10% 11% 23% 

Current “Buffer”, as of Jan. 1, 2026 44% 12% 32% 34% 

1 Very-Low-Income and Low-Income housing units have been combined for demonstration purposes. 
2 SSI Capacity Removed to Date includes both entitled and pending projects for conservative 

estimates. 

 
2. Zoning Conformance: 

 
The proposed Project was reviewed by applicable standards within the Escondido Zoning Code, including, 
but not limited to, Article 6 (Residential Zones) and Article 49 (Air Space Condominium and Community 
Apartment Projects). Notwithstanding the requests for modifications to development standards pursuant 
to SDBL, the Project is consistent with all applicable development standards of the underlying zoning and 
development project type.  
 

3. Climate Action Plan Consistency: 
 

15

Item 2.



 
The Applicant has completed the City’s “Climate Action Plan Consistency Checklist” for the Project, and 
based on the screening thresholds provided, has been screened out of further review from said checklist. 
The screening threshold for housing project greenhouse gas emissions for multi-family housing is 55 
dwelling units. Since the Project would only provide for 17 multi-family dwelling units, the Project’s 
greenhouse gas emissions impacts are assumed to be less than significant, and no further analysis is 
necessary.  
 

4. Site Design 
 
a. Grading, topography, retaining wall, and fencing:  

 
The Project site is relatively flat and has an average elevation of 681 feet across the site. The finished 
floors for the buildings range from 680.67 feet to 682.67 feet, indicating a very minor change of 
approximately two feet down slope in the topography of the site. A six-foot-tall masonry block wall 
would encompass the property to the south, west, and north, providing screening from adjacent 
commercial and residential properties, and privacy for the development. The fencing would be further 
enhanced by landscaping along the perimeter of the property, to provide additional screening and 
shade for the proposed Project.  
 

b. Project Access and Circulation: 
 
The Project site currently takes singular access from N. Broadway via a single access driveway which 
traverses the northern boundary of the property. Due to the enhanced traffic expected on N. Broadway 
and its proximity to W. El Norte Pkwy, the site will be limited to right-turn in, right-turn out access to 
provide for traffic calming and safety to the residents and passersby. The site will also include a fire 
safety turnaround point approximately 150 ft., providing turnaround access for emergency vehicles and 
trash collection.  
 

c. Building Orientation: 
 
The buildings of the proposed Project are primarily oriented inward, towards the northern driveway of 
the property. Primary access to the units will be provided from a walkway adjacent to the driveway, in 
the front of each unit.  

 
d. Open Space and Landscaping 

 
Section 33-108(b) of the EZC requires that new multi-family developments provide 400 sq. ft. of open 
space per dwelling unit. Based on this requirement, the proposed Project would require 6,800 sq. ft. of 
open space (17 dwelling units x 400 sq. ft.). “Usable Open Space” may be provided as common area, to 
include landscaping, walks, recreational facilities, decorative landscape elements, and private space 
such as patios or balconies. SDBL affords the applicant certain incentives/concessions and waivers of 
development standards due to the provision of two very-low-income units. Under SDBL, the Applicant 
has requested a reduction of the open space requirement for the Project, in order to provide for 
additional floor plan space for the two- and three-bedroom units, and additional parking spaces above 
the minimums pursuant to State law.  
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Article 6 of the EZC refers to Article 62 (Water Efficient Landscape Regulations) for landscaping 
requirements, which include the required number of street trees (1 tree per 30 linear feet of street 
frontage), and a requirement of one tree per dwelling units. Cumulatively, the proposed Project would 
require 19 trees on site, as shown in the Project plans under Attachment 2 (Planting Plan). Of the 19 
trees, 17 would be within the private property and 2 along the property frontage. Two existing trees on 
site would be removed and replaced, in accordance with Section 33-1069 (Vegetation protection and 
replacement standards) of the EZC. 
 

e. Parking: 
 
Article 39 (Off-Street Parking) of the EZC requires off-street parking based on the number of bedrooms 
in each of the dwelling units. As provided within the Supplemental Details of Request, the proposed 
Project would be required to provide 33 parking spaces in totality. However, the Applicant has 
requested the utilization of reduced parking ratios as permitted by SDBL (Government Code Section 
65915(p)), which would require only 24 off-street parking spaces. The Applicant proposed 29 off-street 
parking spaces – five spaces in excess of the SDBL parking requirement. 

 
5. Building Design: 

 
a. Building Height, Mass, and Scale: 

 
The proposed residential buildings are massed to the south and west of the Project site, and would be 
built to two stories, approximately 27’-0” in height. The building height and stories are consistent with 
the requirements of the R-2 zoning designation, and would be generally consistent in height and scale 
with the existing residential development to the north.  
 

b. Residential Floor Plans: 
 
The proposed Project includes a variety of floor plans, consisting of two studios, 12 two-bedroom, and 
three three-bedroom units. Requirements of residential floor plans, specific to size and amenities 
within, are provided pursuant to Articles 6 and 49 of the EZC. Each floor plan demonstrates all required 
amenities, which include storage space and laundry facilities, and do not impede on required living 
space dimensions for each unit. 
 

c. Building Materials: 
 
The proposed Project’s materials will include a mix of smooth white stucco finish, red “Spanish” clay 
tile roofing, and metal decorative elements for the window and railing treatments for the Project. Basic 
wooden and PVC features would be included to provide additional design features to the Project.  

FISCAL ANALYSIS 

The Applicant will be responsible for payment of all Development Impact Fees (DIF) prior to the issuance of building 
permits for the Project, as conditioned in Planning Commission Resolution No. 2026-13 (Attachment 5). 
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ENVIRONMENTIAL ANALYSIS 

Pursuant to Section 15332 (In-Fill Development Projects”) of the California Environmental Quality Act (“CEQA”) 
Guidelines, the proposed Project is categorically exempt from further environmental review in that the Project 
involves the creation of 17 multi-family residential units across three buildings, on a property that is less than five 
acres. Notwithstanding modifications as permitted through SDBL, the proposed Project is consistent with the 
applicable General Plan designation, and all applicable General Plan policies, as well as applicable zoning designation 
regulations as detailed in the analysis section, above. The Project site has no value as habitat for endangered, rare, 
or threatened species, and is considered “urban/developed” as denoted within the City of Escondido’s Multiple 
Habitat Conservation Program Draft Subarea Plan, Figures 3-1 through 3-3. The proposed Project can be adequately 
served by all required utilities and public services, as determined by the City’s Utilities Engineering Division through 
the Staff Development Committee review process. The proposed Project would not result in any significant effects 
relating to traffic, noise, air quality, or water quality, in that the Project is an in-fill development project located 
within an urbanized area of the city, and no substantial evidence has been provided indicating that the Project 
would have significant effects on the environment.  

The Applicant has provided the following supplemental memorandums to justify the Class 32 exemption request, 
which have been fully reviewed by City staff to be in compliance with all CEQA requirements for the proposed 
Project.  

 Traffic Scoping Agreement and Technical Memorandum, provided by GSC Engineering, dated January 6, 
2026; 

 Preliminary Stormwater Quality Management Plan, prepared by DRP Enterprises, dated August 7, 2026.  

Furthermore, the proposed Project does not trigger any of the exceptions to the use of an exemption as detailed in 
Article 47 (Environmental Quality), Section 33-922 of the EZC, nor CEQA Guidelines Section 15300.2. The application 
of this exemption is further discussed in the Notice of Exemption (Attachment 4 – Notice of Exemption). 

PUBLIC INPUT 

As required by Article 61, Section 33-1300 of the EZC, the public hearing for the proposed Project was noticed in 
the Escondido Times Advocate on October 29, 2026, and notices mailed on October 27, 2026, to approximately 317 
properties within a 500-foot radius of the Project site. As of the date of publication of this staff report, City staff 
have not received any public comments regarding the proposed Project. 

CONCLUSION AND RECOMMENDATION 

The proposed Project would include the redevelopment of an underutilized, generally vacant site, and introduce 
new housing opportunities adjacent to commercial areas of the city. Additionally, the proposed Project would result 
in the affordable deed restriction of two units for very-low-income households, and would further the City of 
Escondido’s housing goals as discussed in the adopted Housing Element. Additionally, the Property is located on the 
Suitable Sites Inventory list, which anticipated approximately 8 moderate-income units for the site, whereas the 
proposed Project would provide 17 units, resulting in a net gain for the City and its obligations under the Regional 
Housing Needs Assessment (RHNA). Based on the analysis contained in this staff report, and as presented by City 
staff during the public hearing, staff recommends that the Planning Commission approve the Project and 
environmental determination, subject to the Conditions of Approval.  
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Motion as recommended by City staff: Adopt Resolution No. 2026-13, approving the Project as conditioned.  

ATTACHMENTS 

1. Aerial, General Plan, and Zoning Maps 

2. Project Plan Set 

3. Density Bonus Request Form 

4. Draft Notice of Exemption 

5. Draft Planning Commission Resolution No. 2026-13 including: 

a. Exhibit “A” – Legal Description 

b. Exhibit “B” – Project Plan Set 

c. Exhibit “C” – Findings of Fact/Factors to be Considered 

d. Exhibit “D” – Draft Conditions of Approval 
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ATTACHMENT 1 

AERIAL, GENERAL PLAN, ZONING MAP 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 
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ATTACHMENT 2
PROJECT PLANS

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294
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SHRUB PLANTING

1

WATER WELL: 4" HIGH AT
SHRUB, NO WATER WELL AT
LAWN AREA.

1

2

SET ROOT BALL CROWN 1"2

3

BACKFILL AWAY FROM ROOT
3

4

MULCH TO 2" DEPTH AT WATER
WELL.

4

5

5

6

SPECIFIED.
6

7

BACKFILL MIX, SEE NOTES AND
SPECIFICAITONS.

7

8

NATIVE SOIL MIX FIRMLY
COMPACTED.

8

3
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March 31, 2027

January 13, 2026

TREE PLANTING DOUBLE STAKE

PLANT PIT DETAIL

STAKING DETAIL

DOUBLE STAKE WITH WIRE: #12
GALVANIZED WIRE THROUGH THE EYE
OF "CINCH-TIE" RUBBER SUPPORT.

TREATED TREE STAKES.  SET
PERPENDICULAR TO PREVAILING WIND.

REMOVE NURSERY STAKE BY THE END
OF MAINTENANCE.

1X3 CROSSTIE, AVOID RUBBING INJURY
TO TRUNK.

BACKFILL PLANTING AS PER PLANTING

AVOID DAMAGE TO THE ROOT BALL
WITH THE SUPPORT STAKES.

SET ROOTBALL CROWN 1 1/2" HIGHER

GRADE.  SLOPE BACKFILL AWAY FROM
ROOTBALL FOR POSITIVE DRAINAGE.

PLANTING AT
SHRUB AREAS.

PLANTING AT
TURF AREAS.

KEEP MULCH 6" - 8" FROM

MULCH WATER WELL AREA TO

6" HIGH WATER WELL AT

KEEP TURF CLEAR FOR A 18"
RADIUS CIRCLE AROUND THE
TREE. MULCH WITH A 3" THICK
LAYER OF SHREDDED BARK.

RECESS TURF AREA 1" TO
ALLOW FOR MULCH.

FINISHED GRADE AT LAWN.

BACKFILL MIX, SEE NOTES
AND SPECIFICATIONS. NATIVE SOIL MIX FIRMLY COMPACTED.

SPEICIFIED.

1 TREE PLANTING MULTI-STAKE

PLANT PIT DETAIL

STAKING DETAIL

AERIAL GUY CABLES TO
CONNECT TRUNKS: 9 GA
CABLE W/ CLEAR
PLASTIC COATING THRU

"CINCH-TIE", "GRO-STRAIT", OR
EQUAL FLEXIBLE RUBBER TREE

ATTACH TO STAKE W/ TWO GALV.

TREE STAKES.  SET STAKES
APPROXIMATELY 120 DEGREES

AVOID PLACING STAKES THRU

KEEP TURF CLEAR FOR A 18"
RADIUS CIRCLE AROUND THE
TREE. MULCH WITH A 3" THICK
LAYER OF SHREDDED BARK.

RECESS TURF AREA
1" TO ALLOW FOR
MULCH.

LAWN.

SET ROOTBALL CROWN 1 1/2" HIGHER

GRADE.  SLOPE BACKFILL AWAY FROM
ROOTBALL FOR POSITIVE DRAINAGE.

PLANTING AT
SHRUB AREAS.

PLANTING AT
TURF AREAS.

KEEP MULCH 6" - 8"

MULCH WATER WELL

6" HIGH WATER WELL

SPEICIFIED.

NATIVE SOIL MIX
FIRMLY COMPACTED.

BACKFILL MIX, SEE NOTES
AND SPECIFICATIONS.

2

SHRUB ON SLOPE 5% TO 50% - MODIFIED SOIL

© 2014
OPEN SOURCE FREE TO USE

1- SHRUBS SHALL BE OF QUALITY AS PRESCRIBED IN THE ROOT OBSERVATIONS DETAIL AND
SPECIFICATION.
2- SEE SPECIFICATIONS FOR FURTHER REQUIREMENTS RELATED TO THIS DETAIL

1

2

3

4

5

6

7

8

9

1

4" LAYER OF MULCH.NO MORE THAN 1"
OF MULCH ON TOP OF ROOT BALL.
(SEE SPECIFICATIONS FOR MULCH).

2

THROUGH THE POINT WHERE THE
TRUNK  MEETS SUBSTRATE/SOIL.

3

MODIFIED SOIL. DEPTH VARIES. (SEE
SPECIFICATIONS FOR SOIL
MODIFICATION).

4

EXISTING OR RECOMPACTED SOIL.
5

6

4" HIGH X 8" WIDE ROUND - TOPPED
SOIL BERM ABOVE ROOT BALL
SURFACE SHALL BE CENTERED ON
THE DOWNHILL SIDE OF THE ROOT
BALL FOR 240°. BERM HALL BEGIN AT
ROOT BALL PERIPHERY.

7

PRIOR TO MULCHING, LIGHTLY TAMP

LIFTS TO BRACE SHRUB. DO NOT
OVER COMPACT. WHEN THE PLANTING
HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO

8

9

4

VINE - MODIFIED SOIL

1- VINES SHALL BE OF QUALITY AS PRESCRIBED IN THE ROOT OBSERVATIONS DETAIL AND SPECIFICATIONS.

2- SEE SPECIFICATIONS FOR FURTHER REQUIREMENTS RELATED TO THIS DETAIL.
© 2014

OPEN SOURCE FREE TO USE

1

2

3

4
5

6
7

8 9

10

11
12
13

FACE OF WALL OR BUILDING.1

LEAN NURSERY STAKE AGAINST THE WALL. STAKE TO BE
REMOVED AT THE END OF THE MAINTENANCE (WARRANTY)
PERIOD AFTER THE VINE HAS ATTACHED TO THE WALL.

2

VINE.3

4

4" X 8" WIDE ROUND - TOPPED SOIL BERM ABOVE ROOT
BALL SURFACE SHALL BE CONSTRUCTED AROUND THE ROOT
BALL. BERM SHALL BEGIN AT ROOT BALL PERIPHERY.

5

PRIOR TO MULCHING, LIGHTLY TAMP SOIL AROUND THE ROOT
BALL IN 6" LIFTS TO BRACE SHRUB. DO NOT OVER COMPACT.
WHEN THE PLANTING HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO SETTLE THE SOIL.

6

4" LAYER OF MULCH. NO MORE THAN 1" OF MULCH ON
THE TOP OF THE ROOT BALL. (SEE SPECIFICATIONS FOR
MULCH).

7

8

PAVEMENT.9

MODIFIED SOIL. DEPTH VARIES. (SEE SPECIFICATIONS FOR
SOIL MODIFICATION).

10

LOOSENED SOIL DIG AND TURN THE SOIL TO REDUCE THE
COMPACT TO THE AREA AND DEPTH SHOWN.

11

ROOT BALL RESTS ON EXISTING OR RECOMPACTED SOIL.12

13

5

GROUNDCOVER

EQ. EQ.

1

2

3

4

5

6

7

2-3" THICK LAYER OF MULCH1

2

MODIFIED SOIL. DEPTH VARIES. (SEE
SPECIFICATIONS FOR SOIL
MODIFICATION).

3

4

GROUNDCOVER PLANTS TO BE
TRIANGULARLY SPACED

5

MULCH6

PAVEMENT7

1- SEE PLANTING LEGEND FOR GROUNDCOVER SPECIES, SIZE, AND SPACING DIMENSION.
2- SMALL ROOTS (1/4" OR LESS) THAT GROW AROUND, UP, OR DOWN THE ROOT BALL PERIPHERY ARE
CONSIDERED A NORMAL CONDITION IN CONTAINER PRODUCTION AND ARE ACCEPTABLE HOWEVER THEY
SHOULD BE ELIMINATED AT THE TIME OF PLANTING. ROOTS ON THE PERIPHERY CAN BE REMOVED AT THE
TIME OF PLANTING. (SEE ROOT BALL SHAVING CONTAINER DETAIL).
3- SETTLE SOIL AROUND ROOT BALL OF EACH GROUNDCOVER PRIOR TO MULCHING. © 2014

OPEN SOURCE FREE TO USE

6
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CITY OF ESCONDIDO 
 Planning Division 

Density Bonus Request 

Pursuant to Escondido Municipal Code Sections 33-1412 and 33-1413, the applicant for a density bonus project shall 
submit a written proposal for the project including the information provided below. 

A. General Information
PROJECT NO(S).:

ADDRESS: 1325 N. Broadway, Escondido, 92206 
APN(S): 226-210-07-00

PROJECT 
NARRATIVE (Attach 

additional sheet if 
necessary) 

Develop existing lot and demo existing building to put 17 new condo units. 

SITE HISTORY (e.g., 
past entitlements, 

actions, CEQA review, 
existing development, 

site characteristics):  

Vacant lot with an old un-used building. 

GENERAL PLAN 
DESIGNATION: 

U2 

BASE DENSITY 
CALCULATION & 

ALLOWANCE: 

12 units per ac. 

For this lot it will be 11 base units. 

THE PROJECT INCLUDES A CHILD CARE FACILITY (check box) Yes ☐      No ☒ 

B. Existing Conditions

TOTAL NO. OF: 

Existing units on site: 

Existing units 
proposed for 

removal: 

0 
0 

IF UNITS ARE PROPOSED FOR REMOVAL FILL OUT SECTION E. 

C. Proposed Density Bonus Request

TOTAL UNITS 
PROPOSED: 

17 

NO. AFFORDABLE 
UNITS & 

(AFFORDABILITY 
LEVELS): 

2 
Very Low Income 

PERCENTAGE OF 
AFFORDABLE UNITS: 

15% 

DENSITY INCREASE 
PERMITTED (%): 

50% 

DENSITY BONUS 
UNITS ALLOWED: 

6 

ATTACHMENT 3
DENSITY BONUS REQUEST FORM

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294
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* Per EMC If any residential units are proposed for demolition, additional verification information will be required to ensure compliance with replacement
requirements pursuant to state law.
1 Per EMC 33-1411 – an incentive/concession is an item(s) that would result in identifiable, financially sufficient, and actual costs reductions that contribute 
to the economic feasibility of the project.
2 Per Gov. Code §65915(e)(1) and §65915(e)(2) – a waiver is a reduction or modification of any development standard (Gov. Code §65915(o)(1)) when
those requirements potentially make the construction of the project physically infeasible, if not approved. An example of sufficient documentation is a
written explanation of the requested waiver(s) and a waiver exhibit showing the developable envelope remaining once all development standards are met. 

TOTAL LOTS 
PROPOSED: 

1 

TOTAL NO. OF: 

Studio Units 

1-Bedroom Units

2-Bedroom Units

3-Bedroom Units

4-Bedroom Units

0 
2 
12 
3 
0 

D. Incentives/Concessions1 and Waivers2

NO. OF INCENTIVES/ 
CONCESSIONS PERMITTED: 

0 NO. OF WAIVERS REQUESTED:1-Open space

NO. INCENTIVES/ 
CONCESSIONS REQUESTED: 

0 

Provide all proposed Incentives/Concessions and/or any Waivers requested in Table 1 as a part of the Density Bonus 
Request. Requests should be clear and definitive in identifying the requested standard, code, or regulation 
waiving/modification. 

Note: A proposed project must not have a specific, adverse impact upon health, safety, or the physical environment and no 
adverse impacts to any real property that is listed in the California Register of Historical Resources. Additional information 
may be required, as needed. 

Table 1 – Requests 

Incentives/Concessions 
Incentive / 

Concession 
Development 

Standard (citation) Proposed Justification 

Waivers 
Waiver Development 

Standard (citation) Proposed Justification 
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Density Bonus Request Form 
Rev. 05/2024 

Notes:  

E. Existing unit information
• Restricted Affordable Lower Income Units: Indicate the number of units by bedroom size existing on the site in the past

five years that were at any time subject to a recorded covenant, ordinance, or law that restricted rents or prices to be
affordable to lower or very low-income households.

0 

• Units Subject to Rent Control or Price Control: Indicate the number of units by bedroom size on the site that in the past
five years have been subject to rent control (through either state law, a local rent control ordinance, or an inclusionary
(BMR) ordinance) or price control (through an inclusionary (BMR) ordinance).

0 

• Incomes of Existing Tenant Households: Provide documentation of the names, property address, and current incomes
of any households now occupying units on the site, by bedroom size of units. If current incomes are unknown, please
indicate.

It is vacant. 

• If Any Units Are Still Occupied, Incomes of Households Formerly Occupying Vacant Units: For any vacant units, provide
documentation of the income of the last household occupying the unit, by bedroom size. If that household's income is
unknown, please indicate.

NA. 

• No Units Occupied; All Units Vacant or Demolished; Incomes of Former Tenants: If all units that existed on the site in
the last five years are currently vacant or have been demolished, please indicate the maximum number of units, by
bedroom size, that existed on the site in the past five years and the income of each household occupying a unit at the
time when the maximum number of units existed on the site. If the income of those households is unknown, please
indicate.

NA. 

Required open space 
3,000 sf per 
33-108 Subdivision
and Zoning Code 

1975 sf 

The requested reduction in the required open space is necessary to 
accommodate the proposed residential density permitted under 
California State Density Bonus Law. Due to the parcel’s limited 
developable area and site constraints, including its location along 
Broadway and El Norte Parkway, strict compliance with the open space 
requirements would restrict the available area for building placement, 
on-site circulation, and off-street parking. These limitations would 
physically constrain the site layout and preclude the development from 
accommodating the residential density and associated development 
benefits allowed under State Density Bonus Law. Accordingly, the 
reduction in open space is requested to address these site-specific 
physical constraints while maintaining adequate on-site parking and 
circulation.
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ATTACHMENT 4 
 

DRAFT NOTICE OF EXEMPTION 
 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 
 

 

C I T Y  O F  E S C O N D I D O  

Planning Services 
201 North Broadway 

Escondido, CA  92025-2798 
(760) 839-4671 

NOTICE OF EXEMPTION 

To: Assessor/Recorder/County Clerk 
Attn: Fish and Wildlife Notices 
1600 Pacific Hwy, Room 260 
San Diego, CA  92101 
MS: A-33 

From: City of Escondido 
Development Services Department 
Planning Services 
201 North Broadway 
Escondido, CA  92025 

Project Title/Case No: PL25-0292/PL25-0293/PL25-0294 – Broadway Condominium Homes 

Project Location - Specific: The 0.835-acre site is located on the western side of N. Broadway, and is addressed 
as 1325 N. Broadway. (Assessor’s Parcel Number(s): 226-210-07-00)  

Project Location - City: Escondido Project Location - County: San Diego 

Description of Project: A Tentative Subdivision Map, Major Plot Plan, and Major Design Review Permit to permit 
the construction of 17 dwelling units (“Project”). The proposed Project includes a Tentative Subdivision Map to allow 
for the subdivision of air space for the purposes of condominium units. A Major Plot Plan for the site design and new 
construction of three multifamily buildings. A Design Review Permit is required for the architectural design of the 
multifamily buildings. The Project also includes a Density Bonus request for a 50% increase in base density. The 
Project also includes necessary on and off-site improvements, including the demolition of an existing 2,400 square 
foot garage structure, and construction of appurtenant grading, landscaping, open space, and public street and 
sidewalk improvements. 

Name of Public Agency Approving Project: City of Escondido 

Name of Person or Agency Carrying Out Project: 

Name: Behzad Zakeri, on behalf of Crestline Investments, Inc. 

Address:  13628 Freeport Rd., San Diego, CA 92129 Telephone: 714-600-0182 

 Private entity  School district  Local public Agency  State agency  Other special district 

Exempt Status: The project is categorically exempt pursuant to CEQA Guidelines section 15332 (In-Fill 
Development Projects). 

Reasons why project is exempt: The proposed Project is categorically exempt pursuant to CEQA Guidelines 
Section 15332 (In-Fill Development Projects), in that the proposed project consists of a request for the development 
of a 17-unit multifamily residential project and appurtenant site improvements on a site less than five acres in size; 
the Project is consistent with the applicable General Plan designation, all applicable General Plan policies as well as 
with applicable zoning designation regulations; the Project site has no value as habitat for endangered, rare, or 
threatened species; the Project can be adequately served by all required utilities and public services; and the Project 
will not result in any significant effects related to traffic, noise, air quality, or water quality.  

The Project does not trigger any exceptions to the use of an exemption identified in Article 47 (Environmental Quality), 

Section 33-922(e) of the Escondido Zoning Code, in that: 
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1. Plant or Animal Species. The Project does not disturb, fragment, or remove such plant or animal species or 

areas as defined by the California Endangered Species Act or the Federal Endangered Species Act identified 

as sensitive, rare, candidate, species of special concern, endangered, or threatened biological species or 

their habitat, as the Project is primarily located within a previously disturbed site in an urbanized area of the 

City.  

2. Archaeological or Cultural Resources. The Project is not located on a site which contains a significant 

archaeological or cultural resource from either historic or prehistoric periods.  

3. Stream Courses. The Project site is not located on a site which contains, or is adjacent to, a stream course 

as designated by U.S. Geological Survey maps.  

4. Hazardous Materials. The proposed Project is not located on a site which is known to be impacted by 

hazardous materials or unstable soils, and does not contain other hazardous material factors which require 

special review. 

Further, the Project also does not trigger any exceptions to categorical exemptions identified in CEQA Guidelines 

section 15300.2. in that: 

1. Location. The proposed Project is not pursuing a Class 3, 4, 5, 6, or 11 exemption, and is not subject to this 

exception. 

2. Cumulative Impact. The Project will not result in a cumulative impact from successive projects of the same 

type in the same place, over time, as the Project is consistent with the General Plan policies which were 

addressed in the General Plan Final EIR. 

3. Significant Effect. As detailed in the Planning Commission staff report, dated November 10, 2026, no 

significant effects will occur as a result of the Project. The Project will involve the construction of a new 17-

unit multifamily residential development, which meets all development standards of the underlying zoning 

designation and General Plan designation. 

4. Scenic Highways. The Project will not damage scenic resources, including trees, historic buildings, rock 

outcroppings, or similar resources as none are located on the Project site.  

5. Hazardous Waste Sites. The Project site is not located on a site as referenced in Section 65962.5 of the 

Government Code. 

6. Historical Resources. The Project is not located on a site which contains a significant historical resource, and 

could not cause a substantially adverse change to the significance of a resource.  

 

Lead Agency Contact Person: Alex Rangel   Telephone: 760-839-4542 

Signature:   Date:   

 Alex Rangel 
 Associate Planner 

 Signed by Lead Agency  Date filed with SCH:   

 Signed by Authorized Applicant Representative 

60

Item 2.



ATTACHMENT 5 
 

DRAFT PLANNING COMMISSION RESOLUTION NO. 2026-13 
 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 
 

 
Planning Commission 
Hearing Date:  NOVEMBER 10, 2026 
Effective Date: NOVEMBER 20, 2026 

 

 PLANNING COMMISSION RESOLUTION NO. 2026-13 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
ESCONDIDO, CALIFORNIA, APPROVING A TENTATIVE SUBDIVISION 
MAP AND CONDOMINIUM PERMIT, A MAJOR PLOT PLAN, AND 
MAJOR DESIGN REVIEW FOR A 17-UNIT MULTIFAMILY DEVELOPMENT 

 

 
 

APPLICANT:  Behzad Zakeri, on behalf of Crestline Investments, Inc. 
 
 CASE NOS:  PL25-0292/PL25-0293/PL25-0294 
 

 WHEREAS, Behzad Zakeri, on behalf of Crestline Investments, Inc. (“Applicant”), filed a land use 

development application, Planning Case Nos. PL25-0292, PL25-0293, and PL25-0294 (“Application”) 

constituting a request for a Tentative Subdivision Map and Condominium Permit, a Major Plot Plan, and 

Major Design Review to allow for the development of a 17-unit multi-family condominium project 

(“Project”) on a 0.835 gross acre site located at 1325 N. Broadway (APN 226-210-07-00), in the Urban II 

(“U2”) general plan land use designation and R-2-12 Light Multiple Residential Zone; and 

WHEREAS, the subject property is all that real property described in Exhibit "A," which is attached 

hereto and made a part hereof by this reference as though fully set forth herein (“Property”); and 

WHEREAS, the Application was submitted to, and processed by, Planning Services of the 

Development Services Department in accordance with the rules and regulations of the Escondido Zoning 

Code and the applicable procedures and time limits specified by the Permit Streamlining Act (Government 
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Code section 65920 et seq.) and the California Environmental Quality Act (Public Resources Code section 

21000 et seq.) (“CEQA”); and   

WHEREAS, residential condominium development is a permitted use within the R-2-12 Zone, 

subject to the approval of a Tentative Subdivision Map in accordance with Chapter 32 of the Escondido 

Municipal Code, and a Condominium Permit, in accordance with Chapter 33, Article 49, Air Space 

Condominium and Community Apartment Projects of the Escondido Zoning Code; and 

WHEREAS, a Major Plot Plan Permit is required by Article 61 (Administration and Enforcement), 

Division 8 (Plot Plans) of the Escondido Zoning Code for new construction within a multifamily zone; and  

WHEREAS, a Major Design Review Permit is required by Article 64 (Design Review) of the 

Escondido Zoning Code for new construction projects subject to discretionary review by the Planning 

Commission; and 

WHEREAS, the processing of concurrent applications for permits and hearings is permitted in 

accordance with Article 1 of the Escondido Zoning Code, permitting the decision-making body associated 

with the highest-level action among applications to be considered, to consider all applications associated 

with a discretionary approval; and 

WHEREAS, pursuant to CEQA and the CEQA Guidelines (Title 14 of California Code of Regulations, 

Section 15000 et. seq.), the City is the Lead Agency for the Project, as the public agency with the principal 

responsibility for approving the proposed Project; and  

WHEREAS, Planning Services studied the Application, performed necessary investigations, 

prepared a written report, and hereby recommends approval of the Project as depicted on the plan set 

shown in Exhibit "B," which is attached hereto and made a part hereof by this reference as though fully 

set forth herein; and 
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  WHEREAS, City staff provided public notice of the application in accordance with City and State 

public noticing requirements; and 

 WHEREAS, on November 10, 2026, the Planning Commission held a duly noticed public hearing as 

prescribed by law, at which time the Planning Commission received and considered the reports and 

recommendation of Planning Services and gave all persons full opportunity to be heard and to present 

evidence and testimony regarding the Project.  Evidence was submitted to and considered by the Planning 

Commission, including, without limitation:  

a. Written information including plans, studies, written and graphical information, and other 

material, submitted by the Applicant;  

b. Oral testimony from City staff, interested parties, and the public;  

c. The staff report, dated November 10, 2026, with its attachments as well as City staff’s 

recommendation on the Project, which is incorporated herein as though fully set forth herein; 

and 

d. Additional information submitted during the public hearing; and 

  WHEREAS, the public hearing before the Planning Commission was conducted in all respects as 

required by the Escondido Municipal Code and the rules of this Planning Commission. 

 NOW, THEREFORE, BE IT RESOLVED by the Planning Commission of the City of Escondido that: 

1. The above recitations are true and correct.   

2. The Planning Commission, in its independent judgment, has determined the Project to 

be exempt from environmental review pursuant to CEQA Guidelines Section 15332 (In-Fill Development 

Projects) as detailed in the draft Notice of Exemption attached to the Planning Commission staff report, 

dated November 10, 2026. 
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 3. After consideration of all evidence presented, and studies and investigations made by 

the Planning Commission and on its behalf, the Planning Commission makes the following substantive 

findings and determinations, attached hereto as Exhibit “C,” relating to the information that has been 

considered.  In accordance with the Findings of Fact and the foregoing, the Planning Commission reached 

a recommendation on the matter as hereinafter set forth.   

 4. The Application to use the Property for the Project, subject to each and all of the 

conditions hereinafter set forth in Exhibit “D,” is hereby approved by the Planning Commission.  The 

Planning Commission expressly declares that it would not have approved this Application except upon 

and subject to each and all of said conditions, each and all of which shall run with the land and be binding 

upon the Applicant, the owner, and all subsequent owners of the Property, and all persons who use the 

Property for the use permitted hereby. 

 5. The Planning Commission, therefore, directs that a Notice of Exemption be filed with 

the County Clerk of the County of San Diego in accordance with the CEQA Guidelines. 

  6. The development plans for the Project are on file in Planning Services of the 

Development Services Department and are available for inspection by anyone interested herein, and the 

development plans are incorporated herein by this reference as if they were fully set forth herein.  The 

Project is conditionally approved as set forth on the Application and Project drawings, all designated as 

approved by the Planning Commission, and which shall not be altered without the express authorization 

by Planning Services.  Any deviations from the approved development plans shall be reviewed by the City 

for substantial compliance and may require amendment by the appropriate hearing body. 

 BE IT FURTHER RESOLVED that, pursuant to Government Code section 66020(d)(1): 

 1. NOTICE IS HEREBY GIVEN that the Project is subject to dedications, reservations, and 

exactions, as specified in the Conditions of Approval.  The Project is subject to certain fees described in 
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the City of Escondido’s Development Fee Inventory on file in both the Development Services and Public 

Works Departments.  The Applicant shall be required to pay all development fees of the City then in effect 

at the time and in such amounts as may prevail when building permits are issued.  It is the City’s intent 

that the costs representing future development’s share of public facilities and capital improvements be 

imposed to ensure that new development pays the capital costs associated with growth.  The Applicant is 

advised to review the Planned Fee Updates portion of the web page, www.escondido.gov, and regularly 

monitor and/or review fee-related information to plan for the costs associated with undertaking the 

Project. 

 2. NOTICE IS FURTHER GIVEN that the 90-day period during which to protest the 

imposition of any fee, dedication, reservation, or other exaction described in this Resolution begins on 

the effective date of this Resolution, and any such protest must be in a manner that complies with 

Government Code section 66020. 

  

65

Item 2.

http://www.escondido.gov/


 PASSED, ADOPTED, AND APPROVED by a majority vote of the Planning Commission of the 

City of Escondido, California, at a regular meeting held on the 10th day of November, 2026, by the 

following vote, to wit: 
 

 AYES: COMMISSIONERS: 

 NOES: COMMISSIONERS: 

 ABSTAINED: COMMISSIONERS: 

 ABSENT: COMMISSIONERS: 

 

 
  ______________________________  
  BARRY SPEER, Chair 
  Escondido Planning Commission 
ATTEST: 
 
 
 
______________________________ 
GARRETT SMITH, Secretary of the 
Escondido Planning Commission 
 

 I hereby certify that the foregoing Resolution was passed at the time and by the vote 

above stated. 
 
  
   
                                                                      _____________________________ 
  ANGEL ESTRADA, Minutes Clerk 
  Escondido Planning Commission 
 
 
 
 

Decision may be appealed to City Council 
pursuant to Zoning Code Section 33-1303 
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EXHIBIT “A” 

LEGAL DESCRIPTION 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 

 

67

Item 2.



EXHIBIT "B"
PROJECT PLANS

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294
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





 





  









 



  







87

Item 2.



�

�
�
�

�

�

88

Item 2.



�

�
�
�

�

�

89

Item 2.



����

���

����

���

�

�

�

��

���

�

�

���
�����������������

�����

����

�������

�����

���������

����������

��������

��������������





90

Item 2.



91

Item 2.



92

Item 2.



93

Item 2.



94

Item 2.



95

Item 2.



96

Item 2.



SHRUB PLANTING

1

WATER WELL: 4" HIGH AT
SHRUB, NO WATER WELL AT
LAWN AREA.

1

2

SET ROOT BALL CROWN 1"2

3

BACKFILL AWAY FROM ROOT
3

4

MULCH TO 2" DEPTH AT WATER
WELL.

4

5

5

6

SPECIFIED.
6

7

BACKFILL MIX, SEE NOTES AND
SPECIFICAITONS.

7

8

NATIVE SOIL MIX FIRMLY
COMPACTED.

8

3
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March 31, 2027

January 13, 2026

TREE PLANTING DOUBLE STAKE

PLANT PIT DETAIL

STAKING DETAIL

DOUBLE STAKE WITH WIRE: #12
GALVANIZED WIRE THROUGH THE EYE
OF "CINCH-TIE" RUBBER SUPPORT.

TREATED TREE STAKES.  SET
PERPENDICULAR TO PREVAILING WIND.

REMOVE NURSERY STAKE BY THE END
OF MAINTENANCE.

1X3 CROSSTIE, AVOID RUBBING INJURY
TO TRUNK.

BACKFILL PLANTING AS PER PLANTING

AVOID DAMAGE TO THE ROOT BALL
WITH THE SUPPORT STAKES.

SET ROOTBALL CROWN 1 1/2" HIGHER

GRADE.  SLOPE BACKFILL AWAY FROM
ROOTBALL FOR POSITIVE DRAINAGE.

PLANTING AT
SHRUB AREAS.

PLANTING AT
TURF AREAS.

KEEP MULCH 6" - 8" FROM

MULCH WATER WELL AREA TO

6" HIGH WATER WELL AT

KEEP TURF CLEAR FOR A 18"
RADIUS CIRCLE AROUND THE
TREE. MULCH WITH A 3" THICK
LAYER OF SHREDDED BARK.

RECESS TURF AREA 1" TO
ALLOW FOR MULCH.

FINISHED GRADE AT LAWN.

BACKFILL MIX, SEE NOTES
AND SPECIFICATIONS. NATIVE SOIL MIX FIRMLY COMPACTED.

SPEICIFIED.

1 TREE PLANTING MULTI-STAKE

PLANT PIT DETAIL

STAKING DETAIL

AERIAL GUY CABLES TO
CONNECT TRUNKS: 9 GA
CABLE W/ CLEAR
PLASTIC COATING THRU

"CINCH-TIE", "GRO-STRAIT", OR
EQUAL FLEXIBLE RUBBER TREE

ATTACH TO STAKE W/ TWO GALV.

TREE STAKES.  SET STAKES
APPROXIMATELY 120 DEGREES

AVOID PLACING STAKES THRU

KEEP TURF CLEAR FOR A 18"
RADIUS CIRCLE AROUND THE
TREE. MULCH WITH A 3" THICK
LAYER OF SHREDDED BARK.

RECESS TURF AREA
1" TO ALLOW FOR
MULCH.

LAWN.

SET ROOTBALL CROWN 1 1/2" HIGHER

GRADE.  SLOPE BACKFILL AWAY FROM
ROOTBALL FOR POSITIVE DRAINAGE.

PLANTING AT
SHRUB AREAS.

PLANTING AT
TURF AREAS.

KEEP MULCH 6" - 8"

MULCH WATER WELL

6" HIGH WATER WELL

SPEICIFIED.

NATIVE SOIL MIX
FIRMLY COMPACTED.

BACKFILL MIX, SEE NOTES
AND SPECIFICATIONS.

2

SHRUB ON SLOPE 5% TO 50% - MODIFIED SOIL

© 2014
OPEN SOURCE FREE TO USE

1- SHRUBS SHALL BE OF QUALITY AS PRESCRIBED IN THE ROOT OBSERVATIONS DETAIL AND
SPECIFICATION.
2- SEE SPECIFICATIONS FOR FURTHER REQUIREMENTS RELATED TO THIS DETAIL

1

2

3

4

5

6

7

8

9

1

4" LAYER OF MULCH.NO MORE THAN 1"
OF MULCH ON TOP OF ROOT BALL.
(SEE SPECIFICATIONS FOR MULCH).

2

THROUGH THE POINT WHERE THE
TRUNK  MEETS SUBSTRATE/SOIL.

3

MODIFIED SOIL. DEPTH VARIES. (SEE
SPECIFICATIONS FOR SOIL
MODIFICATION).

4

EXISTING OR RECOMPACTED SOIL.
5

6

4" HIGH X 8" WIDE ROUND - TOPPED
SOIL BERM ABOVE ROOT BALL
SURFACE SHALL BE CENTERED ON
THE DOWNHILL SIDE OF THE ROOT
BALL FOR 240°. BERM HALL BEGIN AT
ROOT BALL PERIPHERY.

7

PRIOR TO MULCHING, LIGHTLY TAMP

LIFTS TO BRACE SHRUB. DO NOT
OVER COMPACT. WHEN THE PLANTING
HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO

8

9

4

VINE - MODIFIED SOIL

1- VINES SHALL BE OF QUALITY AS PRESCRIBED IN THE ROOT OBSERVATIONS DETAIL AND SPECIFICATIONS.

2- SEE SPECIFICATIONS FOR FURTHER REQUIREMENTS RELATED TO THIS DETAIL.
© 2014

OPEN SOURCE FREE TO USE

1

2

3

4
5

6
7

8 9

10

11
12
13

FACE OF WALL OR BUILDING.1

LEAN NURSERY STAKE AGAINST THE WALL. STAKE TO BE
REMOVED AT THE END OF THE MAINTENANCE (WARRANTY)
PERIOD AFTER THE VINE HAS ATTACHED TO THE WALL.

2

VINE.3

4

4" X 8" WIDE ROUND - TOPPED SOIL BERM ABOVE ROOT
BALL SURFACE SHALL BE CONSTRUCTED AROUND THE ROOT
BALL. BERM SHALL BEGIN AT ROOT BALL PERIPHERY.

5

PRIOR TO MULCHING, LIGHTLY TAMP SOIL AROUND THE ROOT
BALL IN 6" LIFTS TO BRACE SHRUB. DO NOT OVER COMPACT.
WHEN THE PLANTING HOLE HAS BEEN BACKFILLED, POUR
WATER AROUND THE ROOT BALL TO SETTLE THE SOIL.

6

4" LAYER OF MULCH. NO MORE THAN 1" OF MULCH ON
THE TOP OF THE ROOT BALL. (SEE SPECIFICATIONS FOR
MULCH).

7

8

PAVEMENT.9

MODIFIED SOIL. DEPTH VARIES. (SEE SPECIFICATIONS FOR
SOIL MODIFICATION).

10

LOOSENED SOIL DIG AND TURN THE SOIL TO REDUCE THE
COMPACT TO THE AREA AND DEPTH SHOWN.

11

ROOT BALL RESTS ON EXISTING OR RECOMPACTED SOIL.12

13

5

GROUNDCOVER

EQ. EQ.

1

2

3

4

5

6

7

2-3" THICK LAYER OF MULCH1

2

MODIFIED SOIL. DEPTH VARIES. (SEE
SPECIFICATIONS FOR SOIL
MODIFICATION).

3

4

GROUNDCOVER PLANTS TO BE
TRIANGULARLY SPACED

5

MULCH6

PAVEMENT7

1- SEE PLANTING LEGEND FOR GROUNDCOVER SPECIES, SIZE, AND SPACING DIMENSION.
2- SMALL ROOTS (1/4" OR LESS) THAT GROW AROUND, UP, OR DOWN THE ROOT BALL PERIPHERY ARE
CONSIDERED A NORMAL CONDITION IN CONTAINER PRODUCTION AND ARE ACCEPTABLE HOWEVER THEY
SHOULD BE ELIMINATED AT THE TIME OF PLANTING. ROOTS ON THE PERIPHERY CAN BE REMOVED AT THE
TIME OF PLANTING. (SEE ROOT BALL SHAVING CONTAINER DETAIL).
3- SETTLE SOIL AROUND ROOT BALL OF EACH GROUNDCOVER PRIOR TO MULCHING. © 2014

OPEN SOURCE FREE TO USE

6
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EXHIBIT “C” 

 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 

 

FACTORS TO BE CONSIDERED / FINDINGS OF FACT 

 

Environmental Determinations: 

1. Pursuant to the California Environmental Quality Act (Public Resources Code section 21000 et. 

seq.) (“CEQA”), and its implementing regulations (14 C.C.R. § 15000 et seq.) (“CEQA Guidelines”), 

the City of Escondido (“City”) is the Lead Agency for the project (“Project”), as the public agency 

with the principal responsibility for approving the Project. 

2. The Project qualifies for the following exemption which has been determined to not have a 

significant effect on the environment, and are declared categorically exempt from the 

requirement for the preparation of environmental documents. The proposed Project is 

categorically exempt pursuant to CEQA Guidelines Section 15332 (In-Fill Development Projects), 

in that the proposed project consists of a request for the development of a 17-unit multifamily 

residential project and appurtenant site improvements on a site less than five acres in size; the 

Project is consistent with the applicable General Plan designation, all applicable General Plan 

policies as well as with applicable zoning designation regulations; the Project site has no value as 

habitat for endangered, rare, or threatened species; the Project can be adequately served by all 

required utilities and public services; and the Project will not result in any significant effects 

related to traffic, noise, air quality, or water quality.  

3. The Project does not trigger any exceptions to the use of an exemption identified in Article 47 

(Environmental Quality), Section 33-922(e) of the Escondido Zoning Code, in that: 

a. Plant or Animal Species. The Project does not disturb, fragment, or remove such plant or 

animal species or areas as defined by the California Endangered Species Act or the Federal 

Endangered Species Act identified as sensitive, rare, candidate, species of special concern, 

endangered, or threatened biological species or their habitat, as the Project is primarily 

located within a previously disturbed site in an urbanized area of the City.  

b. Archaeological or Cultural Resources. The Project is not located on a site which contains 

a significant archaeological or cultural resource from either historic or prehistoric periods.  

c. Stream Courses. The Project site is not located on a site which contains, or is adjacent to, 

a stream course as designated by U.S. Geological Survey maps.  

d. Hazardous Materials. The proposed Project is not located on a site which is known to be 

impacted by hazardous materials or unstable soils, and does not contain other hazardous 

material factors which require special review. 

4. Further, the Project also does not trigger any exceptions to categorical exemptions identified in 

CEQA Guidelines section 15300.2. in that: 

a. Location. The proposed Project is not pursuing a Class 3, 4, 5, 6, or 11 exemption, and is 

not subject to this exception. 
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b. Cumulative Impact. The Project will not result in a cumulative impact from successive 

projects of the same type in the same place, over time, as the Project is consistent with 

the General Plan policies which were addressed in the General Plan Final EIR. 

c. Significant Effect. As detailed in the Planning Commission staff report, dated November 

10, 2026, no significant effects will occur as a result of the Project. The Project will involve 

the construction of a new 17-unit multifamily residential development, which meets all 

development standards of the underlying zoning designation and General Plan 

designation. 

d. Scenic Highways. The Project will not damage scenic resources, including trees, historic 

buildings, rock outcroppings, or similar resources as none are located on the Project site.  

e. Hazardous Waste Sites. The Project site is not located on a site as referenced in Section 

65962.5 of the Government Code. 

f. Historical Resources. The Project is not located on a site which contains a significant 

historical resource, and would not cause a substantially adverse change to the significance 

of a resource.  

5. The Planning Commission has independently considered the full administrative record before it, 

which includes but is not limited to the November 10, 2026 Staff Report; testimony by staff and 

the public; and other materials and evidence submitted or provide to it. The administrative record 

demonstrates that each of the above requirements have been satisfied. No substantial evidence 

has been submitted that would support a finding that any of the above-described exemption 

requirements has not been satisfied. The Project will not have a significant effect on the 

environment, and all of the requirements of CEQA have been met.  

TENTATIVE MAP DETERMINATIONS (PL25-0292) 
(Subdivision Map Act and Chapter 32 of the Escondido Municipal Code) 

With respect to the Tentative Subdivision Map Permit, Planning Case No. PL25-0292, the Planning 

Commission finds that none of the findings in California Government Code Section 66474 (a) through (g) 

apply to this Project. In addition to the findings required in Section 66474 of the California Government 

Code, the Project meets the requirements of Chapter 32 (Subdivision), Article 2 (Tentative Maps), Section 

32.209.01(B) of the Escondido Municipal Code for the reasons stated as follows: 

1. The proposed map is consistent with applicable general and specific plans, as specified in Section 

65451 of the Subdivision Map Act. 

The proposed map is consistent with the General Plan, as it is located within the Urban II (U2) general plan 

land use designation. As discussed in the Planning Commission staff report dated November 10, 2026, the 

proposed map will involve the condominium subdivision of the existing parcel into 17 multifamily units, 

which is not consistent with the general plan’s development provisions. However, in accordance with 

State Density Bonus Law and Article 67 (Density Bonus and Residential Incentives) of the Escondido Zoning 

Code (“EZC”), the base density is rounded up from an originally permitted 10.02 dwelling units, to 11 units, 

due to the inclusion of two very-low-income units. This permits an up to 50% increase in density, which 

the applicant has proposed an additional six dwelling units. The Project’s density becomes 20 dwelling 
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units per acre, and notwithstanding the Density Bonus request, is consistent with the City’s adopted 2012 

general plan.  

2. The design or improvement of the proposed subdivision is consistent with applicable general and 

specific plans.  

While the Project’s density is not in conformance with the prescribed density of the Urban II General Plan 

land use designation, in accordance with State Law, inconsistency with a general plan land use designation 

shall not constitute a specific, adverse impact upon the public health or safety, and the city may therefore 

not deem the project inconsistent with the General Plan per State Density Bonus Law.  The project site’s 

private street improvements have been designed, and are required to conform to, the City of Escondido’s 

Design Standards and Standard Drawings (adopted by City Council Resolution No. 2014-08).  

3. The Project site is physically suitable for the proposed type of development.  

The project site is approximately 0.835 acres, located within the Urban II land use designation of the 

General Plan. Furthermore, the project site is located within the R-2-12 zoning designation, designed for 

multifamily residential development. As described in the November 10, 2026 Planning Commission staff 

report, the Project is proposing the utilization of State Density Bonus law, and will require any 

modifications to development standards provided in the R-2-12 zoning designation. As further discussed 

in the Planning Commission staff report, the Project is requesting a waiver to the required Open Space 

provisions. As required by State Density Bonus Law, the project site is physically suitable for the proposed 

type of project.  

4. The Project site is physically suitable for the proposed density of the development.  

The project site is approximately 0.835 acres, located within the Urban II land use designation of the 

General Plan. Furthermore, the project site is located within the R-2-12 zoning designation, designed for 

multifamily residential lots at a density of 12 dwelling units per acre. As described in the November 10, 

2026 Planning Commission staff report, the Project is proposing the utilization of State Density Bonus law, 

and has requested an increase of the base density permitted on the Project site to 20 dwelling units per 

acre. As required by State Density Bonus Law, the project site is physically suitable for the proposed 

density of the development. 

5. The design of the subdivision or the proposed improvements will not cause substantial 

environmental damage or substantially and avoidably injure fish or wildlife or their habitat.  

As discussed in the Planning Commission staff report dated November 10, 2026, and the draft Notice of 

Exemption, the Project is not likely to cause substantial environmental damage, nor will it substantially 

and avoidably injure fish, wildlife, or their habitat. The project site is located within an urban area of the 

city, and is not an identified habitat for fish or wildlife. Furthermore, the project is exempt from 

environmental analysis per Section 15332 of the CEQA Guidelines. 

6. The design of the subdivision or type of improvements will not cause serious public health 

problems.  
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The design of the proposed subdivision and the public improvements associated with the Project will not 

cause serious public health problems. The proposed map is consistent with all applicable General Plan 

requirements, and the proposed improvements are consistent with all Engineering design guidelines.  

7. The design of the subdivision or the type of improvements will not conflict with easements, 

acquired by the public at large, for access through or use of property within the proposed 

subdivision.  

The proposed map will not conflict with existing easements acquired by the public at large. The design of 

the subdivision and public improvements would not conflict with any existing easements.  

8. All permits and approvals applicable to the proposed Tentative Map pursuant to Chapter 33 of this 

code have been obtained.  

A Condominium Permit, Major Plot Plan, and Major Design Review Permit are required as a part of the 

Project, and will be obtained as a part of the approval of this Project. 

9. All applicable requirements of the Map Act and any ordinance of the City of Escondido regulating 

or otherwise regulating the conversion of existing buildings into condominiums or stock 

cooperatives have been satisfied.  

The proposed Project does not include the conversion of existing buildings into condominiums or stock 

cooperatives.  

10. The proposed Tentative Map shall be in conformity with the zone in which it is located. To the 

extent that the property, which is subject of the proposed tentative map, is an existing legal 

nonconforming multi-family residential use, this requirement shall not apply, in accordance with 

Chapter 33 of this code.  

The proposed Project is in conformance with the zone in which it is located. Notwithstanding all requests 

subject to State Density Bonus Law, as discussed in the Planning Commission staff report dated November 

10, 2026, the Project conforms with the requirements of the R-2-12 zone, in that it complies with the 

development standards established in Article 6 and Article 49 of the Escondido Zoning Code. The Project 

does not involve an existing legal nonconforming multi-family residential use.  

11. All requirements of CEQA have been met. 

As discussed in the Planning Commission staff report dated November 10, 2026, and the draft Notice of 

Exemption, the proposed Project qualifies for Categorical Exemption 15332 (“In-Fill Development 

Projects”). All of the requirements of CEQA will have been met upon approval of the Project. 

CONDOMINIUM PERMIT Findings (PL25-0292) 
(Section 33-953 of Article 49 – AIR SPACE CONDOMINIUM AND COMMUNITY APARTMENT PROJECTS of 

the Escondido Zoning Code) 

With respect to the Condominium Permit request, the Planning Commission makes the following findings 

for approval: 

104

Item 2.



1. The Project meets current zoning, design review, drainage, engineering, fire protection, seismic 

and building code requirements as if the project were newly constructed. However, the conversion 

of existing legal nonconforming multifamily residential developments to condominium units is 

exempt from current density requirements, providing no increased density is proposed. Conversion 

requests may also utilize the same administrative adjustment procedures available to new 

construction as specified in the underlying zone; 

The Project has been reviewed in accordance with the development standards as applicable by the City’s 
Staff Development Committee, and found to meet all standards as approved by the City of Escondido. The 
Project will entail new development of 17 multifamily condominium homes, and will be subject to 
applicable Conditions of Approval to ensure that the Project’s ultimate buildout will meet continued 
requirements of the City. 

2. Required upgrades or modifications correcting a nonconforming condition may be permitted 

notwithstanding the provisions of Section 33-1243 of this code, if the Project otherwise conforms 

to applicable criteria; 

The Project does not require any upgrades or modifications to an existing nonconforming condition, as 

the Project will entail new development.  

3. Residential projects will contain architectural and site-planning features commonly found in 

projects that maintain a majority of owner-occupied units; 

The Project includes architectural and site plans, which provide for public and private access, open space, 

parking, and community amenities which are typical in privately owned developments.  

4. The Project provides sufficient parking commensurate with its location and design; 

As discussed in the November 10, 2026 Planning Commission staff report, the Project is providing parking 

pursuant to State Density Bonus Law, Government Code 65915(p). No further modifications to the 

Project’s parking are required, and the requirements of Government Code 65915(p) are met. 

5. The Project’s open space is well designed, properly distributed, and does not unreasonably restrict 

disabled access; 

The Project’s open space is well designed and properly distributed throughout the Project site. The Project 

provides for a mix of common and private open space immediately accessible to the majority of tenant 

spaces, or otherwise reasonably accessible via pedestrian pathways for disabled access. Pursuant to State 

Density Bonus Law, and as detailed in the November 10, 2026 Planning Commission hearing, the Applicant 

has requested a waiver in the total open space. Planning Services staff, in conjunction with the City’s Staff 

Development Committee, evaluated the requested waiver, and determined that the requested waiver of 

development standards for open space complies with the provisions of SDBL, and is an eligible waiver. 

6. The Project conforms to the General Plan and applicable zoning provisions. However, a conversion 

to residential condominiums may occur notwithstanding the fact that existing densities exceed 

currently permitted general plan densities provided no additional units are proposed; 

As discussed in the November 10, 2026 Planning Commission staff report, notwithstanding the Density 

Bonus Request, the Project conforms to all applicable general plan policies and zoning provisions.  
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7. The Project’s maintenance and replacement program adequately addresses required 

improvements and appears to be sustainable; 

Pursuant to Section 33-959 and Section 33-1108 of the Escondido Zoning Code and the Project’s 

Conditions of Approval, the Applicant will be required to provide Covenants, Conditions, and Restrictions 

for the Project, prior to final map approval of the Project. Said Covenants, Conditions, and Restrictions 

will be reviewed as a part of the post-entitlement proceedings to ensure that the maintenance and 

replacement program for on-site issues adequately addresses all concerns. 

8. That all tenant notification and information, as required by the California Subdivision Map Act, 

this chapter, and the City of Escondido subdivision ordinance has been, or will be provided; 

The Project will involve new development, and thus, no tenant notification and information is required as 

a part of this Project.  

9. The provisions have been made for the timely release of security deposits and provision of rental 

payment history reports if requested by existing residents.  

The Project will involve new development, and thus, no tenant notification and information is 

required as a part of this Project.  

PLOT PLAN Findings (PL25-0293) 
(Section 33-1316 of Article 61, Division 8 – PLOT PLANS of the Escondido Zoning Code) 

With respect to the Major Plot Plan, the Planning Commission makes the following findings for approval: 

1. That the use is a permitted use in the zone in which is it located; 

The Project site is located within the R-2-12 zoning designation of the City of Escondido. Pursuant to Article 
6 (Residential Zones), multifamily residential projects are a permitted use within the zoning designation.  

2. That the plot plan is granted subject to such conditions as deemed necessary to meet the standards 

of the use and zone in which it is located and to comply with applicable design standards; 

The Project meets all applicable development standards of the use and the zone in which it is located. As 

discussed in the Planning Commission staff report dated November 10, 2026, notwithstanding such 

modifications provided by State Density Bonus Law, the Project conforms to the requirements of the R-2-

12 zoning designation. Conditions of Approval have been provided as necessary to meet further standards 

of the zone and project, as applicable.  

3. That the plot plan is granted subject to such additional conditions as deemed necessary and 

desirable to preserve the public health, safety, and general welfare. 

The Project will not be detrimental to the surrounding area with its proposed use, and will not require 

additional, specific conditions as a result of the use. The standard conditions would be provided as 

necessary to preserve the public health, safety, and general welfare.  

 

DESIGN REVIEW PERMIT FINDINGS (PL25-0099) 
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(Section 33-1359 of Article 64 - DESIGN REVIEW of the Escondido Zoning Code) 

With respect to the Design Review Permit, the Planning Commission recommends that that City Council 

make the following findings for approval: 

1. The proposed site plan has been designed in a manner which is compatible with the natural and 

urban characteristics of the site and the surrounding neighborhood.  

The proposed site plan is compatible with the multifamily characteristics of the light multifamily 

residential zoning designation, and will complement the existing developments within the urban area. It 

is bounded by multifamily residential development to the north and east, commercial development to the 

south, and a senior care facility development to the west. The Project will incorporate direct access to 

existing pedestrian and bicycle pathways, integrating directly into existing infrastructure. The proposed 

Project will revitalize an underutilized parcel within the City. 

2. The bulk, scale, and architectural design of the proposed structure are compatible with the 

character of the surrounding neighborhood.  

The bulk, scale, and architectural design is compatible with the character of the surrounding 

neighborhood, in that the Project is surrounded by development of similar massing and height. The 

proposed Project has been reviewed by the Staff Development Committee, and found to be in 

conformance with the development standards of the underlying zoning designation for bulk, scale, and 

design. 

3. The project incorporates landscaping, irrigation, and screening which is drought tolerant, 

appropriate for the site, and in compliance with the landscape standards established by the city.  

The Project will incorporate landscaping, irrigation practices in conformance with Article 62 (Water 

Efficient Landscape Regulations) of the Escondido Zoning Code and the state’s Model Water Efficient 

Landscaping Ordinance. As demonstrated on the conceptual landscape plans, the Project will incorporate 

planting selections which will be drought tolerant and appropriate to the site.  

4. All grading related to the project is in conformance to design standards set by Article 55, Grading 

and Erosion Control.  

The Project will involve minimal grading activity, as the project site is relatively flat, and has been 

previously disturbed by commercial development. All Project-related grading will conform to the design 

standards within Article 55, and no deviations or exemptions are required. 

5. The project has incorporated the applicable design review standards contained in the ordinance 

codified in this section and other applicable ordinances into the site layout and building design.  

The Project was reviewed against the development standards within Article 64, Section 33-1357 by the 

Staff Development Committee, and found to be in compliance with all standards as applicable for the site 

design, architectural design, landscaping, fencing, and walls as required by the Escondido Zoning Code. As 

discussed in the Planning Commission staff report dated November 10, 2026, the Project complies with 

all applicable provisions of the specific plan. 

6. The project is consistent with the goals and objectives on the city general plan. 
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As discussed in the Planning Commission staff report dated November 10, 2026, the Project complies with 

applicable goals and objectives of the City’s adopted 2012 General Plan. The Project will redevelop an 

underutilized existing commercial property to provide new housing within the City, as envisioned in the 

City’s guiding documents such as the 2012 General Plan, and the 2021 Climate Action Plan. 

 

DENSITY BONUS REQUEST 

(Section 33-1419 of Article 67 (Density Bonus and Residential Incentives) of the Escondido Zoning Code) 

With respect to the Density Bonus Request, the Planning Commission makes the following findings for 

granting of the Density Bonus Request: 

The Project includes a Density Bonus request to utilize waivers and an increase in density as permitted by 

State Density Bonus Law and Article 67 (Density Bonus and Residential Incentives); specifically, the Project 

will provide two very-low-income units (making 50% of the Average Median Incomes [AMI]), and will 

utilize one waiver related to open space requirements for multifamily projects. The Applicant does not 

propose the use of their three incentives/concessions. The City’s Staff Development Committee reviewed 

the requested waiver, and did not identify anything in the administrative record indicating that the 

granting of the waivers will have a negative impact on the public health and safety or general welfare. The 

Applicant will utilize six of their bonus units for a total of 17 units, inclusive of the very-low-income units. 

The Project complies with the provisions of Article 67. 

NO NET LOSS Findings 
 

Pursuant to California Government Code Section 65863, the Planning Commission recommends that the 

City Council finds the following:  

1. As discussed in the Planning Commission staff report dated November 10, 2026, in the Project will 

provide fewer housing units than projected in the Housing Element, and therefore, provisions of 

No Net Loss law apply to the project. However, capacity remains to meet the requirements of 

Gov. Code § 65583.2 and to accommodate the RHNA pursuant to Gov. Code § 65584, without 

identifying additional sites to accommodate these units or the affordability levels “lost”. 

Therefore, the City will continue to comply with the provisions of No Net Loss with approval of 

the project, as proposed, and the project will be consistent with the City’s Housing Element.  
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EXHIBIT “D” 

 

CONDITIONS OF APPROVAL 

 

PLANNING CASE NOS. PL25-0292/PL25-0293/PL25-0294 

 

This Project is conditionally approved as set forth on the application received by the City of Escondido on October 

8, 2025, and the Project drawings consisting of Site Plans, Floor Plans, Sections, Architectural Elevations, Civil 

Sheets/Grading, Landscape Plans and Colored Elevations; all designated as approved on November 10, 2026, and 

shall not be altered without express authorization by the Development Service Department. 

 

For the purpose of these conditions, the term “Applicant” shall also include the Project proponent, owner, 

permittee, and the Applicant’s successors in interest, as may be applicable. 

 

A. General:  

 

1. Acceptance of Permit.  If the Applicant fails to file a timely and valid appeal of this Permit within the 

applicable appeal period, such inaction by the Applicant shall be deemed to constitute all of the following 

on behalf of the Applicant: 

 

a. Acceptance of the Permit by the Applicant; and 

 

b.  Agreement by the Applicant to be bound by, to comply with, and to do all things required of or 

by the Applicant pursuant to all of the terms, provisions, and conditions of this Project Permit or 

other approval and the provisions of the Escondido Municipal Code or Zoning Code applicable to 

such Permit. 

 

2. Permit Expiration. The Permit shall expire 36 months from the effective date of approval, unless 

additional time is granted pursuant to the Map Act or to the Escondido Municipal Code.   

 

The Permit shall be deemed expired if a building permit has not been obtained or work has been 

discontinued in the reliance of that building permit.  If no building permits are required, the City may 

require a noticed hearing to be scheduled before the authorized agency to determine if there has been 

demonstrated a good faith intent to proceed, pursuant to and in accordance with the provision of this 

Permit.  

  

3. Certification.  The Director of Development Services, or his/her designee, is authorized and directed to 

make, or require the Applicant to make, all corrections and modifications to the Project drawings and 

any other relevant document comprising the Project in its entirety, as necessary to make them internally 

consistent and in conformity with the final action on the Project.  This includes amending the Project 

drawings as necessary to incorporate revisions made by the decision-making body and/or reflecting any 

modifications identified in these conditions of approval.  A final Approved Plan set, shall be submitted to 

Planning Services for certification electronically.  Said plans must be certified by Planning Services prior 
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to submittal of any post-entitlement permit, including grading, public improvement, landscape, or 

building plans for the Project.  

 

4. Conformance to Approved Plans.  

 
a.  The operation and use of the subject property shall be consistent with the Project Description 

and Details of Request, designated with the Approved Plan set.   

 

b. Nothing in this Permit shall authorize the Applicant to intensify the authorized activity beyond 

that which is specifically described in this Permit.   

 

c. Once a permit has been issued, the Applicant may request Permit modifications.  “Minor" 

modifications may be granted if found by the Director of Development Services to be in 

substantial conformity with the Approved Plan set, including all exhibits and Permit conditions 

attached hereto.  Such “minor” modifications shall be processed through a substantial 

conformance process identified by Planning Services. Modifications beyond the scope described 

in the Approved Plan set may require submittal of an amendment to the Permit and approval by 

the authorized agency.   

 

5. Limitations on Use.  Prior to any use of the Project site pursuant to this Permit, all Conditions of Approval 

contained herein shall be completed or secured to the satisfaction of the Development Services 

Department.   

 

6. Certificate of Occupancy.  

 
a. No change in the character of occupancy or change to a different group of occupancies as 

described by the Building Code shall be made without first obtaining a Certificate of Occupancy 

from the Building Official, as required, and any such change in occupancy must comply with all 

other applicable local and state laws.   

 

b. Prior to final occupancy, a Planning Final Inspection shall be completed to ensure that the 

property is in full compliance with the Permit terms and conditions.  The findings of the inspection 

shall be documented on a form and content satisfactory to the Director of Development Services.   

   

7. Availability of Permit Conditions.  

 

a. Prior to grading permit issuance, the Applicant shall cause a covenant regarding real property to 

be recorded that sets forth the terms and conditions of this Permit approval and shall be of a 

form and content satisfactory to the Director of Development Services. 

 

b. The Applicant shall make a copy of the terms conditions of this Permit readily available to any 

member of the public or City staff upon request.  Said terms and conditions shall be printed on 

any construction plans that are submitted to Building Services for plan check processing. 
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8. Right to Entry.  The holder of this Permit shall make the premises available for inspection by City staff 

during construction or operating hours and allow the investigations of property necessary to ensure that 

minimum codes, regulations, local ordinances and safety requirements are properly followed.  The 

Applicant shall provide such business records, licenses, and other materials necessary upon request to 

provide evidence of compliance with the conditions of approval, as well as federal, state, or laws.   

 

9. Compliance with Federal, State, and Local Laws.  Nothing in this Permit shall relieve the Applicant from 

complying with conditions, performance standards, and regulations generally imposed upon activities 

similar in nature to the activity authorized by this permit.  (Permits from other agencies may be required 

as specified in the Permit’s Details of Request.)  This Permit does not relieve the Applicant of the 

obligation to comply with all applicable statutes, regulations, and procedures in effect at the time that 

any engineering permits or building permits are issued unless specifically waived herein.   

 
No part of this Permit’s approval shall be construed to permit a violation of any part of the Escondido 

Municipal or Zoning Code.  During Project construction and after Project completion, the Applicant shall 

ensure the subject land use activities covered by this Permit is conducted in full compliance with all local 

and state laws.    

 

10. Fees.  The appropriate development fees and Citywide Facility fees shall be paid in accordance with the 

prevailing fee schedule in effect at the time of building permit issuance, to the satisfaction of the Director 

of Development Services.  Through plan check processing, the Applicant shall pay development fees at 

the established rate. Such fees may include, but not be limited to: Permit and Plan Checking Fees, Water 

and Sewer Service Fees, School Fees, Traffic Mitigation Fees, Flood Control Mitigation Fees, Park 

Mitigation Fees, Fire Mitigation/Cost Recovery Fees, and other fees listed in the Fee Schedule, which may 

be amended.  Arrangements to pay these fees shall be made prior to building permit issuance to the 

satisfaction of the Development Services Department. 

 

Approval of this development project is conditioned upon payment of all applicable development fees 

and connection fees in the manner provided in Chapter 6 of the Escondido Municipal Code. 

 

11. Public Art Partnership Program.  All requirements of the Public Art Partnership Program, Ordinance No. 

86-70 shall be satisfied prior to any building permit issuance.  The ordinance requires that a public art 

fee be added at the time of the building permit issuance for the purpose of participating in the City Public 

Art Program. 

 

12. Clerk Recording.   

 
a. Exemption.  If the environmental determination prepared for the Project is a categorical 

exemption, the City of Escondido hereby notifies the Applicant that the County Clerk’s Office 

requires a documentary handling fee of $50 in order to file a Notice of Exemption.  In order to 

file the Notice of Exemption with the County Clerk, in conformance with California Environmental 

Quality Act (CEQA) Guidelines section 15062, the Applicant should remit to the City of Escondido 
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Planning Services, within two working days of the final approval of the Project (the final approval 

being the date of this letter) a certified check payable to the “County Clerk” in the amount of 

$50.  The filing of a Notice of Exemption and the posting with the County Clerk starts a 35-day 

statute of limitations period on legal challenges to the agency’s decision that the Project is 

exempt from CEQA.  Failure to submit the required fee within the specified time noted above 

will result in the Notice of Exemption not being filed with the County Clerk, and a 180-day statute 

of limitations period will apply. 

 

b. For more information on filing fees, please refer to the County Clerk’s Office and/or the California 

Code of Regulations, Title 14, Section 753.5. 

 

13. Legal Description Adequacy.  The legal description attached to the application has been provided by the 

Applicant and neither the City of Escondido nor any of its employees assume responsibility for the 

accuracy of said legal description. 

 

14. Application Accuracy.  The information contained in the application and all attached materials are 

assumed to be correct, true, and complete.  The City of Escondido is relying on the accuracy of this 

information and Project-related representations in order to process this application.  Any permits issued 

by the City may be rescinded if it is determined that the information and materials submitted are not 

true and correct.  The Applicant may be liable for any costs associated with rescission of such permits. 

 
15. Enforcement. If any of the terms, covenants, or conditions contained herein shall fail to occur or if they 

are, by their terms, to be implemented and maintained over time, the City of Escondido shall have the 

right to deny or withhold subsequent permit approvals or permit inspections that are derived from the 

application entitlements herein granted; issue stop work orders; pursue abatement orders, penalties, or 

other administrative remedies as set forth in state and local laws; or institute and prosecute litigation to 

compel compliance with such terms, covenants, or conditions or seek damages for their violation.  The 

Applicant shall be notified in advance prior to any of the above actions being taken by the City and shall 

be given the opportunity to remedy any deficiencies identified by the City. 

 

16. Indemnification, Hold Harmless, Duty to Defend.  

 

a. The Applicant shall indemnify, hold harmless, and defend (with counsel reasonably acceptable 

to the City) the City, its Councilmembers, Planning Commissioners, boards, commissions, 

departments, officials, officers, agents, employees, and volunteers (collectively, “Indemnified 

Parties”) from and against any and all claims, demands, actions, causes of action, proceedings 

(including but not limited to legal and administrative proceedings of any kind), suits, fines, 

penalties, judgments, orders, levies, costs, expenses, liabilities, losses, damages, or injuries, at 

law or in equity, including without limitation the payment of all consequential damages and 

attorney’s fees and other related litigation costs and expenses (collectively, “Claims”), of every 

nature caused by, arising out of, or in connection with (i) any business, work, conduct, act, 

omission, or negligence of the Applicant or the owner of the Property (including the Applicant’s 

or the owner of the Property’s contractors, subcontractors, licensees, sublessees, invitees, 
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agents, consultants, employees, or volunteers), or such activity of any other person that is 

permitted by the Applicant or owner of the Property, occurring in, on, about, or adjacent to the 

Property; (ii) any use of the Property, or any accident, injury, death, or damage to any person or 

property occurring in, on, or about the Property; or (iii) any default in the performance of any 

obligation of the Applicant or the owner of the Property to be performed pursuant to any 

condition of approval for the Project or agreement related to the Project, or any such claim, 

action, or proceeding brought thereon.  Provided, however, that the Applicant shall have no 

obligation to indemnify, hold harmless, or defend the City as to any Claims that arise from the 

sole negligence or willful misconduct of the City.  In the event any such Claims are brought against 

the City, the Applicant, upon receiving notice from the City, shall defend the same at its sole 

expense by counsel reasonably acceptable to the City and shall indemnify the City for any and all 

administrative and litigation costs incurred by the City itself, the costs for staff time expended, 

and reasonable attorney’s fees (including the full reimbursement of any such fees incurred by 

the City’s outside counsel, who may be selected by the City at its sole and absolute discretion 

and who may defend the City against any Claims in the manner the City deems to be in the best 

interests of the City).  

  

b. The Applicant further and separately agrees to and shall indemnify, hold harmless, and defend 

the City (including all Indemnified Parties) from and against any and all Claims brought by any 

third party to challenge the Project or its approval by the City, including but not limited to any 

Claims related to the Project’s environmental determinations or environmental review 

documents, or any other action taken by the City regarding environmental clearance for the 

Project or any of the Project approvals.  Such indemnification shall include the Applicant’s 

payment for any and all administrative and litigation costs and expenses incurred by the City in 

defending against any such Claims, including payment for all administrative and litigation costs 

incurred by the City itself, the costs for staff time expended, and reasonable attorney's fees 

(including the full reimbursement of any such fees incurred by the City’s outside counsel, who 

may be selected by the City at its sole and absolute discretion and who may defend the City 

against any Claims in the manner the City deems to be in the best interests of the City and the 

Project). 

 

c. The City, in its sole discretion and upon providing notice to the Applicant, may require the 

Applicant to deposit with the City an amount estimated to cover costs, expenses, and fees 

(including attorney’s fees) required to be paid by the Applicant in relation to any Claims 

referenced herein, which shall be placed into a deposit account from which the City may draw 

as such costs, expenses, and fees are incurred.  Within 14 days after receiving written notice 

from the City, the Applicant shall replenish the deposit account in the amount the City 

determines is necessary in the context of the further defense of such Claims.  To the extent such 

deposit is required by the City, the amount of such deposit and related terms and obligations 

shall be expressed in a written Deposit Account Agreement, subject to the City Attorney’s 

approval as to form.  The City, in its sole and reasonable discretion, shall determine the amount 

of any initial deposits or subsequent deposits of funds, and the Applicant may provide 

documentation or information for the City to consider in making its determinations.  Nothing 
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within this subsection shall be construed as to relieve the Applicant’s obligations to indemnify, 

hold harmless, or defend the City as otherwise stated herein.     

 

17. Phasing.  A phasing plan shall be submitted for all projects which include more than one building.  The 

phasing plan shall identify the order in which all on- and off-site improvements will be installed, including 

triggers for improvements resulting from mitigation measures placed on the project through the 

environmental review process or required for General Plan conformance.  The plan shall also identify the 

order in which structures will be built and occupied, the location of construction fencing at each phase 

of construction, and any other means necessary to prevent conflicts between construction traffic and 

users of the occupied buildings.  The phasing plan shall be approved by the City Planner, Building Official, 

City Engineer and Fire Marshal prior to the issuance of a grading permit for the project.  The phasing plan 

shall not be modified without written consent from the City of Escondido. 

 

B. Construction, Maintenance, and Operation Obligations:  

 

1. Code Requirements.  All construction shall comply with the applicable requirements of the Escondido 

Municipal Code, Escondido Zoning Code, California Building Code; and the requirements of Planning 

Services, Engineering Services, Director of Development Services, Building Official, City Engineer, and the 

Fire Chief in carrying out the administration of said codes.  Approval of this Permit request shall not waive 

compliance with any City regulations in effect at the time of Building Permit issuance unless specifically 

waived herein. 

 

As a condition of receiving the land use approvals specified herein, Applicant shall maintain the property 

subject to the approvals in compliance with all applicable city codes governing the condition or 

appearance of  property.  In addition to compliance with such basic standards, the property subject to 

these approvals shall also be maintained free of trash, plant debris, weeds, and concrete (other than 

existing foundations and permanent structures).  Any signs placed on the property advertising such 

property for sale or rent shall be in accordance with applicable laws, and be  kept clean, in like-new 

condition, and free from fading and graffiti at all times.  This condition shall be applicable from the date 

the land use is approved.  The failure to comply with this condition shall subject the approvals specified 

herein to revocation for failure to comply. 

 

2. Agency License and Permitting.  In order to make certain on- or off-site improvements associated with 

the Approved Plan set, the Permit request may require review and clearance from other agencies.  

Nothing in these Conditions of Approval shall be construed as to waive compliance with other 

government agency regulations or to obtain permits from other agencies to make certain on- or off-site 

improvements prior to Final Map recordation, grading permit issuance, building permit issuance, or 

certificate of occupancy as required.  This review may result in conditions determined by the reviewing 

agency.   

 

At all times during the effective period of this Permit, the Applicant and any affiliated responsible party 

shall obtain and maintain in valid force and effect, each and every license and permit required by a 

governmental agency for the construction, maintenance, and operation of the authorized activity. 
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3. Utilities.  All new utilities and utility runs shall be underground, or fee payment in-lieu subject to the 

satisfaction of the City Engineer.   

 

4. Signage.  All proposed signage associated with the Project must comply with Article 66 (Sign Ordinance) 

of the Escondido Zoning Code.  Separate sign permits will be required for Project signage.  All non-

conforming signs shall be removed.  The Applicant shall submit with any sign permit graphic/list of all 

signs to be removed and retained, along with any new signage proposed.   

 

5. Noise.  All Project generated noise shall conform to the City’s Noise Ordinance (Ordinance 90-08). 

 
6. Lighting.  All exterior lighting shall conform to the requirements of Article 35 (Outdoor Lighting 

Ordinance) of the Escondido Zoning Code. 

 

7. General Property Maintenance. The property owner or management company shall maintain the 

property in good visual and functional condition. This shall include, but not be limited to, all exterior 

elements of the buildings such as paint, roof, paving, signs, lighting and landscaping.  The Applicant shall 

paint and re-paint all building exteriors, accessory equipment, and utility boxes servicing the Project, as 

necessary to maintain clean, safe, and efficient appearances. 

 

8. Anti-Graffiti.  The Applicant shall remove all graffiti from buildings and wall surfaces within 48 hours of 

defacement, including all areas of the job site for when the Project is under construction.  

 

9. Anti-Litter. The site and surrounding area shall be maintained free of litter, refuse, and debris.  Cleaning 

shall include keeping all publicly used areas free of litter, trash, and garbage. 

 
10. Roof, Wall, and Ground Level Equipment.  All mechanical equipment shall be screened and concealed 

from view in accordance with Section 33-1085 of the Escondido Zoning Code. 

 
11. Trash Enclosures.  All appropriate trash enclosures or other approved trash systems shall be approved 

by Planning and Engineering Services.  The property owner or management company shall be responsible 

for ensuring that enclosures are easily assessable for garbage and recyclables collection; and that the 

area is managed in a clean, safe, and efficient manner.  Trash enclosure covers shall be closed when not 

in use.  Trash enclosures shall be regularly emptied.  There shall be the prompt removal of visible signs 

of overflow of garbage, smells emanating from enclosure, graffiti, pests, and vermin.      

 
12. Staging Construction Areas.  All staging areas shall be conducted on the subject property, subject to 

approval of the Engineering Department.  Off-site staging areas, if any, shall be approved through the 

issuance of an off-site staging area permit/agreement.  

 

13. Disturbance Coordinator. The Applicant shall designate and provide a point-of-contact whose 

responsibilities shall include overseeing the implementation of Project, compliance with Permit terms 

and conditions, and responding to neighborhood concerns. 
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14. Construction Waste Reduction, Disposal, and Recycling.  Applicant shall recycle or salvage for reuse a 

minimum of 65% of the non-hazardous construction and demolition waste for residential projects or 

portions thereof in accordance with either Section 4.408.2, 4.408.3, or 4.408.4 of the California Green 

Building Standards Code; and/or for non-residential projects or portions thereof in accordance with 

either Section 5.408.1.1, 5.408.1.2, or 5.408.1.3 of the California Green Building Standards Code.  In order 

to ensure compliance with the waste diversion goals for all residential and non-residential construction 

projects, the Applicant must submit appropriate documentation as described in Section 4.408.5 of the 

California Green Building Standards Code for residential projects or portions thereof, or Section 5.408.1.4 

for non-residential projects or portions thereof, demonstrating compliance with the California Green 

Building Standards Code sections cited above. 

 

15. Construction Equipment Emissions.  Applicant shall incorporate measures that reduce construction and 

operational emissions.  Prior to the City’s issuance of the demolition and grading permits for the Project, 

the Applicant shall demonstrate to the satisfaction of Planning Services that its construction contractor 

will use a construction fleet wherein all 50-horsepower or greater diesel-powered equipment is powered 

with California Air Resources Board (“CARB”) certified Tier 4 Interim engines or equipment outfitted with 

CARB-verified diesel particulate filters.  An exemption from this requirement may be granted if (i) the 

Applicant provides documentation demonstrating that equipment with Tier 4 Interim engines are not 

reasonably available, and (ii) functionally equivalent diesel PM emission totals can be achieved for the 

Project from other combinations of construction equipment. Before an exemption may be granted, the 

Applicant’s construction contractor shall demonstrate to the satisfaction of the Director of Development 

Services that (i) at least two construction fleet owners/operators in San Diego County were contacted 

and those owners/operators confirmed Tier 4 Interim equipment could not be located within San Diego 

County during the desired construction schedule, and (ii) the proposed replacement equipment has been 

evaluated using the California Emissions Estimator Model (“CalEEMod”) or other industry standard 

emission estimation method, and documentation provided to Planning Services confirms that necessary 

project-generated functional equivalencies in the diesel PM emissions level are achieved. 

 

16. Phasing.  A phasing plan shall be submitted for all projects which include more than one building.  The 

phasing plan shall identify the order in which all on- and off-site improvements will be installed, including 

triggers for improvements resulting from mitigation measures placed on the project through the 

environmental review process or required for General Plan conformance.  The plan shall also identify the 

order in which structures will be built and occupied, the location of construction fencing at each phase 

of construction, and any other means necessary to prevent conflicts between construction traffic and 

users of the occupied buildings.  The phasing plan shall be approved by the City Planner, Building Official, 

City Engineer and Fire Marshal prior to the issuance of a grading permit for the project.  The phasing plan 

shall not be modified without written consent from the City of Escondido. 

 

C. Parking and Loading/Unloading.   

 
1. A minimum of 24 parking spaces shall be provided at all times.  Said parking spaces provided by the 

Applicant, and any additional parking spaces provided above the required minimum amount, shall be 
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dimensioned per City standards and be maintained in a clean, well-marked condition.  The striping shall 
be drawn on the plans or a note shall be included indicating double-striping per City standards.   
 

2. Parking for disabled persons shall be provided (including “Van Accessible” spaces) in full compliance with 
the State Building Code.   
 

3. No contractor or employee may store, or permit to be stored, a commercial or construction 
vehicle/truck; or personal vehicle, truck, or other personal property on public-right-of-way or other 
public property without permission of the City Engineer.   

 

D. Landscaping:  The property owner or management company assumes all responsibility for maintaining all 

on-site landscaping; any landscaping in the public right-of-way adjacent to the property, including potted 

plants; and any retaining and freestanding walls in a manner that satisfies the conditions contained herein. 

 

1. Landscaped areas shall be maintained in a flourishing manner.  Appropriate irrigation shall be provided 

for all landscape areas and be maintained in a fully operational condition.   

 

2. All existing planting and planter areas, including areas within the public right-of-way, shall be repaired 

and landscaping brought into compliance with current standards.  All dead plant material shall be 

removed and replaced by the property owner or management company.     

 
3. If at the time of planning final inspection that it is determined that sufficient screening is not provided, 

the Applicant shall be required to provide additional landscaping improvements to the satisfaction of 

Planning Services.  

 
4. The landscaped areas shall be free of all foreign matter, weeds and plant material not approved as part 

of the landscape plan.   

 
5. Failure to maintain landscaping and the site in general may result in the setting of a public hearing to 

revoke or modify the Permit approval. 

 
6. Landscaping Plans.  Applicant shall install all required improvements including screening walls, retaining 

walls, storm improvements, and landscaping in substantial conformance to the planting and irrigation 

schedule as shown on the final Approved Plan set.   

 

a. A final landscape and irrigation plan shall be submitted to Engineering Services for review and 

approval, if meeting any of the criteria listed under Section 33-1323 of the Zoning Code.  Detailed 

landscape and irrigation plans shall be submitted to Engineering Services with the second 

submittal lf the grading plan.  The initial submittal of the landscape plans shall include the 

required plan check fees, paid in accordance with the prevailing fee schedule in effect at the time 

of submittal.  Details of Project fencing and walls, including materials and colors, shall be 

provided on the landscape plans.  (Building permits may also be required.)  The landscape and 

irrigation plans shall be reviewed and approved by the Planning and Engineering Services prior 

to issuance of grading permits, and shall be equivalent or superior to the conceptual landscape 
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plans included as part of the Approved Plan set, to the satisfaction of Planning Services. The 

required landscape and irrigation plans(s) shall comply with the provisions, requirements and 

standards outlined in Article 62 (Landscape Standards) of the Escondido Zoning Code, except 

where stricter requirements are imposed by the State of California.   

 

b. Screening walls, retaining walls, storm improvements, and landscaping (i.e. planting and 

irrigation) is to be provided prior to final occupancy.   

 
c. The installation of the landscaping and irrigation shall be inspected by the Project landscape 

architect upon completion. He/she shall complete a Certificate of Landscape Compliance 

certifying that the installation is in substantial compliance with the approved landscape and 

irrigation plans and City standards.  The Applicant shall submit the Certificate of Compliance to 

Planning Services and request a final inspection. 

 
d. Any new freestanding walls and/or retaining walls shall incorporate decorative materials or 

finishes, and shall be indicated on the landscaping plans.  (Building permits may also be required.)  

All freestanding walls visible from points beyond the Project site shall be treated with a 

protective sealant coating to facilitate graffiti removal.  The sealant shall be a type satisfactory 

to the Director of Development Services. 

 
e. New or retrofitted trash enclosures shall accommodate vertical climbing plants, vines with 

support trellis panels, clinging non-deciduous or fast growing shrubbery that will screen the 

enclosures wall surface.  The Director of Development Services shall find that the proposed 

landscaping design, material, or method provides approximate equivalence to the specific 

requirements of this condition or is otherwise satisfactory and complies with the intent of these 

provisions. 

 
E. Specific Planning Services Conditions: 

 

1. Pursuant to Section 33-1082 of the Escondido Zoning Code, a six-foot high solid masonry or concrete wall 

shall be constructed on and along the common property line between the subject property and adjacent 

properties used for commercial purposes to the south and west of the subject property. Design of said 

masonry walls shall be consistent with the requirements of Condition D.6.c.  

 

F. Specific Fire Department Conditions: 

 

1. Fire hydrants and Fire Department Connection locations shall be approved by the Escondido Fire 

Department prior to installation.  

 

2. Firte underground lines, fire sprinkler, and fire alarm system plans shall be a deferred submittal to 

Escondido Fire.  

 
3. The Project shall be sprinkler, per NFPA 13 R Standards.  
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4. An approved, adequate water supply and paved access shall be provided prior to the start of 

construction.  

 

G. Housing and Neighborhood Services Conditions: 

 

Density Bonus: 

1. Two residential units shall be deed restricted to households qualifying as very-low-income households, 

and rented at very-low-income rents per state policy (“Affordable Units”). 

 

2. The Project shall provide a minimum of two dwelling units for very-low-income households (those 

earning less than 50 percent of the Area Median Income for the San Diego-Carlsbad-San Marcos MSA).  

Prior to issuance of a grading permit or recording of the final map, whichever occurs first, the developer 

shall sign a binding affordable housing agreement with the City, which will set forth the conditions and 

guidelines to be met in the implementation of Density Bonus Law requirements and any other applicable 

requirements (Within the affordable housing agreement, the developer will be responsible for annual 

recertification of household income qualifications and compliance with rent limits). The agreement will 

also establish specific compliance standards and remedies available to the City upon failure by the 

developer to restrict units to target households for the prescribed time period (55 years for all target 

units as described in Government Code section 65915(c)).  Income qualified households will be 

monitored by the City of Escondido Housing and Neighborhood Services for the duration of the 

affordability period.  Monitoring fees will be applied per the affordable housing agreement.  

 

3. All affordability agreements shall run with the land and be binding on the applicant and its heirs, 

transferees, assigns, successors, administrators, executors, and other representatives, and shall be 

recorded against the applicable property for the requisite period of time.  

 
4. The Affordable Units shall be constructed concurrently with, or earlier than construction of the 

unrestricted units. The City shall not issue building permits for more than fifty (50) percent of the 

unrestricted units until the City has issued building permits for all of the Affordable Units. 

 
5. The Affordable Units shall be constructed with the same exterior appearance and interior features, 

fixtures, and amenities, and shall use the same type and quality of materials as provided for the 

unrestricted units in the Project. 

 
6. The design, appearance, and general quality of the Affordable Units shall be consistent or compatible 

with the design of the total housing development in terms of appearance, materials, and finished quality. 

 
7. The average square footage for the unrestricted units shall be approximately the same as the average 

square footage for the Affordable Units of the same number of bedrooms. 

 
8. All Affordable Units shall have a bedroom unit mix consistent with Municipal Code Section 33-1417(d). 
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9. The Affordable Units shall be disbursed within the housing development. 

 
10. The City shall not approve any final inspections or issue any certificates of occupancy for more than fifty 

(50) percent of the unrestricted units until the City has issued certificates of occupancy for all of the 

Affordable Units. 

 
Housing Crisis Act (SB 330) Compliance: 

1. Very-Low-Income Deed Restriction: The Project shall provide a minimum of two dwelling unit(s) for very-

low-income households (those earning less than 50 percent of the Area Median Income for the San 

Diego-Carlsbad-San Marcos MSA) that is a comparable unit to the existing dwelling unit(s) as defined in 

SB 330. Prior to issuance of a building permit, the developer shall sign a binding affordable housing 

agreement with the City, which will set forth the conditions and guidelines to be met in the 

implementation of SB 330, Density Bonus Law, and any other applicable requirements. Within the 

affordable housing agreement, the developer will be responsible for annual recertification of household 

income qualifications and compliance with rent limits. The agreement will also establish specific 

compliance standards and remedies available to the City upon failure by the developer to restrict units 

to target households for the prescribed time period (55 years for all target units as described in 

Government Code section 65915(c)). Income qualified households will be monitored by the City of 

Escondido Housing and Neighborhood Services for the duration of the affordability period. Monitoring 

fees will be applied per the affordable housing agreement. 

 

2. Relocation Benefits: Within 45 days of the approval date of the Tentative Subdivision Map, Major Plot 

Plan, and Major Design Review, the Applicant shall provide to the satisfaction of the City Attorney’s Office 

and Housing and Neighborhood Services, a Residential Relocation Assistance Program (RRAP) that 

outlines the relocation benefits tenants are entitled to under SB 330 and state law. The RRAP shall 

include, at minimum, a form prescribed by the City. The program shall include Relocation Advisory 

Services, Payment for Moving Expenses, and Replacement Housing Payment. The Applicant shall provide 

this program to the tenants of the existing dwelling unit(s) via certified mail within 14 days of the City’s 

sign-off of the RRAP. The Applicant shall provide proof of mailing to the Development Services 

Department.  

 

3. Right to First Refusal: Prior to issuance of the Certificate of Occupancy, the Applicant shall provide a 

signed letter from the prior tenant(s) acknowledging their receipt of notice for their Right of First Refusal 

to return to a comparable unit at the very-low-income household rent level, as defined in SB 330. The 

letter shall also indicate whether the tenant(s) accepted occupance of the newly constructed comparable 

unit at the affordable rent or waived their right for rental.  

H. Specific Engineering Services Conditions: 

1. GENERAL 

a. The Tentative Map shall be revised to match these conditions and the requirements of the Utilities 

Department, prior to Planning Division certification. The applicant shall submit to the Planning Division a 

copy of the Tentative Map as presented to the Planning Commission and the City Council. The Tentative 
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Map will be signed by the Planning Division verifying that it is an accurate reproduction of the approved 

Tentative Map and must be included in the first submittal for plan check to Engineering Services. 

b. The applicant shall provide the City Engineer with a tax clearance certificate and a recent Preliminary 

Title Report covering the subject property. 

c. The location of all existing on-site utilities and storm drain facilities shall be determined by the applicant.  

If a conflict occurs with the proposed project or improvements, these utilities shall be relocated. 

d. Improvement and grading plans prepared by a Civil Engineer are required for all grading, drainage and 

private onsite improvement design. Plans shall be submitted for review through the City’s virtual plan 

review portal as a single package containing all items on the Engineering Initial Submittal Checklists.  The 

applicant shall post securities in accordance with the City-prepared Bond and Fee Letter based on a final 

Engineer’s Estimate of Grading and Improvements Cost prepared by the project engineer as surety for 

the construction of required off-site and/or on-site improvements. Bonds and agreements in a form 

acceptable to the City Attorney shall be posted by the applicant with the City of Escondido prior to 

approval of the Final Map. 

e. No Building Permits shall be issued for construction until the Parcel Map is recorded and either: 

i. All conditions of the Tentative Map have been fulfilled; or 

ii. Those conditions unfulfilled at the time of an application for Building Permits shall be secured and 

agreements executed in a form and manner satisfactory to the City Attorney and City Engineer. 

f. If site conditions change adjacent to the proposed development prior to completion of the project, the 

applicant will be responsible to modify his/her improvements to accommodate these changes.  The 

determination and extent of the modification shall be to the satisfaction of the City Engineer. 

g. All public improvements shall be constructed in a manner that does not damage existing public 

improvements.  Any damage shall be determined by and corrected by the applicant to the satisfaction of 

the City Engineer. 

2. STREET IMPROVEMENTS AND TRAFFIC 

a. Private street improvements shall be constructed to City Standards as required by the Subdivision 

Ordinance and to the satisfaction of the City Engineer. Specific details, including final street improvement 

widths, right-of-way widths, concrete curb & gutters, drainage, lighting, etc. shall be resolved to the 

satisfaction of the City Engineer. 

b. All structural improvements and overlays to public and private roadways shall adhere to the most recent 

Caltrans Standard specifications for asphalt concrete (AC), hot mix asphalt (HMA), aggregate base (AB), 

asphalt binders and Portland cement concrete (PCC). Materials shall be sourced from a Caltrans-

approved facility or supplier(s) based on the respective materials being replaced or improved upon. For 

AC or HMA replacement, materials shall be sourced from suppliers listed on the Caltrans “Asphalt 
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Supplier Certification Program”, or on the Caltrans “Job Mix Formula Prequalification Program”, 

respectively. For AB replacement, materials shall be Caltrans-approved Class 2 Aggregate Base sourced 

from Caltrans-approved suppliers listed on the Caltrans “Aggregate Prequalification Program”. All PCC 

shall have undergone the Caltrans Material Plant Quality Program (MPQP) to obtain their respective Plant 

Certification, and shall be listed on the MPQP “List of Active Plants in the State”. 

c. All driveways shall be alley-type in accordance with Escondido Standard Drawing No. G-5-E, with a 

minimum throat width of 24 feet. 

d. Adequate horizontal sight distance shall be provided at driveway entrances.  Increased parkway widths, 

open space easements, and restrictions on landscaping may be required at the discretion of the City 

Engineer.  

e. The address of each dwelling unit shall be painted on the curb or, where curbs are not available, posted 

in such a manner that the address is visible from the street. In both cases, the address shall be placed in 

a manner and location approved by the City Fire Marshal and Development Services Director. 

f. Street lighting shall be required on all on-site private streets. It shall be the responsibility of the home 

owner’s association to adequately maintain the street lighting system and such maintenance 

responsibility shall be clearly stated in the CC&Rs. 

g. The applicant may be responsible for overlays of N. Broadway due to the utility trenches necessary to 

serve this project.  The determination of the extent of the overlays shall be to the satisfaction of the City 

Engineer. All AC overlays must be from a Caltrans Approved supplier listed on the Caltrans website under 

the “Asphalt Supplier Certification Program” list. If HMA is being used, the HMA must be sourced from a 

Caltrans Approved supplier under the “Job Mix Formula Prequalification Program” list. Any AC or HMA 

materials used shall adhere to the most recent Caltrans Standard Specifications. 

h. The applicant shall remove and replace all damaged sidewalk, curb and gutter along all project frontages 

to the satisfaction of the City Engineer prior to issuance of a Certificate of Occupancy. All PCC shall be 

sourced from the Caltrans MPQP “List of Active Plants in the State”, and adhere to the most recent 

Caltrans Standards and Specifications.  

i. The applicant shall repaint all pavement striping and markings adjacent to the project that have been 

damaged and prematurely faded due to project construction traffic to the satisfaction of the City 

Engineer.  

j. Access routes conforming to the Americans with Disabilities Act (ADA) shall be provided into the project 

from the public sidewalk, to the satisfaction of the City Engineer. 

k. All gated entrances shall be designed and improved to the satisfaction of the City Fire Marshal and City 

Engineer. 

l. The applicant will be required to provide a detailed detour and traffic control plan, for all construction 

and staging activities, and any requested materials placed within existing rights-of-way to the satisfaction 
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of the City Engineer.  This plan shall include any proposed sidewalk closures and provide for alternate 

pedestrian access around the project site. This plan shall be approved prior to the issuance of an 

Encroachment Permit for construction or other project activities within the public right-of-way. 

m. An engineered improvement plan is required for all public improvements (unless only sidewalks, 

driveways and/or streetlights are required).  The developer shall post security for these improvements 

and an improvement plan shall be approved by the City of Escondido prior to issuance of any building 

permits.  All required improvements shall be constructed prior to final acceptance of subject construction 

by the City. 

3. GRADING 

a. A site grading and erosion control plan prepared by a California registered Civil Engineer shall be 

approved by Engineering Services.  The first submittal of the grading plan shall be accompanied by the 

preliminary soils and geotechnical report.  The soils engineer will be required to indicate in the soils 

report that he/she has reviewed the grading design and found it to be in conformance with his/her 

recommendations. 

b. The applicant shall be responsible for the recycling of all excavated materials designated as Industrial 

Recyclables (soil, asphalt, sand, concrete, land clearing brush and rock) at a recycling center or other 

location(s) approved by the City Engineer. Any/all soils deemed to be a California Class 1 hazardous soil 

as regulated by the Department of Toxic Substance Control (DTSC) shall be transported to California Class 

1 hazardous waste facility or landfill for disposal by a DTSC registered transporter. 

c. All blasting operations performed in connection with the improvement of the project shall conform to 

the City of Escondido Blasting Operations Ordinance. 

d. All existing foundations and structures, other than those designated “to remain” on the Tentative Map, 

shall be removed or demolished from the site.  

e. All driveways and parking areas shall be paved with a minimum of 3” AC or HMA Sourced from an 

approved Caltrans Supplier listed on the Job Mix Formula Prequalification Program over 6” of AB or 5 1/2” 

PCC over 6” AB. AB must be recognized as Class 2 Caltrans Aggregate Base and shall be sourced from a 

Caltrans approved facility under the Caltrans “Aggregate Prequalification Program”.  All paved areas 

exceeding 15% slope or less than 1.0% shall be paved with PCC. All PCC materials shall be sourced from 

the Caltrans MPQP “List of Active Plants in the State”. (This requirement may be reduced to 2” AC over 4” 

AB or 5 ½” P.C.C. over native for single family residential only). All AC, AB, and PCC materials shall adhere 

to the most recent Caltrans Standard Specifications and shall be sourced from a respective Caltrans 

approved supplier.   

f. Erosion control, including riprap, interim sloping planting, gravel bags, or other erosion control measures 

shall be provided to control sediment and silt from the project.  The developer shall be responsible for 

maintaining all erosion control facilities throughout the development of the project. 

g. A site drainage plan shall be approved by Engineering Services prior to issuance of building permits. 
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h. Site grading and drainage shall comply with Escondido Standard Drawing No. M-2-E.  A grading plan or 

permit will not be required unless Grading Ordinance limits are exceeded.  (Note:  This requirement will 

not delay issuance of a building permit) 

i. The developer will be required to obtain permission from adjoining property owners for any off-site 

grading and slopes necessary to construct the project and/or the required improvements. 

j. All driveway grades shall conform to current Escondido Design Standards and Escondido Standard 

Drawings. 

k. A General Construction Activity Storm Water Permit is required from the State Water Resources Board 

for all storm water discharges associated with a construction activity where clearing, grading and 

excavation results in a land disturbance of one or more acres. 

l. Any proposed retaining walls shall be shown on and permitted as part of the site grading plan.  Profiles 

and structural details shall be shown on the site grading plan and the soils engineer shall state on the 

plans that the proposed retaining wall design is in conformance with the recommendations and 

specifications as outlined in their report.  Structural calculations shall be submitted for review by a 

consulting engineer for all walls not covered by the Regional or City Standard Drawings.  The cost of any 

independent third-party review deemed necessary by the City Engineer shall be reimbursed by the 

applicant.  Retaining walls or deepened footings that are to be constructed as part of building structure 

will be permitted as part of the Building Services plan review and permit process.  

All site grading and erosion control plans shall be prepared by a Registered Civil Engineer.  A separate 

submittal to Engineering Services is required for the site grading and erosion control plans.  Plans will not 

be forwarded from Building Services.  

4. DRAINAGE 

a. Final on-site and off-site storm drain improvements shall be determined to the satisfaction of the City 

Engineer and shall be based on a drainage study to be prepared by the engineer of work.  The drainage 

study shall be in conformance with the City of Escondido Design Standards. 

b. All on-site storm drains not in public easements are private.  The responsibility for maintenance of these 

storm drains shall be that of the homeowner’s association.  Provisions stating this shall be included in 

the CC&R’S. 

c. The project shall limit 50-year drainage flows to their pre-construction rates.  Details and calculations for 

the detention basins shall be submitted and approved as part of the grading plan check. 

d. A Storm Water Quality Management Plan (SWQMP) in compliance with the City’s latest adopted Storm 

Water Design Manual shall be prepared for all newly created or replaced onsite impervious areas, 

impervious frontage, and required offsite improvements.  The SWQMP shall be submitted for approval 

with the final improvement and grading plans.  The SWQMP shall include hydro-modification, treatment 

calculations, post-construction storm water treatment measures, and maintenance requirements. 
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e. All site drainage with emphasis on the parking and driveway areas shall be treated to remove expected 

contaminants using a high efficiency non-mechanical method of treatment. The City highly encourages 

the use of bio-retention areas as the primary method of storm water retention and treatment. The 

landscape plans shall reflect these areas of storm water treatment. 

f. The current owner of the property shall sign, notarize, and record a Storm Water Control Facility 

Maintenance Agreement.  

g. All storm water treatment and retention facilities and their drains including the bio-retention basins and 

planters, any permeable paver areas shall be considered private. The responsibility for maintenance of 

these post construction storm water treatment facilities shall be that of the homeowner’s association.  

5. WATER SUPPLY 

 

a. The final locations and sizing of all required public water mains, domestic water services, water meters, 

fire hydrants, Reduced Pressure Detector Assemblies (RPDAs), backflow prevention assemblies, and 

other water appurtenances shall be designed and installed in accordance with current City of Escondido 

Design Standards and Standard Drawings, and to the satisfaction of the Utilities Engineer. 

 

b. The project shall extend a minimum 8-inch public water main from the existing public water main in N. 

Broadway through the project site as shown on the approved tentative utility plan. The public water main 

shall be located within a minimum 20-foot-wide Public Utility Easement granted to the City. 

 
c. All fire hydrants serving the project shall be supplied from the minimum 8-inch public water main. Fire 

hydrants shall not be supplied from a private fire service line and shall be connected in accordance with 

City of Escondido Standard Drawing W-3-E. 

 
d. Each building shall be provided with an RPDA for the private fire service. Each RPDA shall connect to the 

public water main in accordance with City of Escondido Standard Drawing W-7-E. The City-maintained 

portion of each RPDA service shall be located within the Public Utility Easement, with the private portion 

located on private property. 

 
e. The approved locations of the interior fire hydrants and RPDAs shall be maintained on the final 

engineering plans. Any revision to their locations or associated easements shall be subject to review and 

approval by the Utilities Department. 

 
f. Domestic water meters shall be installed in accordance with City of Escondido Standard Drawing W-2-E 

and shall be located outside of driveways, parking stalls, and vehicle access areas while remaining within 

the Public Utility Easement. 

 
g. Each above-ground domestic backflow prevention assembly shall be installed directly downstream of the 

associated water meter, on private property, in accordance with City of Escondido Standard Drawing W-

10-E. 
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h. All on-site water lines and appurtenances beyond the City water meter, RPDA, or other approved point 

of connection shall be considered private. The property owner or homeowners association shall be 

responsible for their operation, maintenance, repair, and replacement. 

 
i. Fire suppression and sprinkler systems beyond the RPDA are private and shall be designed and 

constructed in accordance with current Building, Plumbing, and Fire Code requirements and the 

requirements of the City Fire Marshal and City Building Official. 

 
j. The Public Utility Easement shall be kept free of permanent structures and private facilities. Gate 

foundations, walls, buildings, and other permanent improvements shall be located outside the 

easement. Gates may swing over the easement only where approved by the Utilities Department. 

 
k. No trees or deep-rooted bushes shall be planted within 10 feet of public water mains or other public 

water facilities. 

 
l. Any existing water service or fire hydrant lateral to be abandoned shall be disconnected at the public 

water main to the satisfaction of the Utilities Engineer and Water Distribution. Any water service or fire 

hydrant to be replaced, reconnected, or relocated shall be replaced in its entirety from the public water 

main to the meter or hydrant. 

 
m. The project shall not connect a recycled irrigation service to the potable public water system. Irrigation 

service shall be designed, identified, and connected to the appropriate approved water source in 

accordance with City requirements. 

 
n. All required easements, water improvements, services, meters, hydrants, RPDAs, backflow assemblies, 

and private fire lines shall be clearly shown and labeled on the final grading and improvement plans. 

 

6. SEWER 

 

a. All sewer mains, laterals, cleanouts, and appurtenances shall be designed and constructed in accordance 

with current City of Escondido Design Standards and Standard Drawings, and to the satisfaction of the 

Director of Utilities and the Utilities Engineer. 

 

b. A minimum 6-inch sewer lateral shall be provided for the project and shall be designed and constructed 

in accordance with City of Escondido Standard Drawing S-2-E, current City Design Standards, and to the 

satisfaction of the Utilities Engineer. 

 
c. The final grading and improvement plans shall clearly show the locations, sizes, materials, slopes, rim 

elevations, and invert elevations of all proposed and existing sewer facilities necessary to demonstrate 

that gravity service can be provided at the minimum required slopes. 

 
d. Sewer laterals serving the project shall be sized in accordance with the Uniform Plumbing Code and City 

requirements. Sewer laterals less than 8 inches in diameter shall connect to the public sewer main by an 

approved wye or Inserta-Tee connection. 
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e. All private sewer laterals and private on-site sewer facilities shall be owned and maintained by the 

property owner or homeowners association. 

 
f. No permanent structures or private facilities shall be placed within a public sewer or Public Utility 

Easement. Required easements shall be shown on the Final Map and final engineering plans. 

 
g. No trees or deep-rooted bushes shall be planted within 15 feet of a public sewer main or within 10 feet 

of a sewer lateral. 

 
h. Any sewer lateral to be abandoned shall be capped at the property line to the satisfaction of the Utilities 

Engineer and City Inspector. 

 
i. Prior to approval of the final engineering plans, the applicant shall field verify the location, depth, and 

alignment of existing sewer and other utilities where necessary to demonstrate constructability and 

required utility clearances. Any identified conflicts shall be resolved to the satisfaction of the Utilities 

Department. 

 

7. LANDSCAPE 

 

a. A site landscaping and irrigation plan shall be submitted to Engineering Services with the second 

submittal of the grading plan for review and approval by Engineering and Planning Services.  The initial 

submittal of the landscape plans shall include the required plan check fees. 

 

8. EASEMENTS AND DEDICATIONS 

a. All easements, both private and public, affecting the subject property shall be shown and delineated on 

the Final Map. 

b. Public utility easements for sewer, water, storm drain, etc. which are deemed necessary by the City 

Engineer shall be granted to the City. 

c. An emergency access easement shall be dedicated over the private streets. 

d. The applicant is responsible for making the arrangements to vacate all streets or quitclaim all easements 

of record which conflict with the proposed development prior to approval of the final map.  All street 

vacations shall be accomplished by means of a separate public hearing.  If an easement of record contains 

an existing utility that must remain in service, proof of arrangements to quitclaim the easement once 

new utilities are constructed must be submitted to the City Engineer prior to approval of the Final Map.  

Building permits will not be issued for lots in which construction will conflict with existing easements or 

utilities, nor will any securities be released until the existing easements are quitclaimed.  The initial 

submittal of the plat and legal shall include the required Street Vacation fee in effect at the time of the 

submittal. 
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e. Necessary public utility easements (for sewer, water and storm drain) shall be granted to the City.  The 

minimum easement width is 20 feet.  Easements with additional utilities shall be increased accordingly. 

Material necessary for processing a dedication or easement shall include: a current grant deed or title 

report, a legal description and plat of the dedication or easement signed and sealed by a person 

authorized to practice land surveying (document size) and traverse closure tapes.  The City will prepare 

all final documents. 

9. REPAYMENTS AND FEES 

a. A cash security shall be posted to pay any costs incurred by the City to clean-up eroded soils and debris, 

repair damage to public or private property and improvements, install new BMPs, and stabilize and/or 

close-up a non-responsive or abandoned project.  Any moneys used by the City for cleanup or damage 

will be drawn from this security and the grading permit will be revoked by written notice to the applicant 

until the required cash security is replaced. The cleanup cash security shall be released upon final 

acceptance of the grading and improvements for this project. The amount of the cash security shall be 

10% of the total estimated cost of the grading, drainage, landscaping, and best management practices 

items of work with a minimum of $5,000 up to a maximum of $50,000, unless a higher amount is deemed 

necessary by the City Engineer. 

b. The applicant shall be required to pay all development fees of the City then in effect at the time, and in 

such amounts as may prevail when building permits are issued. 

10. CC&R’s 

a. Copies of the CC&Rs shall be submitted to Engineering and Planning Servicesfor approval prior to 

approval of the Final Map. 

b. The applicant shall make provisions in the CC&Rs for maintenance by the homeowners’ association of 

private driveways, parking areas, private utilities (including sewer and water), storm water and drainage 

facilities, private street lighting, landscaping both onsite and within fronting public right-of-way.  These 

provisions must be approved by Engineering Services prior to approval of the Final Map. 

c. The CC&Rs must state that the homeowners’ association assumes liability for damage and repair to City 

utilities in the event that damage is caused by the homeowners’ association when repair or replacement 

of private utilities is done. 

d. The CC&Rs shall reference the recorded Storm Water Control Facility Maintenance Agreement and the 

approved Storm Water Quality Management Plan (SWQMP) for the project. 

11. SURVEYING AND MONUMENTATION 

a. All property corners shall be monumented by a person authorized to practice land surveying and a Record 

of Survey Map (or Corner Record if appropriate) shall be recorded. 
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CITY of ESCONDIDO  

STAFF REPORT 

 

Agenda Item No. _3_ 

November 10, 2026 

 

 
 

DATE:  November 4, 2026 
 
TO:  Planning Commissioners  
 
FROM:  Garrett Smith, City Planner 
 
SUBJECT: City Vacancy Rates and Relevance to the Planning Commission’s Work 
 

 

At its meeting of October 13, 2026, Planning Commission Chair Speer requested a discussion item be placed on a 
future agenda to discuss the relevancy of vacancy rates in Escondido on the work of the Planning Commission, in 
compliance with Planning Commission Bylaws Section B, 5, c, ii. 
 
As such, this item is being agendized for the Commission’s November 10, 2026 meeting. No formal staff report is 
being provided at this time as this agenda item is intended for discussion purposes for the Planning Commission. 
 
For reference, an audio recording can be accessed via the following link with discussion on this topic found at the 
48:44 minute mark: https://youtu.be/kkxJG3bLkH4?si=hKJSOKRNymqEc0Sf&t=2924  
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CITY of ESCONDIDO  

STAFF REPORT 

 

Agenda Item No. _4_ 

November 10, 2026 

 

 
 

DATE:  November 4, 2026 
 
TO:  Planning Commissioners  
 
FROM:  Garrett Smith, City Planner 
 
SUBJECT: Planning Commission Bylaws 
 

 

The Planning Commission Bylaws were originally enacted in October 2018 to provide a framework for its 
operation and management. They were subsequently updated in August 2022 and amended in November 2022.  
 
Acknowledging these bylaws have not been formally revisited in 4 years, and as the Development Services 
Department prepares for the upcoming 2027 calendar year (including scheduling future meeting dates/times), 
Planning staff thought it would be appropriate to initiate discussion on whether any revisions to the bylaws were 
appropriate or desired.  
 
For example, the Commission has regularly held its meetings on the second and fourth Tuesday of each month 
starting at 7:00 p.m. Staff hoped to get confirmation from the Commission on whether it desired to continue with 
this time slot or look at an earlier 5:00 or 6:00 start time, which would require some advanced scheduling 
coordination for 2027. 
 
Planning Services does not have any recommended changes to said bylaws. Rather, staff hoped to establish time 
for the Commission to reflect on any issues/matters that have been encountered since the 2022 version has been 
in use where revisions to the bylaws would be appropriate. Additionally, the City Attorney’s Office and other staff 
may also have observations on the bylaw text that could be informative in the discussion. Any desired edits are 
anticipated to be drafted and brought back at a later date for Commission consideration. 
 
A copy of the PC Bylaws have also been provided as an attachment to this staff report for the Commission’s use. 
Note that Section E, at the conclusion of the document, further discusses any amendments to the bylaws. 
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CITY of ESCONDIDO  

STAFF REPORT 

 

Agenda Item No. _5_ 

November 10, 2026 

 

 
 

DATE:  November 4, 2026 
 
TO:  Planning Commissioners  
 
FROM:  Garrett Smith, City Planner 
 
SUBJECT: Tentative Future Agenda Items 
 

 

The items listed below are anticipated to be brought to the Planning Commission for consideration, discussion, 
and/or recommendation to the City Council over the next several months. Because there are factors out of City 
staff’s control, this list is subject to change. The intent is to provide visibility regarding projects that the 
Commission should expect to see in the near future. (Items are listed in no particular order.) 
 
Additionally, these items shall not be considered to be agenda items for this meeting so no discussion is permitted 
other than clarification of what the item is. 
 

 

Private Development Projects:  
 

- None at current time 
 

Policy Work: 
 

- Urban Forestry Workshop (tentative Fall 2026/Winter 2027) 
- Misc. Housing Element Implementation Ordinances (tentative Fall 2026/Winter 2027) 
- Sign Code Amendments (tentative Fall 2026/Winter 2027) 
- Objective Design Standards – Workshop/Hearing (tentative Winter 2027) 
- Escondido 2040 (2027/2028) 

 

Planning Commission Matters and Requests: 
 

- None at current time 
 

Future Meetings: 
 

- PC Meeting Cancellations: weeks of Thanksgiving/Christmas 
- PC Remaining 2026 Meeting: 12/8/2026 
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