

































































































































































Design Standards Woodward 46 Specific Plan

4.2.3 Plant Material Guidelines

The Plant Material Guideline provided below in Table 5 is intended to provided developers and/or
builders of the Woodward 46 Specific Plan Area with guidelines for landscape plantings of locations
such as entries, streetscapes, biofiltration basins, and common open space areas. Plan materials
selected for the project area should be chosen based on a multitude of factors and should
strengthen the overall character of the community.

The plant material has been selected to provide textural and flowering interest, while remaining
sensitive to California’s ongoing water shortages. The palette ties in with the architecture and
provides a welcoming setting as residents arrive home, visit with neighbors, walk through the
neighborhood, or use the open space facilities. These plants will conform to the City of San Marcos’
requirement to utilize draught tolerant and California native plant palettes when designing and
implementing landscaping on all projects in the City of San Marcos. In addition, plants selected for
stormwater quality basins will need to comply with the City of San Marcos BMP Design Manual.
Landscaping within the Plan area has been designed to blend in with the surrounding native
vegetation and ornamental landscaping. These plants and the applicable planting areas are defined
in Table 5.

All plants and trees included on the Woodward 46 Specific Plan Plant Material Guidelines have been
chosen for their appropriateness to the Specific Plan Area theme, local climate tolerance, soil
conditions, and level of maintenance intensity. The selected plants are well suited to the local soils
and have proven to flourish within the project area’s climate and are consistent with AB 1881
requirements and the City of San Marcos Water Efficient Landscape Ordinance (WELO) and
Municipal Code, Title 20. When significant bedrock is discovered in areas to be planted the rock
should be broken up in the planting holes to allow for plants to become established. The following
guidelines should be applied to all plant materials selected for residential land use planting within
the planning area:

e The plant materials selected should be tolerant of a wide range of temperatures and require
very little water consumption.

e No plant species shall be used that fall within the Cal-IPC High or Moderate invasiveness rating.
e All street trees planted within 10’ of public improvements shall have root barriers.

e Subject to SMFD approvals, landscape vegetation adjacent to preserved vegetation or native
vegetation shall be non-invasive species. The planting palette in these areas shall be compatible
with native vegetation for a seamless visual transition.

This Plant Material Guidelines should be considered fluid and subject to change, with final approval
determined by the City of San Marcos Development Services Department. Should changes be
necessary to the Plant Material Guidelines, the newly selected plants and trees should be similar in
tolerance and water usage to the conceptual list provided. If those requirements are met, any
proposed changes to the Plant Legend shall be considered minor. Details on any proposed changes
to the Plant Legend are provided in Chapter 9, Specific Plan Administration.
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Table 5 Conceptual Plant Material Guidelines

Entry Accent Trees

Magnolia 'Little Gem'/ Littel Gem Magnolia

| Quercus Virginiana / Southern live Oak

Entry Drive Trees

Ulmus P. 'Sempervirens'/ Evergreen Elm

Open Space Trees

Arbutus 'Marina' / Marina Strawberry Tree

Lagerstroemia 'Tuscarora' / Tuscarora Crape Myrtle

Chitalpa T. 'Pink Dawn' / Chitalpa Pink Dawn

Pistacia chinensis / Chinese Pistache

Geijera parviflora/ Australian Willow

Rhus lancea / African Sumac

Small Access Trees

Cercis 'Canadensis' [ Eastern Redbud

Lagerstroemia 'Tuscarora' / Tuscarora Crape Myrtle

Eriobotrya deflexa / Bronze Loquat

Podocarpus M. 'Maki' / Shrubby Yew Podocarpus

Hymenosporum flavum [/ Sweetshade

Slope Trees

Pinus torreyana / Torrey Pine

Rhus lancea [ African Sumac

Quercus agrifolia/ Coast Live Oak

Tristania conferta / Brisbane Box

Tall Screening Shrubs

Callistemon citrinus / Crimson Bottlebrush

Westringia fruticosa / Coastal Rosemary

Salvia 'Winnifred Gilman' / Winnifred Gilman Blue
Sage

Dodonea viscosa / Hop bush

Massing Shrubs

Callistemon 'Little John' / Dwarf Callistemon

Pennisetum Rubrum / Purple Fountain Grass

Dietes bicolor / Fortnight Lily

Rosmarinus 'Roman Beauty' / Roman Beauty Rosemary

Hesperaloe parviflora / Red Yucca

Salvia G. 'Furman's Red' / Furman's Red Autumn Sage

Foundation Shrubs

Buxus 'Uptight' / Uptight Boxwood

Rhaphiolepis spp. / India Hawthorn

Dianella 'Little Rev' / Little Rev Flax Lily

Trachelospermum jasminoides / Star Jasmine

Ligustrum 'Texanum' / Texas Privet

Nandina ‘obsession’ / Obsession heavenly bamboo

Screening Vines

Distictis buccinatoria / Blood Red Trumpet Vine

Trachelospermum jasminoides / Star Jasmine

Macfadyena unguis — cati / Cat’s claw

Spreading Ground Covers

Baccharis 'Pigeon Point' / Dwarf Coyote Bush

| Rosmarinus 'Prostratus’ / Prostrate Rosemary

Play Area Turf

Dwarf Marathon Fescue

Slope Shrubs

Acacia 'Desert Carpet' [ Desert Carpet Acacia

Heteromeles arbutifolia / Toyon

Bougainvillea 'San Diego Red' / Bougainvillea

Lantana 'New Gold' / New Gold Lantana

Encelia californica / Coast Sunflower

Verbena L. 'De La Mina' / De La Mina Verbena

Slope Ground Cover

Baccharis 'Pigeon Point' /| Dwarf Coyote Bush

Myoporum P. 'Putah Creek / Putah Creek Myoporum

Biofiltration System Basins

Carex praegracilis / California field Sedge

Leymus condensatus ‘Canyon prince’ / Wild rye

Juncus patens/ Spreading Rush

Sensory Garden Shrubs and Vines

Achillea Millefolium / Yarrow

Rosa iceberg [ Iceberg rose

Anigozanthos Spp. / Kangaroo paw

Salvia leucantha / Mexican bush sage

Lavandula Spp. / Lavender

Stachys byzantine / Lamb’s ear

Passiflora ‘Scarlet flame’ / Passion vine

Tulbaghia violacea [ Society garlic
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4.2.4 Walls and Fences

Generally, walls and fences within the planning areas are designed to function in five (5) ways; they
shall act as aesthetic boundaries for open space, sound attenuation, retaining barriers along
roadways or lots, safety fencing around recreational areas, and privacy fencing between private
open space for multi-family dwelling units. Fence and wall types allowed within the Specific Plan
Area may include geogrid retaining walls, soil nail retaining walls, tan block retaining wall, tubular
steel fencing, tubular steel on retaining wall, and vinyl privacy fencing. 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 landscape, colors, and
materials.

Geogrid and CMU clock walls should have a similar appearance in color and texture.

Soil nail walls should be similar in appearance to soil nail walls included in the Mission 316
Specific Plan Area.

Soil nail retaining walls, geogrid retaining walls, standard masonry walls, and masonry retention
walls are suitable as retaining walls in areas where engineering requires more stability and
strength. Other wall types shall be allowed with approval from the City Engineer.

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

Table 6 Allowable Walls and Fencing Types

Wall and Fence Type Application

Tubular Steel Perimeter; adjacent to open space areas
and Recreational Open Space fencing.
Can be combined with retaining walls.

Masonry Block Sound attenuation, Retaining
Geogrid Retaining Wall Retaining
Soil Nail Wall Retaining
Vinyl Private open space areas
City of San Marcos Woodward 46 Specific Plan
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4.2.5

Signs and Entry Monuments

Non-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. The following design guidelines shall be adhered to when designing
monuments. A conceptual design is provided in Figure 13.

4.2.6

The entry to the Planning Area may incorporate a monument sign.

The monument 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 the monument. Some of these materials may
include tile, stucco, stone veneer plaster, metalwork, draught tolerant shrubs and trees, or
other draught tolerant vegetation.

The monument may include accent lighting.

The entry monument shall be limited to a maximum of six (6) feet in height and setback a
minimum of five (5) feet from any property line and should not conflict with line-of-sight for
vehicular turn motions. A maximum of 20 square feet of sign area allowed. Any accent
pilaster(s) may exceed the six (6) foot 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 the monument, signage will comply with the City of San Marcos
sign requirements. A maximum of 20 square feet of sign area shall be allowed.

Precise details for entry monuments shall be provided with plans submitted for the construction
of the monument.

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.
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5.4 LoCAL AND REGIONAL CONNECTIVITY

As noted in Chapter 2, the Woodward 46 Specific Plan Area is regionally connected to San Diego
County and north to Riverside County through Interstate 15 via Highway 78. An existing system of
expressways, arterial highways, and local roads such as the previously mentioned Woodward Street
link the Specific Plan Area to the City of San Marcos’ circulation system and ultimately to Highway 78.
As noted in Chapter 2, residents will be able to access Highway 78 westbound and eastbound via on-
ramps located approximately a half-mile south of the Specific Plan Area. From the 78 east on-ramp
it’s approximately an additional 4-miles to Interstate 15. These connections allow for convenient and
rapid access to and from the Specific Plan Area to other communities, shopping centers, and
employment centers thereby relieving some stress residents would otherwise feel with limited
transportation route options.

5.5 PEDESTRIAN, BICYCLE, AND PuBLIC TRANSIT OPTIONS

Alternate forms of transportation help alleviate many modern congestion problems for municipalities
while also reducing strain on environmental resources such as greenhouse gas emissions, thereby
improving air quality. The City of San Marcos General Plan includes policies and goals for new
development to meet so they are in conformance with local and state climate and transportation
goals. The Woodward 46 Specific Plan Area encompasses the intent of San Diego Association of
Government’s (SANDAG) Transit Oriented Development (TOD).

This Specific Plan Area design and location reflects SANDAG’s long-term transit development strategy.
The Specific Plan Area’s density, product type, and most importantly the project’s location, are
consistent with several strategies outlined in SANDAG’s Regional Transit Oriented Development
Strategy as well as SANDAG’s transit-oriented development growth models for 2035 and 2050, which
encourage denser development along future expanded transit corridors.

The project meets the intent of the following SANDAG TOD Strategies:

e Strategy #1 strives to produce diverse and interconnected land use design within core TOD’s. The
Specific Plan Area meets the intent of this measure. The Specific Plan’s location near institutional,
commercial, and retail land uses and centered near the Civic Center transit station which includes
a Breeze bus stop and SPRINTER rail station on Mission Road. Bicycle connections can be made
from the Specific Plan Area to the closets transit station.

e Strategy #3 promotes walking and biking to transit stations, connecting people to jobs in transit-
oriented districts. The Woodward 46 Specific Plan is close to the civic center and as well as
shopping centers and commercial employment areas. The Civic Center Transit Station is less than
a half-mile from the Specific Plan Area facilitating quick access to the SPRINTER rail line as well as
bus routes that connect to the wider county. This centralized Specific Plan Area enables residents
to bike to shop or work thereby lessening environmental impacts on the region.

e Strategy #4 seeks to manage the first and last mile gap to transit facilities to encourage ride share
options as well as biking. Class Il bike lanes exist along Woodward Street and will help make the
first-last mile connection for residents of the Specific Plan Area to the Civic Center Transit Station.
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BREEZE bus service is provided by North County Transit District and includes 30 routes between
Oceanside and La Jolla, as far east as Escondido. The Civic Center transit station on Mission Road serves
Breeze route 305. This route connects to other transit centers within the system, offering connectivity
to all major destinations and other transit systems within North County, connections to South County
transit systems, and the greyhound bus station in Escondido.

The Civic Center transit station also provides two (2) platforms at the train station with access to the
SPRINTER hybrid Train. The SPRINTER is operated by North County Transit District (NCTD), offering
service to commuters every 30 minutes. The line extends between Oceanside and Escondido and
provides connections to three (3) commuter rail lines: The Coaster, Metrolink Orange County Line, and
Metrolink Inland Empire-Orange County Line. The SPRINTER also connects to Amtrak’s Pacific Surfliner
regional rail line.
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Chapter 6 — Infrastructure Plan

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 Woodward 46 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 13 identifies the utility providers
anticipated for the Specific Plan Area.

Table 8 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 the 46 dwelling units proposed within this Specific Plan
will result in approximately 146 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 characterized as having steep rocky slopes and covered by natural habitat and has
been relatively undisturbed in the central and western portion of the site. The residential pad area,
infrastructure locations, slopes, and entry driveway to be developed will be cleared and grubbed of
vegetation. Following that operation, the site will be mass graded with an approximate total of 42,000
cubic yards of cut and 50,000 cubic yards of fill. It is anticipated as much as 8,281 cubic yards of import
or export of materials may be required depending on soils type identified in the project’s geotechnical
report as well as onsite observations of the geotechnical engineer. 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 taking private driveways and drive aisles, lots, and landscape areas to finish
grades with final surface, hardscape, and planting installations and preparation of the ground for any
foundations for proposed residential buildings.
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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 water runoff does not increase water flows onto adjacent
properties or properties downstream, which could potentially cause pollutants entering into receiving
waters, erosion, flooding, and damage. The Specific Plan Area has carefully considered stormwater flows
and designed the grading plan to direct all surface runoff to stormwater vaults and catchbasins in private
Drive and Drive Aisles. Once captured, portions of the runoff stormwater is conveyed through a series
of pipes to a large water quality basin located in the northeast corner of the development area. From
there water is treated and directed via a pipe to outlet through a storm drain headwall with velocity
dissipation and intercepted into a brow ditch. The runoff then returns to its existing flow condition.
The runoff along the main driveway not directed and treated by the water quality basin is directed to
a “planted rock garden” biofiltration BMP compliant with current City’s BMP Design Manual as a storm
water quality treatment facility. This treated runoff discharges into a ribbon gutter where water is
conveyed into Woodward Street gutter via sidewalk underdrains. From there stormwater runoff flows
into the existing public storm drain system in Woodward Street.

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). The Specific Plan Area will connect to the existing eight (8) inch water
line in Woodward Street at the main entry to the Specific Plan Area. Water connections to dwelling
units will be provided via a four (4) inch line teeing off the Woodward connection and flowing the
length of the project driveway. Each dwelling unit will connect to the four (4) inch line. An eight (8)
inch fire main will parallel the potable water line for fire service to the site.

6.4 WASTEWATER

Wastewater service for residential uses will be provided by VWD. An eight (8) inch gravity sewer main
is located approximately 490 linear feet north of the site in Woodward Street. That eight (8) inch
sewer line will be extended south in Woodward toward where it will connect with the northern edge
of the Specific Plan Area. A public manhole is proposed on the west side of Woodward Street and a
private manhole is proposed on the east side of Woodward Drive. The portions of the sewer line east
of the private manhole and located within the Specific Plan Area shall be privately maintained.
Dwelling units will connect to sewer within the Specific Plan Area via a new eight (8) inch sewer main
line that will run the length of the main driveway starting at the southern end of the developed area.
Sewer will gravity drain to the north following the driveway gradually turning west where the line is
cut down slope to the private manhole connection in Woodward Street.

City of San Marcos Woodward 46 Specific Plan
Month 2024 Page 61



APN: 220-480-13

\ A \

| I HIDRANT
H/\/%
PROJECT SITE APN: 220-480-01 7
APN: 220-210-49 \ /

HIDRANT
(n7) -

EXIST. TOWNHOMES
APN: 220-210-5113

e e

EXIST. TOWNHOMES \
APN: 220-210-50

MTSSTON-ROAD

0 1 ?D 390 - —

= i ] Feet SCALE 1":150'

CONCEPTUAL WATER DISTRIBUTION FIGURE 19
WOODWARD 46 SPECIFIC PLAN




APN: 220-480-13

APN: 220-480-12 >\
\ /

LOTA\/

|
PROJECT SITE \ | APN: 220-480-01

APN: 220-2\10—49

A ———— —— . —

EXIST. TOWNHOMES
APN: 220-210-50

MISSION ROAD

0 1?0 390 2
L

SCALE 1":150'

CONCEPTUAL SEWER DISTRIBUTION FIGURE 20
WOODWARD 46 SPECIFIC PLAN




Infrastructure Plan Specific Plan

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 Woodward 46 Specific Plan Area shall be
provided by San Diego Gas and Electric (SDG&E). Developers of the Woodward 46 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. Final utility equipment design will be coordinated with
a utility consultant, the city, and SDG&E.

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 Woodward Street. If the project utilizes gas
utilities, the gas lines will be extended to the developable area within the Specific Plan Area through
the same joint trench alignment as electric, cable, and telephone facilities. It is likely that either a
three (3) inch or four (4) inch pipeline will be utilized to deliver gas to the project site.

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. Residents will be able to
choose to connect to cable and telephone via several packages offered through the
telecommunications provider.
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Chapter 7 — Public Services and Facilities Plan

7 PUBLIC SERVICES AND FACILITIES PLAN

7.1 INTRODUCTION TO PUBLIC SERVICES AND FACILITIES

The Woodward 46 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. The 46 units proposed in the Plan area would accommodate
approximately 146 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 Woodward 46 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 Woodward 46 Specific Plan will attend
Richland Elementary School located at 910 E. Borden Road. Richland Elementary School is located
approximately 1.25 miles northeast of the Specific Plan Area. Middle school age children will attend
Woodland Park Middle School which is located at 1270 Rock Springs Road approximately 1.75 miles
east of the Specific Plan Area. High school age students will attend Mission Hills High School located
at 1 Mission Hills Court and is approximately 0.75-mile from the Specific Plan Area.

Table 9 Schools
Richland Elementary School 910 E. Borden Rd. San Marcos, CA
92069
Woodland Park Middle School 1270 Rock Springs Rd. San Marcos,
CA 92069
Mission Hills High School 1 Mission Hills Ct. San Marcos, CA
92069

The developer, and/or builder for the Woodward 46 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.
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7.1.2

7.13

7.1.4

7.1.5

Parks, Recreation, and Open Space

The Woodward 46 Specific Plan incorporates private park and recreation space, and open space as
a component of the land use concept. Approximately 6.5-acres of open space is distributed
throughout the Specific Plan Area and includes private patio/yard space for each dwelling unit. Per
the City’s Municipal Code, which is consistent with the 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 can
opt to pay in-lieu fees. The applicant/developer has the option to pay the in-lieu fee as opposed to
the development or dedication of new public park space 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. Several parks are located near to the Specific Plan Area. The
Civic Center Park is located directly adjacent to the San Marcos Civic Center and is approximately
755 feet from the Specific Plan Area. Connors Park is just over a half mile to the west to the west of
the Specific Plan Area and Hollandia Park is located slightly under a mile east from the Specific Plan
Area.

Library Services

The Woodward 46 Specific Plan is served by the San Diego County Library System. The San Marcos
branch is located at 2 Civic Center Drive and less than a quarter mile 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 provides free access to materials with valid
picture identification and proof of current mailing address. A Community Borrower Card can be
purchased from California State University San Marcos (CSUSM) for $30.00 which allows the public
access to privileges at CSUSM.

Fire Protection

The Woodward 46 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 One located at 180 W. Mission Road approximately a quarter mile
from the Plan Area. Fire Station One houses an engine, truck, brush engine, ambulance, and
battalion chief. The Woodward 46 Specific Plan is near to existing development however, the Plan
Area is located within proximity to open space areas with slopes, fuel, and fire hazards, therefore
residents of the Woodward 46 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 Woodward 46 Specific Plan’s comprehensive
approach to fire safety.

Police Protection
Police protection for the Woodward 46 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

City of San Marcos Woodward 46 Specific Plan
Month 2024 Page 67



Public Services and Facilities Plan Specific Plan

7.1.6

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 to provide assistance to 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 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 Woodward 46 Specific Plan comprehensive law enforcement to
help maintain community safety.

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 Woodward
46 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 of 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 Woodward 46 Specific Plan. Improvements may include, however may not
be limited to, construction of internal and adjacent streets, water lines, sewer lines, 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 Woodward 46 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 any 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 1913. The
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8.1.3

8.1.4

8.2

property owner/developer will bond to pay for improvements such as streets, storm drains,
sidewalks, landscape and lighting, water and sewer services, and other similar publicimprovements.

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.

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.

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 Woodward 46 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.

8.21

8.2.2

Circulation Improvements
The Woodward 46 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, 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.

Fire, Paramedics & Law Enforcement Services and Facilities

Fire and Paramedic Services and Facilities

The Woodward 46 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.
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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 Woodward 46 Specific Plan. The Woodward 46 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 Woodward 46 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 Woodward 46 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 7.1.2. The developer and/or builder will pay Public Facilities
Fees to offset the project’s impact to City-owned parks and recreation facilities.

8.3 OPERATIONS AND MAINTENANCE OF PUBLIC IMPROVEMENTS AND PRIVATE FACILITIES
Maintenance of open space, recreational facilities, storm 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 Woodward 46 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 storm 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.

e Private parks and common area facilities maintenance within Woodward 46 Specific Plan shall be
the responsibility of the Woodward 46 Specific Plan HOA(s).

e Maintenance of common area landscaping within the Woodward 46 Specific Plan shall be the
responsibility of the Woodward 46 Specific Plan HOA(s).

e Maintenance of landscaping within individual dwelling unit private open space shall be the
responsibility of the homeowner.
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e Maintenance within front patio/yards of multifamily residential units shall be the responsibility of
the HOA(s).

e Private streets, landscaped parkways, and entry monuments and gates shall be maintained by the
Woodward 46 Specific Plan HOA(s).

e All private stormdrain systems and storm water quality facilities within the Specific Plan Area will
be maintained by the HOA.

e Public water and sewer systems will be maintained by VWD and private water/sewer systems
within the Woodward 46 Specific Plan will be maintained by the HOA.

e 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.

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

Table 10 Financing and Maintenance Responsibilities

Improvement Installation/Financing Long-term Maintenance
Responsibility 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 Woodward St. Developer City of San Marcos
Public Landscaping in rights-of-way 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)
City of San Marcos Woodward 46 Specific Plan
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Chapter 9 — Specific Plan Administration

9 SPECIFIC PLAN ADMINISTRATION

9.1 OVERVIEW

This chapter of the Woodward 46 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. Sections within this chapter form the procedures for review of entitlements and
modifications or amendments to the Specific Plan (i.e., administration authority of the Plan,
descriptions of the entitlements to be processed concurrently with this Specific Plan, compliance with
CEQA, and substantial conformance and amendments to the Plan). Those rules, regulations, and
processes outlined within this chapter govern the lead agency’s implementation of development
within the Specific Plan Area. In addition to the Woodward 46 Specific Plan implementation, several
discretionary entitlements will also be processed concurrently. 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. As the lead agency, The City of San Marcos is responsible for
the administration of the Woodward 46 Specific Plan and as such is responsible for ensuring the rules
and procedures described herein are implemented in a consistent manner with all City rules,
regulations, and policies.

9.2 |MPLEMENTATION

Subsequent approvals needed to implement this Specific Plan include a tentative condominium map,
multi-family site development plan, final map, grading plan, improvement plans, and building permits.
Once these subsequent approvals are acquired, the project may be constructed in two (2) phases or
more depending on circumstances.

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 will 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.

9.3 ADMINISTRATION

Any future development within the Specific Plan Area may be subject to further review and
subsequent 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 Woodward 46 Specific
Plan and all pertinent development standards, design standards, and mitigation measures identified
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during the environmental review process, as well as other applicable conditions of approval adopted
as part of this Specific Plan.

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. Procedures to amend the Pacific Specific are also detailed in this
section, should the applicant or City staff determine changes to the project would trigger an
amendment to this Specific Plan to remain compliant with the adopted Specific Plan.

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
Woodward 46 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. 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. The Woodward 46
Specific Plan establishes development design, infrastructure, and implementation parameters and
incorporates those standards through reference of applicable Zoning Ordinance or other appropriate
standards and provisions, or the City of San Marcos Municipal Code, to establish specific zoning
standards, which govern all development within the Specific Plan Area. Any proposed development
and design activities within the Woodward 46 Specific Plan Area must be consistent with the
established parameters of this document. Should any requirements contained herein of the
Woodward 46 Specific Plan conflict with the City of San Marcos Municipal Code, the Woodward 46
Specific Plan shall be the primary document used to resolve the conflict. If the Woodward 46 Specific
Plan is silent on any issues, the City of San Marcos Municipal Code, or other applicable adopted City
standard(s) shall be referred to for regulations and standards.

9.5 RESPONSIBILITY FOR ADMINISTRATION

Several entities may/shall be responsible for the administration and enforcement of the Woodward
46 Specific Plan. The City of San Marcos’ Development Services Department is the primary department
within the city responsible for the implementation, administration, and enforcement of the
Woodward 46 Specific Plan. The homeowner’s association or other comparable group established for
the Woodward 46 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.

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

Substantial conformance means that any proposed activity, construction and development complies
with the Woodward 46 Specific Plan, adopted mitigation measures, and project conditions of
approval, where no additional units (except accessory dwelling units), property, or parcels beyond
that provided by the Specific Plan or approved map are involved, approved minimum lot sizes are
maintained, proposed construction is consistent with the architectural guidelines provided in the
Specific Plan, no grading beyond substantial conformance limits is proposed, and no new significant
environmental impact is created. Additionally, uses that are not specifically listed but are similar to
those already listed in Table 1. may be considered in substantial conformance. 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 Woodward 46 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 provide flexibility in the development and permitting process, minor deviations to approved
plans in conjunction with an approved permit may be authorized by the Planning Director without
amending the Specific Plan. Examples of Minor Deviations include the following:

1. Modifications 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.  Minor adjustment to the alignment, width, or grade of public or private streets within the Specific
Plan Area grading that are generally consistent with the Specific Plan and the exhibits herein
(with concurrence from the City Engineer and Fire Department).

6. 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:
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1. Constitute a substantial change in the permit(s).

2. Adversely affect adjacent property or adjacent property owners.

3. Violate any Specific Plan Objectives or Development Standards.

Site plan deviations resulting in one (1) or more of the following shall not be authorized:

a)
b)

c)

Increase in dwelling units above the total prescribed herein.

Increase of land/site coverage by more than ten percent (10%) by any increase in building
size or number of structures.

An increase or decrease of more than ten percent (10%) of the:
e Gross area of any private or common opens space.

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

e Building/structure height or depth.

e Area of any slope.

9.10 SPECIFIC PLAN AMENDMENTS

Amendments to the Specific Plan may be necessary to respond to changes in housing market trends
and the economy. Applications that are not in substantial conformance and do not qualify for a minor
deviation will require an amendment to the Specific Plan. Amendments may be processed either
administratively through the Planning Director’s review or through the Planning Commission and City
Council. 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 minor 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.

9.10.1 Minor Amendments

Minor 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 may include the following:

Correction or revisions to text to resolve ambiguity pursuant to Section 9.7.

Additions, deletions, or modifications to Table 2: Allowable Land Uses, which are consistent
with the objectives of the Specific Plan, provided the density, intensity, and traffic, are not
increased.

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. Changes should provide an equal or
superior design aesthetic and quality.

Revisions 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) Anincreased number of units.

(b) Additional environmental impacts not previously addressed in the project EIR.
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(c) Conflicts with final conditions of approval in City issued permits, regulations, and approvals
or as issued by other agencies with jurisdiction over the project.

(d) Expansion or contraction of the outer geographic boundaries of the Specific Plan.
(e) Deviations from Table 1: Distribution of Development of more than 20%.

5. 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 and City Council. 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 Major Amendments
If no mechanism can be applied from the defined parameters listed previously in this chapter or as
determined by the Planning Director, a major 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 Woodward 46 Specific Plan
shall serve as the primary environmental document for all subsequent discretionary entitlements
within the Woodward 46 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 a specific plan for which an environmental impact
report has been certified is exempt from the requirements of CEQA. However, if after adoption of
the specific plan, substantial changes are proposed to the project that would result in additional
impacts not already analyzed by the EIR, the exemption does not apply unless and until a
supplemental environmental impact report is prepared and certified in accordance with CEQA. After
a supplemental environmental impact report is certified, the exemption specified in this subdivision
applies to projects undertaken pursuant to the specific plan. 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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