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Table 6 Plant Material Guidelines 
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4.3.2 Walls and Fences 

Generally, walls and fences within the planning areas are designed to function in six (6) ways; they 

shall act as aesthetic boundaries for open space, sound attenuation, retaining barriers along 

roadways or lots, safety fencing around recreational areas, privacy fencing between private open 

space for multi-family dwelling units, and security fencing around conservation open space. Fence 

and wall types allowed within the Specific Plan Area include tubular steel, masonry block/earth-

tone color, living hedge with tubular steel gate, wood, or vinyl privacy fencing, chain link fencing 

around conservation open space. Wall and fencing materials may be substituted with other wall 

and fence types and materials upon review and approval by the Development Services 

Department. The following guidelines should be applied to any walls or fencing within the Specific 

Plan area: 

• Walls and fencing should also be designed in such a way as to become a visual amenity. 

• Walls and fencing should be compatible with the surrounding natural landscapes, colors and 

materials. 

• Standard masonry walls and masonry retention walls are suitable as retaining walls in areas 

where engineering requires more stability and strength. 

• Retaining walls may incorporate fencing along the top of the wall. 

• Split rail fencing may be utilized upon approval from the City of San Marcos Planning 

Department and the stakeholder wildlife agencies for use adjacent to preserved open space. 

Table 7 Allowable Walls and Fencing Types 

Wall and Fence Type Application 

Tubular Steel Perimeter; adjacent to open space areas 
and Recreational Open Space fencing 

Masonry Block Sound attenuation, Retaining 

Living Hedge Private open space areas and common 
walks 

Wood Private open space areas and common 
walks 

Vinyl  Private open space areas and common 
walks 

Chain Link Perimeter; adjacent to conservation open 
space areas 

Split Rail Fence Perimeter; adjacent to conservation open 
space areas 
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4.3.3 Signs and Entry Monuments 

Exterior-illuminated monuments may be included within the Specific Plan Area and if included 

shall accent the overall landscape design and provide focal points within the development as well 

as the entrance to the Plan area. Each planning area may incorporate a monument located at the 

main entryway(s) as a prominent feature of the landscape design. The following design guidelines 

shall be adhered to when designing monuments. 

• Each entryway to a planning area may incorporate a monument sign (excepting 

emergency entries). 

• Monuments within the Plan area shall incorporate materials compatible with the 

surrounding natural landscape features and the landscape design.  

• A variety of materials may be used to design monuments. Some of these materials may 

include tile, stucco, stone veneer plaster, metalwork, draught tolerant shrubs and trees, 

or other draught tolerant vegetation.  

• Monuments may include accent lighting.  

• Entry monuments shall be limited to a maximum of 6’ in height and setback a minimum 

of 5’ from any property line and should not conflict with line-of-sight for vehicular turn 

motions. Any accent pilaster(s) may exceed the 6’ height by up to one (1) foot. 

• Signage identifying the site/development name may be included on site retaining walls 

near the project entry in-lieu of free-standing monumentation.  

• If signage is included in-lieu of monuments, signage will comply with the City of San 

Marcos sign requirements.  

• Precise details for entry monuments shall be provided with plans submitted for the 

construction of monuments. 



 Conceptual Monument Design      Figure 25 
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4.3.4 Lighting 

Lighting within the Specific Plan Area shall be used to accent landscaping and provide safety and 

accent lighting for multi-family building clusters. The following guidelines shall be incorporated 

into all lighting plans: 

• All lighting within the Plan area shall be energy efficient, architecturally appropriate 

fixtures designed to minimize glare, conflict, and light pollution, while providing 

illumination levels that create a safe environment for both vehicles and pedestrians.  

• All areas of the residential land use will be aptly lit to coincide with their relevant use and 

activities.  

• Street lighting will be full cut-off fixtures and will utilize house-side shields to reduce light 

trespass and prevent light pollution.   

• Lighting using the highest efficiency fixtures and lamps are preferred. 

Common area lighting within the Plan area will be used to enhance and complement the character 

of the development.  

• Lighting shall be varied and appropriate for each use within the common areas of 

development. 

Conceptual lighting fixtures and locations are illustrated in Figure 26. During the construction 

drawing phase, the builders will submit drawing details providing light fixtures (cut sheets) to the 

City of San Marcos for conformance with the lighting ordinance and standards. 
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5 CIRCULATION PLAN 

Overview 

The Circulation Plan is an integrated component of the Specific Plan and facilitates an interconnected 

mobility system for bicycles, pedestrians, and vehicles. The Circulation Plan provides developers with the 

blueprint for designing safe and efficient movement within the Specific Plan Area, secondary access, and 

emergency vehicle access, connections to existing roadways within the vicinity of the Plan area, and access 

to regional arterial and highway networks. A minimum 24-foot width curb to curb private internal 

driveway provides connections to all private driveways shall be provided within the Specific Plan Area. At 

least two (2) entryways shall be provided for any residential development proposed within the Specific 

Plan and shall be approved by the Fire Department. Table 8, Table 9, and sections 5.1 and 5.2 describe 

details of roadway design. Figure 30 displays the Circulation Plan concept. 

5.1 EXTERNAL ROADWAYS AND ENTRIES 

Four (4) external roadways circumscribesurround the Specific Plan area. La Mirada Drive is located 

adjacent to the north boundary of the Specific Plan area, South Las Posas Road is located to the east, 

Linda Vista Drive is located on the southern boundary of the Specific Plan area, and Pacific Street is 

located adjacent to the western boundary. Each of these roadways is described in greater detail in 

the following sections. 
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Table 8 External Roadway ROW Improvements 

Roadway Type 
Street Section 
(ROW) Width 

(feet)¹ 

Pavement 
Width 
(feet)² 

Vehicle 
Lanes³  

Parking 
Proposed ROW 
Configuration 

La Mirada Drive 
(North Development 
Option) 

42’ 22’ 1 (13’) Yes (8’) 

12’ urban trail + 5’ 
buffer, & 8’ parking. 
Requires 2’ of ROW 

dedication 

La Mirada Drive 
(South Development 
Option) 

40’ 23’ 1 (13’) Yes (8’) 
13’ urban trail + 5’ 

buffer, & 8’ parking.  

South Las Posas Road 40’-42’ 28’ 2 (14’) No 

8’-10’ parkway includes 
existing sidewalk. 2’ of 
ROW dedication varies. 
8’ landscaped median 

Linda Vista Drive  40’-42’ 18’ 
 

1 (11’) 
No 

6’-9’ of parkway, 12’ of 
urban trail, & 5’ of 
buffer.  2’ of ROW 
dedication varies 

South Pacific Street 40’-42’ 29’ 1 (13’) Yes (8’) 

9-11’ of parkway, 6’ 
sidewalk, 8’ of parking, 

& 8’ bike lane. 2’ of 
ROW varies. 

¹Measured from street centerline on project side of the street. 

 ²Width centerline to curb. 

³Vehicle lanes only account for the lane adjacent to the project frontage.  

5.1.1 La Mirada Drive  

The Mobility Element of the City of San Marcos General Plan identifies La Mirada Drive as a Major 

Road including two (2) travel lanes with parking allowed on either side of the street and Class I 

bicycle facility. North Development Option required improvements would include a varied 12’ to 

18’ wide urban trail which includes a class IV bike facility, sidewalk, buffer area, eight (8) feet of 

parking, and a 13-foot vehicle travel lane. The South Development OptionPlan would require 

improvements to this section of street along the project frontage include a varied 17’ wide urban 

trail which includes a Class IV bike facility, a five (5) foot buffer, eight (8) feet of parking, and a 13-

foot vehicle travel lane. The six-foot buffer will accommodate a bio-filtration basin as a green-

street feature for storm water quality. Restriping is required to reconfigure La Mirada Drive to 

accommodate the urban trail, parking, and vehicle travel lanes. Improvement plans shall be 

required to be reviewed and approved by the City of San Marcos.   
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Figure 27 La Mirada Drive Cross Section 
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5.1.2 Linda Vista Drive 

Linda Vista Drive is classified as a four (4) lane arterial roadway with a Class I bicycle facility in the 

Mobility Element of the General Plan. Once the city adopts its Active Transportation Plan, it would 

require Linda Vista to implement a Class IV bike lane. Right of way improvements along the 

frontage of the Specific area would include a two (2) to four (4) foot wide parkway, 12-feetfoot of 

urban trail with a Class IV bicycle facility and five (5) feet of buffer to the urban trail. The project 

would re-stripe Linda Vista Drive from South Las Posas Road to South Pacific Street from four (4) 

lanes to two (2) travel lanes and a two way left turn lane. Portions of Linda Vista Drive adjacent 

to Lot 4 would include a five (5) foot buffer adjacent to the urban trail/Class I bike lane north of 

the curb. This five-foot buffer will accommodate a bio-filtration basin as a green-street feature 

for storm water quality. Restriping is required to reconfigure Linda Vista Drive to accommodate 

the urban trail, two-way left turn lane, and vehicle travel lanes. Improvement plans shall be 

required to be reviewed and approved by the City of San Marcos.  

Figure 28 Linda Vista Drive Cross Section 
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5.1.3 South Las Posas Road 

South Las Posas Road is identified as a four (4) lane plus arterial roadway with Class II or III bicycle 

facility in the Mobility Element of the General Plan. The proposed improvements to this section 

of frontage would include an additional two (2) feet of right of way in certain segments to facilitate 

space for existing utility cabinets. Additional right-of-way is required to facilitate construction of 

a North County Transit District (NCTD) bus stop. Right-of-way improvements shall include eight 

(8) to 10-foot of parkway. The project will maintain the existing six (6) foot wide sidewalk and will 

provide an eight (8) foot wide landscaped median and 28 feet of paved travel lanes. Improvement 

plans shall be required to be reviewed and approved by the City of San Marcos. 

Figure 29 South Las Posas Road Cross Section 
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5.1.4 South Pacific Street 

South Pacific Street is classified as a Major Road including two (2) lanes with parking allowed on 

either side of the street. Improvements for this section of right of way along the frontage would 

shift the existing curb line west approximately 8-feet and would include a nine (9) to 11-foot- wide 

parkway, a six (6) foot wide sidewalk, eight (8) feet of parking, an eight (8) foot bike lane including 

a bike buffer, and a 13-foot travel lane. Restriping is required to reconfigure South Pacific Street 

to accommodate the proposed sidewalk and parkway, parking, and vehicle travel lanes. 

Improvement plans shall be required to be reviewed and approved by the City of San Marcos  

Figure 30 South Pacific Street Cross Section 
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5.2 INTERNAL CIRCULATION 

The internal circulation system for the Pacific Specific Plan area consists of a combination of private 

internal driveways designed to safely accommodate the level of vehicular, bicycle, and pedestrian 

traffic generated by the residential land use included within the Plan area. The Conceptual Circulation 

Plan exhibit identifies the locations of the internal sidewalk and driveway systems designed for the 

Specific Plan area. The following exhibits and sections provide details and standards for any proposed 

roadway systems. 

There are two residential Planning Area options within the Specific Plan (North Development Plan 

Option and South Development Plan Option).   Whichever Development within the Specific Plan 

Areaplanning area is chosen it shall provide adequate circulation systems for the developed 

arearesidential areas. The circulation system allows for any residential community included in the 

planning area to be self-contained and answerable to a Homeowners Association (HOA) where fees 

can be allocated to maintain their self-contained driveways and entries.  

Driveways in the Specific Plan area will provide a minimum of 24’ of paved driving surface measured 

curb to curb. Where provided, a minimum four (4) foot concrete sidewalk should accommodate safe 

pedestrian travel through each area. ADA path of travel shall be accessible from all units to recreation 

areas and external roadways. A three (3) inch modified rolled curb shall be incorporated into certain 

driveways where buildings occur adjacent to the driveway to accommodate access to garages. Six (6) 

inch curb and gutter shall be provided where no buildings occur as a safety measure for pedestrians 

and to allow for Americans with Disabilities (ADA) access throughout the Specific Plan area.  
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Table 9 Minimum Internal Driveway Dimensions 

Roadway Type 

Street 
Section 
Width 
(feet)¹ 

Pavement 
Width 
(feet)² 

Vehicle 
Lanes 

Parking 
Minimum 
Pedestrian 
Component 

North Development Option  

Driveway “A” through “L”, 
“O”, “Q”, “U”, & “Y” 

24’ 24’ 2 N/A   

Includes a 4’ 
concrete walk 
to one side of 
the driveway 

Driveway “M”, “S” “T”, 
“V” through “Z”, “A-A” 
through “B-B” 

40’ 40’ 2 Yes 

Includes a 6’ 
concrete walk 
to one side of 
the driveway 

Driveway “U”, “Z”, “A-A”, 
& “F-F” 

24’ 24’ 2 n/a 

Includes a 4’ 
sidewalk on 

one side of the 
driveway 

South Development Option 

Driveway “A” through “L”, 
“O”, “Q”, “U”, & “Y” 

24’ 24’ 2 N/A 

Includes a 4’ 
concrete walk 
to one side of 
the driveway 

Driveway “A”, “B”, “Q”, 
“R”, and “W” 

40’ 40’ 2 Yes 

Includes a 4’ 
concrete walk 
to one side of 
the driveway 

Driveways “C” through 
“G”, “I” through “J”, “L” 
through “P”, “T” through 
“V”, “S”, “Y”, “z”, and “A-
A” 

24’ 24’ 2 N/A 

Includes a 4’ 
concrete walk 
to one side of 
the driveway 
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6 INFRASTRUCTURE PLAN 

Grading, Utilities, and Infrastructure Overview 

The Grading and Utilities Plan provides the description of the infrastructure necessary to support each 

proposed land use within the Pacific Specific Plan Area. This section will discuss in detail the distribution, 

capacity, size, and extent of grading, utilities, and other infrastructure which must be constructed and 

installed to facilitate a safe and efficient residential community. Information will be provided for grading 

and the following utilities: water, wastewater, stormwater drainage and detention, electricity and natural 

gas, and telephone and cable services. Table 10 identifies the utility providers anticipated for the Specific 

Plan Area. 

Table 10 Utility Providers 

Utility Provider 

Water Vallecitos Water District 
Sewer Vallecitos Water District 

Stormwater Drainage & Detention Developer/Builder 
Natural Gas San Diego Gas & Electric 

Electricity San Diego Gas & Electric 
Telecommunications Cox Communications 

The design, distribution, capacity, size and extent of utility infrastructure, facilities, and service 
improvements is dependent upon the increased population resulting from development of new housing 
within the Specific Plan area. According to the 2020 Census, the estimated average number of persons 
per household is approximately 3.17. This means if the maximum of 449 228 dwelling units are 
constructed as identified within this Specific Plan the City can expect approximately 1,569723 new 
residents for the City of San Marcos. The following chapter explains how the Specific Plan will 
accommodate these additional residents through the provision of additional utilities, services, and 
facilities. 

6.1 GRADING 

The site is currently populated with natural habitat and has been relatively undisturbed except for trails 

which have been formed over time by people using the site as a cut through to Bradley Park as well as 

other surrounding streets. The residential planning areas to be developed will be cleared and grubbed 

of vegetation. Following that operation, the North Development Plan Option’s residential areas will be 

mass graded with an approximate total of 56,800 cubic yards of cut and fill. tThe South Development 

Plan Option will be mass graded with an approximate total of 16,000 cubic yards of cut and fill. In either 

development plan option, it is anticipated that as much as 10,000 cubic yards of import or export of 

materials may be required depending on grading operations and excavation for utility and foundation 

trenches. For either development plan option theThe spoils from foundations and trenching will be 

handled separately from the cut and fill material described in this section. Final and precise grading 

will include grading internal roads, lots, and landscape areas to finish grade elevations with final 

---------- -



Infrastructure Plan   Specific Plan 

 
City of San Marcos  Pacific Specific Plan 
MayJune 2024  Page 89 

surface, hardscape, and planting installations and preparation of the ground for any foundations for 

the proposed residential and community buildings. Grading will mainly occur on the north portion of 

the Specific Plan area with a small pocket of grading taking place at the southeast.
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6.2 STORMWATER DRAINAGE AND TREATMENT 

Statewide rules and regulations require stormwater runoff to be appropriately captured and conveyed 

into treatment systems, so that stormwater runoff does not increase stormwater flows onto adjacent 

properties or properties downstream, which could potentially cause pollutants entering into the receiving 

waters, erosion, flooding, and damage. The Specific Plan area has carefully considered stormwater flows 

and conceptually designed to direct all surface runoff to stormwater vaults and catch basins in private drive 

and drive aisles. Once captured, stormwater is conveyed through a series of pipes connected to a storm 

water quality treatment and detention facility, then discharged into existing public stormwater collection 

facilities.  

The North Development Plan Option would collect stormwater in a series of bio-filtration basins, tree 

wells, storm drain pipes (size varies from 8”-24”), inlets, and underground detention systems as it flows 

towards the east and connects into the box culvert in South Las Posas Road.  

The South Development Plan Option would collect water draining south in a series of bio-filtration basins, 

storm drainpipes (size varies from 8” – 24”), inlets, and underground detention systems as it flows toward 

the south and connects to public stormwater infrastructure in Linda Vista Drive.  

In addition to the on-site stormwater drainage and treatment facilities, La Mirada Drive and Linda Vista 

Drive right-of-way accommodates a bio-filtration basin with the buffer area adjacent to the urban trail. 

The bio-filtration basin is a green-street feature for storm water quality purposes to account for any runoff 

from these street frontage improvements.  

6.3 WATER SUPPLY 
Water service for potable residential use and fire service to the planning areas will be provided by 

Vallecitos Water District (VWD).  

North Development Plan Option of the Specific Plan area would connect to existing 12-inch water lines in 

Linda Vista Drive and South Pacific Street, and upgrade approximately 1,458 LF of existing eight (8) inch 

line in La Mirada Drive from South Las Posas Road to South Pacific Street to a 12-inch PVC pipe. Water 

connections are provided in three separate systems supplying each planning area independently. An eight 

(8) inch fire main water line and a six (6) inch domestic potable water line will connect the Condominium 

Planning Area to existing water mains in La Mirada Drive and South Pacific Street. Specific Plan area water 

will connect to the villas and rowhomes via a connection underneath each driveway entering at La Mirada 

Drive and the second connection at South Pacific Street. The Apartment Planning Area will provide an 

eight (8) inch fire main water line and six (6) inch domestic potable water line connecting underneath both 

driveways to existing infrastructure in La Mirada Drive and South Las Posas Road. One water main 

connection will be made for the Affordable Planning Area. An eight (8) inch fire main and six (6) inch 

domestic potable water line will connect via the driveway entrance to an existing water main in Linda 

Vista Drive. 

South Development Plan Option of the Specific Plan area would connect to an existing 12-inch water main 

in Linda Vista Drive and a 12-inch water main in Pacific Street. Internal water systems would consist of a 

6-inch domestic pipe for potable water and an 8-inch fire main line. Fire hydrants would be spaced per 
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City of San Marco Fire Department requirements.  No pipe upsizing would be required based on the 

revised water and sewer study performed for this alternative. 

6.4 WASTEWATER 

Wastewater service for residential uses will be provided by VWD.  

The North Development Plan Option of the Specific Plan area would provide an eight (8) inch gravity sewer 

main is located in La Mirada Drive. An existing 8-inch sewer line is located in Linda Vista Drive. South Las 

Posas Road includes existing 10-inch and 18-inch gravity sewer lines. An eight (8) inch sewer main is 

located in South Pacific Street. Sewer service will connect to three (3) separate sewer systems within the 

Specific Plan area. The Condominium Planning Area will provide two-eight (8) inch connections to the 

existing eight (8) inch sewer main in La Mirada Drive and existing eight (8) inch sewer main in South Pacific 

Street. The Apartment Planning Area will connect a one-eight (8) inch sewer line to either of the existing 

10 or 15-inch sewer main in South Las Posas Road. The Affordable Planning Area will connect a one-eight 

(8) inch sewer line in Linda Vista Drive.  

The South Development Plan Option of the Specific Plan Area would provide sewer service via an internal 

8-inch sewer line that gravity flows south and east to a 15-inch sewer main line located in Linda Vista 

Drive.  No pipe upsizing would be required based on the revised water and sewer study performed for 

this alternative. 
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6.5 DRY UTILITIES 

Dry utilities include electricity, gas, and telecommunications infrastructure for the land uses included in 

this Specific Plan. Electricity and natural gas may provide the source for heat and air conditioning and 

power generation for homes and recreation facilities within the development. Photovoltaic power 

generating systems or other alternative energy generation systems as approved by the planning 

department shall be permitted within the Specific Plan area to supplement electricity and to help reduce 

or offset the projects carbon emissions. Any alternative energy program must be compliant with State 

and local regulations and ordinances. The following provides a description of the dry utility system 

distribution throughout the Specific Plan area. 

6.5.1 Electricity 

Electrical service distribution systems proposed for the Pacific Specific Plan area shall be provided 

by San Diego Gas and Electric (SDG&E). Developers of the Pacific Specific Plan Area will be 

required to hire a contractor to provide all trenching, backfill, substructures, conduits, and 

transformer pads necessary for electrical utility installation work.  Should SDG&E find installation 

of extra facilities is required for system reliability, it shall be the responsibility of the developer to 

perform the related work mentioned in this section. SDG&E shall be responsible for the 

installation of necessary cables, connectors, and pad-mounted equipment as required. Any 

proposed above-ground transformers and electrical facilities that solely service the Specific Plan 

area will be placed on-site and not within the City’s right-of-way. To the extent feasible if the 

North Development Plan Option only is chosen, and per the City’s Subdivision Requirements 

Municipal Code 19.16.050, the developers will underground utilities along the project frontage 

on La Mirada Drive and at the discretion of San Diego Gas and Electric. Final utility equipment 

design will be coordinated with a utility consultant, the city, and SDG&E. If the South Development 

Plan Option is chosen, existingExisting above-ground SDG&E utilities and communications lines 

along La Mirada shall not be required to be undergrounded. Existing utilities along the South 

Alternative frontage shall be required to be relocated and/or undergrounded per Municipal Code 

Section 19.16.050. 

In accordance with the current Building Code, all buildings will be equipped with photovoltaic 

panels to provide solar energy to the homes. In addition, homes will include energy conservation 

features such as spray foam insulation, thermal breaks, low-e windows, advanced thermostats, 

energy star appliances, and sealed insulated ducts. Homes will be Energy Star Certified to meet 

EPA standards. 

6.5.2 Gas 

SDG&E maintains a gas distribution system within La Mirada Drive, Las Posas Road, Linda Vista 

Drive, and Pacific Street. If the project utilizes gas utilities, the gas lines will be extended to the 

developable area(s) within the Specific Plan Area through the same joint trench alignment as 

electric, cable, and telephone facilities. It is likely that for either residential development plan 

option, either a three (3) inch or four (4) inch pipeline will be utilized to deliver gas to the project 

site. 
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6.5.3 Telecommunications 

Cable and telephone service will be provided through Cox Communications, AT&T or another 

telecommunications provider with infrastructure in the area. Cable connections will be stubbed 

for the property at the time of construction for dry utilities. All existing aboveground 

telecommunications facilities shall be undergrounded during construction except if the South 

Development Plan Option is chosen for residential development.  Existing utilities along the South 

Alternativeproject frontage shall be required to be relocated and/or undergrounded per 

Municipal Code Section 19.16.050. 

Residents will be able to choose to connect to cable and telephone via several packages offered 

through the telecommunications provider.   
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7 PUBLIC SERVICES AND FACILITIES PLAN 

7.1 INTRODUCTION TO PUBLIC SERVICES AND FACILITIES 
The Pacific Specific Plan Public Services and Facilities Plan focuses on those services and facilities related 

to the Specific Plan Area, which are required to provide a safe, healthy, and well-rounded community. 

This section will provide details on the scope of services and facilities needed to provide a comprehensive 

development while minimizing impacts to existing service providers and infrastructure including districts 

and schools for children of the Plan area, community facilities, police and fire protection, and finally solid 

waste disposal. Details on the financing and maintenance of public services and facilities the developer 

must provide can be read in Chapter 8. 

The US Census Bureau has compiled information related to the average number of people per 

household. Based on the 2020 census, the average population of households within San Marcos 

equates to approximately 3.17 persons.  If the maximum of 449228 units proposed in the Plan area 

are constructed, it would accommodate approximately 1,569723 residents within the City of San 

Marcos. The impacts and contributions those additional residents have on public services and facilities 

are explained in more detail below. 

7.1.1 Schools 

This section of the Pacific Specific Plan will identify the school districts and individual schools 

which school age children residing within the Plan area will attend. The San Marcos Unified School 

District will provide educational instruction for children residing within the Specific Plan Area. The 

following institutions have been identified as the primary education providers to the Plan area. 

Elementary and middle school students residing in the Pacific Specific Plan will attend La Mirada 

Academy School located at 3697 La Mirada Drive. La Mirada Academy is located approximately a 

quarter mile west of the plan area. All high school students living within the Specific Plan Area will 

attend San Marcos High School which is located approximately 0.58 mile from the Specific Plan 

Area at 1615 West San Marcos Boulevard. 

Table 11 Schools 

School Address 

La Mirada Academy K-8 3697 La Mirada Dr, Ca 92078 

San Marcos High School 1615 W San Marcos Blvd. San 
Marcos, Ca 92078 

The developer, and/or builder for the Pacific Specific Plan will offset its expected increase in 

students through monetary contributions in the form of school district development fees paid to 

the San Marcos Unified School District. 

7.1.2 Parks, Recreation, and Open Space 

The Pacific Specific Plan incorporates private park and recreation space, and open space as a 

component of the land use concept.  Per the City’s Municipal Code, which is consistent with the 

I - _ 
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Quimby Act, a total of 5 acres of public park space is required for every 1000 residents generated 

by a proposed project or the developer may opt to pay in-lieu fees. The applicant/developer in-

lieu fee option would relieve the developer of construction of any public park dedication to the 

City of San Marcos. Those fees are used by the city to construct new public park space and 

recreation facilities or to maintain existing public park and recreation facilities.   

7.1.3 Library Services 

The Pacific Specific Plan is served by the San Diego County Library System. The San Marcos branch 

is located at 2 Civic Center Drive and is approximately two miles from the Plan area. The San 

Marcos branch offers a variety of services to the public including book and music rentals, 

computer access, as well as literary programs and other programs beneficial to the community. 

Additional library resources are provided to the public through the two colleges located in San 

Marcos. Palomar Community College located at 1140 West Mission Road is a short distance from 

the Plan area and provides free access to materials with valid picture identification and proof of 

current mailing address. California State University San Marcos (CSUSM) is approximately one 

mile from Pacific Specific Plan. Purchase of an annual Community Borrower Card for $30.00 allows 

the public access to privileges at CSUSM. 

7.1.4 Fire Protection 

The Pacific Specific Plan is located within the San Marcos Fire Protection District boundary. The 

San Marcos Fire Department (SMFD) will provide fire protection for urban and wildland fires and 

emergency services to the entire Plan area.  SMFD services San Marcos with four stations, the 

closest of which is Fire Station Two,  located at 1250 South Rancho Santa Fe Road. approximately 

one mile from the plan area. Fire Station Two houses one paramedic engine company, and one 

paramedic rescue ambulance. The Pacific Specific Plan is surrounded by existing development 

however, the Plan area is located within proximity to open space areas with slopes, fuel, and fire 

hazards, therefore residents of the Pacific Specific Plan, in accordance with the Community 

Wildfire Protection Plan (CWPP) and Hazard Risk Assessment (HRA) doctrines adopted by the 

SMFD, shall be required to comply with the rules and regulations established within the CWPP 

and HRA. The measures incorporated in the above text contribute to the Pacific Specific Plan’s 

comprehensive approach to fire safety. 

7.1.5 Police Protection 

Police protection for the Pacific Specific Plan shall be provided by the County of San Diego Sheriff’s 

Department.  The County Sheriff provides contract law enforcement services to the City of San 

Marcos through the station located at 182 Santar Place located within City limits. The station’s 

location is approximately one mile from the Plan area and provides services to San Marcos and 

the surrounding unincorporated areas. Community law enforcement services are provided year-

round, 24-hours a day.  The Sheriff’s Department offers a variety of services to help keep the 

community safe. Deputies are responsible for general patrol services including traffic 

enforcement, suppression of drug activities, and response to theft and gang-related crimes. The 

San Marcos station has the only ASTREA (Sheriff’s Aviation) landing pad in the County aiding 

ground units and extending the range deputies can patrol. Additional services to the community 

include detective units responsible for crime investigations, the Community Oriented Policing and 

Problem Solving (COPPS) program assigned to investigate community quality of life issues, crime 
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prevention units, crime analysis, and senior volunteers, as well as various administrative services. 

Child Protective Services, Adult Protective Services, and Juvenile Probation all operate out of the 

San Marcos Station. Together, these services offer the Pacific Specific Plan comprehensive law 

enforcement to help maintain community safety. 

7.1.6 Solid Waste Disposal 

Solid waste collection and recycling services to the Specific Plan Area shall be provided by EDCO 

Waste & Recycling.  Non-recyclable waste, including general trash and green materials, is 

collected and transported to the Sycamore Sanitary Landfill in Santee.  Recyclable materials are 

transferred to the Escondido Resources Recovery Transfer Station for further processing. 

Household hazardous waste can be disposed free of charge for residents of San Marcos at the 

Vista HHW Collection Facility at 1145 E. Taylor Street or the Poway HHW Collection Facility at 

12325 Crosthwaite Circle.
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8 FACILITIES FINANCING PLAN 

Introduction to Facilities and Financing Plan 
This section describes the various options for financing of the required improvements for the Pacific 

Specific Plan. A detailed financing plan should be prepared to ensure improvements to the Specific Plan 

Area are implemented in a successful manner and within an orderly timeframe. The financing plan will 

establish specific methods of financing to achieve the goals and policies set forth in this Chapter. 

Financing mechanisms for each improvement shall be timed with any proposed phasing of the Specific 

Plan Area, established conditions of approval, and site plan and/or design review approval. The following 

descriptions provide information on possible methods which could be employed to finance improvements 

of the Specific Plan Area. It should be noted there may be other sources not listed below which would 

fulfill any mandates for the financing of improvements. 

8.1 METHODS OF FINANCING FOR PUBLIC IMPROVEMENTS AND SERVICES 
The developer or builder shall be responsible for their fair share of financing construction of any public 

improvements as well as the entirety of private infrastructure improvements required to support 

development within the Pacific Specific Plan. Improvements may include, however, may not be 

limited to, construction of internal and adjacent streets, water lines, sewer lines, and storm drains, 

and electrical and gas power delivery systems. The developer or builder can use a combination of 

financing mechanisms to achieve the required construction and maintenance of facilities and 

improvements; however, the developer or builder shall be ultimately responsible for all fair share 

costs identified with implementation of development within the Pacific Specific Plan, including but 

not limited to, costs associated with infrastructure construction, compliance with any mitigation 

measures identified within the EIR conditions of approval, or any other associated requirements which 

may need to be fulfilled. It is anticipated that the developer will construct all required public 

improvements. It is also anticipated that any long-term maintenance of public improvements or 

facilities will be maintained through CFD’s.  

8.1.1 Developer Funded Options 

Many of the onsite facilities to be constructed will be financed and constructed entirely by the 

developer or builder. Some examples of these types of improvements are onsite private streets, 

alleys, and driveways, utility connections from main trunk lines, and storm drain facilities. In the 

case of electricity connections, the developer or builder may be required to use the electricity 

providers’ construction crews or contractors provided from an approved list determined by the 

energy provider. In those cases, correspondence will occur between the parties to establish the 

funding method, at a cost to the developer or builder, to finance those improvements. 

8.1.2 Special Assessment Districts 

Special assessment districts may be used by the City of San Marcos to pay for improvements 

within a defined area so long as the property owner votes to allow the assessment to proceed.  

Once an approval vote has been made, the City has the authority to form the special assessment 

district by the authority of the Improvement Act of 1911, and the Municipal Improvement Act of 
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1913. The property owners will bond to pay for improvements such as streets, storm drains, 

sidewalks, landscape and lighting, water and sewer services, and other similar public 

improvements. 

8.1.3 Community Facilities Districts and Mello-Roos 

The City of San Marcos may use a Community Facility District and require Mello-Roos to finance 

public improvements for the Specific Plan Area. The Mello-Roos, Community Facilities Act of 1982 

allows the City to establish special districts and to levy special taxes and issue tax exempt bonds 

to finance those improvements. Mello-Roos do not require municipalities to show any specific 

special benefit to assessed properties, therefore they may be used to finance a broad range of 

general improvements such as police and fire facilities, libraries, parks, and any improvements 

which may benefit specific properties. 

8.1.4 Other Funding Sources 

The developer or builder may secure other sources of funding to construct and maintain public 

and private facilities such as government grants, private developer coalitions, or various bonds 

not specifically mentioned above. 

8.2 FINANCING OF PUBLIC IMPROVEMENTS AND SERVICES 
The orderly development of the Specific Plan Area requires the procurement of sufficient funding 

for public facilities and services. The following summaries provide details on financing of facilities 

and services for the Pacific Specific Plan required to be available at the time of need. The sections 

described below will provide information on specific financing options and implementation 

methods for facilities and service within the Specific Plan Area. 

8.2.1 Circulation Improvements 

The Pacific Specific Plan includes a comprehensive circulation plan, which includes private road 

improvements and may be required to provide public road improvements, public utility upgrades 

or other infrastructure improvements. Development within the Specific Plan Area is contingent 

upon the financing and maintenance of both private internal streets and external public road 

improvements, public streetscape improvements, and any mitigation measures for traffic impacts 

identified in the traffic study produced for the EIR.   

Internal private streets will be financed as a whole, by the developer or builder.   

Improvements to public external roads, rights-of-way, landscaped medians, additions of traffic 

signals and/or road alignments, and landscaping adjacent to the project’s frontage identified by 

the City of San Marcos will be financed and constructed by the developer and/or builder. 

The developer shall dedicate right-of-way to the City of San Marcos to facilitate a bus stop on the 

southbound section of Las Posas Road. The final location is to be determined by North County 

Transit District. The developer shall fund the construction of the bus stop on Las Posas Road. The 

developer/applicant shall shift the existing curb line on Pacific Street eight (8) feet west between 

La Mirada Drive and Linda Vista Drive. The developer shall improve La Mirada Drive, Pacific Street, 

and Linda Vista Drive along the project’s frontage to incorporate parkway space, bike lanes/urban 

trails, and reconfigured vehicle lanes.  
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8.2.2 Fire, Paramedics & Law Enforcement Services and Facilities 

Fire and Paramedic Services and Facilities 

The Pacific Specific Plan is within the San Marcos Fire Protection District.  To offset impacts to fire, 

paramedic services and facilities the developer and/or builder will pay fees to the City of San 

Marcos. Service to the Specific Plan Area shall be provided by the San Marcos Fire Department 

(SMFD). The developer will pay its fair share contribution to the City of San Marcos’ CFD for fire 

service to the Specific Plan Area. Future homeowners will be assessed annual fees for this district 

with increases as determined by the city. 

Law Enforcement Services and Facilities  

The County of San Diego Sheriff’s Department, under contract with the City of San Marcos, will 

provide police protection services to the Pacific Specific Plan. The Pacific Specific Plan developer 

shall pay its fair share contribution to the City of San Marcos’ CFD for law enforcement service. 

Future homeowners will be assessed annual fees for this district with increases as determined by 

the city. 

8.2.3 Schools 

The Pacific Specific Plan is located within the San Marcos Unified School District (SMUSD). Impacts 

to SMUSD will be mitigated by a per square foot fee paid by the developer to the school district 

and based on total residential dwelling unit square footage. 

8.2.4 Recreational Facilities, Parks, and Open Space 

All categories of open space located within the Pacific Specific Plan, including common-area open 

space, parks, water quality features, and any biological preserved areas, will be financed and 

constructed by the developer. Maintenance responsibilities of recreational facilities, parks, and 

open space are described in section 6.4. The developer and/or builder will pay Public Facilities 

Fees to offset the project’s impacts to City-owned parks and recreation facilities. 

8.3 OPERATIONS AND MAINTENANCE OF PUBLIC IMPROVEMENTS AND PRIVATE FACILITIES 
Maintenance of open space, recreational facilities, water quality features, private streets, public 

streets, water and sewer systems, and landscaping of public rights-of-way are important components 

to the image of Pacific Specific Plan and the functionality and safety of stormwater movement. This 

Section will define each entity responsible for maintenance of public improvements and private 

facilities which will have a prolonged impact on the Specific Plan Areas appearance. 

There are several options for funding operation and maintenance of public and private facilities and 

landscaping.  For operation and maintenance of private facilities, the Specific Plan Area will require 

the formation of a homeowner’s association (HOA). Private facility maintenance areas will be the 

financial responsibility of the HOA and will be maintained privately.  These areas include, but are not 

limited to, common area open space, onsite landscaping, parks, HOA pool facilities, onsite streets, 

and water quality basins and associated facilities. Landscaping within each private lot within the 

Specific Plan Area shall be the sole responsibility of the homeowner. Operation and maintenance 

responsibilities are defined in detail below. 
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• Private parks and common area facilities maintenance within Pacific Specific Plan shall be the 

responsibility of the Pacific Specific Plan HOA(s). 

• Maintenance of common area landscaping within the Pacific Specific Plan shall be the 

responsibility of the Pacific Specific Plan HOA(s). 

• Maintenance of landscaping within individual dwelling unit private open space shall be the 

responsibility of the homeowner. 

• Maintenance within front yards of multifamily residential units shall be the responsibility of the 

HOA(s). 

• Private streets, landscaped parkways, and entry monuments and gates shall be maintained by the 

Pacific Specific Plan HOA(s). 

• All private storm drain systems within the Specific Plan Area will be maintained by the HOA.  

• Public water and sewer systems will be maintained by VWD and private water/sewer systems 

within the Pacific Specific Plan will be maintained by the HOA. 

• Maintenance of landscaping, lighting, and storm drain systems, in public right-of-way easements 

along public streets shall be the responsibility of the City of San Marcos with an assessment paid 

to the City of San Marcos by the property owner. 

• Public street maintenance shall be the responsibility of the City of San Marcos. 

Table 12 Financing and Maintenance Responsibilities 

Improvement Installation/Financing 
Responsibility 

Long-term Maintenance 
Responsibility 

Common Area landscaping Developer HOA(s) 

Private Open Space Developer HOA(s) 

Private Recreational Facilities Developer HOA(s) 

Private Streets Developer HOA(s) 

Public Improvements to La Mirada Dr.  Developer City of San Marcos 

Public Improvements to Linda Vista Dr. Developer City of San Marcos 

Public Improvements to Pacific St. Developer City of San Marcos 

Southbound Las Posas Rd. Bus Stop Developer  NCTD 

Public Improvements to Las Posas Rd. Developer City of San Marcos 

Public Landscaping in rights-of-way CFD/Developer CFD 

Private Storm Drain Systems Developer HOA 

Public Storm Drain Systems Developer City of San Marcos 

 Public Water Developer Vallecitos Water District 

Public Sewer Developer Vallecitos Water District 

Private Water Developer HOA(s) 

Private Sewer Developer HOA(s) 
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9 SPECIFIC PLAN ADMINISTRATION 

9.1 OVERVIEW 

This chapter of the Pacific Specific Plan is essential to establishing a thorough review process for proposed 
discretionary entitlements and other processes which may become necessary within the Specific Plan 
area. Upon adoption by ordinance, the Pacific Specific Plan will serve as zoning for the property.  The rules, 
regulations, and processes outlined within this chapter govern the City of San Marcos’ implementation of 
development within the Specific Plan area. This section provides a detailed description of the mechanisms 
needed for implementation of the Specific Plan and should be the primary document consulted when 
questions arise concerning future development or development changes within the Specific Plan area. It 
is intended that the City of San Marcos review actions requiring ministerial or discretionary approval 
within this area to ensure the rules and procedures described herein are implemented in a consistent 
manner with all City rules, regulations, and policies.  

9.2 IMPLEMENTATION 

Subsequent approvals needed to implement this Specific Plan are anticipated to include a tentative 
condominium map, multi-family site development plan, final map, grading plan, improvement plans, and 
building permits. Once the requisite entitlements and permit approvals are acquired, the project is 
anticipated to be constructed in two (2) phases.  
 
Phase one involves preparing the site for vertical construction. The first phase will consist of clearing 
grubbing the site of all vegetation, rough grading the land to redefine the shape of the property and bring 
elevation to within a few inches of the final design, installation of wet and dry utilities, roadway 
improvements, and finish grading to shape the final contours and establish building pads.  Phase one is 
anticipated to be completed within six months after Tentative Map Approval.  
 
The second phase would involve vertical construction which entails pouring foundations and sidewalks, 
construction buildings, and installing landscaping and amenities. Phase two may be broken down into 
subphases depending upon market conditions and the availability of materials. Phase two is anticipated 
to be completed within one year after the completion of Phase one.  

If developed onsite, affordable dwelling units may be financed, developed, and constructed via a variety 
of methods. Federal, State, and local grants may be sought to contribute to the financing of development 
and construction of dwelling units. In addition, private loans may also be sought to finance the 
development and construction of dwelling units. Financing may also take the form of a public-private 
partnership. Affordable units will enter into a recorded deed restriction upon construction to ensure units 
maintain their affordable status.  

If developed onsite, the affordable units will be constructed (or in-lieu fees paid) either prior to 

construction of the non-reserved units or prior to 50% occupancy of any market rate dwelling units. If the 

market-rate units propose parking per State of California Government Code 65915 (p)(1), and if affordable 

units are included with the development, they shall be constructed concurrently or prior to construction 

of the market-rate units.  
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9.3 ADMINISTRATION 

Future development within the Specific Plan area may be subject to further review and subsequent 
ministerial and discretionary permits and approval from the City of San Marcos Development Services 
Department. Application, fee, and processing requirements shall be in accordance with the City’s 
regulations, unless modified by this Specific Plan. Applications for subsequent development projects or 
public improvements and other activities will be reviewed by the Development Services Department using 
established procedures to determine consistency with the Pacific Specific Plan, its conditions of approval, 
and applicable development standards, design standards, and mitigation measures identified during the 
environmental review process.  
 
Review and analysis of a subsequent project permit(s) may trigger conditions of approval that the City 
determines to be reasonably necessary to ensure the projects application and or plans achieve compliance 
with this Specific Plan. The city may approve or conditionally approve applications that meet the 
requirements of the Specific Plan. Procedures to amend the Pacific Specific are also detailed in this 
section, should the applicant or City staff determine modifications to the Specific Plan text, exhibits, 
and/or project are needed during development of the project. 

9.4 SPECIFIC PLAN AUTHORITY 

California Government Code §65450 in conjunction with the City of San Marcos Zoning Ordinance Chapter 
20.535, authorizes the City’s legislative body to prepare and adopt Specific Plans. The Pacific Specific Plan 
is to be adopted by Ordinance by the San Marcos City Council and used as the primary guiding document 
for review of all subsequent discretionary entitlements within the confines of the planning area. As a 
regulatory document, successful implementation of a development project within the Specific Plan area 
is contingent upon meeting the land use and associated design, development, and infrastructure 
standards, and other policies outlined herein. Any proposed development and design activities within the 
Pacific Specific Plan area must be consistent with the established parameters of this document. Should 
any requirements contained in the Pacific Specific Plan conflict with the City of San Marcos Municipal 
Code, the Pacific Specific Plan shall be the primary document used to resolve the conflict.  

9.5 RESPONSIBILITY FOR ADMINISTRATION 

Several entities may/shall be responsible for the administration and enforcement of the Pacific Specific 
Plan. As discussed in Section 9.3 above, the City of San Marcos’ Development Services Department is the 
primary agency responsible for the implementation, administration, and enforcement of the Pacific 
Specific Plan. The homeowner’s association or other comparable group established for the Pacific Specific 
Plan shall be responsible for the enforcement of private property and open space easement requirements 
pursuant to standards identified herein as well as any covenants, conditions, and restrictions (CC&R’s) 
developed separately from this Plan. The USFW, USACOE, and CDFW will be responsible for administering 
permits for conservation of open space within the Specific Plan area. 

9.6 SEVERABILITY 

If any section, subsection, sentence, clause, phase, or portion of this Specific Plan, or any future 
amendments or additions, is for any reason held to be invalid or unconstitutional by the decision of any 
court or competent jurisdiction, such decision shall not affect the validity of the remaining portions of this 
Specific Plan or any future amendments or additions. 
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9.7 AMBIGUITY 

If ambiguity arises concerning the appropriate classification of a particular use or regulation within the 
meaning or intent of this Specific Plan based on established or unforeseen circumstances, including 
technological changes in processing or application of materials, the Planning Director shall have the 
authority to interpret the regulation based on understanding of the Specific Plan. Applicants may appeal 
the Planning Director's interpretation to the Planning Commission for review and interpretation, which 
shall be final; thereafter, such interpretation shall govern. 

9.8 SUBSTANTIAL CONFORMANCE 

The Planning Director may determine whether a project or use is in substantial conformance to the 
adopted Specific Plan subject to the findings below. Appeals of the Planning Director's determination 
may be made to the Planning Commission in the manner prescribed by section 20.535 of the Municipal 
Code. 
 
1. The proposed activity or use is substantially consistent with this Specific Plan and its purpose and 

objectives, as set forth in Sections 2.1 and 2.2 of this Plan. An activity that conforms to the allowable 
uses and development standards in Chapter 3, Land Use and Development Standards, shall be 
deemed consistent with this specific plan. 

2. The proposed activity or use substantially complies with adopted mitigation measures and conditions 
of approval. 

3. Land use, circulation pattern and community design concepts are generally consistent with this Plan; 
however, any reduction or relocation of the development footprint, dwelling units, or subdivision of 
lots, and associated improvements, shall be permitted onsite, provided no new significant 
environmental impacts not considered in the EIR are created as a result of the reduction or relocation. 

4. Uses that are not specifically listed but are similar to those listed in Table 1 may be considered in 
substantial conformance. 

5. The proposed activity does not exceed the maximum 449228 dwelling units identified for the site in 
the EIR, except as pertains to accessory dwelling units or as may otherwise be permitted by state or 
local law (e.g., density bonus). 

6. The boundaries of the Specific Plan are not expanded. 
 
The Planning Director or their designees shall make a determination of substantial conformance prior to 
the issuance of any permits or approval of plans. No written determination is required provided plans 
submitted to the City for approval exhibit substantial conformance with the Pacific Specific Plan. Plans 
found not to be in substantial conformance shall not be approved and shall be revised or a Specific Plan 
amendment shall be required. 

9.9 MINOR DEVIATIONS TO PERMITS/APPROVALS 

Land use approvals and permits are required to implement the Specific Plan, as described in Section 9.2 
above. To provide flexibility in the development and permitting process, minor deviations to approved 
plans and discretionary permits may be authorized by the Planning Director without amending the 
Specific Plan or said permits/approvals. Such Minor Deviations are considered administrative and 
ministerial and include the following: 
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1. Modifications, reductions, or reconfigurations to the site plan, architecture, landscape treatments, 
wall and fence design, lighting, and signage which are generally consistent and compatible with the 
plans contained herein and provide an equal or superior design aesthetic and quality. 

2. Changes in the location, size, or type of common area amenities. 

3. Final facility sizing and alignment for water, sewer, and storm drain improvements (with concurrence 
from the City Engineer). 

4. Removal of unnecessary utility infrastructure or design changes to utility infrastructure (with 
concurrence from the City Engineer). 

5. Adjustment to the alignment, width, or grade of public or private streets within the Specific Plan area 
that are generally consistent with the Specific Plan and the exhibits herein (with concurrence from 
the City Engineer and Fire Department). 

6. Transfer or reduction of dwelling units provided the total maximum number of 449 228 is not 
exceeded. 

7. Minor refinements to the boundaries and area calculations. 

8. Deviations that are of a similar magnitude to those listed above, which are deemed minor by the 
Director and conform to the objectives of this Specific Plan. 

Minor deviations shall be limited to actions that will not: 

1. Constitute a substantial change in the permit. 

2. Adversely affect adjacent property or adjacent property owners. 

3. Violate any Specific Plan Objectives (Section 2.2) or Development Standards (Table 3). Compliance 
with these limitations is shown by meeting the standards above. 

Deviations resulting in one (1) or more of the following shall not be authorized as a minor deviation: 

1. Increase of land/site coverage by more than twenty percent (20%) by any increase in building size 
or number of structures. 

2. An increase of more than twenty percent (20%) of the: 

• Size of any building or structure or of the total land area covered by any building or structure. 

• Building/structure height or depth over Development Standards. 

• Area of any slope.  

9.10 SPECIFIC PLAN AMENDMENTS 

Amendments to the Specific Plan may be necessary throughout the life of the project. Amendments may 
be processed either administratively through the Planning Director’s review or through the Planning 
Commission as described below. The applicant may submit an application to the City of San Marcos’ 
Development Services Department, which may include maps, text, and or technical studies describing the 
nature and intent of proposed modifications. Upon submittal, the Planning Director or their designees will 
make a determination as to the applicability of the amendment process. No amendment shall be approved 
that is not consistent with the General Plan.  
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9.10.1 Minor Administrative Amendments 

Minor Administrative Amendments include minor changes to the Specific Plan that may be reviewed and 
approved by the Planning Director for the City of San Marcos. Minor amendments are considered 
ministerial and do not require a public hearing. Minor amendments may include the following: 
 
1. Correction or revisions to text to resolve ambiguity pursuant to Section 6.7. 

2. Additions, deletions, or modifications to Table 1: Distribution of Land Uses or Table 3.2: Permissible 
Uses, which are consistent with the objectives of the Specific Plan, provided that density, intensity, 
and vehicle trips are not increased and a minimum of 50% of the site continues to be preserved long-
term for biological resources. 

3. Modifications to design guidelines for architectural and open space features, materials, landscape 
treatments, wall and fence design, lighting, and signage which are consistent and compatible with the 
surrounding area and neighborhood.  

4. Revisions, modifications, and reconfiguration to the site plan that are generally consistent with the 
Specific Plan and the exhibits herein and do not result in any of the following: 

a. An increased number of units. 
b. Substantial conflicts with final conditions of approval in City issued permits, regulations, and 

approvals or as issued by other agencies with jurisdiction over the project. 

c. Expansion or contraction of the outer geographic boundaries of the Specific Plan, except for minor 
refinements to the boundaries and area calculations. 

d. Increase of land/site coverage by more than twenty percent (20%) by any increase in building size 
of number of structures. 

5. Transfer of dwelling units provided the total maximum units do not increase. 

6. Minor modifications to the Specific Plan that do not increase the approved densities of the Plan. 

7. Modifications to the Specific Plan that are of a similar magnitude to those listed above, which are 
deemed minor by the Planning Director and conform to the objectives of this Specific Plan. 

 
Should the Director determine a proposed revision does not meet the criteria for a Minor Amendment, a 
Major Amendment shall be required. The Director may delegate his/her administrative decision to the 
Planning Commission. The applicant may also appeal the Planning Director’s decision to the Planning 
Commission in accordance with the appeals procedures set forth in the SMMC.  

9.10.2 Formal Amendments 

If no mechanism can be applied from the defined parameters listed previously in this chapter or as 
determined by the Planning Director, a formal amendment to the Specific Plan shall be required. The City 
of San Marcos shall process all formal Specific Plan Amendments in accordance with the SMMC. Additional 
environmental review may be required unless the proposed changes do not warrant additional 
environmental review in accordance CEQA. 

9.11 ENVIRONMENTAL REVIEW 

The Environmental Impact Report (EIR) certified concurrently with the Pacific Specific Plan shall serve as 
the primary environmental document for all subsequent discretionary entitlements within the Pacific 
Specific Plan area. Pursuant to Government Code Section 65456, any residential development project, 
including any subdivision, or any land use permit that is undertaken to implement and is consistent with 



Specific Plan Administration   Pacific Specific Plan 

 
City of San Marcos  Pacific Specific Plan 
MayJune 2024  Page 112 

a specific plan for which an environmental impact report has been certified is exempt from the 
requirements of CEQA. Subsequent determinations of the level of environmental review for discretionary 
approvals will be determined by the City of San Marcos on a project-by-project basis in accordance with 
the California Environmental Quality Act (CEQA) Guidelines. 
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