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3.10 LAND USE AND PLANNING 

This section discusses the existing environmental conditions and land use characteristics within the 
planning area. This section evaluates the potential land use impacts associated with implementation of the 
San Marcos General Plan and includes mitigation measures to reduce impacts where appropriate. 

3.10.1 EXISTING ENVIRONMENTAL SETTING 

The City of San Marcos (City) is located in the central portion of northern San Diego County (North 
County), approximately 40 miles north of downtown San Diego. The City is bounded by the cities of 
Vista and Carlsbad to the west; by the city of Escondido to the east; and by unincorporated areas within 
the County of San Diego to the north and south. Regional access to the City is provided by State Route 78 
(SR-78). SR-78 is situated in an east-west orientation, and links Interstate 5 (I-5) with Interstate 15 (I-15) 
to provide north-south access. Access to and from the City is also provided by the SPRINTER, the 
commuter light rail system that connects San Marcos to the neighboring jurisdictions and bus service. 
There are no public or private airports located within City boundaries; however, the McClellan-Palomar 
Airport is located approximately 2.5 miles west of the City within the City of Carlsbad. Figure 2.0-1 
depicts the regional location of the planning area (shown in Chapter 2.0 Project Description). 

The San Marcos planning area encompasses the corporate city limits as well as portions of the County of 
San Diego’s unincorporated land within the City’s Sphere of Influence (SOI). In total, the planning area 
encompasses approximately 21,205 acres (33.10 square miles), including approximately 15,579 acres 
(24.30 square miles) within the City’s corporate limits and 5,629 acres (8.79 square miles) of 
unincorporated land within the City’s SOI. 

Existing Land Uses 

The City of San Marcos contains a variety of existing land uses as summarized in Table 3.10-1 and 
illustrated in Figure 3.10-1. The predominately residential land use pattern in San Marcos reflects the 
city’s history of transition from an early agricultural settlement to a community of distinct residential 
neighborhoods and supporting businesses, industrial employment and commercial services. 

Residential 

As of 2009, residential uses comprised the largest land use within the planning area with 30,635 dwelling 
units on 6,601 acres, or 31 percent of the planning area. The majority of dwelling units (approximately 51 
percent) are single-family detached homes with multi-family residences of five or more units comprising 
another 26 percent of the housing stock. San Marcos, similar to many of the adjacent cities, is 
predominantly single-family residential development in a rural/lower-density layout (DOF 2009). 



3.10 Land Use and Planning 
 

 
San Marcos General Plan EIR 3.10-2 November 2011 

10.00%
Agricultural 

31.20%
Residential

2.80%
Commercial

3.60%
Industrial

14.20%
Parks, Open Space, 

Recreation, and Trails

3.90%
Public/Quasi-Public 

Facilities 

24.60%
Vacant

9.80% 
Roads and 

Transportation Related 
Uses

Table 3.10-1 
Existing Land Use Acreage, 2009 

Land Use Category Acreage 
Percentage of 
Planning Area 

Residential 6,601 31.2% 
Vacant1 5,200 24.6% 
Open Space (parks and conservation) 2,499 11.8% 
Agricultural  2,112 10.0% 
Transportation Related 2,069 9.8% 
Public/Quasi-Public Facilities  815 3.9% 
Industrial 754 3.6% 
Commercial 595 2.8% 
Recreation 344 1.6% 
Parks 172 0.8% 
Total  21,161 100.0% 
Notes: Totals may not add exactly due to rounding. 
1 Vacant land is defined as land that is currently undeveloped and includes both developable 

and undevelopable lands (i.e., constrained hillsides or ridgelines). 
Source: City of San Marcos GIS 2009 

 

Figure 3.10-1 Existing Land Use Acreage, 2009 

 

 

                

 

 

 

 

 

 

 

 

           Note: Vacant land is defined as parcels void of on-site structure or construction. 
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Vacant 

The second most prevalent existing land use in the planning area is “vacant.” Vacant land is defined as 
land that is currently undeveloped and includes both developable and undevelopable lands 
(i.e., constrained hillsides or ridgelines). Vacant land accounts for 5,200 acres or nearly 25 percent of the 
planning area. This is an abundance of vacant, developable land compared to many San Diego County 
jurisdictions. The largest tracts of vacant land are located in hillside areas such as along the ridgeline of 
Double Peak, centralized areas within the Barham/Discovery Community Plan and Business/Industrial 
District, and undeveloped land at the northern edge of the SOI. The existing vacant lands within the 
planning area are primarily located within a Specific Plan Area (SPA). SPAs are discussed further later in 
this section. 

Parks, Open Space and Recreation 

Approximately 14 percent of the planning area is currently utilized as parks, open space, recreation and/or 
trails areas. As the second largest category of active land uses, this provides a substantial acreage for 
urban relief, wildland interface management areas, and general recreation. 

Agriculture 

San Marcos was historically an agricultural community. This agricultural history has endured, with 2,112 
acres (10 percent of the planning area) still designated for agricultural use. The majority of agricultural 
land lies in the northern SOI, however working agricultural areas also exist in the City limits. 

Public/Quasi-Public Facilities 

Public/Quasi-Public uses encompass approximately 815 acres within the planning area (nearly 4 percent) 
and includes private and publicly owned land serving public agencies, such as schools, parks, government 
facilities, sheriffs, and fire stations, libraries, and utilities and transit facilities. This category also includes 
Palomar Community College and California State University San Marcos (CSUSM). 

Industrial 

Approximately 754 acres or 3.6 percent of the planning area is dedicated to Industrial uses. This includes 
extractive industrial uses, light industrial uses such as warehousing and wholesale trade. There are 
pockets of industrial uses throughout the City, however the majority of industrial uses are found along the 
SR 78 corridor. 

Commercial 

Commercial uses in the planning area occupy approximately 595 acres, or 2.8 percent of land. While 
commercial uses are spread throughout the planning area, main commercial corridors are located along 
San Marcos Boulevard, Mission Road, and Rancho Santa Fe Road. 
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Transportation Related 

Approximately 2,069 acres or 9.8 percent of land within the planning area are dedicated to streets; 
freeways; road and railroad rights-of-way; and other transportation-related uses such as transit centers and 
surface parking lots. 

San Marcos Neighborhoods 

The City addresses many land use, infrastructure and planning efforts. Historically these land uses were 
based on a “neighborhood” approach addressing eight unique neighborhoods identified below. Land use 
planning is no longer tied specifically to these neighborhoods; however the neighborhood names continue 
to be useful as geographic references and general characterization of areas within San Marcos. 

• Barham/Discovery Community 

• Business/Industrial District 

• College Area Neighborhood 

• Lake San Marcos Neighborhood 

• Questhaven/La Costa Meadows Neighborhood 

• Richland Neighborhood 

• Richmar Neighborhood 

• Twin Oaks Valley Neighborhood 

The location and boundaries of each neighborhood, is illustrated in Figure 2.0-5 with key land use 
features of each neighborhood are highlighted in the paragraphs below. 

Barham/Discovery Community 

The Barham/Discovery Community is located south of SR-78 and centered on South. Twin Oaks Valley 
Road. This large neighborhood is primarily residential, ranging from rural single-family homes to higher-
density multifamily residential surrounded by parks and open space. University of California San Marcos 
(CSUSM) is located in this neighborhood supplemented by commercial and industrial land uses. Several 
Specific Plans govern land uses within this neighborhood, including the University District Specific Plan, 
which updates the Heart of the City Specific Plan. 

Cal State San Marcos Transit Station is located within this neighborhood, at La Moree Road just south of 
E. Barham Drive. 

Business/Industrial District 

This neighborhood is the “urban core” of San Marcos, located in the west-central portion of the City and 
comprised of commercial, residential and industrial land uses. The Business/Industrial District contains 
much of the City’s commercial and industrial land uses centered generally on the intersections Rancho 
Santa Fe Road, San Marcos Boulevard and SR-78. The western portion of the neighborhood is comprises 
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mostly of lower density residential single-family neighborhoods and includes Sunset Park. Multiple 
specific plans guide land use in this neighborhood, including the adopted 214-acre San Marcos Creek 
Specific Plan. This Specific Plan area is located south of West San Marcos Boulevard and west and north 
of Discovery Street and generally east of SR-78. The Palomar Community College Transit Station is 
located within this neighborhood, east of Las Posas Road and just south of Palomar Community College. 

College Area Neighborhood 

The College Area Neighborhood is located within the northwest portion of the City. Besides Palomar 
Community College, this neighborhood is mainly residential with the largest planned development being 
Santa Fe Hills which is built out. The northern portion of the neighborhood consists primarily of rural 
residential uses and very low density residential homes, with the exception of the Highland Specific Plan 
Area. Abundant open space acreage is woven throughout the residential neighborhoods in the central 
portion of the neighborhood. In addition to Palomar Community College, the College Area Neighborhood 
contains Paloma Elementary School and San Marcos Middle School. Commercial and light industrial 
land uses are limited to parcels along South Santa Fe Road and West Mission Road. 

Lake San Marcos Neighborhood 

The Lake San Marcos Neighborhood is located in the central southwest part of the City and is not a part 
of the corporate City limits, but falls within the planning area. The eastern portion of this neighborhood, 
east of Rancho Santa Fe Road with some isolated areas west of Rancho Santa Fe Road, lie outside of the 
City’s municipal boundaries but within the City’s sphere of influence. The majority of land uses within 
Lake San Marcos Neighborhood consist of residential uses such as low and very low density single-
family homes, especially in the southern portion of Lake San Marcos. Commercial and office professional 
uses are also located adjacent to Lake San Marcos, in the center of the Lake San Marcos neighborhood. 
San Marcos High School is located on the south side of West San Marcos Boulevard. 

Questhaven/La Costa Meadows Neighborhood 

The Questhaven/La Costa Meadows Neighborhood is southern-most neighborhood of the City primarily 
comprised of two large adopted specific plans. San Elijo Hills and University Commons Old Creek Ranch 
Specific Plans encompass the majority of the land in this neighborhood; both plans are still under 
development. This neighborhood is also the former home of the 200-acre San Marcos landfill that 
formally closed in 2007, the property has a Conditional-Use Permit that allows a methane-to-energy 
plant; the property’s formal land use is Public/Institutional. This 200-acre area has been re-vegetated with 
native coastal sage scrub and chaparral habitat and will remain designated as open space. 

Richland Neighborhood 

The Richland Neighborhood was one of the first communities in San Marcos to develop and is located at 
the northeastern boundary of the City. The Richland Neighborhood is primarily characterized by single-
family residential developments except for the areas located along East Mission Road and along SR-78. 
This area contains neighborhood and regional serving commercial uses, such as the Nordahl Marketplace, 
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and light industrial uses between East Mission Road and SR-78. Richland contains Knob Hill Elementary 
School, Woodland Park Middle School, and Mission Hills High School. The 30-acre Hollandia Park, 
approximately 2-acre Knob Hill Park, 8-acre Montiel Park, and 11-acre Woodland Park are also located 
within this neighborhood. 

Richmar Neighborhood 

The Richmar Neighborhood is the smallest of the eight neighborhoods in San Marcos. Land uses within 
the neighborhood consist of residential, commercial, and light industrial uses. San Marcos Elementary 
School is located adjacent and north of West San Marcos Boulevard. Residential uses range from low-
density single-family homes to higher-density multi-family apartments. The Richmar Neighborhood also 
contains a variety of commercial, industrial, and light industrial uses. Over the last several years, there has 
been substantial redevelopment, including the addition of workforce housing and infill commercial 
development that has begun to revitalize formerly blighted areas. San Marcos City Hall and Community 
Center are located within Richmar north of SR-78 and east of Twin Oaks Valley Road. In addition, the 
San Marcos Civic Center Transit Station is located within the neighborhood adjacent to City Hall and the 
Community Center. The Richmar Neighborhood is the location of the Richmar Specific Plan, also 
referred to as Focus Area 4 within the General Plan. 

Twin Oaks Valley Neighborhood 

More than half of the Twin Oaks Valley Neighborhood is located outside of the corporate boundary of 
San Marcos but within the City’s sphere of influence. Twin Oaks Valley Neighborhood is characterized 
by a unique rural aesthetic with agricultural and equestrian uses, as well as estate homes on large lots. 
Agricultural uses consist mainly of greenhouses that grow flowers and vegetables. Grape production also 
occurs in Twin Oaks Valley. The northern half of the neighborhood consists of either agricultural uses 
and/or hillside residential single-family homes on large lots. The southern half of Twin Oaks Valley 
consists of clustered single-family homes, around the Twin Oaks Valley golf course as part of the Twin 
Oaks Ranch Specific Plan. San Marcos is also dedicated to the retention and expansion of the northern 
portion of San Marcos Creek in the as a riparian corridor in this neighborhood. 

Specific Plan Areas 

A primary development tool of the City of San Marcos has been the use of Specific Plan Areas. 
Approximately 26 percent, 5,073 acres, of the planning area is designated as, or governed by, 48 separate 
Specific Plans. Figure 3.10-2 depicts the specific plans currently being implemented within the City. As 
shown on Figure 3.10-2, a substantial portion of the planning area is designated or implemented as a 
Specific Plan. For the purposes of this document, San Marcos utilizes “Specific Plan Area” in two distinct 
methods, as a General Plan land use designation, and as a zoning designation. Planned development 
consistent with the proposed General Plan would continue to utilize and expand the use of Specific Plan 
Areas; proposed areas of change for the General Plan update would increase the acreage of specific plan 
areas and continue to utilize specific plans to achieve development objectives consistent with the General 
Plan. 



Figure 3.10-2

City of San Marcos

Specific Plan  
Areas
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Surrounding Land Uses 

The cities of Vista and Carlsbad border the planning area to the west. Vista is primarily residential in 
character, however, the land uses directly adjacent to the planning area are research/light Industrial and 
low-density rural residential. Carlsbad land uses bordering the planning area are a mix of medium to 
medium-high residential, public institutional uses and open space. The City of Escondido to the east 
borders the planning area with large-lot single family and light industrial adjacent to Barham/Discovery 
Community, and primarily medium density residential and specific plan area adjacent to the Richland 
Neighborhood and Twin Oaks Valley Neighborhood. 

Unincorporated areas of San Diego County adjoin the planning area to the north and south. These areas 
are primarily designated by the County of San Diego as semi-rural and village residential uses. 
Unincorporated areas also include an MRZ-2 Zone in the Merriam Mountains to the north of the planning 
area. 

3.10.2 REGULATORY SETTING 

There are numerous laws, regulations, policies, programs, codes, and ordinances that regulate land use 
development within the planning area. To simplify the volume and complexity of these regulations, this 
inventory focuses on laws, regulations, and programs that affect land use designations and zoning. Laws, 
regulations, and programs that indirectly affect land use planning, such as traffic, biological resources, 
water quality, and air quality regulations, for example, are included in applicable subsections of Chapter 
3.0 of this EIR (Sections 3.1 through 3.16). 

Federal Regulations 

There are no federal plans, policies, regulations, and laws related to land use and planning that apply to 
the General Plan for the purpose of determining land use and planning impacts. 

State Regulations 

California Planning and Zoning Law 

The legal framework in which California cities and counties exercise local planning and land use 
functions is provided in the California Planning and Zoning Law, Government Code Sections 65000 et 
seq. Under state planning law, each city and county is required to adopt a General Plan “for the physical 
development of the county or city, and any land outside its boundaries which bears relation to its 
planning” (Section 65300). The California Supreme Court has called the General Plan the “constitution 
for future development.” The General Plan expresses the community’s development goals and embodies 
public policy relative to the distribution of future land uses, both public and private. A General Plan 
consists of a number of elements, including land use, circulation, housing, conservation, open space, 
noise, and safety; other elements may be included at the discretion of the jurisdiction that relate to the 
physical development of the county or city. The General Plan must be comprehensive and internally 
consistent. Of particular importance is the consistency between the circulation and land use elements; the 
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general location and extent of existing and proposed major thoroughfares, transportation routes, terminals, 
and other public utilities and facilities must be consistent with the general distribution and intensity of 
land for housing, business, industry, open space, education, public areas, waste disposal facilities, 
agriculture, and other public and private uses. 

In addition, every jurisdiction within the project area is governed by its own set of local policies, 
regulations, and ordinances set forth in its General Plan and municipal code. A city’s Municipal Code, 
including the zoning ordinance, is the primary tool used to implement the goals and policies of its General 
Plan. Zoning ordinances provide detailed direction related to development standards; permitted, 
conditionally permitted, and prohibited uses; and other regulations such as parking standards and sign 
regulations. 

Local Agency Formation Commission 

Government Code Section 56000 et seq., titled the Cortese-Knox-Hertzberg Local Government 
Reorganization Act of 2000, requires that each county must have a local agency formation commission 
(LAFCO), which is the agency that has the responsibility to create orderly local government boundaries, 
with the goals of encouraging orderly growth, efficient public services for cities and special districts, the 
preservation of prime agricultural and open space lands, and discouraging urban sprawl. While LAFCOs 
have no direct authority over land use, their actions determine which government will be responsible for 
new planning areas. LAFCOs address a wide range of boundary actions, including creation of spheres of 
influences for cities, adjustment to boundaries of special districts, annexations, incorporations, 
detachments of areas from cities, and dissolution of cities. The San Diego LAFCO consists of eight 
commissioners from five different membership categories: two commissioners are members of the 
County Board of Supervisors; one commissioner is from the San Diego City Council; two commissioners 
are city council members from the 17 other incorporated cities; two commissioners are directors from 
independent special districts; and one commissioner represents the public. In addition, there are five 
alternates to the regular members—one for each membership category. All commissioners serve 4-year 
terms. 

Regional and Local Plans and Policies 

Airport Land Use Commission 

In each county containing a public use airport, an Airport Land Use Commission (ALUC) is required to 
assist local agencies in ensuring compatible land uses in the vicinity of existing or proposed airports; to 
coordinate planning at state, regional, and local levels; to prepare and adopt an airport land use plan as 
required by Public Resources Code Section 21675; to review plans or regulations submitted by local 
agencies; and to review and make recommendations regarding the land uses, building heights, and other 
issues relating to air navigation safety and promotion of air commerce. The San Diego County Regional 
Airport Authority is the ALUC for the San Diego region. It is responsible for the preparation of 
comprehensive land use plans (CLUPs) for the civilian airports. The military airports are exempt from the 
state’s requirements for a CLUP, although the Department of Defense agreed to the development of a 
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CLUP for Marine Corps Air Station Miramar (formerly Naval Air Station Miramar). Local jurisdictions 
are responsible for land use control around the airports. The closest airport to San Marcos is the 
McClellan-Palomar Airport which operates under its own Airport Land Use Compatibility Plan 
(ALUCP). According to the ALUCP, a majority of the planning area is located within the McClellan-
Palomar AIA. 

Multiple Habitat Conservation Plan (MHCP) 

San Diego County has undertaken several conservation planning efforts, completed or currently in 
progress, with the long-term goal of establishing a regional reserve system that will protect native habitat 
lands and their associated biota. The ultimate goals of these plans are the establishment of biological 
reserve areas in conformance with the State Natural Community Conservation Planning Act, and to 
contribute to the preserve system already established by the approved Multiple Species Conservation Plan 
(MSCP) in southwestern San Diego County. 

The City of San Marcos lies in the MHCP project area. The MHCP subregional plan for the northwestern 
portion of the County (cities of Carlsbad, Encinitas, Escondido, Oceanside, San Marcos, Solana Beach, 
and Vista) was approved by SANDAG in 2003. The subregional plan encompasses 111,908 acres (29,962 
acres of natural habitat), and provides conservation for 77 species in a 20,593-acre reserve. The City of 
San Marcos began preparing a draft of the City Subarea Plan of the MHCP in December 1999. Although 
the draft has not yet been approved by the U.S. Fish and Wildlife Service (USFWS) and the California 
Department of Fish and Game (CDFG), the plan is a component of the MHCP and is currently being uses 
as a guide for open space design within the City. 

Regional Comprehensive Plan (RCP) 

SANDAG’s Regional Comprehensive Plan (RCP) is a long-range planning document that encourages 
local jurisdictions to address the San Diego region’s housing, economic, transportation, environmental, 
and overall quality of life needs (SANDAG 2004). The RCP establishes a planning framework and 
implementation actions that aim to increase the region’s sustainability and encourage “smart growth” 
(higher-density mixed-use development near existing and planned public transit and that promotes active 
transportation). 

To encourage regional sustainability and smart growth, the RCP aims to promote more compact 
development in the urbanized areas of the region pressure to develop the back country and reduce the 
number of housing units and residents that are expected to be “exported” from the region by 2030. To 
achieve this, the Plan identifies certain areas in the region as Smart Growth Opportunity Areas. 
Designation of these opportunity areas is intended to provide guidance to local governments, property 
owners, and service providers as to where smart growth development could occur from a regional 
perspective, and encourages local jurisdictions to focus attention on these areas as they update their 
General Plans and redevelopment plans. Once these areas are designated by local jurisdictions for 
development types, densities, and intensities consistent with the goals of the RCP, transportation facility 
improvements and other infrastructure to these areas will be prioritized. The intended effect of this effort 
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is to attract housing units that are anticipated to be exported from the San Diego region to Baja California, 
Riverside County, Orange County, and Imperial County by 2030. The RCP would redirect those housing 
units to areas within the region that are located along the existing and proposed regional transportation 
corridors as well as other locations where compact development is appropriate. A portion of this 
redirected development will occur in areas of vacant land and a portion will occur as redevelopment and 
infill development in existing communities. 

2050 Regional Transportation Plan/Sustainable Communities Strategy (2050 RTP/SCS) 

The 2050 Regional Transportation Plan/Sustainable Communities Strategy (2050 RTP/SCS) outlines 
projects for rail and bus services, highways, local streets, bicycling, and walking, movement of goods, as 
well as systems and demand management. The 2050 RTP/SCS presents a transportation system designed 
to maximize transit enhancements, integrate biking and walking elements, and promote programs to 
reduce demand and increase efficiency (SANDAG 2011). 

One key theme of the 2050 RTP/SCS is to improve the connections between land use and transportation 
plans by using smart growth principles. The 2050 RTP/SCS includes a Sustainable Communities Strategy 
(SCS) that integrates land use planning, housing development, and transportation planning. The SCS also 
addresses how the transportation system is developed in such a way that the region reduces per-capita 
GHG emissions to state-mandated levels. The SCS includes a land use pattern that accommodates the 
region’s future employment and housing needs, and protects sensitive habitats and resource areas. To 
accomplish this in a sustainable manner, the 2050 RTP/SCS land use pattern focuses housing and jobs 
growth in existing urbanized areas, protects about 1.3 million acres of land, and invests in a transportation 
network that provides residents and workers with alternatives to driving alone. New development would 
be more compact and more accessible to public transit and other travel choices, such as walking and 
bicycling. 

City of San Marcos Zoning Ordinance 

The City of San Marcos Zoning Ordinance (Title 20 of the San Marcos Municipal Code) serves as the 
primary implementation tool of the General Plan. Whereas the General Plan is a policy document and sets 
forth direction for development decisions, the Zoning Ordinance is a regulatory document that establishes 
specific standards for the use and development of all properties in the City. The Ordinance regulates 
development intensity using a variety of methods, such as setting limits on building setbacks, yard 
landscaping standards, and building heights. The Code also indicates which land uses are permitted in the 
various zones. The City is divided into Zoning Districts, which are illustrated on the “Official Zoning 
Map.” 

County of San Diego General Plan 

The County of San Diego's General Plan forms a framework into which the unincorporated communities 
will grow and thereby shape the future of the county. The County of San Diego's General Plan sets forth 
policies and programs to protect the environment, focus population growth to specified areas, and provide 
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adequate public facilities and services for the additional citizens. The General Plan directs future growth 
in the unincorporated areas of the County with a projected capacity that will accommodate more than 
232,300 existing and future homes. This growth is targeted to occur primarily in the western portions of 
the unincorporated County where there is the opportunity for additional development. Compared to the 
previous General Plan, this update reduces housing capacity by 15 percent and shifts 20 percent of future 
growth from eastern backcountry areas to western communities. This change reflects the County’s 
commitment to a sustainable growth model that facilitates efficient development near infrastructure and 
services, while respecting sensitive natural resources and protection of existing community character in its 
extensive rural and semirural communities. The General Plan provides a renewed basis for the County’s 
diverse communities to develop Community Plans that are specific to and reflective of their unique 
character and environment consistent with the County’s vision for its future. 

3.10.3 THRESHOLDS FOR DETERMINING SIGNIFICANCE 

The impact of the proposed project related to land use and planning would be considered significant if it 
would exceed the following thresholds of significance, in accordance with Appendix G of the CEQA 
Guidelines: 

• Physically divide an established community; 

• Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction 
over the project adopted for the purpose of avoiding or mitigating an environmental effect. 

3.10.4 ANALYSIS OF ENVIRONMENTAL IMPACTS 

Future land use changes are anticipated as the proposed General Plan is implemented as vacant land is 
developed and already developed land is redeveloped. Changes are expected as land is developed or 
redeveloped per the General Plan land use plan or through Specific Plan implementation. This would 
result in incremental intensification of the area based on systematic planned development. Intensification 
would result from redevelopment primarily in Urban Core Focus Areas (Focus Areas 1, 2 and 3) as 
planned by the proposed General Plan. This would concentrate additional population, commerce, and 
traffic in the urban core area to capitalize on existing infrastructure, transit, and development patterns. 
Over time, as properties transition from one use to another or property owners develop and/or redevelop 
in the Focus Areas, land uses and intensities would gradually shift to align with the intent of the General 
Plan. 

Expected development capacity pursuant to the proposed General Plan land use policy would result in an 
increase of approximately 11,208 dwelling units (37 percent); a net population increase of approximately 
37,655 persons (42%); and an increase of 21,332,250 square feet of non-residential land uses (184%). 

Divide an Established Community 

Implementation of the proposed General Plan would have a significant environmental impact if it would 
allow for the introduction of features that would divide the physical arrangement of an established 
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community. While implementation of the General Plan would result in a number of land use designation 
changes and mobility improvements throughout the planning area, these changes are intended to foster 
greater connectivity, and to prevent new development from dividing existing uses. The General Plan 
focuses on new development and redevelopment within existing urbanized areas and proposes siting new 
mixed use development in vacant and underutilized portions of the planning area that are linked to both 
local and regional transit system. As a result, while new development and intensification of land uses 
within the planning area would occur, the different types of uses that would be allowed would not result 
in the physical division of an established community. 

In addition, planned transportation and mobility improvements included within the General Plan would 
serve to increase linkages among establish neighborhoods by multiple modes of transportation. The 
proposed General Plan does not plan for or anticipate the development of significant new streets that 
would change the circulation pattern or divide neighborhoods or the community. Rather, planned mobility 
improvements include bridge overcrossing and/or undercrossings, interchange improvements, intersection 
improvements, pedestrian bridges, and SPRINTER grade separations. Locations for these improvements 
are shown in Figure 3.16-10. 

This land use strategy and complementing transportation/mobility improvements would reinforce the 
existing community structure and would not introduce features that would divide an established 
community. Therefore, implementation of the proposed General Plan would result in a less than 
significant impact with regard to division of an existing community. 

Conflict with an Adopted Land Use Plan 

Implementation of the proposed General Plan would have a significant environmental impact if it would 
conflict with any of applicable regional and local land use plans and/or regulations as described in Section 
3.10.2. The potential conflicts with the applicable regional and local plans are described below. 

Airport Land Use Commission Plan (ALUCP) 

The McClellan-Palomar Airport, a County municipal airport, is located 2.5 miles from the San Marcos 
planning area boundaries on Palomar Airport Road in Carlsbad. The majority of the planning area lies 
within Review Area 2 of the ALUCP. Review Area 2 consists of location within the airspace protection 
and/or overflight notification areas. Limits on the heights of structures, particularity in areas of high 
terrain, are the only restrictions on land uses within Review Area 2. The General Plan does allow 
development and redevelopment to occur within Review Area 2 and under certain land use designations, 
such as mixed use, would allow for greater intensity of uses as well as taller building heights to be 
established. 

However, building and structure height limits would be required to be consistent with the City’s Zoning 
Ordinance, which would ensure that development and redevelopment within Review Area 2 would be 
well within the ALUCP height limits. Furthermore, the General Plan contains policies within the Land 
Use and Community Design Element as well as the Safety Element that require review of development 
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and redevelopment proposals for land use compatibility to ensure compatibility with McClellan-Palomar 
ALUCP. As such, implementation of the General Plan would not result in conflicts with McClellan-
Palomar ALUCP and would result in less than significant impacts. 

Regional Comprehensive Plan (RCP) 

The RCP, prepared by SANDAG, is the strategic planning framework for the San Diego region. The RCP 
identifies seven planning elements and recommends goals, policy objectives, and actions for each. The 
seven elements are: urban form, transportation, housing, healthy environment, economic prosperity, 
public facilities, and borders. As stated in the RCP, the RCP document was not designed as a regulatory 
plan, but rather as a guidance plan. SANDAG suggests that agencies incorporate the recommendations of 
the RCP into their local and regional plans as they update those plans. As plans are updated, SANDAG 
also updates its regional growth forecast, the RCP, and the RTP. The San Marcos General Plan is not 
required to comply with the recommendations in the RCP; however, the City considered the RCP goals 
and implemented them to the extent feasible during the General Plan planning process. 

The RCP identifies existing and planned Smart Growth Opportunity Areas (SGOA), which are compact, 
mixed use, pedestrian-oriented developments where a higher priority is placed on providing transportation 
facility improvements. The City of San Marcos worked closely with SANDAG in the development of the 
SGOAs within the planning area, which are referred to as Focus Areas 1, 2 and 3 by the General Plan. 
The SGOAs coincide with many of the identified Focus Areas, as discussed in detail in Chapter 2.0, or 
are included in adopted specific plans which often embrace these smart growth principles. The RCP’s 
Smart Growth principles are incorporated into this General Plan's Vision and Themes, which guides the 
Land Use Plan and provides the basis for many of the Land Use and Mobility Element's policies. 
Furthermore, the Land Use Map, goals and policies of the proposed General Plan update 8 of the SGOA 
identified by SANDAG to include Mixed Use 3 designations. Therefore, implementation of the General 
Plan would not result in conflicts with the RCP and would result in less than significant impacts. 

2050 Regional Transportation Plan/Sustainable Communities Strategy (2050 RTP/SCS) 

The 2050 RTP/SCS contains an integrated set of objectives to guide the San Diego region toward a more 
sustainable future by integrating land use decisions, housing development, and planned transportation 
network improvements. The 2050 RTP/SCS outlines the regional transportation network improvement 
projects, including improvements to transit (rail and bus services), highways, local streets, bicycling, and 
walking, as well as systems and demand management. In addition, the 2050 RTP/SCS contains a set of 
specific implementation actions that carry out the intent of the SCS. Implementation of the General Plan 
would result in significant impacts if it would conflict with the SCS implementation actions. The City of 
San Marcos considered the SCS implementing actions that are applicable to local agencies throughout 
development of the General Plan. Table 3.10-2 outlines the SCS implementing actions (Action) that 
require local agency coordination and describes the relationship between each Action and the element(s) 
within the San Marcos General Plan. As shown in Table 3.10-2, implementation of the General Plan 
would not result in conflicts with the 2050 RTP/SCS. 
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Table 3.10-2 
2050 RTP/SCS: SCS Implementing Actions and San Marcos General Plan 

SCS Implementing Actions Requiring 
Local Agency Coordination San Marcos General Plan 

Update the Smart Growth Concept Map to reflect changes to local 
land use plans contained in the 2050 Regional Growth Forecast and 
to the regional transportation network. 

Consistent: The proposed Citywide Land 
Use Plan of the General Plan incorporates 
the identified SGOAs and is consistent with 
the current July 2008 North County Smart 
Growth Concept Map. The City will 
continue to coordinate with SANDAG in the 
preparation of updates to the Smart Growth 
Concept Map. 

Provide additional guidance on SB 375 CEQA streamlining 
provisions. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the City, as a member 
agency, intends to implement any guidance 
SANDAG prepares for CEQA streamlining 
for residential mixed-use projects and 
“Transit Priority Projects” consistent with 
the 2050 RTP/SCS.  

Use the Smart Growth Concept Map as a basis for allocating smart 
growth incentives, prioritizing transit service enhancements and 
seeking additional smart growth funds. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the General Plan 
incorporates the identified SGOAs and is 
consistent with the current July 2008 North 
County Smart Growth Concept Map in the 
Land Use and Community Design Element. 
In addition, policies within this Element 
ensure participation with and support of 
SANDAG regional planning. 

Refine the selection criteria for the TransNet Smart Growth 
Incentive Program project selection criteria so it to reflects the 2050 
RTP/SCS. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the policies within the 
Land Use and Community Design Element 
Plan ensure participation with and support of 
SANDAG regional planning. 

Consider health principles in the evaluation criteria for existing 
grant programs such as the Smart Growth Incentive Program and the 
Bicycle, Pedestrian, and Neighborhood Safety Program.  

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the Land Use and 
Community Design Element, the Mobility 
Element, and the Parks, Recreation, and 
Community Health Element promote land 
uses and mobility improvements encourage 
that walking, bicycling and outdoor 
recreation through parks and trails. 

Consider greenhouse gas reductions/climate change principles in the 
evaluation criteria for existing grant programs, such as the Smart 
Growth Incentive Program. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the Conservation and 
Open Space Element include measures for 
GHG and air quality pollutant reduction. 
Policies and programs of the Land Use and 
Community Design Element address smart 
growth measures. 
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Table 3.10-2 
2050 RTP/SCS: SCS Implementing Actions and San Marcos General Plan 

SCS Implementing Actions Requiring 
Local Agency Coordination San Marcos General Plan 

Coordinate and cooperate throughout the region on the planning and 
implementation of future transportation and habitat preserve 
infrastructure systems. 

Consistent: The Land Use and Community 
Design Element contains policies to ensure 
participation with and support of SANDAG 
regional planning. 

Pursue joint development opportunities to promote construction of 
housing and mixed-use projects at existing and planned transit 
stations. 

Consistent: The General Plan land use plan 
strategically places mixed use development 
around transit stations. Efforts to work with 
SANDAG and joint development 
opportunities are addressed in the Land Use 
and Community Design Element and 
Mobility Element. 

Implement the Regional Energy Strategy and Climate Action 
Strategy in coordination with state and local jurisdiction efforts. 

Consistent: The Conservation and Open 
Space Element addresses local Climate 
Action strategy and continued work efforts 
to collaborate with regional, state and 
national environmental protection entities. 

Support increased use of clean, alternative fuels in SANDAG and 
local jurisdiction-owned vehicle fleets, and the vehicle and 
equipment fleets of contractors and funding recipients, such as the 
vehicle fleet for the SANDAG Vanpool Program or for local 
jurisdiction waste haulers. 

Consistent: The Conservation and Open 
Space Element contains policies to support 
use of reusable and recyclables and 
municipal purchasing policies and practices 
that reduce trips and emissions.  

Support planning and infrastructure development for alternative 
fueling stations and plug-in electric vehicle (EV) chargers. 

Consistent: The Land Use and Community 
Design Element and Conservation and Open 
Space Element support environmentally 
friendly practices and incorporate standards 
for EV parking and charges in future updates 
Zoning Ordinance. 

Develop or facilitate a regional approach to long-term alternative 
fuel infrastructure planning that includes the continued development 
of public-private strategic alliances. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, the Land Use and 
Community Design Element contains 
policies that address partnering with private 
industry on renewable energy efforts. 

Work with San Diego Gas & Electric and other stakeholders to 
mitigate the potential impacts of electric vehicles on the electric 
grid. 

Consistent: The Land Use and Community 
Design Element addresses coordination with 
SDG&E and other utility providers to pace 
development with infrastructure and install 
contemporary technology services.  

To the extent possible, address adaptation issues in the design of 
new projects and when improvements are made to existing 
infrastructure. 

Consistent: The Land Use and Community 
Design Element and Conservation and Open 
Space Element requires CEQA evaluation 
for all new development and project-based 
mitigation for environmental/climate 
impacts. 

Continue to refine Quality of Life Funding Strategy and determine 
appropriate time to seek voter approval. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, policies within the 
Land Use and Community Design Element 
Plan ensure participation with and support of 
SANDAG regional planning. 
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Table 3.10-2 
2050 RTP/SCS: SCS Implementing Actions and San Marcos General Plan 

SCS Implementing Actions Requiring 
Local Agency Coordination San Marcos General Plan 

Evaluate the feasibility of developing preliminary maps that identify 
transportation infrastructure that could be vulnerable to 
environmental changes due to climate change, including 
precipitation, heat, and sea level rise. 

Consistent: This SCS Implementing Action 
is the primary responsibility of SANDAG to 
implement; however, policies within the 
Land Use and Community Design Element 
Plan ensure participation with and support of 
SANDAG regional planning. 

Source: SANDAG 2011 
 

The proposed General Plan includes a variety of actions aimed at coordinating with SANDAG and 
regional planning efforts. As such, implementation of the General Plan would not conflict with the 2050 
RTP/SCS. No impact will occur. 

County of San Diego General Plan 

The County of San Diego General Plan regulates development in the unincorporated areas within the 
region, including the lands that are within the planning area’s SOI. The planning area’s SOI extends into 
the County of San Diego’s North County Metro Subregion as well as the San Dieguito Community 
Planning Area (CPA). Since the areas in the SOI are within the County’s jurisdiction, they are included in 
the County of San Diego General Plan and designated for specific land uses. In most cases, the adjacent 
city also plans land uses for these areas with the intent that the areas will eventually be annexed into the 
city’s jurisdiction. As described in Section 3.10.2, LAFCO regulates local agency boundary changes 
including annexation of unincorporated land into incorporated cities. Because these areas are not yet 
under the jurisdiction of San Marcos, the land use designations within the SOI do not have to match the 
General Plan land use designations for these areas. However, as part of this analysis, the land uses within 
the planning area’s SOI were reviewed for comparison between the County of San Diego General Plan 
land uses with the proposed land uses set forth in the San Marcos General Plan. 

There are land use designation differences within limited areas of the SOI in the following areas: College 
Area Neighborhood, Twin Oaks Valley Neighborhood, Richland Neighborhood, Barham/Discovery 
Community, Questhaven/La Costa Meadows Neighborhood. In addition, a majority of the land use 
designations in the Lake San Marcos Neighborhood differ from those set forth in the San Marcos General 
Plan. However, in almost all of the instances where there are land use designation discrepancies in the 
SOI, the land uses pursuant to the San Marcos General Plan allow for lower density residential uses than 
those allowed under the County of San Diego’s General Plan. There are two isolated areas where the San 
Marcos General Plan designates the land use as Industrial, and the County’s General Plan designates them 
both as very low density residential. 

However, while there are areas within the SOI that have different land use designations than those 
proposed in the San Marcos General Plan, these areas are not yet under the jurisdiction of the City of San 
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Marcos and therefore do not need to be consistent with the designations proposed in the General Plan. 
Should annexation of lands within the SOI that have land use designations that are different under the 
County and City General Plans be approved, the City’s General Plan land use designations would apply 
rather than the County’s designations. Therefore, although the City and County General Plans show 
different land use designations on specific properties, only the Plan of the jurisdiction with current land 
use authority (City or County) applies at a given point in time, so no conflict with the County of San 
Diego General Plan exists. 

In addition, the Land Use Element contains policies that would require the City to participate in regional 
planning and review, comment, and coordinate when appropriate on plans, projects, and proposals of 
overlapping or neighboring agencies, such as the unincorporated County lands within the City’s SOI. This 
will serve to promote compatibility in land use planning and development while minimizing adverse 
environmental effects. As such, the proposed differences described above would not result in any 
conflicts with applicable land use plans, policies, or regulations in the County of San Diego’s General 
Plan. Therefore, implementation General Plan would result in less than significant impacts with the 
County of San Diego’s General Plan. 

San Marcos Zoning Ordinance 

The San Marcos Zoning Ordinance is one of the primary tools for implementing the General Plan land 
use policy. Addition of, and revision to, land use designations proposed by the General Plan are different 
from the existing General Plan land use designations, and therefore would conflict with the existing 
Zoning Ordinance. This is considered to be a significant impact; mitigation is required. 

3.10.5 MITIGATION MEASURES 

Implementation of the San Marcos General Plan would result in significant impacts related to land use 
and planning. The following mitigation measures are general and programmatic in nature, and would be 
refined in project-specific CEQA documents. 

Divide an Established Community 

Impacts are less than significant based on existing conditions and the policies of the proposed General 
Plan. No mitigation is required. 

Conflict with an Adopted Land Use Plan 

Implementation of the San Marcos General Plan would result in conflicts with the existing Zoning 
Ordinance. Implementation of Mitigation Measure LU-1 would reduce impacts to a level less than 
significant. 

LU-1 Upon adoption of the General Plan, the City shall amend/update the City’s existing Zoning 
Ordinance to be consistent with the General plan. This update shall occur within 12 months 
of General Plan adoption. (Implementation Program LU-1.1) 
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3.10.6 SIGNIFICANCE AFTER MITIGATION 

Divide an Established Community 

At the program level of analysis, impacts associated with the division of an established community would 
be less than significant. 

Conflict with an Adopted Land Use Plan 

Mitigation Measure LU-1 is proposed to address the impacts related to the proposed General Plan conflict 
with the City of San Marcos Zoning Ordinance. Mitigation Measure LU-1 states the City shall update the 
Zoning Ordinance to be consistent with the General Plan within 12 months of adoption. 

With implementation of Mitigation Measure LU-1, the proposed General Plan would not conflict with 
any applicable land use plan, policy, or regulation of an agency with jurisdiction over the project adopted 
for the purpose of avoiding or mitigating an environmental effect. As such, impacts associated with 
conflicts with an adopted land use plan, policy, or regulation would be reduced to a less than significant 
level. 
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