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WELCOME TO YOUR COMMISSION MEETING 
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 Tuesday, May 27, 2025 

 
 
 
 

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. 
 

 

 

 
  

2

https://escondido-ca.municodemeetings.com/


 
 Tuesday, May 27, 2025 

 
 

AGENDA 

CALL TO ORDER 

FLAG SALUTE 

ROLL CALL 

APPROVAL OF MINUTES 

1. May 13, 2025 

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. PL25-0149/PL25-0150/PL25-0151 – 339 S. Escondido Boulevard/West 4th Lofts 

REQUEST:  Approval of a Planned Development Permit (Master and Precise Plan) and a Design Review 
Permit to allow for the construction of a 5-story multi-family building with a total of 35 units on a 0.23-
acre site with residential units on the ground-floor (“Project”). The Project site is zoned Specific Planning 
Area (S-P), and has a General Plan Land Use Designation of Specific Planning Area 9 (Downtown Specific 
Plan). The Project includes a density bonus request, and would provide four (4) Very-Low-Income units. 
In accordance with State Density Bonus Law and Article 67 (Density Bonus and Residential Incentives), the 
Project would utilize two (2) incentives/concessions to reduce the required amount of open space, and to 
allow balconies to project into a required front yard setback. The Project also includes on- and off-site 
improvements consisting of new off-street parking spaces, open space, stormwater management, and 
right-of-way improvements. The Project includes an environmental determination. 
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PROPERTY SIZE AND LOCATION: The 0.23-acre site is located on the northwest corner of S Escondido 
Boulevard and 4th Avenue is addressed at 339 S Escondido Boulevard. (Assessor’s Parcel Number(s): 
233-141-15-00) 

APPLICANT:  Stephen Dalton Architects 

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

STAFF RECOMMENDATION:  Recommend approval to City Council  

CITY COUNCIL HEARING REQUIRED:  _X_YES         ___NO 

CURRENT BUSINESS 

FUTURE AGENDA ITEMS 

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. 

SELECTION OF CHAIR AND VICE-CHAIR 

PLANNING COMMISSIONERS REPORT 

CITY PLANNER'S REPORT 

3. Tentative Future Agenda 

ADJOURNMENT 
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       CITY of ESCONDIDO 
               Planning Commission Minutes 
 
                           Tuesday, May 13, 2025 

 

MINUTES 

CALL TO ORDER: 7:01 p.m. 

FLAG SALUTE:  Chair Weiler. 

ROLL CALL: 

Commissioners Present: Stan Weiler, Chair; Marc Correll, Commissioner; Jeff Jester, Commissioner; and Barry 
Speer, Commissioner;  

Commissioner Absent: Carrie Mecaro, Commissioner; Dustin Steeve, Commissioner. 

City Staff Present: Veronica Morones, City Planner; Dare DeLano, Assistant City Attorney; Owen Tunnell, Assistant 
City Engineer; Doug Moody, Building Official; La Vona Koretke, Deputy Fire Marshall; Brenna Miller, Deputy City 
Attorney; Anthony Mullins, Code Compliance Manager; Frank Sandoval, Code Compliance Officer; Andrew 
Modglin, Fire Prevention Specialist; Pricila Roldan, Associate Planner; Brooke Peterson, Contract Planner; and Alex 
Rangel, Minutes Clerk. 

APPROVAL OF MINUTES:   

1. April 08, 2025 Meeting Minutes. 
A request was made by Chair Weiler to modify the language in Chair Weiler’s postponement of the 
selection of Chair and Vice-Chair to read “to ensure that a full commission is present.” 
Motion: Chair Weiler; Second: Commissioner Speer. 
Motion carried (3-0) to approve the minutes, as amended. 
Ayes: Weiler, Jester, Speer. 
Nays: None. 
Abstain: Correll. 
Absent: Mecaro, Steeve. 

WRITTEN COMMUNICATIONS: 
 
None. 

ORAL COMMUNICATIONS: 

Allen Williams provided a public comment regarding project PL23-0129/PL23-0130/PL25-0085/PL25-0086, 
“ISKCON of Escondido Krishna Temple and Residential Project.”  

PUBLIC HEARINGS: 

None. 
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       CITY of ESCONDIDO 
               Planning Commission Minutes 
 
                           Tuesday, May 13, 2025 

 
CURRENT BUSINESS: 

2. C23-1348 / 1004 N. Ash Street Notice and Order Appeal 
 
REQUEST:  A request to overturn the Notice and Order to Abate a Public Nuisance issued for 1004 N. Ash 
for violations of the Escondido Municipal Code related to a substandard building and unsafe structure on 
site. 
 
PROPERTY SIZE AND LOCATION:  The 0.17-acre site is located on the northeast corner of Ash Street and 
Lincoln Avenue and is addressed at 1004 N. Ash Street. (Assessor’s Parcel Number: 227-355-26-00) 
 
ENVIRONMENTAL STATUS:   Not a project under CEQA, pursuant to CEQA Guidelines section 15378(b)(5).   
 
APPELLANT: Zeiler Properties, LLC. 
 
STAFF RECOMMENDATION:  Approve Planning Commission Resolution No. 2025-05 denying the appeal 
and upholding the issuance of the Notice and Order to Abate a Public Nuisance. 
 
PUBLIC COMMENT: 
 
Steve Aldaco, representative for Zeiler Properties LLC, spoke in favor of the appeal and provided a 
presentation on the topic.  
Rick Zeiler, member of Zeiler Properties, LLC, spoke in favor of the appeal.  
William Zeiler spoke in favor of the appeal. 

COMMISSION DISCUSSION: 

The commissioners discussed with the appellant and staff the progress that has been made regarding the 
Notice and Order since the April 08, 2025 Planning Commission meeting.  
 
COMMISSION ACTION:  
 
Motion to adopt Planning Commission Resolution No. 2025-05, denying the appeal and upholding the 
issuance of the Notice and Order to Abate a Public Nuisance. 
Motion: Chair Weiler; Second: Commissioner Speer. 
Motion .  
Ayes: Weiler, Correll, Jester, Speer. 
Nays: None. 
Absent: Mecaro, Steeve.  
 

Commissioner Weiler called for a recess of the Planning Commission at 7:56 p.m. 
 
Commissioner Weiler called the meeting to order at 7:59 p.m. 
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               Planning Commission Minutes 
 
                           Tuesday, May 13, 2025 

 
3. PL25-0044 – 2024 General Plan Annual Progress Report 

 
REQUEST:  A request for Planning Commission to receive and file the 2024 calendar year General Plan 
Annual Progress Report. 
 
PROPERTY SIZE AND LOCATION:  CityWide 
 
ENVIRONMENTAL STATUS:  Not a project under CEQA, pursuant to CEQA Guidelines section 15378(b)(5). 
 
APPLICANT: City of Escondido, Development Services Department. 
 
STAFF RECOMMENDATION: Receive and File. 
 
PUBLIC COMMENT: 
 
None. 

COMMISSION DISCUSSION: 

Commissioners requested clarification on items presented in the report. 

COMMISSION ACTION:  

None. 

4. PL22-0010 / 2022 General Plan Amendment 
 
REQUEST:  Receive and file the 2022 General Plan Amendment update and provide feedback to City staff 
regarding draft policy language. 
 
PROPERTY SIZE AND LOCATION:  CityWide 
 
ENVIRONMENTAL STATUS:  Not a project under CEQA, pursuant to CEQA Guidelines section 15378(b)(5). 
 
APPLICANT: City of Escondido, Development Services Department. 
 
STAFF RECOMMENDATION: Receive and File. 
 
PUBLIC COMMENT: 
 
None. 

COMMISSION DISCUSSION: 
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Commissioners requested information regarding the proposed amendments, including the Environmental 
Justice Element, Community Protection policies, and future outreach efforts. 

COMMISSION ACTION:  

None. 

FUTURE AGENDA ITEMS: 

None. 

ORAL COMMUNICATIONS: 

None.  

SELECTION OF CHAIR AND VICE-CHAIR: 

This item is postponed until a full commission can be present. 

PLANNING COMMISSIONERS: 

None. 

CITY PLANNER'S REPORT: 

Veronica Morones, City Planner, provided information for the next regularly scheduled Planning Commission 
meeting. 

ADJOURNMENT 

Chair Weiler adjourned the meeting at 8:35 p.m. 

 

 
___________________________________        _____________________________ 
Veronica Morones, Secretary to the Escondido       Alex Rangel, Minutes Clerk 
Planning Commission 
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STAFF REPORT 

 

DATE: May 27, 2025 
PL25-0149/PL25-0150/PL25-0151 – 339 S. Escondido Boulevard/West 4th Lofts 

 
 

PROJECT NUMBER / NAME: PL25-0149/PL25-0150/PL25-0151 – 339 S. Escondido Boulevard/West 4th Lofts 

REQUEST:  Approval of a Planned Development Permit (Master and Precise Plan) and a Design Review Permit to allow 
for the construction of a 5-story multi-family building with a total of 35 units on a 0.23-acre site with residential units 
on the ground-floor (“Project”). The Project site is zoned Specific Planning Area (S-P), and has a General Plan Land Use 
Designation of Specific Planning Area 9 (Downtown Specific Plan). The Project includes a density bonus request, and 
would provide four (4) Very-Low-Income units. In accordance with State Density Bonus Law and Article 67 (Density 
Bonus and Residential Incentives), the Project would utilize two (2) incentives/concessions to reduce the required 
amount of open space, and to allow balconies to project into a required front yard setback. The Project also includes 
on- and off-site improvements consisting of new off-street parking spaces, open space, stormwater management, and 
right-of-way improvements. The Project includes an environmental determination. 
 

PROPERTY SIZE AND LOCATION: The 0.23-acre site is 
located on the northwest corner of S Escondido 
Boulevard and 4th Avenue is addressed at 339 S Escondido 
Boulevard. (Assessor’s Parcel Number(s): 233-141-15-00) 

APPLICANT:  Stephen Dalton Architects 

GENERAL PLAN / ZONING: SPA-9/S-P PRIMARY REPRESENTATIVE:  Sebastian Beingolea 

DISCRETIONARY ACTIONS REQUESTED: Planned Development Permit (Master and Precise Plan) and Design Review 
Permit 

PREVIOUS ACTIONS:  N/A 

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

STAFF RECOMMENDATION:  Recommend approval to City Council  

REQUESTED ACTION: Approve Planning Commission Resolution No. 2025-06 

CITY COUNCIL HEARING REQUIRED:  _X_YES         ___NO 

REPORT APPROVALS:  Dare Delano, Assistant City Attorney 

 X Veronica Morones, City Planner 
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BACKGROUND 

The project site is located at the northwest corner of S. Escondido Boulevard and 4th Avenue, and is addressed at 
339 S. Escondido Boulevard. The site is zoned S-P (Specific Plan), and is within the Southern Gateway District (SG) 
land use district of the Downtown Specific Plan (DSP). The site has a General Plan land use designation of Specific 
Plan Area 9 (Downtown Specific Plan) (see Attachment 1 – Aerial, General Plan, and Zoning Map).  

The project site is currently occupied by a mixed-use building comprised of an auto-dealership, and four (4) 
residential dwelling units. According to building records, the structure was built in 1954, and has been occupied by 
a variety of uses over time.  

The project site is located approximately .20 miles south of the Downtown core, and is surrounded by a mix of 
residential, commercial, and other non-residential uses as shown in Table 1 below. 

Table 1 – Surrounding Land Uses  

Location Zoning Land Use 

North Specific Plan (S-P) Restaurant 

East Specific Plan (S-P) Auto Dealership 

South Specific Plan (S-P) Vacant 

West Specific Plan (S-P) Multi-Family 

SUMMARY OF REQUEST 

On January 8th, 2024, Stephen Dalton Architects (“Applicant”), represented by Sebastian Beingolea, submitted an 
application for construction of a thirty-five unit (35) multi-family building consistent with the Downtown Specific 
Plan. The proposed project entails approval of a Planned Development Permit (Master and Precise Plan) and Design 
Review Permit to construct a 34,463 square-foot, 5-story, 35-unit multi-family building with ground level residential 
unit and parking, and podium level courtyard (“Project”) (see Attachment 2 – Site Plan).  

The Project includes demolition of the existing automobile dealership, and the four (4) existing residential units on-
site. In accordance with Senate Bill (SB) 330, the Applicant provided income verification to determine whether the 
existing units qualify as “protected units” under state law. City staff reviewed the provided information as part of 
the application review process, and determined that three (3) of the four (4) residential units are occupied by low- 
or very low-income households, and thus considered “protected units”. As a result, the Applicant would be required 
to deed-restrict 3 new units for very-low-income households, and is required to comply with the applicable 
provisions related to replacement units, relocation benefits, and right of first refusal, as outlined in draft Condition 
of Approval Nos. G.1-3. The Applicant will also provide an additional very-low-income unit for a total of four (4). 
The provision of the 4 very-low-income units allows the Applicant to utilize density bonus, incentives/concessions, 
and waivers consistent with State Density Bonus Law, and Article 67 (Density Bonus and Residential Incentives) (see 
Attachment 3 – Density Bonus Request).  
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As identified in Figure II-4 (Locations for Residential Uses) of the Downtown Specific Plan (DSP), the Project site is 
located within an area of the DSP that allows ground floor residential uses with approval of a Planned Development 
Permit, in accordance with Article 19 of the Escondido Zoning Code (EZC). Furthermore, Article 64 (Design Review), 
section 33-1354(a) of the EZC requires a Design Review Permit for Planned Development Projects. The Planning 
Commission’s role is to recommend a decision to the City Council on the required permits for the Project.  

The Applicant would also make frontage improvements within the City’s right-of-way, including but not limited to: 
sidewalks, curb returns, and pedestrian ramps in accordance with the design principals of the Downtown Specific 
Plan. The improvements will also include an enhanced sidewalk, street trees, and pedestrian lighting.  

SUPPLEMENTAL DETAILS OF REQUEST 
 

Standard   

1. Property Size: 0.23 net acres 

2. Number of Units: 35 Dwelling Units 

 Minimum Required Proposed 

3. Unit Size: N/A1 441 sq. ft. – 812 sq. ft.  

4. Density: 100 du/ac permitted 152 du/ac2 

5. Lot Coverage/Floor Are Ratio: None/None 70%/3.45 

6. Building Height 75’-0” (5 Stories) 54’-10” (5 stories) 

7. Motor Vehicle Parking: 55  163 

8. Bicycle Parking: N/A 20 spaces 

9. Setbacks:   

a. Front Yard: 14’-0” from edge of curb or at 
right-of-way, whichever is 
greater 

14’-0”4 

b. Rear Yard: None 1’-6” 

c. Side Yard: None 1’-6” 

d. Street Side:  14’-0” from edge of curb or at 
right-of-way, whichever is 
greater 

14’-0” 

10. Open Space / Landscaping: 10,500 sq. ft.  990 sq. ft.4 
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11. Trees: N/A 10 

12. Signage: N/A Sign permit to be reviewed during 
building permit submittal – 
conditioned to comply with Article 
66 (Signs) 

13. Trash: Trash Enclosure Bins within Trash Room  

14. Lighting: N/A Reviewed upon building permit 
submittal – conditioned to comply 
with Article 35 (Outdoor Lighting) 

15. Heating and Ventilation: Screened Screened with parapet 

1Pursuant to the DSP, there is no minimum unit size requirement, unlike the requirement for the multi-family zones as regulated by the 
Escondido Zoning Code.  
2In accordance with State Density Bonus Law, and Article 67, exceedance of maximum allowable density may be permitted subject to the 
provision of affordable units. 
3In accordance with Assembly Bill 2097, a local agency may not enforce minimum parking requirements for developments within ½ mile of 
a Major Transit Stop. 
4In accordance with State Density Bonus Law, the Applicant requests the use of incentives/concessions to allow a projection into the 
required front yard setback, and reduction in open space (refer to Attachment 2). 

PROJECT ANALYSIS 

1. General Plan Conformance: 
 

a. Land use and density consistency  

As detailed in the “supplemental details of request”, the Applicant requests the utilization of two 
incentives/concessions. The first incentive/concession is for the reduction of the open space 
requirement in order to facilitate the development of a high-density project in an urban area. The 
Project requires 10,500 square-feet of open space (common or private), and the Applicant would 
provide 990 square-feet resulting in a 9, 510 square-foot reduction. The Applicant indicated that 
the reduction of the open space requirement would increase the available funds required to fulfill 
the on-site affordability units thereby allowing the Project to achieve the proposed density. The 
second incentive/concession would allow a projection of the balconies into the required front yard 
setback on the second through fifth floors to accommodate the necessary unit count, thereby 
increasing available funds to provide the on-site affordable units. This projection would provide the 
Applicant with additional space to provide the bonus units without reducing the footprint of the 
building.   
 

The City’s Staff Development Committee reviewed the requested incentives/concessions, and 

determined the requested incentives/concessions would not cause a specific, adverse impact upon 

public health and safety, or the physical environment, or on any real property that is listed in the 
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California Register of Historical Resources. The Applicant’s requested incentives/concessions entail 

a reduction in the open space requirement, and for a projection of balconies into the required front 

yard setback. There is nothing in the administrative record from the City’s Fire Department, 

Engineering Division, or Building and Safety Division indicating that the requested 

incentive/concessions would impact the public health and safety, nor is there any real property 

within the site that is listed within the California Register of Historical Resources. Therefore, the 

requested incentives/concessions comply with the requirements of State Density Bonus Law and 

Article 67. 

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 requested incentives/concessions along with certain waivers of development standards 

that are consistent with requirements of State Density Bonus Law 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 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 the City’s inventory of sites and is shown in 
the City’s Housing Element as accommodating 10 new moderate-income units. The proposed 
Project would result in no new moderate-income units for the site. Therefore, no net loss provisions 
apply and the below findings are required to be met: 
 

 
 

1. The reduction is consistent with the City’s adopted General Plan, including the 
housing element, in that the Project is a high-intensity infill development which 
provides a higher density than projected in the Housing Element. While the 
proposed Project would result in a loss of 10 planned for moderate-income units, 
the City would gain 35 total units, with four reserved for very-low-income 
households; 
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2. The remaining sites identified in the housing element are adequate to meet the 

requirements of Section 65583.2 and to accommodate the jurisdiction’s share of 

the regional housing need pursuant to Section 65584, in that if the project is 

approved, the remaining need will be reduced to 8,107 units, while the Housing 

Element Sites Inventory would still have a capacity for 10,617 housing units, 

including adequate moderate-income units to meet the City’s need of 1,527 

moderate-income units, as there are 1,667 moderate-income units remaining on 

sites identified within the sites inventory inclusive of the proposed Project. 

 
2. Specific Plan Conformance: 

 
The project is located with the Southern Gateway (SG) land use district of the Downtown Specific Plan (DSP). 
As discussed in the DSP, the vision of the SG district is to incorporate urban-style residential land uses while 
preserving the integrity of historic resources located within the district. The Project is an urban infill 
development that is surrounded by commercial uses to the north and the east. The Project would provide 
an increase in the number of residents in the area to support the commercial uses along Escondido 
Boulevard; furthermore, the close proximity to the core of Downtown assists in the realization of the DSP’s 
vision to create a “dynamic, attractive, economically vital city center providing [a] social, cultural, economic, 
and residential focus”. As shown in the “supplemental details of request,” the Project would exceed the 
allowable density of 100 dwelling units per acre due to the Applicant’s provision of four (4) Very-Low-
Income (VLI) units. The calculation is provided in Table 2 below:  
 

Table 2 – Density Calculation 

Density Calculation 

Base Density (permitted under 
zoning): 

 
100 dwelling units per acre x 
0.23 acres 

 
23 dwelling units 

Target Units (Affordable Units): 
4 (VLI) ÷ 23 base units 17.39% of affordable units 

Bonus Units: 
23 base units x 50% increase in 
density  

12 bonus units (rounded up from 
11.5) * 

Total Amount of Units Proposed: 35 Dwelling Units (23 base units + 12 bonus units) 

*In accordance with state law, every calculation of a Density Bonus Project is rounded up. 

3. Climate Action Plan Consistency: 
 
The Project consists of the construction of 35 dwelling units in an urban area of the City. The Project is not 
subject to the measures of the Climate Action Plan in that the Project is consistent with the existing General 
Plan land use designation, and does not exceed the threshold of 55 dwelling units for Multi-Family Housing. 
In accordance with the Climate Action Plan, its Consistency Checklist, and Article 47 of the Zoning Code, the 
Project would emit fewer than 5000 MTCO2E per year, and impacts would be less than significant. No 
further documentation is necessary. 
 

4. Site Design 
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a. Grading, topography, retaining wall, and fencing:  
 
The Project is relatively flat, and retaining walls are not necessary to facilitate development on-site. 
A grading permit would be required pursuant to Article 55 but no significant grading is proposed 
due to the existing topographical nature of the site. The proposed Project does not include any 
perimeter fencing around the site; however, the proposed balconies would be fenced and would 
be painted in a beige color.  
 

b. Project Access and Circulation: 
 
The Project site has two existing driveways located on W. 4th Avenue. The proposed Project includes 
the removal of one driveway, and would utilize the other driveway for access into the proposed 
parking garage. The driveway would be improved to City standard and widened to 24’-0” in 
compliance with the Escondido Zoning Code. As shown on the proposed floor plan, the only 
accessible areas of the building from the ground level would be a staircase for pedestrians, electrical 
and fire room, and the lobby. Residents of the multi-family building would have direct access to the 
parking garage via the lobby of the building. Both the City’s Fire Department and Traffic Engineering 
Division staff reviewed the proposed Project for adequate access and circulation maneuvering and 
found the Project to comply with City requirements to ensure public health and safety for the future 
tenants and surrounding uses.  
 

c. Building Orientation: 
 

The primary building elevation is along the Escondido Boulevard (eastern elevation) while the 
garage entry is oriented along W. 4th Avenue (southern elevation). The courtyard on the second-
floor orients toward the properties adjacent to the north (northern elevation), and to the existing 
multi-family use to the west (western elevation). The primary building elevation improves the 
aesthetic of Escondido Boulevard and promotes a pedestrian friendly streetscape, along a 
commercial corridor of the City. As detailed in the “supplemental details of request,” the Project 
includes a request to utilize an incentive/concession to allow for a projection into the front yard 
setback, specifically the balconies on the second through fifth floor. This incentive/concession 
would allow the Applicant to provide additional units; additionally, the resulting design would 
encourage an enhanced streetscape by bringing the building closer to Escondido Boulevard.  
 

d. Open Space and Landscaping 
 
As detailed in the “supplemental details of request,” the Project includes a request to utilize one 
(1) of two (2) incentives/concessions. Under the DSP regulations, 10,500 sq. ft. of open space would 
be required for the Project; however, the proposed Project provides 990 sq. ft. of open space. Due 
to the high-density nature of the Project, the Applicant is unable to provide the open space required 
by the DSP. The proposed design of the building includes private open space for all the units, along 
Escondido Boulevard, W. 4th Avenue, and within the interior of the site. Further, the proposed 
design does include a courtyard. The courtyard includes a variety of amenities, including furniture, 
raised planters, and furniture. While the proposed Project does not include the required amount of 
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open space as designated by the DSP, State Density Bonus Law and Article 67 provide a mechanism 
which technically allows for the reduction. Based on City staff review, the proposed 
incentive/concession to reduce the required amount of open space would facilitate the proposed 
Project as designed to accommodate the bonus density.  
 

e. Parking: 
 
Assembly Bill 2097 (AB 2097) is a California law that prohibits public agencies or cities from 
imposing a minimum automobile parking requirement on most development projects located 
within a half-mile radius public transit. Projects located within a half-mile of public transit are 
generally eligible for the automobile parking reduction provided by AB 2097. This includes 
residential, commercial, and industrial projects, but does not include hotels, motels, bed and 
breakfast inns, or other transient lodgings. 
 
The Project site is a residential project located within one-half mile of “Public Transit” which means 
a “Major Transit Stop” as defined in Public Resources Code Section 21155, as noted on the plans, 
and confirmed by City staff. Government Code section 21064.3 defines a “Major Transit Stop” as 
an “an existing rail or bus rapid transit station” (Escondido Transit Center located at the intersection 
of Quince and W. Valley). The proposed Project is a qualifying project under AB 2097, and the 
Applicant invoked the application of AB 2097 to the proposed Project. Therefore, the proposed 
Project provides a total of 16 spaces on-site for use by the residents.  
 

5. Building Design: 
 

a. Building Height, Mass, and Scale: 
 
The total height of the proposed building is approximately 59’-9” and comprised of five (5) stories. 
The height of the building is consistent with the allowed height of buildings within this area of the 
DSP. This area of the DSP allows for buildings up to 75’-0 (and 5 stories) along Escondido Boulevard, 
and limits buildings to 60’-0” (and 4 stories) in height at the intersection of Escondido Boulevard 
and 2nd Avenue. The proposed height is consistent with the heights envisioned in the DSP, and is 
not out of scale with the surrounding area. Adjacent to northeast of the Project site is an existing 
4-story mixed-use development with ground floor commercial and residential units above.  
 

b. Residential Floor Plans: 
 
As detailed in the “supplemental details of request” the Project would provide a mix of studios and 
one (1) bedroom units ranging from 441 sq. ft. to 812 sq. ft. All of the units would include a hook-
up for a washer/drying unit, and storage for the units would be provided along the common areas 
for a total of 3,888 cubic feet of storage.  
 

c. Building Materials: 
 
The primary proposed building material consists of metal siding along Escondido Boulevard and W 
4th Avenue, away from the residential uses to the east. It is staff’s opinion that metal siding may 
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sometimes be inappropriate in a residential development; however, the Applicant’s use of a 
modern design consisting of contemporary material--with the metal siding oriented away from the 
residential areas and towards Escondido Boulevard—alleviates concerns that such material is 
proposed inappropriately. The proposed design of the building incorporates a mix of stucco, brick 
veneer, and CMU block with a smooth finish which provide a warm juxtaposition to the metal siding 
resulting in visual relief.  

FISCAL ANALYSIS 

The Applicant is responsible for payment of all applicable Development Impact Fees (DIF), prior to issuance of a 
building permit.  

ENVIRONMENTIAL ANALYSIS 

California Environmental Quality Act (“CEQA”) Guidelines lists classes of projects that have been determined to not 
have a significant impact on the environment and as a result are exempt from further environmental review under 
CEQA. 

As detailed in Attachment “4”, pursuant to CEQA, the Project is categorically exempt from further environmental 
review under CEQA Guidelines Section 15332 (In-Fill Development Projects). Based on the information in the 
administrative record, including, but not limited applicable municipal code ordinances, the Climate Action Plan 
consistency checklist, traffic scoping agreement, and storm water quality management plan, the Project would not 
result in any significant effects relating to traffic, noise, air quality or water quality. Furthermore, the project does 
not trigger any of exceptions to the use of an exemption under Section 15300.2 (Exceptions) of the CEQA guidelines. 

The Planning Commission’s decision to recommend approval of the Project, includes a recommendation on the 
environmental determination noted above.  

PUBLIC INPUT 

As of the date of publication, City staff received one public comment in support of the Project. The commenter was 
supportive of the in-fill nature of the Project.  

CONCLUSION AND RECOMMENDATION 

Based on the analysis contained in this staff report, and as presented by staff during the May 27, 2025 public 
hearing, City staff recommends that the Planning Commission adopt Resolution No. 2025-06 recommending 
approval of the Planned Development Permit (Master and Precise Plan) and Design Review Permit to the City 
Council. The Project would revitalize an underutilized parcel as identified in the DSP; furthermore, implementation 
of the Project would advance the goals of the DSP which include high-density development in the City’s core.  

Motion as recommended by City staff: “Recommend approval of the Project, as conditioned, and adopt Resolution 
No. 2025-06, recommending approval of the Project to the City Council.”  

ATTACHMENTS 

1. Location, Zoning, General Plan
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2. Site Plan 

3. Density Bonus Request 

4. Notice of Exemption 

5. Draft Planning Commission Resolution No. 2025-06 including Exhibits A, B, C, and D 
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OVERALL SITE PLAN
PROPOSED PROJECT: PHG 19-0034
PL25-0149, PL25-0150, PL25-0151
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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).:
PL25-0149, PL25-0150, PL25-0151

ADDRESS: 339 S. Escondido Blvd 

APN(S): 233-141-15-00 

PROJECT 
NARRATIVE (Attach 

additional sheet if  
necessary) 

New construction of  a 35 Apartment unit, 5-Story residential project with ground level 
parking. 

SITE HISTORY (e.g., 

past entitlements, 
actions, CEQA review, 
existing development, 

site characteristics): 

Current Application for Entitlements. 

The existing site is 4 multi-family units (all studios) and a used car dealership. The existing 4 
units will be demolished and replaced by the proposed 35-unit development.  

GENERAL PLAN 
DESIGNATION: 

SPA 9: Downtown Specif ic Plan 

BASE DENSITY 

CALCULATION & 
ALLOWANCE: 

100 x .23 AC = 23 

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: 

4 
4 

IF UNITS ARE PROPOSED FOR REMOVAL FILL OUT SECTION E.

C. Proposed Density Bonus Request

TOTAL UNITS 
PROPOSED: 

35 

NO. AFFORDABLE 
UNITS & 

(AFFORDABILITY 

LEVELS): 

4 VLI 

PERCENTAGE OF 
AFFORDABLE UNITS: 

17.4% 

DENSITY INCREASE 
PERMITTED (%): 

50% OF 23 BASE DU 

DENSITY BONUS 

UNITS ALLOWED: 
12 

CITY OF ESCONDIDO 

 Planning Division 

Density Bonus 

Request 

Attachment 3 
Density Bonus Request Form

Project Nos. PL25-0149, PL25-0150, PL25-0151
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* Per EMC If any residential units are proposed for demolition, additional verification information will be required to ensur e 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 suf ficient 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 
 

 

13 

22 

 

 

 
  

D. Incentives/Concessions1 and Waivers2 

NO. OF INCENTIVES/ 

CONCESSIONS PERMITTED: 
3 NO. OF WAIVERS REQUESTED: 0 

NO. INCENTIVES/ 
CONCESSIONS REQUESTED: 

2 
 

  
  

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 def initive in identifying the requested standard, code, or regulation 

waiving/modif ication. 

 

Note: A proposed project must not have a specif ic, 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 

Ex: One additional unit 

Ex: Density 
allowances 

calculated pursuant 
to Art. 6 and Art. 67 

of EMC 

Ex: One additional 

residential unit. 

Ex: The addition of one unit to the project would 
allow for reduced costs to the overall project. By 

providing for an additional above-moderate unit, 
the development can fiscally cover the 
construction and reduced sale cost of the X 

number of very-low-income units that will be sold 
at a restricted rate. Further, the allowance of the 
additional unit would offset overall HOA costs 
associated with the development, with projected 

cost savings for owners of $XX/month for the 
development. 

1. COMMON OPEN SPACE 
 
 

 
 
2. SETBACK PROJECTION 
 

 
 

35 DU X 300SF/DU =  
10,500 SF 
 

 
 
Front Setback 
requirement per 

FIGURE III-5  under 
“SG” zone column. 

 PUBLIC 
 COURTYARD = 990 SF 
 

 
 
4’-0” Max balcony 
projection into setback 

The reduction of required open space allows the 
project to provide the necessary unit count. 
Thereby increasing the available funds required to 

fulfill the onsite affordable housing commitment. 
 
The projection of balconies into setbacks allows 
the project/site to accommodate the necessary 

unit count. Thereby increasing the available funds 
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Density Bonus Request Form 
Rev. 05/2024 

 
 
 

required to fulfill the onsite affordable housing 
commitment. 

Waiver 

Waiver 
Development 

Standard (citation) 
Proposed Justification 

Ex: Height 
Ex: 35-feet, 2-stories 
(Art. 6, § 33-107) 

Ex: 50-feet, 4 stories 

Ex: The existing standards would preclude the 
project at the density requested and as designed 

in that it would inhibit the ability to achieve the 
number of units proposed given the total area of 
the project site. The project makes efficient use of 
the site; however, due to the constrained lot size, 

and in an effort to provide the minimum allowed 
parking and open space areas as an amenity for 
residents, additional height is needed to achieve 

the proposed density.  
    

    

    

    

    
Notes:  

 

E. Existing unit information 

• Restricted Af fordable 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 

af fordable to lower or very low-income households. 

N/A 

• 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).  

Statewide rent control. Nothing specif ic to this property. 

• 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. 

Unit 1, Studio: Josue Mendez & Ana Olivar. Monthly Rent: $1,595. Household Annual Income: $88,992 

Unit 2, Studio: Douglas Williams. Monthly Rent: $1,520. Household Annual Income: Unknown (Tenant occupied at 

Purchase) 

Unit 3, Studio: Chandler Graham. Monthly Rent: $1,595. Household Annual Income: $101,940.  

Unit 4, Studio: Brandi Bird. Monthly Rent: $1,495. Household Annual Income: $76,310 

• 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. 
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* Per EMC If any residential units are proposed for demolition, additional verification information will be required to ensur e 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 suf ficient 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. 

Unit 1, Studio: Josue Mendez & Ana Olivar. Monthly Rent: $1,595. Household Annual Income: $88,992 

Unit 2, Studio: Douglas Williams. Monthly Rent: $1,520. Household Annual Income: Unknown (Tenant occupied at 

Purchase) 

Unit 3, Studio: Donald Seccombe & Lisa Mattey. Monthly Rent: $1,365. Household Annual Income: Unknown (Tenant 

occupied at Purchase) 

Unit 4, Studio: Luke Morel & Maria Temprendola. Monthly Rent: $1,495. Household Annual Income: $78,000 

• No Units Occupied; All Units Vacant or Demolished; Incomes of  Former Tenants: If  all units that existed on the site in 

the last f ive 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 f ive 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. 

All four units are Occupied. 
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Updated: 6/17/2021 

   CITY OF ESCONDIDO 
PLANNING DIVISION 

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 
     Planning Division 

201 North Broadway 
Escondido, CA  92025 

Project Title/Case No:  West 4th Lofts/PL25-0149/PL24-0150/PL25-0151 

Project Location - Specific: Located on the northwest corner of South Escondido Boulevard and West 4th Street, 
and is addressed as 339 South Escondido Blvd (APN: 233-141-15-00) 

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

Description of Project: Approval of a Planned Development Permit (Master and Precise Plan) and Design Review 
Permit (inclusive of density bonus) for the demolition of an existing four-unit multi-family building and used car 
dealership and for the construction of a new five-story, 35-unit multi-family residential development. There would be 
31 market rate and four very low-income for rent dwelling units, ranging in size from studios to one-bedroom 
apartments. The ground floor would have 16 parking spaces, bicycle parking, biofiltration basin planter, and water 
efficient landscaping. Amenities will include a common 990 square foot common courtyard, private balconies or 
patios, private storage, and laundry. The project includes a density bonus of 12 units in addition to the 23 units allowed 
by current zoning, with four units reserved for very low-income households in accordance with State Density Bonus 
Law and SB 330. The Project is permitted three incentives or concessions and unlimited waivers. The Applicant has 
chosen to request two concessions to reduce the required usable open space, reduce the required front setback. The 
subject property is zoned Specific Plan (S-P) with adherence to the development standards in the Southern Gateway 
District within the Downtown Specific Plan. The General Plan land use designation for the property is SPA 9.  

Name of Public Agency Approving Project:  City of Escondido 

Name of Person or Agency Carrying Out Project: 

Name:  Stephen Dalton Architects (c/o Sebastian Beingolea) 
Address:  444 South Cedros Ave, Studio 185, Solana Beach, CA 92075 
Telephone: 858-792-5906 

 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: 

a. The Project is consistent with applicable general plan designation and all applicable general plan policies, as
well as with applicable zoning designation and regulations, in that the proposed Project entails a multi-family
residential development consistent with the Specific Planning Area 9 and all applicable General Plan policies,
as well as the development standards within the Downtown Specific Plan for Southern Gateway District,
except for the incentives/concessions and waivers requested and granted as part of the Density Bonus
request;

b. The Project site is located within City of Escondido limits, on a site that is less than five acres, and is
substantially surrounded by urban uses, as the Project site is approximately 0.23 acres. It is surrounded by
residential uses to the south and west, and commercial uses to the north and east;

Attachment 4 
Notice of Exemption

Project Nos. PL25-0149, PL25-0150, PL25-0151
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c. The Project site has no value as habitat for endangered, rare or threatened species, in that the Project site
was previously developed as a mixed-use development with commercial and residential uses. The Project
site is listed as “Urban/Developed” within the City’s Draft Subarea Plan;

d. Approval of the project would not result in any significant effects relating to traffic, noise, air quality, or water
quality, in that the Project would be required to comply with the City’s noise ordinance, which includes
construction and operational noise limits. The Project site is within a half-mile walking distance of a major
transit stop, the Escondido Transit Center. Per the VMT Memo (dated January 17, 2025) prepared by Marc
Mizuta (Mizuta Traffic Consulting), the Project is presumed to have a less than significant impact on VMT as
it is located in a transit-accessible area, and VMT efficient area, thus screening out of VMT analysis pursuant
to the City’s adopted Traffic Impact Analysis guidelines. Per the LMA analysis the Project is forecasted to
generate less than 500 daily trips, an does not add 30 or more peak-hour trips to an intersection. The Project
is designed to comply with required storm water regulations for the purpose of containing drainage and
ensuring water quality. Project construction would be required to comply with the Air Quality’s Resource
Board’s standards on construction emissions and is below identified thresholds within the City’s adopted,
qualified Climate Action Plan (2021), as detailed in the CAP Consistency Checklist for the Project. The Project
is consistent with the City’s General Plan and Zoning regulations except for all incentives/concessions and
waivers requested and granted as a part of the Density Bonus request and would therefore would not result
in adverse impacts related to traffic, noise, air quality, or water quality;

e. The Project site can be adequately served by all required utilities and public services in that the Project site
is a previously developed site with existing utilities located adjacent to the site. The Project would be required
to build to the City’s standards that allow for the Project to connect to existing services, including sewer and
water connections.

Additionally, the Project also does not trigger Section 15300.2 (Exceptions) of the CEQA Guidelines, which would 
disqualify the use of an exemption for the following reasons: 

a. Location – The exemption proposed is a Class 32 (In-Fill Development Projects) exemption, and the Project
does not include a Class 3, 4, 5, 6, or 11 exemptions. Based on this, this exception is not applicable.

b. Cumulative Impact – The Project is located within the Downtown Specific Plan which has a certified Final
Environmental Impact Report for the existing land uses through the specific plan. The Project is consistent
with the adopted specific plan, and is consistent with the types of projects envisioned for this area of the plan.

c. Significant Effect – There are no unusual circumstances involved in the Project, as it is located in an urban
area of the City and is consistent with the development standards and use of the property as envisioned
through the adopted Downtown Specific Plan.

d. Hazardous Waste Site – As demonstrated by the Applicant, the Project is not located within a Hazardous
Waste Site pursuant to Section 65962.5 of the Government Code.

e. Historical Resource – The Project includes demolition of an existing mixed-use building comprised of
commercial uses and residential units. The existing building is not identified in the City’s Local Register or in
Escondido Sites Survey. This exception is not triggered.

Lead Agency Contact Person:  Ivan Flores Area Code/Telephone/Extension: 760-839-4529 

Signature: 
Ivan Flores, AICP Principal Planner Date 

 Signed by Lead Agency Date received for filing at OPR: 

 Signed by Applicant 
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Planning Commission 
Hearing Date:  MAY 27, 2025 
Effective Date: MAY 28, 2025 

 

 PLANNING COMMISSION RESOLUTION NO. 2025-06 

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF 
ESCONDIDO, CALIFORNIA, RECOMMENDING APPROVAL OF 
PLANNED DEVELOPMENT PERMIT (MASTER AND PRECISE PLAN) AND 
DESIGN REVIEW PERMIT (INCLUDING DENSITY BONUS) FOR 
CONSTRUCTION OF A THIRTY-FIVE (35) UNIT MULTI-FAMILY 
BUILDING 

 

 
 

APPLICANT:  Stephen Dalton Architects (C/O Sebastian Beingola) 
 
 CASE NO:  PL25-0149/PL25-0150/PL25-0151 
 

 WHEREAS, Stephen Dalton Architects, represented by Sebastian Beingola, (“Applicant”), filed a 

land use development application, Planning Case No. PL25-0149/PL25-0150/PL25-0151 (“Application”) 

constituting a request for a Planned Development Permit (Master and Precise Plan) and Design Review 

Permit to allow a construction of a thirty-five unit (35) multi-family building with ground-floor residential 

uses (“Project”) on a 0.23 net acres located at 339 S. Escondido Boulevard (APN 233-141-15-00), in the 

Specific Plan (S-P) 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, the Planning Division 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, multi-family development with ground-floor residential is a permitted use within the 

Specific Plan (S-P) zone as detailed in the Downtown Specific Plan, subject to the approval of a Planned 

Development Permit (Master and Precise Plan), in accordance with Article 19 (Planned Development 

Zones) of the Escondido Zoning Code; and    

WHEREAS, Planned Development projects requiring discretionary review by the Planning 

Commission require approval of a Design Review Permit, in accordance with Article 64 (Design Review) of 

the Escondido Zoning Code; and 

WHEREAS, the Project includes a request of a Density Bonus, in accordance with State Density 

Bonus Law, and Article 67 (Density Bonus and Residential Incentives), in order to exceed the maximum 

allowable number of units and to utilize incentive/concessions; and 

WHEREAS, based on the administrative record, the requested incentives/concessions would not 

impact the public health and safety, nor would it impact any real property within that site that is listed 

within the California Register of Historical Resources; and 

WHEREAS, the Applicant has demonstrated that the Project is within one-half mile of a major 

transit stop as defined in Government Code section 21064.3 and does not meet any of the standards 

under such regulation to cause the Project to be ineligible, and thus eligible to use Government Code 

section 65863.2 et seq. (also known as Assembly Bill (AB) 2097); and  

WHEREAS, pursuant to Government Code section 65863.2 et seq., a public agency (i.e., the City) 

shall not impose or enforce any minimum automobile parking requirements on eligible residential 

development projects within one-half mile of a major transit stop as defined under section 21064.3 and 
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WHEREAS, the Project site is identified as a suitable site within the City’s adopted and certified 

sixth cycle housing element, and allocated 10 new moderate-income units on the inventory; and 

WHEREAS, the City maintains a No Net Loss calculation in compliance with Government Code 

section 65863 et seq. and determined there is adequate remaining moderate-income units identified on 

other sites within the suitable sites inventory. Specifically, that 1,667 moderate-income units remain on 

identified sites where the City is required to plan for a minimum of 1,527 moderate-income units based 

on the City’s regional housing need allocation (RHNA); 

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, the Planning Division 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 

  WHEREAS, City staff provided public notice of the application in accordance with City and State 

public noticing requirements; and 

 WHEREAS, on May 27, 2025, 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 the Planning Division 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;  
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b. Oral testimony from City staff, interested parties, and the public;  

c. The staff report, dated May 27, 2025, 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”), and that none of the exceptions to an exemption under Section 15330.2 (“Exceptions”) are 

triggered, as detailed under Exhibit “C”.   

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 recommend for approval by the Planning 

Commission.  The Planning Commission expressly declares that it would not have recommended 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. 
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  5. The development plans for the Project are on file in the Planning Division 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 the Planning Division.  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 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. 
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 PASSED, ADOPTED, AND APPROVED by a majority vote of the Planning Commission of the 

City of Escondido, California, at a regular meeting held on 27th the day of May, 2025, by the following 

vote, to wit: 
 

 AYES: COMMISSIONERS: 

 NOES: COMMISSIONERS: 

 ABSTAINED: COMMISSIONERS: 

 ABSENT: COMMISSIONERS: 

 

 
  ______________________________  
  STAN WEILER, Chair 
  Escondido Planning Commission 
ATTEST: 
 
 
 
______________________________ 
OSCAR ROMERO, Secretary of the 
Escondido Planning Commission 
 

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

above stated. 
 
  
   
                                                                      _____________________________ 
  ALEX RANGEL, Minutes Clerk 
  Escondido Planning Commission 
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EXHIBIT “A” 
LEGAL DESCRIPTION 

Project Nos: PL25-0149, PL25-0150, 
PL25-0151
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EXHIBIT “B” 

Project Case Nos.: PL25-0149, PL25-150, PL25-0151 

 

The architectural drawings are copy-right protected. Please contact the case planner at 

ivan.flores@escondido.gov for further information.  
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EXHIBIT “C” 

 

PROJECT NOS. PL25-0149/PL25-0150/PL25-0151 

 

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 exemptions which have been determined to not 

have a significant effect on the environment, and they are declared categorically exempt 

from the requirement for the preparation of environmental documents. Pursuant to 

CEQA Guidelines Section 15332 (In-Fill Development Projects) the proposed Project 

meets the following criteria: 

 

a. The Project is consistent with applicable general plan designation and all applicable 

general plan policies, as well as with applicable zoning designation and regulations, 

in that the proposed Project entails a multi-family residential development consistent 

with the Specific Planning Area 9 and all applicable General Plan policies, as well 

as the development standards within the Downtown Specific Plan for Southern 

Gateway District, except for the incentives/concessions and waivers requested and 

granted as part of the Density Bonus request, and as permitted by State Density 

Bonus Law and Article 67 of the Escondido Zoning Code; 

 

b. The Project site is located within City of Escondido limits, on a site that is less than 

five acres, and is substantially surrounded by urban uses, as the Project site is 

approximately 0.23 acres. It is surrounded by residential uses to the south and west, 

and commercial uses to the north and east; 

 

c. The Project site has no value as habitat for endangered, rare or threatened species, 

in that the Project site was previously developed as a mixed-use development with 

commercial and residential uses. The Project site is listed as “Urban/Developed” 

within the City’s Draft Subarea Plan; 

 

a. Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality, in that the Project would be required to comply 
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with the City’s noise ordinance, which includes construction and operational noise 
limits. The Project site is within a half-mile walking distance of a major transit stop, 
the Escondido Transit Center. Per the VMT Memo (dated January 17, 2025) 
prepared by Marc Mizuta (Mizuta Traffic Consulting), the Project is presumed to 
have a less than significant impact on VMT as it is located in a transit-accessible 
area, and VMT efficient area, thus screening out of VMT analysis pursuant to the 
City’s adopted Traffic Impact Analysis guidelines. Per the LMA analysis the Project 
is forecasted to generate less than 500 daily trips, an does not add 30 or more peak-
hour trips to an intersection. The Project is designed to comply with required storm 
water regulations for the purpose of containing drainage and ensuring water quality. 
Project construction would be required to comply with the Air Quality’s Resource 
Board’s standards on construction emissions and is below identified thresholds 
within the City’s adopted, qualified Climate Action Plan (2021), as detailed in the 
CAP Consistency Checklist for the Project. The Project is consistent with the City’s 
General Plan and Zoning regulations except for all incentives/concessions and 
waivers requested and granted as a part of the Density Bonus request and would 
therefore would not result in adverse impacts related to traffic, noise, air quality, or 
water quality; 
 

d. The Project site can be adequately served by all required utilities and public services 

in that the Project site is a previously developed site with existing utilities located 

adjacent to the site. The Project would be required to build to the City’s standards 

that allow for the Project to connect to existing services, including sewer and water 

connections.  

 

3. The Project also does not trigger Section 15300.2 (Exceptions) of the CEQA 

Guidelines, which would disqualify the use of an exemption for the following 

reasons: 

a. Location – The exemption proposed is a Class 32 (In-Fill Development 

Projects) exemption, and the Project does not include a Class 3, 4, 5, 6, or 

11 exemptions. Based on this, this exception is not applicable.  

b. Cumulative Impact – The Project is located within the Downtown Specific 

Plan which has a certified Final Environmental Impact Report for the existing 

land uses through the specific plan. The Project is consistent with the 

adopted specific plan, and is consistent with the types of projects envisioned 

for this area of the plan.  

c. Significant Effect – There are no unusual circumstances involved in the 

Project, as it is located in an urban area of the City and is consistent with the 

development standards and use of the property as envisioned through the 

adopted Downtown Specific Plan.  
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d. Hazardous Waste Site – As demonstrated by the Applicant, the Project is 

not located within a Hazardous Waste Site pursuant to Section 65962.5 of 

the Government Code.  

e. Historical Resource – The Project includes demolition of an existing mixed-

use building comprised of commercial uses and residential units. The 

existing building is not identified in the City’s Local Register or in Escondido 

Sites Survey. This exception is not triggered.  

 

4. The Planning Commission, or their designee, has independently considered the full 

administrative record before it, which includes but is not limited to materials and 

evidence submitted by the applicant and other interested parties, and input provided 

by other City departments and public agencies. No substantial evidence has been 

submitted that would support a finding that any above-described exemptions are not 

applicable to the Project. The Project will not have a significant effect on the 

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

 

Planned Development Permit Findings (Escondido Zoning Code Section 33-403 of 

Article 19) 

 

The Planning Commission has reviewed the record, including applicable CEQA findings, 

and recommends that the City Council make the following findings in approving the Planned 

Development Permit: 

 

1. The location, design, and residential density of the proposed planned development is 

consistent with the goals and policies of the Escondido General Plan and any applicable 

specific plan or with any policies adopted by, or being considered by the Escondido city 

council, or in the process of being prepared and adopted; 

 

The Project is located within the Southern Gateway (SG) land use district of the Downtown 

Specific Plan (DSP). In this area of the DSP, the maximum residential density is 100 

dwelling units per acre (“100 du/acre”). The Project includes a density bonus request to 

exceed the maximum allowable units, and will provide four (4) Very-Low-Income units to 

achieve bonus units. The increase in density is permitted by State Density Bonus Law, and 

Article 67 (Density Bonus and Residential Incentives). The location, design, and residential 

density of the proposed Project is consistent with the goals and policies of the Escondido 

General Plan and DSP in that the Project complies with the height limits of the DSP, and is 

an area of the DSP that encourages high density urban living, along a commercial corridor.  

 

2. The proposed location allows the planned development to be well integrated with its 

surroundings; 

 

40

Item 2.



The Project requires a Planned Development Permit (Master and Precise Plan) due to the 

proposed ground floor residential uses, as detailed under Figure II-4 of the DSP. The 

proposed location of the Project is within an area of the DSP that encourages high density 

urban living as demonstrated by the allowable height for this specific area (75’-0” maximum, 

7-stories). The Project is consistent with the type of development envisioned along 

Escondido Boulevard which is considered a commercial corridor leading into the core area 

of the DSP. This location is a suitable site for the type of development that proposed. 

Further, directly adjacent to the northeast of the Project site is a 4-story mixed-use 

residential development of similar massing and height.   

 

3. All vehicular traffic generated by the planned development will be accommodated safely 

and without causing undue congestion upon adjoining streets; 

 

As detailed in the Planning Commission staff report, dated May 27, 2025, the Project 

screened out of any further Vehicles Miles Traveled (VMT) analysis as documented in the 

Project-specific traffic scoping agreement. Furthermore, based on the traffic scoping 

agreement, the Project is anticipated to generate less than 500 daily trips, and does not add 

thirty (30) or more peak hour trips to an intersection thereby satisfying General Plan 

requirements for level-of-service (LOS) requirements.  

 

4. The proposed location and design allows residents and business establishments 

proposed within the zone to be adequately serviced by existing or proposed public 

facilities and services and does not provide an undue or negative impact on existing 

public facilities and services. In appropriate circumstances, and as provided elsewhere 

by city code, the city may require that suitable areas for schools, parks and playgrounds, 

pedestrian ways or public open spaces be dedicated for public use, or reserved by deed 

covenant for the common use of all residents, establishments or operations in the 

development; 

 

The Project is conditioned to address necessary resizing of water and sewer lines to 

facilitate the development Project on the site. Existing utility infrastructure exists in and 

around the Project site, and the site previously maintained connections to those facilities. 

The Project will not have a negative impact on existing public facilities and services upon 

compeletion of the public improvements in that the City’s Utilites Department reviewed the 

Project as a part of the Staff Development Committee and determined there is adequate 

capacity and existing infrastructure to serve the Project. Minor changes to line sizing 

connecting the main to the site (i.e., lateral) are required for the Project to ensure minimum 

health and safety needs. The Project is conditioned provide a new 6-inch sewer lateral that 

is be connected to an existing 8-inch sewer main.   
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5. The overall design of the proposed planned development produces an attractive, 

efficient and stable environment; 

 

The Project requires a Planned Development Permit to construct residential units on the 

ground-floor of the buiding per the DSP. The proposed Planned Development project will 

revitalize an underutilized parcel by providing new housing opportunities for residents, along 

a commercial corridor. This revitalization will create an influx of new and existing residents 

into the DSP, and produce an attractive, and stable environment for those in the surrounding 

neighborhood. Further, the Project is subject to the City’s Design Review process, which 

applied objective design standards to the Project to ensure compatibility with surrounding 

uses and adequate site design.  

 

6. The planned development is well integrated with its settings, does not require excessive 

earthmoving or grading, or destruction of desirable natural features, nor is visually 

obstructive or disharmonious with surrounding areas and facilities, and does not 

substantially harm major views from adjacent properties; 

 

The Planned Development Permit is required for ground-floor residential uses as indicated 

in the DSP. The topography of the site is relatively flat, and does not require excessive 

earthmoving or grading. Furthermore, the building height is consistent with the DSP’s height 

standard for this district. The Project is subject to the City’s Design Review process, which 

applied objective design standards to the Project to ensure compatibility with surrounding 

uses and adequate site design. 

 

7. The uses proposed have a beneficial effect not obtainable under existing zoning 

regulations. Any departure from existing ordinance requirements shall be warranted by 

the design and the amenities incorporated in the planned development in accord with 

adopted city policy 

 

The Project proposes a multi-family use consistent with the DSP land use matrix and 

requires the Planned Development Permit (PDP) to allow for ground floor residential uses 

where they are otherwise not permitted. The Project includes the presence of one 

residential unit and ancillary parking structure on the ground floor triggering the requirement 

of the PDP. The location, design, and residential density of the proposed Project is 

consistent with the goals and policies of the Escondido General Plan and DSP in that the 

Project complies with the height limits of the DSP, and is an area of the DSP that 

encourages high density urban living, along a commercial corridor. With the exception of 

the incentives/concession granted pursuant to State Density Bonus Law and Article 67 of 

the Escondido Zoning Code, the Project complies with all existing zoning regulations.  
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Design Review Permit Findings (Section 33-1359 of Article 64 of the Escondido 

Zoning Code) 

 

The Planning Commission has reviewed the record, including applicable CEQA findings, 

and recommends that the City Council make the following findings in approving the Design 

Review Permit: 

 

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 Project is located within the DSP which envisions a high-density urban lifestyle for the 

Souther Gateway (SG) land use district. The Project is consistent with the heights permitted 

in this area of the DSP, and complements the surrounding commercial area by providing an 

influx of new and existing residents to patronize the existing businesses. Implementation of 

the Project would assist in the realization of the DSP as being an area of the City where 

one can live, work, and play.  

 

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

the character of the surrounding neighborhood. 

 

The Project is located on a site that permits up a building up to 75’-0” in height (7 stories), 

and as detailed in the Planning Commission staff report, dated May 27, 2025, is consistent 

with the heights envisioned for this area of the DSP. There is an existing four (4) story 

building across S Escondido Boulevard, so the builk and scale will not be incompatible with 

the surrounding neighborhood. Additionally, the building is constructed and designed in a 

manner that focuses the massing of the building along Escondido Boulevard, and away 

from the residential uses to the west.  

 

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 includes a mix of very-low and medium water usage landscaping to be 

consistent with Article 62 (Water Efficient Landscape) of the Escondio Zoning Code. Along 

the project’s frontage, a total of six (6) street trees are proposed, and is consistent with the 

requirements detailed in Article 62. 

 

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

55, Grading and Erosion Control. 
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The project is relatively flat in topography, and grading would be limited. No mass grading 

or precise grading triggering the need for a grading exemption is proposed. The site was 

previously developed and is previously disturbed. 

 

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 by the City’s Staff Development Committee for conformance with 

objective design review standards, and standards applicable to the site layout and building 

design including, but not limited to setbacks, building height, lot coverage, etc. The Project 

proposes a mix of material such as brick veneer, metal siding, CMU block with a smooth 

finish, and stucco. The use of this material results in a contemporary modern design of the 

building, and is consistent with the standards of the Downtown Specific Plan. Additionally, 

the incorporation of the balconies results in a building with varying planes, thus avoiding a 

box like massing which is discouraged by the DSP.  

 

6. The project is consistent with the goals and objectives of the city’s general plan. 

 

As detailed in the Planning Commission staff report, dated May 27, 2025, the Project is 

consistent with the goals and objectives of the City’s General Plan through the realiziation 

of the DSP. The Guiding Principles for the DSP envision a dynamic, attractive, and 

economically vital city center, and implementation of the Project would execute the vision 

for the DSP.  

 

No Net Loss: 

 

Pursuant to California Government Code Section 65863, the Planning Commission finds 

the following:  

1. The Project site, or a portion thereof, is identified in the Housing Element to 

accommodate a portion of the regional housing need. The identified capacity on the 

Project site is as follows: 10 new moderate-income units. The proposed Project 

reduces the density of the site below what was projected in the Housing Element; 

the Housing Element shows a site capacity of 10 moderate-income units, whereas 

4 very low-income units are proposed. Therefore the Project would result in a loss 

of 10 moderate units from the City’s identified sites inventory and overall provide 6 

less affordable units than the estimated capacity in the Housing Element Sites 

Inventory.   

 

2. The Housing Element, adopted on March 22, 2023, requires that the City 

accommodate 9,607 low-/moderate-/above-moderate income units as its share of 
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the regional housing need, with 1,496 low-/moderate-/above-moderate income units 

either constructed, approved, or projected to be provided through accessory 

dwelling units, leaving a remaining need for 8,111 units. If the proposed Project is 

approved, the remaining need will be reduced to 8,107 units. With approval of the 

Project, the Housing Element Sites Inventory would still have an identified capacity 

of 10,617 housing units overall. With respect to moderate-income units, with 

approval of the Project, the City would maintain a total of 1,667 identified moderate-

income units on sites within the sites inventory, where the regional housing need 

allocated the City a total of 1,527. Therefore, approval of the Project would result in 

a no net loss of units of moderate-income units and a no net loss overall for those 

sites remaining on the suitable sites inventory.  

 

Density Bonus Determinations (Article 67 Section 33-1419 of Chapter 33) 

 

1. The Project is consistent with the provisions of this article. 

 

The Project proposes the development of 35 dwelling units within the Southern 

Gateway District of the Downtown Specific Plan area. The Project site is currently 

developed with a used car dealership and a four unit multi-family building. Based on 

the tenant records from the past five years, three of the four units are deemed 

“protected units”. As a result, the Project must provide at least three deed-restricted, 

comparable dwelling units for low-income households. The Project proposes to 

provide four very low-income dwelling units. The Downtown Specific Plan permits a 

maximum density of 100 dwelling units per acre for the Project site, which would 

allow 23 dwelling units on the 0.23-acre site. With the inclusion of four very low-

income dwelling units, the percentage of affordable units will be 17.4% of the total 

base density. Per Article 67 Section 33-1413 of Chapter 33, the Project is eligible 

for a density bonus of up to 50% of the base dwelling units, granting entitlement to 

12 bonus dwelling units. The Applicant has opted to add 12 bonus unit, bringing the 

total to 35 dwelling units.  

 

According to Article 67 Section 33-1414 of Chapter 33, the Project is entitled to three 

incentives/concessions and unlimted waivers of development standards. The 

Applicant requested two incentives or concessions. The first requested concession 

is to reduce the required area for usable common open space. The development 

standard required for usable open space for residential development within the 

Downtown Specific Plan area is 300 square feet per dwelling unit. Therefore, the 

Project would be required to provide a total of 10,500 square feet. The Applicant has 

expressed that the standard open space requirement would prevent the Project from 

reaching the necessary unit count and therefore, financially hinder the Project from 

obtaining the necessary funds to fullfill the onsite affordable housing commitment. 
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The Applicant proposes a 990 square foot common courtyard and approximately 

2,380 square feet of private usable open space. The second requested concession 

is for the required front setbacks along S Escondido Blvd. In the Southern Gateway 

District, the required front setback is measured either at the right of way or 14 feet 

from ultimate street curb face, whichever is greater. For the Project site, the required 

setback would be 14 feet from the ultimate street curb face. The Applicant has 

expressed that the standard setback requirement would prevent the Project from 

reaching the necessary unit count and therefore, financially hinder the Project from 

obtaining the needed funds to fulfill the onsite affordable housing commitment. In 

obtaining the concession, the baloncies along S Escondido Blvd will be able to 

project into the 14-foot setback but remain within the bounds of the Project site.  

 

Based on the Staff Development Committee’s review, these concessions would not 

adversely impact public health, safety, or the physical environment. 

 

The information provided above is outlined in the Density Bonus Request Form 

(Planning Commission Staff Report, dated May 27, 2025 — Attachment 3), which 

includes the requested incentives, concessions, and waivers, all of which are in 

compliance with the provisions of Article 67. 
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EXHIBIT “D” 

 

PROJECT NOS. PL25-0149/PL25-0150/PL25-0151 

 

CONDITIONS OF APPROVAL 

 

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

on January 08, 2024, and the Project drawings consisting of Site Plans, Floor Plans, Sections, 

Architectural Elevations, Civil Sheets/Grading, Landscape Plans and Colored Elevations; all designated, 

and recommed for approval by the Planning Commission on May 27th, 2025 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. If the Permit was filed as or concurrent with a Tentative Map or Planned 

Development application, 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 the Planning Division for certification 

electronically.  Said plans must be certified by the Planning Division prior to submittal of any post-
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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 the Planning Division. 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 building 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 the Building Division 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 Planning Division, within two working days of the 
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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 within this subsection shall be 
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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 the Planning Division, Engineering Services Department, 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 the Planning and Engineering Division.  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 the Planning 

Division 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 the Planning Division 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 16 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 
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amount, shall be 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 the Planning Division.  

 
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 the Engineering Services 

Department 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 

electronically submitted to the Engineering Services Department with the second 

submittal.  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 Division 

and Engineering Services Department prior to issuance of grading permits, and shall be 
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equivalent or superior to the conceptual landscape plans included as part of the Approved 

Plan set, to the satisfaction of the Planning Division. 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 the Planning Division 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 Division Conditions: 

 

1. The Project shall be designed in accordance with incentives/concessions identified in Density 

Bonus Request attached as Attachment 3 of the Planning Commission staff report, dated May 

27, 2025. 

 

F. Housing and Neighborhood Services Conditions: 

 

1. Four 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 four 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, 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 
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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 Division 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). 

 
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. 

 
G. SB 330 

 

1. Very Low-Income Deed Restriction: The Project shall provide a minimum of three 

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) that is a comparable 

unit to the existing dwelling unit 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 
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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 Division 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 Project, the Applicant 

shall provide to the satisfaction of the City’s Planning and Housing and Neighborhood 

Services Divisions, a Residential Relocation Assistance Program that outlines the 

relocation benefits tenants are entitled to under SB 330 and state law. The program shall 

include Relocation Advisory Services, Payment for Moving Expenses, and Replacement 

Housing Payment. This program will then be provided to the tenants of the existing 

dwelling unit.  

 

3. Right to First Refusal: Prior to issuance of the demolition permit for the existing 

building(s), a signed letter from the prior tenants 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 they 

accepted to occupy the newly constructed comparable unit at the affordable rent or 

waived their right for rental.  

 

H. Specific Fire Department Conditions: 

1. All Fire Department Connections (FDC) shall be in an approved location.  

 

2. Underground fire line plans, fire sprinklers, and fire alarm plans shall be deferred submittals to 

Escondido Fire Department.  

 
3. All access shall be a minimum vertical clearance of 13’-6”. 

 

I. Specific Engineering Division Conditions: 

 

GENERAL 

1. The applicant shall provide the City Engineer with a Preliminary Title Report covering subject 
property. 
 

2. The location of all existing on-site and adjacent utilities and storm drain facilities shall be 
determined by the Developer’s engineer. If a conflict occurs with the proposed project or 
improvements, arrangements for relocation of the conflicting utilities/facilities shall be made with 
the owner of the utility/facility prior to approval of the Grading Plans. This utility/facility relocation 
work shall be completed prior to issuance of Building Permits. 
 

3. Improvement plans prepared by a Civil Engineer, required for all public street, utility, and storm 
drain improvements, and Grading/Private Improvement plans prepared by Civil Engineer, 
required for all grading, drainage and private onsite improvement design, 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. Landscaping Plans shall be prepared by a 
Landscape Architect.  
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4. 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 developer with the 
City of Escondido prior to the approval of the Final Map and Grading Plan.  The Developer 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.  The 
Developer is required to provide a Cash Clean Up deposit for all grading, landscaping, private 
Improvements and onsite drainage improvements prior to approval of Grading Plans and 
issuance of Grading Permit. This Cash Clean Up Deposit amount shall be 10% of the total cost 
of the project private improvements, drainage and landscaping.  The Developer is required to 
provide Performance (100% of total public improvement cost estimate), Labor and Material (50% 
of total public improvement cost estimate) and Guarantee and Warrantee (10 % of total public 
improvement cost estimate) bonds for all public improvements prior to approval of the 
Improvement Plans and issuance of Building Permits. All improvements shall be completed prior 
to issuance of a Certificate of Occupancy. 
 

5. If site conditions change adjacent to the proposed development prior to completion of the project, 
the developer 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. 
 

6. All public improvements shall be constructed in a manner that does not damage existing public 
improvements.  Any damage shall be determined by and corrected to the satisfaction of the City 
Engineer. 

 

STREET IMPROVEMENTS AND TRAFFIC 

1. Improvement plans prepared by a Civil Engineer are required for all public street and utility 
improvements. 
 

2. The developer shall remove and reconstruct frontage improvements (sidewalk, curb returns, and 
pedestrian ramps) on Escondido Boulevard in accordance with design principals of South 
Escondido Boulevard Neighborhood. Improvements shall include but not limited to construction 
of enhanced sidewalk, street trees, pedestrian lighting and modification of curb return to the 
satisfaction of the City Engineer and Planning Director. 
 

3. The developer shall remove and reconstruct the existing curb return and drainage structure at 
the southwest corner of Escondido Boulevard and 4th Avenue in accordance with the South 
Escondido Boulevard curb return design. 
 

4. The developer shall remove the existing curb along project frontage on 4th Avenue and replace 
with and replace with a standard 6 inch curb & gutter to the satisfaction of the City Engineer.  The 
developer may also be required to remove the existing sidewalk and landscaping along the 
project frontage on 4th Avenue and replace with new sidewalk and landscaping consistent the 
requirements of the Downtown Specific Plan guidelines, Design Review Board and Planning 
Director. 
 

5. The developer shall be responsible for any damaged sections of curb & gutter and street 
improvements along project frontage on Escondido Blvd and 4th Avenue to the satisfaction of the 
City Engineer. 
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6. The developer may be responsible for grind and overlay of Escondido Blvd and 4th Avenue along 
project frontage due many utility trenches necessary to serve this project and construction 
damage. The City Engineer shall determine the extent of overlay improvements prior to 
completion of the project. 
 

7. Access to this project shall be improved with an alley-type driveway in accordance with 
Escondido Standard Drawing No. G-5-E, with a minimum throat width of twenty-four (24) feet. 
 

8. All unused driveways shall be removed and replaced with full height curb and gutter and sidewalk 
in accordance with City standards. 
 

9. Adequate horizontal sight distance shall be provided at all street intersections and driveway 
entrances.  Increased parkway widths, open space easements, and restrictions on landscaping 
may be required at the discretion of the City Engineer.  
 

10. The developer’s engineer shall prepare a complete signing and striping plan for all improved 
roadways.  A private contractor shall do any removal of existing striping, and shall do all new 
signing and striping. 
 

11. Pedestrian access routes shall be provided into the project to the satisfaction of the City 
Engineer. 
 

12. All gated vehicular entrances shall be setback a minimum of twenty (20) feet from back of 
sideway, shall be designed and improved to the satisfaction of the City Engineer.  The gated 
entrance shall remain open during the A.M. and P.M. peak hours.  

 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. 

 

 

 

GRADING 

1. A site grading and erosion control plan shall be approved by the Engineering Department prior 
to issuance of building permits. 
 

2. All private driveways and parking areas shall be paved with a minimum of 3” AC over 6” of AB 
or 5 1/2” PCC over 6” AB.  All paved areas exceeding 15% slope or less than 1.0% shall be 
paved with PCC.  
 

3. Erosion control, including riprap, interim sloping planting, gravelbags, 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. 
 

4. The developer 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. 
 

5. Trash enclosures shall be constructed to comply with storm water quality management 
requirements to the satisfaction of the City Engineer. 
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All site grading and erosion control plans shall be prepared by a Registered Civil Engineer. A separate 
submittal to the Engineering Department is required for the site grading and erosion control plans. Plans 
will not be forwarded from the Building Department.   

 
DRAINAGE 

1. 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. 

2. 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 calculations, treatment calculations, post-construction storm water treatment 
measures, and maintenance requirements. 

3. All site drainage with emphasis on the roadway, 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 will need to reflect these areas of storm water 
treatment. 

4. The Developer’s engineer shall design and the Developer shall construct any permeable 
surfaces proposed for the project to the specifications of the County of San Diego Green Streets 
manual in effect at the time the grading permits are issued. All permeable surfaces within the 
project footprint that are subject to vehicular traffic shall be designed for H20 loading. 

5. The project owner shall perpetually maintain all permeable surfaces in accordance to the 
standards established by the County of San Diego Green Streets manual in effect at the time the 
grading permits are issued. City shall have the right to inspect all permeable surfaces as needed 
to ensure they function as designed. City shall have the right to require qualified third party testing 
at the property owner’s expense when surface failure is suspected. Contractor qualifications are 
outlined in the County of SD Green Streets manual. The project owner will be required to repair 
or reinstall the permeable surface for all failing surfaces to County of SD Green Streets manual 
standards in place at the time of the grading permit. In the event of failure to maintain the 
permeable pavers system that result in not functioning as designed, the project owner will be 
responsible to replace the pervious pavers system with an alternate method of storm water 
treatment system or will be required to transition the project to a priority storm water development 
project by complying with the applicable requirements, including development of a Storm Water 
Quality Management Plan and the installation of structural best management practices. 

6. The developer will be required to have the current owner of the property sign, notarize, and 
record a Storm Water Control Facility Maintenance Agreement.  
 

WATER 

 

1. Water services, meters and backflow prevention devices shall be a minimum of 1-inch in size. 

Water meters and backflow prevention devices shall not be installed within driveway aprons or 

drive areas. 
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2. The developer is responsible to determine the water demands of the project. The minimum water 

service size is 1-inch.  At a minimum, backflow devices shall be equal in size to the water lateral.  

 
3. The final locations and sizing of all required water mains, water services, fire hydrants, detector 

check assemblies, and other water appurtenances shall be designed and installed to the 

satisfaction of the Director of Utilities and the Utilities Engineer. 

 
4. Fire hydrants to be replaced, reconnected or relocated as part of this project shall be replaced 

in entirety per City of Escondido Standard W-3-E. Fire Hydrants together with an adequate water 

supply shall be installed at locations approved by the Fire Marshal. Developer shall show the 

locations of all required hydrants, detector check assemblies, fire department connections and 

post indicator valves on the improvement plans. 

 

5. Fire suppression and sprinkler systems beyond the detector check assemblies are private and 

shall be designed and constructed per current Building, Plumbing, and Fire Code Standards, and 

per the requirements of the City Fire Marshal and City Building Official and shall be approved by 

a separate submittal to the Building Department. Although private and approved by separate 

plans and permit, all fire suppression lines within the right-of-way or within public utility 

easements shall be shown for reference and review on the various final engineering plan sets. 

Private fire suppression lines may not run parallel within the public right-of-way or within public 

utility easements. The property owner shall be responsible for all maintenance of these fire 

suppression and sprinkler systems. 

 

6. No trees or deep-rooted plants shall be planted within 10 feet of any public water or recycled 

water main. There shall be no permanent structures located within the City’s Public Utility 

Easements. 

 

7. All on-site water lines and backflow prevention devices beyond the City water meter or DCA shall 

be considered a private water system.  The property owner shall be responsible for all 

maintenance of these water lines and appurtenances. 

 

8. The Developer shall disconnect at the public main, all water services and fire hydrants laterals 

to be abandoned, to the satisfaction of the Utilities Engineer and Water Distribution Department. 

 

9. The location and size of water services, backflow prevention devices and sewer laterals shall be 

shown on the improvement plans. 

 

SEWER 

1. New 6-inch private sewer lateral with a standard cleanout within 18-inches of the public right of 

way shall connect to the 8” sewer main in the alley through an existing 2-foot private utility 

easement LOT 7 PARCEL 2 OF MAP 336. Sewer laterals less than 8-inches in diameter shall 

connect to the sewer main with a wye or Inserta-Tee. 

 

2. Sewer lateral shall be constructed per current City of Escondido Standards and Uniform 

Plumbing Code.  

 
3. No trees or deep-rooted plantspl shall be planted within 15-feet of any sewer main of within 10-

feet of any sewer lateral. Sewer lateral shall be 5-feet horizontally clear from other utilities.  
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4. All sewer laterals shall be considered a private sewer system. Owner shall be responsible for all 

maintenance of sewer laterals to the public main. 

 
5. The project design shall be such that all existing or new sewer manholes are accessible at all 

times by City Vactor trucks for maintenance.  

 
6. The developer, through his engineer, shall verify the location of all public utility easements within 

this project and shall verify that the public utilities are within these easements.  

 
7. The developer shall cap and plug all abandoned sewer laterals at the property line.  

 
8. The location of all sewer laterals shall be on shown on the grading and improvement plans 

 

REPAYMENTS AND FEES 

1. 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 developer 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. 

2. The developer 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. 
 

EASEMENTS AND DEDICATIONS 

1. The property owner shall grant to the City a two (2) foot public utility easement along the property 
frontage of Escondido Boulevard in accordance with the design standards and the requirements 
of the City Engineer  
 

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. 

UTILITY UNDERGROUNDING AND RELOCATION 

1. The Developer shall sign a written agreement stating that he has made all such arrangements 
as may be necessary to coordinate and provide utility construction, relocation and 
undergrounding.  All new utilities shall be constructed underground.  
 

SURVEYING AND MONUMENTATION 

1. 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 

May 27, 2025 

Tentative Future Agenda Items 

 
DATE:  May 27, 2025 

 
TO:  Planning Commissioners  
 
FROM:  Veronica Morones, 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: 

- Residential subdivision (density bonus) and CUP Modification for religious facility 
- Lot 1 Residential Redevelopment 

 
Policy Work: 

- Housing Element Implementation Ordinances 
o Ministerial/by-right ordinance 
o Permanent Supportive Housing ordinance 
o ADU ordinance comprehensive update 

- Climate Action Plan Annual Progress Report (2023 & 2024 CY) 
 
Informational Presentations: 

- Pre-Approved Accessory Dwelling Unit Program 
- California Environmental Quality Act  
- North County Mall Permit History 
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