
General Plan Advisory Committee 
Meeting #8
January 20, 2022



Welcome to the City of San Marcos’ GPAC Meeting

Tonight’s meeting will be facilitated in 
both English and Spanish. The 
presentation will begin shortly. 

La junta de hoy se llevará a cabo
enambos idiomas Inglés y Español. La 
presentación empezará en unos
momentos.

Please click on the “Interpretation” icon 
and select your preferred language to 
hear the audio presentation. See the 
image to the left for an example. 

Haga clic en el ícono de “interpretación” 
y escoja el idioma de su preferencia para 
escuchar la presentación. Vea la imagen 
de la izquierda.

Bienvenidos al Taller Virtual  sobre Vivienda de la Ciudad de San Marcos





Agenda

1. Call to Order

2. Attendance

3. Consultant Presentation

4. Public Comment Opportunity #1

5. Roundtable Discussion

6. Public Comment Opportunity #2



Guides for Productive Virtual Meetings

• Actively participate 

• Be respectful of other perspectives

• Listen for understanding

• Stay concise to allow time for everyone to participate

• Enjoy the meeting! 



Call to Order and 
Attendance



Hello! 

Regular meeting of the General Plan Advisory Committee is called to order 
at _____ on Thursday January 20, 2022



Land Use Planning



Current Land Use Planning in San Marcos
• Residential- 10 designations; Defined by density 

ranges

• Mixed Use- 4 designations; Defined by floor area ratios

• Commercial- 3 designations; Defined by floor area 
ratios

• Industrial- 3 designations; Defined by floor area ratios

• Public/Institutional- Defined by floor area ratios

• Recreation- 2 designations (Parks & Open Space)

• Agricultural – 1 designation (Agricultural/Residential)

• Specific Plan Areas; Density/intensity variable by 
location

• San Marcos has 48 Specific Plan Areas



What is Density? 

• Density represents the number of housing units that 
fit within a defined area. Traditionally, density is 
described as the number of housing units within an 
acre of land (1 acre = 43,560 square feet) 



What is Density? 



What is Intensity?

• The intensity of nonresidential uses are measured by Floor Area 
Ratio (FAR)

• FAR is the ratio of the total net floor area of a building on a parcel to 
the total adjusted gross square footage of that parcel

• FAR calculations do not include floor areas for parking structures or 
outdoor open storage

• A one-story building with 50 percent coverage to a three-story 
building with 10 percent coverage might have the same FAR 



What is Intensity?



What does “Form-Based” mean? 

• Traditional zoning ordinances emphasize the regulation of land 
uses

• Ex: Land designated Residential may contain homes or apartments
• Ex: Land designated Commercial may contain restaurants or shopping 

centers

• Form-based codes/zoning emphasizes on shaping the character
of an area (rather than focusing on land uses). 

• Emphasis is on building placement/form in relation to other 
buildings/streets/public spaces- creates a more livable and human scale 
environment

• City examples of Form-based codes:
• San Marcos Creek Specific Plan
• University District Specific Plan



Ag/Residential Land Use Designations

Things to Consider

• Of development in the 
City’s hillside areas (0nly 
applied in the SOI) 

• Could HR1 and HR2 be 
combined (zoning could 
distinguish lot size)? 



Things to Consider

• Could RR be combined 
with HR? 

• VLDR and LDR 
designations generally 
working well; descriptions 
describe actual housing 
types, is this helpful? 

Ag/Residential Land Use Designations



Things to Consider

• LMDR applies to less than 
0.7% of the Planning Area, 
could it be combined with 
another category?

• What is the material 
difference between MDR1 
and MDR2, if the same 
types of housing are 
allowed? 

Ag/Residential Land Use Designations



Things to Consider

• Only 0.2% of the Planning 
Area is MHDR, are there 
other areas this use is 
appropriate? 

• The current land use map 
does not designate any 
area for HDR, is this 
appropriate somewhere in 
the City? 

Ag/Residential Land Use Designations



Current Land Use Designations

Things to Consider

• Very little area is 
designated as MU1 (0.5% 
of the Planning Area) and 
no area designated as MU2

• MU2 requires retail/active 
uses at the street level; 
given that no areas is 
designated as MU2, is this 
an impediment? 



Current Land Use Designations

Things to Consider

• MU3 and MU4 do not allow 
residential uses 

• MU3 and MU4 require 
preparation of a Specific 
Plan 

• Same maximum FARs 

• Could Zoning Code provide 
the detailed use direction?



Things to Consider

• Commercial designation is 
well-used and understood

• Less than 0.1% of the 
Planning Area is NC

• Can NC be absorbed into C 
(at an FAR of 0.70)?

• What is different between 
OP and BP? 

Current Land Use Designations



Current Land Use Designations

Things to Consider

• Can BP and OP be 
combined? 

• LI and I uses are materially 
different and separate 
designations are working 
well 



Things to Consider

• No changes recommended 

Current Land Use Designations



Current Land Use Designations

Things to Consider

• No changes recommended 



Recent Development in the City

Mission Terrace Anden Westlake Village

Promenade at Creekside Eastgate at Creekside

CSUSM Extended Learning 
Center

Block C The Quad



Summary of Public 
Input/Focus Area 
Identification



Workshops 1 & 2 Recap

Workshop 1 – October 25, 2021
• Vision and Values
• ~68 attendees

Workshop 2 – November 16, 2021
• Land Use and Community Design
• ~65 attendees



Workshop 1 – Assets and Challenges



Workshop 1 – Assets and Challenges

Assets

Parks/Green 
Space/Trails

Education

Community

Retail/ 
Restaurants 

Challenges

Traffic/ 
Freeway 
Access

Growth 
Planning/ 

Development

Economic 
Development



Workshop 1 – Mapping



Key Takeaways from Workshop 1

Areas to be Preserved 
& Protected

Important Roadways 
& Corridors

Areas that Need 
Special Attention

78 15



Transit Corridor Map 



Transit Corridor Sub-Area 1



Transit Corridor Sub-Area 2



Transit Corridor Sub-Area 3



Transit Corridor Sub-Area 4



City Core Map



Workshop 2 – Dot Polling



Workshop 2 – Mapping



Workshop 2 – Mapping Results

• University District: 40 stickers
• Top categories: Pocket Park (6), Streetscape (5), and Student Housing (5)

• Civic Core Area: 27 stickers
• Top categories: Student Housing (6), Trails (5), and Streetscape (5)

• San Marcos Creek District: 24 stickers
• Top categories: Streetscape (9), Residential/Commercial Mixed Use (5), and Pocket 

Park (4)

• Palomar College Area: 19 stickers
• Top categories: Retail (4), Residential/Commercial Mixed Use (3), Plaza/Parklet (2), 

Trails (2), and Pocket Park (2)

• Richmar Area: 17 stickers
• Top categories: Streetscape (4), Pocket Park (2), and Retail (2). 



Workshop 2 – Poll Questions



Property Owner 
Requests



Summary of Requests Received 
Current Designation Requested Designation 

Agricultural/Residential Ability to develop clustered housing 

Rural Residential Agricultural (specific request for ag not residential zoning)

VLDR LDR

MU-3 Industrial (expansion of adjacent uses) 

MU-3 Specific Plan to allow residential up to 60 du/ac 

MU-3 Ability to develop residential uses up to 50 du/ac 

Public Institutional 
(Church)

Ability to develop residential uses for affordable housing 

Industrial Specific Plan to allow residential up 30 du/ac 

Industrial High Density Residential

Industrial Ability to develop residential uses  up to 20 du/ac 

Specific Plan Light Industrial (would require Specific Plan Amendment) 

Multiple (industrial, 
commercial, MU-3) 

Specific Plan to allow residential up to 60 du/ac  

Multiple (residential, 
industrial, public, 
commercial) 

Specific Plan to allow for HDR (45-55 du/ac) on a portion of the 
site (keep some existing uses) 

Key Findings 

• General interest in higher 
density residential 
development

• MU-3 is not working well 

• Interest in changing industrial 
to residential 

• Specific Plans are tools to 
facilitate development 



Public Comment 
Opportunity #1



Public Comment

• Please use the “raised hand” function in the top of the webinar window; 
click again to lower your hand after speaking.

• The facilitator will call on you when it is your turn to speak. You will then 
be unmuted.

• If you are a phone call-in user, dial *9 on your phone to Speak in order; 
facilitator will mind the queue.

• Provide your name and affiliation before you speak.

• Public comment will be approximately 3 minutes per person; please be 
respectful of everyone’s time and opportunity to speak.



Roundtable 
Discussion/GPAC 
Activities 



Polling 
Questions



Polling Questions

Our goal is to develop a “Land Use Planning Framework” to guide the land 
use planning process. The “Framework” will be a set of core principles that 
are fundamental to the City’s future land use planning decisions. Among 
other things, these principles will:

• Establish the parameters for land use options to be studied as part of the Land 
Use Alternatives Report

• Provide guidance on how to evaluate property owner requests for land use 
changes

• Inform recommended changes to the City’s land use designations  
• Guide the development of goals, policies, and programs 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 



On a scale of 1 to 5, how high of a priority are the following statements? Where 1 is low priority and 5 is high priority. 





Annotated 
Mapping



Public Comment 
Opportunity #2



Public Comment

• Please use the “raised hand” function in the top of the webinar window; 
click again to lower your hand after speaking.

• The facilitator will call on you when it is your turn to speak. You will then 
be unmuted.

• If you are a phone call-in user, dial *9 on your phone to Speak in order; 
facilitator will mind the queue.

• Provide your name and affiliation before you speak.

• Public comment will be approximately 3 minutes per person; please be 
respectful of everyone’s time and opportunity to speak.



General Plan Advisory Committee 
Meeting #8
January 20, 2022
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