Tuesday, July 14, 2026
1 Civic Center Drive
San Marcos, CA 92069
City Council Chambers
6 PM

City of San Marcos
City Council Regular Agenda

Regular City Council Meeting

Special San Marcos Successor Agency to the SM Redevelopment Agency Meeting

Special San Marcos Successor Housing Agency to the SM Redevelopment Agency Meeting
Regular Fire Protection District Meeting

Special San Marcos Public Financing Authority Meeting

Regular San Marcos Public Facilities Authority Meeting

Special Rent Review Commission Meeting

Cell Phones: As a courtesy to others, please silence your cell phone or pager during the meeting and engage in conversations outside the
Council Chambers.

Americans with Disabilities Act: If you need special assistance to participate in this meeting, please contact the ADA Coordinator at (760)
744-1050. Notification 48 hours in advance will enable the City to make reasonable arrangements to ensure accessibility to this meeting .
Assisted listening devices are available for the hearing impaired. Please see the City Clerk if you wish to use this device.

Meeting Schedule and Broadcast Information: Regular City Council meetings are held on the second and fourth Tuesday of each month at
6:00 pm in the Council Chambers. City meetings are broadcast LIVE on the City’s YouTube Channel, San Marcos Community Television
(SMTV) on Cox Channel 19, Time Warner Channel 24 and AT&T Channel 99. Meetings are also streamed live and archived online at
WWw.sanmarcosca.gov.

Agenda related writings or documents provided to a majority of the City Council after distribution of the agenda packet will be available for
public inspection at the time of distribution in the City Clerk Department located on the second floor of City Hall, 1 Civic Center Drive, San
Marcos, CA during normal business hours. The same materials are also posted online at www.sanmarcosca.gov as time permits.

The Oral Communication segment of the agenda is for the purpose of allowing the public to address the City Council on any matter NOT
listed on the agenda. Speakers are limited to one opportunity to address the Council under Oral Communications. Subject to very limited
exceptions, the City Council is prohibited by state law from discussing or taking action on items NOT listed on the Agenda. However, they
may refer the matter to staff for a future report and recommendation.

Provide in-person comments - Please fill out a public comment card and turn it in to the City Clerk prior to the commencement of public
comment for the item you wish to speak to.

Provide written comments - Email comments to cityclerk@sanmarcosca.gov. Comments received by 12 p.m. the day of the meeting will be
shared with the City Council prior to the meeting. When e-mailing comments, please identify in the subject line the agenda item to which
your comments relate. All comments received will be included as part of the official record. Written comments will not be read out loud.

Provide virtual comments via Zoom - Join from a PC, Mac, iPad, iPhone or Android device:

https://zoom.us/join Meeting ID: 839 0833 0857 Passcode: 92069

Raise your hand when the Clerk calls for speakers for the item you wish to comment on. Unmute yourself when called on by the Clerk. By
phone: Call: +1-669-900-6833 and enter Meeting ID: 839 0833 0857 followed by #. Press # for Participant ID. Enter passcode: 92069
followed by #. Press *9 when the Clerk calls for speakers for the item you wish to comment on. The Clerk will then call on the last four
numbers of your telephone number. Press *6 to unmute yourself to speak.

Spanish  captions are available via the Zoom meeting application. See  Meeting Participation tab  at
https://www.sanmarcosca.gov/City-Government/City-Council/Council-Meetings for detailed directions.
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CALL TO ORDER

PLEDGE OF ALLEGIANCE

INVOCATION -

ROLL CALL

PROCLAMATIONS AND PRESENTATIONS

A. VOLUNTEER SHERIFF PATROL PROCLAMATION

B. PARKS MAKE LIFE BETTER! MONTH PROCLAMATION

CONSENT CALENDAR

Consent Calendar items are considered routine and will be approved by one motion, with no separate discussion
prior to voting unless the public, staff, or Council Member(s) request that specific item(s) be removed from the
Consent Calendar for separate discussion or action. In-person speaker slips and virtual commenter(s) for this
category must be presented to the City Clerk at the start of that portion of the meeting. Speakers are limited to
three minutes.

1. 26-2919 WAIVER OF TEXT. This item is to waive the reading of the text of all
ordinances and resolutions introduced and adopted at this meeting.
Ordinances and resolutions shall be introduced or adopted by title.

Recommendation: WAIVE

2. 26-2920 APPROVAL OF MINUTES

Recommendation: APPROVE the minutes of the City Council regular meeting on June 23, 2026.

Attachments: (06-23-26R

3. 26-2921 APPROVAL OF WARRANTS

Recommendation: APPROVE City Council, Successor Agency, and Fire Protection District warrants
dated July 2026.

Attachments: \Narrants 7-14-26

4. 26-2913 RESOLUTION NO. 2026-9634 - EXPENDITURE OF FUNDS
PURSUANT TO COMPENSATION AND REIMBURSEMENT POLICY,
EVENT TICKET APPROVAL

Recommendation: ADOPT a resolution approving the expenditure of funds for attendance at events
which are in furtherance of a public purpose.

Attachments: July 14 - 802 reso

802 Cal Cities Annual Conference - Nunez, LeBlang, Lieberman

802 San Diego North Economic Development Council North County Economic ¢
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5. TMP-2482 RESOLUTION NO. 2026-9635 - AUTHORIZE THE SAN MARCOS
FIRE DEPARTMENT TO APPLY FOR THE COUNTY OF SAN DIEGO
NEIGHBORHOOD REINVESTMENT PROGRAM GRANT

Recommendation: ADOPT a resolution authorizing the San Marcos Fire Department to apply for the
County of San Diego Neighborhood Reinvestment Grant.

Attachments: RESOLUTION 2026 NRPG

6. TMP-2478 RESOLUTION NO. 2026-9636 - SPECIAL ASSESSMENT FOR WEED
AND NUISANCE ABATEMENT AT 0 WOODLAND PARKWAY
Recommendation: ADOPT a resolution for the Weed and Nuisance Abatement Itemized Cost Report and
AUTHORIZE City staff to deliver the same to the County of San Diego Tax Assessor
and the Treasurer-Tax Collector to recover the same by way of special assessment

and associated lien against the property located at 0 WOODLAND PKWY Assessor's
Parcel Number: 224-040-4000.

Attachments: RESOLUTION 0 WOODLAND PKWY
EXHIBIT A - ITEMIZED COST REPORT 0 WOODLAND PARKWAY

7. TMP-2486 RESOLUTION NO. 2026-9637 - ON-CALL CONTRACT FOR TRAFFIC
ENGINEERING SERVICES
Recommendation: ADOPT resolution awarding the consultant contract for on-call traffic engineering
services to Chen Ryan Associates, Inc. and delegating authority to and authorizing the

City Manager to negotiate, finalize, and execute the contract and all related
documents.

Attachments: Resolution No 2026-XX.docx

8. TMP-2488 RESOLUTION NOS. 2026-9638 & 2026-9639 - DECLARING
CERTAIN PARCELS TO BE SURPLUS PROPERTY; EXEMPT FROM
THE SURPLUS LAND ACT; AND AUTHORIZING THE CITY
ATTORNEY TO SEEK CONFIRMATION FROM THE CALIFORNIA
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT
WITH RESPECT TO SUCH EXEMPTION; AND AUTHORIZING AN
APPRAISAL TO MARKET SURPLUS PROPERTY FOR SALE, AND
AUTHORIZING ALL DOCUMENTS NECESSARY FOR THE
TRANSFER AND SALE IN THE EVENT SAID EXEMPTION FROM
THE SURPLUS LAND ACT IS CONFIRMED BY THE CALIFORNIA
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

Recommendation: 1. ADOPT a resolution declaring APNs 220-222-07-00 and 220-222-23-00 to be

surplus property and exempt from California Surplus Land Act, and authorizing the
City Attorney to seek confirmation from the California Department of Housing and
Community Development (HCD) with respect to such exemption.
2. ADOPT a resolution authorizing the City Manager to secure a valuation of and to

market said real property, and authorizing a sale and transfer of said real property,
contingent upon HCD verification of the property's exemption from Surplus Land Act.

Attachments: Reso 2026-xxxx Mission Rd surplus declaration

Reso 2026-xxxx- Authorization to Market and Proceed with Sale

Exhibit A Mission vicinity map

City of San Marcos Page 3


https://sanmarcos.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7323
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=1172f513-799a-4861-842f-400fd2842291.docx
https://sanmarcos.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7319
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=7c1ecdc1-9044-47e8-87bd-b28203680d38.docx
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=8bca012e-bf38-41f6-b693-e18f2bf74923.pdf
https://sanmarcos.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7330
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=2243af14-4883-4aee-ab2e-8d97d127c759.docx
https://sanmarcos.legistar.com/gateway.aspx?m=l&id=/matter.aspx?key=7333
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=da4da16e-49d8-4c44-96ba-53df48e8e40f.docx
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=7b0102e2-d6c8-4dda-bf0f-66458a164e0b.docx
https://sanmarcos.legistar.com/gateway.aspx?M=F&ID=22ace814-2a30-42e7-9a40-f4d929fdba7b.pdf

City Council Regular Agenda July 14, 2026

9. TMP-2493 RESOLUTION NO. 2026-9640 - AWARDING A CONTRACT FOR
CITY HALL COUNCIL CHAMBERS RENOVATIONS TO FLOW
BUILDERS
Recommendation: ADOPT a resolution awarding a contract for Council Chambers renovations at 1 Civic

Center Dr (City Hall) and delegating authority to the City Manager to Negotiate,
Finalize, and Execute the Contract with Flow Builders.

Attachments: 2026-XXXX Chambers contract award

10. 26-2915 RESOLUTION NO. 2026-9641 - ADOPTING POSITIONS ON
LEGISLATION UNDER CONSIDERATION PURSUANT TO THE
LEGISLATIVE PLATFORM

Recommendation: ADOPT a resolution taking a position on pending legislation in the California State
Legislature that may have local impacts.

Attachments: July 14 Reso - Legislation

AB 1738 Oppose

ORAL COMMUNICATIONS

The Oral Communication segment of the agenda is for the purpose of allowing the public to address the City
Council on any matter NOT listed on the agenda. Speakers are limited to one opportunity to address the Council
under Oral Communications. The City Council is prohibited by state law from discussing or taking action on items
NOT listed on the Agenda. In-person speaker slips and virtual commenter(s) for oral communications must be
presented to the City Clerk at the start of that portion of the meeting. Speakers are limited to three minutes.

PUBLIC HEARINGS
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11. TMP-2489 URGENCY ORDINANCE NO. 2026-1580 AND ORDINANCE NO.
2026-1581 - IMPLEMENTING SENATE BILL 79 (SB 79) FOR
TRANSIT-ORIENTED DEVELOPMENT STANDARDS, SITE
EXEMPTIONS, PHASED IMPLEMENTATION AREAS, AND ZONING
MAP AMENDMENTS.

Recommendation: ADOPTION of the following, in the order set forth below:
1. ADOPT Notice of Exemption (EX26-041); and
2. ADOPT an Urgency Ordinance No. 2026-1580 adding Chapter 20.280 to the San
Marcos Municipal Code to adopt and implement SB79 (Four Votes Required); and
3. INTRODUCE Ordinance No. 2026-1581 (Text Amendment TA 26-0001) adding
Chapter 20.280 to the San Marcos Municipal Code to adopt and implement SB79.

Attachments: Urgency Ordinance No. 2026-1580
Exhibits A, B, & C (Urgency Ordinance No. 2026-1580)
Ordinance No. 2026-1581 - Non-Urgency Ordinance
> Exhibits A, B, & C (Ordinance No. 2026-1581)

A - Transit-Oriented Development Stops and Zones, Exempted Areas, and Excl

B - One-Mile Walking Path Methodology Memorandum dated June 12, 2026

C - San Marcos Municipal Code (SMMC) Chapter 20.280 Transit-Oriented Deve
D - Notice of Exemption (EX26-041)
E - Senate Bill 79 Full Text

F - Planning Commission Meeting Minutes from June 15, 2026

REPORTS (INCLUDING AB 1234 REPORTING REQUIREMENTS - GC 53232.3(D))

12. 26-2922 SAN DIEGO ASSOCIATION OF GOVERNMENTS REPORT (MAYOR
JONES)
Recommendation: Note and File
13. 26-2923 LEAGUE OF CALIFORNIA CITIES REPORT (COUNCILMEMBER
MUSGROVE)
Recommendation: Note and File
14. 26-2924 NORTH COUNTY TRANSIT DISTRICT REPORT (DEPUTY MAYOR
SANNELLA)

Recommendation: Note and File.

15. 26-2925 NORTH COUNTY DISPATCH JOINT POWERS AUTHORITY
REPORT (COUNCILMEMBER LEBLANG)

Recommendation: Note and File
16. 26-2926 CLEAN ENERGY ALLIANCE REPORT (COUNCILMEMBER NUNEZ)

Recommendation: Note and File
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17. 26-2927 CITY COUNCIL BUSINESS VISITS

Recommendation: Note and File

COUNCIL COMMENTARY

ADJOURNMENT

STATE OF CALIFORNIA )
COUNTY OF SAN DIEGO ) SS.
CITY OF SAN MARCOS )

[, PHILLIP SCOLLICK, CITY CLERK OF THE CITY OF SAN MARCOS, HEREBY
CERTIFY THAT | CAUSED THE POSTING OF THIS AGENDA IN THE GLASS DISPLAY
CASE AT THE NORTH ENTRANCE OF CITY HALL AND ON THE CITY'S WEBSITE ON
JULY 10, 2026, 5:30 P.M.

DATE: JULY 10, 2026

PHILLIP SCOLLICK, CITY CLERK
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:26-2919

MEETING DATE:
July 2026

SUBJECT:

WAIVER OF TEXT. This item is to waive the reading of the text of all ordinances and resolutions introduced and
adopted at this meeting. Ordinances and resolutions shall be introduced or adopted by title.

WAIVE

Prepared by: City Clerk’s Office
Approved by: Michelle Bender, City Manager
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:26-2920

MEETING DATE:
July 14, 2026

SUBJECT:
APPROVAL OF MINUTES

Recommendation
APPROVE the minutes of the City Council regular meeting on June 23, 2026.

Prepared by: Micki Olinger Chavez, Deputy City Clerk
Reviewed by: Phil Scollick, City Clerk
Approved by: Michelle Bender, City Manager

City of San Marcos Page 1 of 1 Printed on 7/10/2026
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MINUTES

Regular Meeting of the San Marcos City Council

TUESDAY, JUNE 23, 2026
City Council Chambers
1 Civic Center Drive, San Marcos, CA 92069

Regular City Council Meeting

Special City of San Marcos as Successor Agency to the San Marcos Redevelopment Agency Meeting

Special City of San Marcos as Successor Housing Agency to the San Marcos Redevelopment Agency Meeting
Regular Fire Protection District Meeting

Special San Marcos Public Financing Authority Meeting

Regular San Marcos Public Facilities Authority Meeting

CALL TO ORDER: Mayor Jones called the City Council meeting to order at 6:00 PM.

PLEDGE OF ALLEGIANCE: Led by Councilmember Musgrove.

INVOCATION: Led by Mayor Jones.

ROLL CALL:
PRESENT: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
ABSENT: COUNCILMEMBERS: NONE

ALSO PRESENT: City Manager Bender, City Attorney Peak, Deputy City Clerk Olinger Chavez and City Clerk
Scollick.

PROCLAMATIONS AND PRESENTATIONS

A. Clean Energy Alliance 5 Year Anniversary presented to Program Analyst Tiffany Reynolds.
B. Chris Polentz presented with Certificate of Recognition.
C. Juneteenth Proclamation presented to Lionel and Natalie Saulsberry.

CONSENT CALENDAR

MOVED TO APPROVE CONSENT CALENDAR BY COUNCILMEMBER NUNEZ, SECONDED BY
COUNCILMEMBER MUSGROVE, EXCEPT FOR ITEMS #8 AND #9 WHICH WERE PULLED FOR FURTHER
DISCUSSION.
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AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

WAIVER OF TEXT. This item is to waive the reading of the text of all ordinances and resolutions
introduced and adopted at this meeting. Ordinances and resolutions shall be introduced or adopted
by title.

APPROVAL OF MINUTES. Approved the minutes of the City Council regular and special meeting on
June 9, 2026.

APPROVAL OF WARRANTS. Approved City Council, Successor Agency, and Fire Protection District
warrants dated June 2026.

RESOLUTION NO. 2026-9617 - AWARDING A CONTRACT FOR CITY HALL RESTROOM RENOVATIONS
TO FLOW BUILDERS. Adopted a resolution awarding a contract for restroom renovations at 1 Civic
Center Dr (City Hall) to Flow Builders, and delegating authority to the City Manager to negotiate,
finalize, and execute said contract.

RESOLUTION NO. 2026-9618 - ADOPTING POSITIONS ON LEGISLATION UNDER CONSIDERATION
PURSUANT TO THE LEGISLATIVE PLATFORM. Adopted a resolution taking a position on pending
legislation in the California State Legislature that may have local impacts.

RESOLUTION NO. 2026-9619 - AWARDING A TWO-YEAR CONTRACT FOR MONITORING AND
ASSESSMENT SERVICES FOR THE CARLSBAD WATERSHED MANAGEMENT AREA. Adopted a
resolution awarding a two year monitoring and assessment contract on behalf of the Carlsbad
Watershed Management Area (CWMA) Responsible Agencies (RAs) to NV5 Environmental, LP in the
amount of $677,742.00.

RESOLUTION NO. 2026-9620 - FISCAL YEAR 2026-27 APPROPRIATIONS LIMIT. Adopted resolution
establishing the City of San Marcos' appropriations subject to limit for the fiscal year ending June 30,
2027 as presented.

RESOLUTION NO. 2026-9621 - AUTHORIZING AN AGREEMENT WITH DEPARTMENT OF HOUSING
AND URBAN DEVELOPMENT (HUD) TO RESTORE COMMUNITY DEVELOPMENT BLOCK GRANT
(CDBG) FUNDS FOR ELIGIBLE COMMUNITY PROJECTS. Adopt resolution authorizing the City Manager
to execute a Repayment Agreement with the U.S. Department of Housing and Urban Development
(HUD) related to the Community Development Block Grant (CDBG) Program. REMOVED FROM
CONSENT

RESOLUTION NO. 2026-9622 - AWARDING A CONTRACT FOR SAFETY CENTER HVAC REPLACEMENT
TO JACKSON & BLANC. Adopt a resolution awarding a contract for Safety Center HVAC replacement
at 187 Santar Dr (Safety Center) and delegating authority to the City Manager to negotiate, finalize,
and execute the contract and related change orders as needed with Jackson & Blanc. REMOVED FROM
CONSENT
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RESOLUTION NO. 2026-9623 - APPROVING A CONTRACT WITH NORTH STAR CONSULTING, INC. FOR
ORGANIZATIONAL DEVELOPMENT SERVICES, PURSUANT TO SAN MARCOS MUNICIPAL CODE
(SMMC) CHAPTER 2.30, AND AUTHORIZING CITY MANAGER TO EXECUTE RELATED DOCUMENTS.
Adopted a resolution approving a contract for organizational development services with North Star
Consulting, Inc. and authorizing the City Manager or delegated designee to execute documents
related to the contract, and authorizing the City Manager to approve and manage any amendments
within the project budget appropriated by the city council.

RESOLUTION NO. 2026-9624 - APPROVAL OF WITHDRAWAL FROM THE PUBLIC AGENCIES SELF-
INSURANCE SYSTEM (PASIS) AND AUTHORIZATION FOR THE CITY MANAGER TO EXECUTE THE
WITHDRAWAL AGREEMENT AND ANY ASSOCIATED DOCUMENTS TO EFFECTUATE THE SAME.
Adopted a resolution approving withdrawal from the Public Agencies Self-Insurance System (PASIS)
effective July 1, 2026, approving the Agreement for Withdrawal from PASIS Membership between
PASIS and the City of San Marcos; and authorizing the City Manager to execute the Withdrawal
Agreement and any related documents necessary to effectuate the City's withdrawal from PASIS.

RESOLUTION NOS. 2026-9625 & 2026-9626 - APPROVING THE PRELIMINARY ENGINEER’S REPORT
FOR ANNUAL LEVY OF ASSESSMENT FOR FISCAL YEAR 2026-2027 FOR LANDSCAPING AND LIGHTING
DISTRICT NO. 1, AND DECLARING ITS INTENTION TO PROVIDE FOR AN ANNUAL LEVY AND
COLLECTION OF ASSESSMENTS FOR MAINTENANCE IN LANDSCAPING AND LIGHTING DISTRICT NO.
1, AND SETTING A TIME AND PLACE FOR A PUBLIC HEARING THEREON. Adopted resolutions
approving the preliminary engineer's report and declaring the City of San Marcos' intention to levy
and collect assessments in Landscaping and Lighting District No. 1 for the fiscal year 2026-2027 and
establishing a subsequent public hearing on July 28, 2026 at the regular 6:00 p.m. Council meeting.

RESOLUTION NOS. 2026-9627 & 2026-9628 - APPROVING THE PRELIMINARY ENGINEER'S REPORT
FOR ANNUAL LEVY OF ASSESSMENT FOR FISCAL YEAR 2026-2027 FOR VALLECITOS TOWN CENTER
STREET MAINTENANCE DISTRICT; AND DECLARING ITS INTENTION TO PROVIDE FOR AN ANNUAL
LEVY AND COLLECTION OF ASSESSMENTS FOR STREET MAINTENANCE IN THE VALLECITOS TOWN
CENTER STREET MAINTENANCE DISTRICT, AND SETTING A TIME AND PLACE FOR A PUBLIC HEARING
THEREON. Adopted resolutions approving the preliminary engineer's report and declaring the City of
San Marcos' intention to levy and collect assessments in the Vallecitos Town Center Street
Maintenance District for fiscal year 2026-2027, and establishing a subsequent public hearing at a
regular meeting of the San Marcos City Council on July 28, 2026, at 6:00 p.m.

ITEMS REMOVED FROM CONSENT CALENDAR

8.

RESOLUTION NO. 2026-9621 - AUTHORIZING AN AGREEMENT WITH DEPARTMENT OF HOUSING
AND URBAN DEVELOPMENT (HUD) TO RESTORE COMMUNITY DEVELOPMENT BLOCK GRANT
(CDBG) FUNDS FOR ELIGIBLE COMMUNITY PROJECTS. Adopt resolution authorizing the City Manager
to execute a Repayment Agreement with the U.S. Department of Housing and Urban Development
(HUD) related to the Community Development Block Grant (CDBG) Program.

BY CONSENSUS THE ITEM WAS DEFERRED TOA FUTURE COUNCIL MEETING TO BE
DETERMINED.
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9. RESOLUTION NO. 2026-9622 - AWARDING A CONTRACT FOR SAFETY CENTER HVAC REPLACEMENT
TO JACKSON & BLANC. Adopt a resolution awarding a contract for Safety Center HVAC replacement
at 187 Santar Dr (Safety Center) and delegating authority to the City Manager to negotiate, finalize,
and execute the contract and related change orders as needed with Jackson & Blanc.

PUBLIC COMMENTS INCLUDED: None
COUNCILMEMBER DISCUSSION INCLUDED: clarification of the address being 182 Santar Drive.

MOVED TO APPROVE BY COUNCILMEMBER MUSGROVE, SECONDED BY COUNCILMEMBER

NUNEZ.
AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE

ABSTAIN: COUNCILMEMBERS: NONE

ORAL COMMUNICATIONS

John Mosher, President of San Marcos Mobile Estates HOA, provided comments on negotiations with park
management in relation to the rent review.

David Hubbard, Legal Counsel for Lanikai Management, provided comments on review process, timeline
of project, staff comments on project, and request for placing the item on a future agenda.

NEW BUSINESS

14. RESOLUTION NOS. 2026-9629, 2026-9630 & 2026-9631 - APPROVAL OF UPDATED FULL-TIME AND
PART-TIME CLASSIFICATION AND COMPENSATION SCHEDULES, AND ANNUAL SALARY
ADJUSTMENT FOR THE MAYOR AND CITY COUNCIL MEMBERS. Adopt a resolution approving the
updated Full-Time and Part-Time Classification and Compensation Schedules, effective for Fiscal Year
2026-2027; and adopt a resolution approving a 3.2% salary adjustment for the Mayor and City Council
Members effective for Fiscal Year 2026-2027, based on the Consumer Price Index (CPI).

Janelle Laughlin, Administrative Services Director, provided the staff presentation.
COUNCILMEMBER DISCUSSION INCLUDED: clarification on salary adjustment for Council.

MOVED TO APPROVE BY COUNCILMEMBER MUSGROVE, SECONDED BY COUNCILMEMBER

LEBLANG.
AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE

ABSTAIN: COUNCILMEMBERS: NONE
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15. APPOINTMENTS TO CITY BOARDS, COMMITTEES AND COMMISSIONS. APPOINT individuals to

positions on City Boards, Committees and Commissions.

BUDGET REVIEW COMMITTEE: Alison Stanton, Jawid Habib, Joanne Harris-Malone, Ray Deal, and
Vanessa Crespin attended and gave a brief statement.

MOVED BY MAYOR JONES, SECONDED BY DEPUTY MAYOR SANNELLA TO APPOINT JOANNE HARRIS-
MALONE TO A REGULAR POSITION WITH TERM EXPIRING 06/30/2029, VANESSA CRESPIN TO A
REGULAR POSITION WITH TERM EXPIRING 06/30/2029, AND ALISON STANTON TO AN ALTERNATE
POSITION WITH TERM EXPIRING 06/30/2029.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

COMMUNITY FOUNDATION: Jawid Habib, Katie Croskrey, and Ray Deal attended and gave a brief
statement.

MOVED BY MAYOR JONES, SECONDED BY DEPUTY MAYOR SANNELLA TO APPOINT JAWID HABIB
TO A REGULAR POSITION WITH TERM EXPIRING 12/31/2027.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT: COUNCILMEMBERS: NONE

YOUTH COMMISSION: Atharva Jadhav, Charu Saravanakumar, Diya Subramanian, Kendra
Schreckengaust, Madeline Cohen, Natalie Carrillo and Reid Emoto-Garay attended and gave a brief
statement.

MOVED BY MAYOR JONES, SECONDED BY DEPUTY MAYOR SANNELLA TO APPOINT ATHARVA
JADHAV TO A REGULAR POSITION WITH TERM EXPIRING 06/30/2029.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY MAYOR JONES, SECONDED BY COUNCILMEMBER MUSGROVE TO APPOINT NATALIE
CARRILLO TO AN ALTERNATE POSITION WITH TERM EXPIRING 06/30/2027.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY DEPUTY MAYOR SANNELLA, SECONDED BY MAYOR JONES TO APPOINT REID EMOTO-
GARAY TO A REGULAR POSITION WITH TERM EXPIRING 06/30/2029.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA

13



Regular City Council
Tuesday, June 23, 2026 | Page 6 of 9

NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY COUNCILMEMBER MUSGROVE, SECONDED BY DEPUTY MAYOR SANNELLA TO APPOINT
KENDRA SCHRECKENGAUST TO A REGULAR POSITION WITH TERM EXPIRING 06/30/2028.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY COUNCILMEMBER NUNEZ, SECONDED BY MAYOR JONES TO APPOINT KAI FINLEY TO A
REGULAR POSITION WITH TERM EXPIRING 06/30/2029.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY COUNCILMEMBER NUNEZ, SECONDED BY MAYOR JONES TO APPOINT CHARU
SARAVANAKUMAR TO AN ALTERNATE POSITION WITH TERM EXPIRING 06/30/2028.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOVED BY COUNCILMEMBER LEBLANG, SECONDED BY MAYOR JONES TO APPOINT DIYA
SUBRAMANIAN TO A REGULAR POSITION WITH TERM EXPIRING 06/30/2029.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

PUBLIC HEARINGS

16. RESOLUTION NO. 2026-9632 - ADOPTING INDEXED INCREASES IN DEVELOPMENT IMPACT FEES,
INCLUSIONARY HOUSING IN-LIEU FEES, AND USER FEES FOR 2026. Adopt resolution adopting
indexed increases in Development Impact Fees, Inclusionary Housing In-Lieu Fees, and User Fees.

Donna Apar, Finance Director, provided the staff presentation.
PUBLIC COMMENTS: None.

COUNCILMEMBER DISCUSSION INCLUDED: clarification on the increase.

MOTION TO CLOSE THE PUBLIC HEARING BY DEPUTY MAYOR SANNELLA, SECONDED
BY COUNCILMEMBER MUSGROVE.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
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NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOTION TO ADOPT BY MAYOR JONES, SECONDED BY COUNCILMEMBER MUSGROVE.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

17. RESOLUTION NO. 2026-9615 - APPEAL (AA26-0002) OF PLANNING COMMISSION RESOLUTION PC
26-5212 APPROVING A MASTER SIGN PROGRAM (CSP19-00003) TO GOVERN THE DESIGN, TYPE,
AND DETAILS OF ALL SIGNAGE PROPOSED FOR THE UNIVERSITY DISTRICT SPECIFIC PLAN AREA,
KNOWN AS NORTH CITY. Adopt resolution denying the appeal (AA26-0002) and uphold the decision
of the Planning Commission.

Scott Nightingale — Principal Planner andJoe Farace—-Planning Director, provided the staff
presentation.

Elizabeth Santos provided appellant presentation.

Scott Nightingale — Principal Planner and Joe Farace — Planning Director provided staff rebuttal.
Appellant denied opportunity for rebuttal. Staff and appellant denied opportunity for closing statements.

PUBLIC COMMENTS: None.

COUNCILMEMBER DISCUSSION INCLUDED: clarification on Counsels concurrence with staff findings,
environmental review, appellant request for denial of project, signs located on private property,
permitting process, basis to stay on project, and standards for light emitting from sign.

MOTION TO CLOSE THE PUBLIC HEARING BY DEPUTY MAYOR SANNELLA, SECONDED
BY COUNCILMEMBER NUNEZ.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

MOTION TO ADOPT AS RECOMMENDED BY DEPUTY MAYOR SANNELLA, SECONDED BY
COUNCILMEMBER MUSGROVE.

AYES: COUNCILMEMBERS: JONES, LEBLANG, MUSGROVE, NUNEZ, SANNELLA

NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE

18. RESOLUTION NO. 2026-9616 - APPEAL (AA26-0003) OF PLANNING COMMISSION RESOLUTION PC
26-5201 APPROVING A TENTATIVE SUBDIVISION MAP (TSM24-0004) FOR THE CREATION OF THREE
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LOTS ON A 19.83 ACRE SITE FOR FUTURE DEVELOPMENT OF 202 MULTI-FAMILY CONDOMINIUMS,
AND RESOLUTION PC 26-5197 RECOMMENDING TO CITY COUNCIL THE ASSOCIATED SUMMARY
VACATION AND ABANDONMENT OF PUBLIC RIGHT-OF-WAY, ALL LOCATED NORTH OF DISCOVERY
STREET, WEST OF TWIN OAKS VALLEY ROAD, SOUTH OF HIGHWAY 78 WITHIN THE UNIVERSITY
DISTRICT SPECIFIC PLAN AREA. Adopt resolution to deny the appeal (AA26-0003) and uphold the
decisions of the Planning Commission.

Scott Nightingale — Principal Planner andJoe Farace-Planning Director, provided the staff
presentation.

Elizabeth Santos provided appellant presentation.
Staff and appellant denied opportunity for rebuttals.

Project applicant representative from U.V.S.M. was brought up to answer questions regarding property
ownership.

At this time Mayor Jones recused herself from the hearing item due to a potential conflict of interest with
one of the property ownership partners.

Staff and appellant denied opportunity for closing statements.
PUBLIC COMMENTS: None.
COUNCILMEMBER DISCUSSION INCLUDED: clarification on subsequent actions if appeal is not denied,
tentative subdivision map project approval, basis to stay on project entitlements, and appellant property

location in comparison to project.

MOTION TO CLOSE THE PUBLIC HEARING BY COUNCILMEMBER MUSGROVE, SECONDED BY

DEPUTY MAYOR SANNELLA.
AYES: COUNCILMEMBERS: LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE

ABSENT:  COUNCILMEMBERS: NONE
ABSTAIN: COUNCILMEMBERS: JONES

MOTION TO ADOPT AS RECOMMENDED BY COUNCILMEMBER MUSGROVE, SECONDED BY
COUNCILMEMBER LEBLANG.

AYES: COUNCILMEMBERS: LEBLANG, MUSGROVE, NUNEZ, SANNELLA
NOES: COUNCILMEMBERS: NONE
ABSENT:  COUNCILMEMBERS: NONE
ABSTAIN: COUNCILMEMBERS: JONES

Mayor Jones returned to the meeting.

ORAL COMMUNICATIONS
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There were no public comments.

PORTS (Including AB 1234 Reporting Requirements)

RE

19

20.

21.

22.

23.

24,

. SAN DIEGO ASSOCIATION OF GOVERNMENTS REPORT — MAYOR JONES. No report given.

LEAGUE OF CALIFORNIA CITIES REPORT — COUNCILMEMBER MUSGROVE. No report given.

NORTH COUNTY TRANSIT DISTRICT REPORT — DEPUTY MAYOR SANNELLA. Report given. No action
taken.

NORTH COUNTY DISPATCH JOINT POWERS AUTHORITY REPORT — COUNCILMEMBER LEBLANG. No
report given.

CLEAN ENERGY ALLIANCE REPORT — COUNCILMEMBER NUNEZ. Report given. No action taken.

CITY COUNCIL BUSINESS VISITS — MAYOR JONES and COUNCILMEMBER NUNEZ visited North City
Florist. Report given. No action taken.

COUNCIL COMMENTARY

None.

ADJOURNMENT

MAYOR JONES adjourned the meeting at 8:36 p.m.

REBECCA D. JONES, MAYOR
CITY OF SAN MARCOS

ATTEST:

PHILLIP SCOLLICK, CITY CLERK
CITY OF SAN MARCOS
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Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:26-2921

MEETING DATE:
July 14, 2026

SUBJECT:
APPROVAL OF WARRANTS

Recommendation
APPROVE City Council, Successor Agency, and Fire Protection District warrants dated July 2026.

Attachment
Warrants

Prepared by: Micki Olinger Chavez, Deputy City Clerk
Approved by: Michelle Bender, City Manager
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:26-2913

MEETING DATE:
July 14, 2026

SUBJECT:

RESOLUTION NO. 2026-9634 - EXPENDITURE OF FUNDS PURSUANT TO COMPENSATION AND
REIMBURSEMENT POLICY, EVENT TICKET APPROVAL

Recommendation
ADOPT a resolution approving the expenditure of funds for attendance at events which are in furtherance of a
public purpose.

Introduction

Pursuant to the City of San Marcos Compensation and Reimbursement Policy (“Policy”), City Council
Members may receive reimbursement for, or payment of, expenses incurred while performing official duties.
Section D of the Policy describes the types of official duties for which reimbursement or payment is authorized
which have been determined to be in furtherance of a public purpose in accordance with California Code of
Regulations Title 2, §18944.1.

Discussion

The following events are presented for a determination to the effect that attendance would constitute official
duties in furtherance of a public purpose, and otherwise meets Policy requirements for City Council approval
for distribution of tickets to:

e Councilmember Nunez, Councilmember LeBlang, Legislative Affairs Analyst Michael Lieberman to
attend the League of California Cities Annual Conference

e Councilmember Nunez to attend the San Diego North Economic Development Council North County
Economic Study Tour

Attendance is deemed to support good governance by fostering and enhancing relations with 501(c)(3) and
501(c)(4) entities.

Environmental Review

The proposed action does not constitute a “project” as defined under Section 15378 of the California
Environmental Quality Act Guidelines (California Code of Regulations, Title 14, Division 6, Chapter 3, Sections
15000 - 15387), and is therefore not subject to environmental review pursuant to Guidelines Section 15060(c)

(3).

City of San Marcos Page 1 of 2 Printed on 7/10/2026
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File #:26-2913

Fiscal Impact
The fiscal impact to the approved Fiscal Year 2025-26 General Fund (Fund 100) budget would be as follows:
e League of California Cities Annual Conference. - $675.00 per ticket
e San Diego North Economic Development Council North County Economic Study Tour - $2500.00 per
ticket

Attachments

802 Ticket Resolution

League of California Cities Annual Conference 802 Form
San Diego North EDC Study Trip 802 Form

Prepared by: Michael Lieberman, Legislative Analyst
Reviewed by: Phil Scollick, City Clerk/Director of Legislative Affairs
Approved by: Michelle Bender, City Manager

City of San Marcos Page 2 of 2 Printed on 7/10/2026

powered by Legistar™
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RESOLUTION NO. 2026-xxxx

A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF SAN MARCOS, CALIFORNIA, APPROVING
THE EXPENDITURE OF FUNDS FOR EVENT
TICKETS PURSUANT TO THE COMPENSATION
AND REIMBURSEMENT POLICY

WHEREAS, the Compensation and Reimbursement Policy (“Policy”) of the City
of San Marcos (“City”) provides that the City Council may approve payment for or
reimbursement of expenses of officials for the performance of official duties; and

WHEREAS, the City Council has reviewed the events listed below for compliance
with the regulations and the Policy, and hereby finds that said events are in compliance
therewith.

NOW, THEREFORE, BE IT RESOLVED that the City Council of the City of San Marcos
finds that the attendance of Councilmember Nunez, Councilmember LeBlang, and
Legislative Affairs Analyst Michael Lieberman at the League of California Cities Annual
Conference, and the attendance of Councilmember Nunez at the San Diego North
Economic Development Council North County Economic Study Tour, are within the
requirements of the policy and regulations, and that costs associated with such
attendance are hereby approved for payment by the City, inasmuch as such attendance
is deemed to support and enhance relations with 501(c)(3) and 501(c)(4) entities, and
involves significant regional benefit and public purpose.

PASSED, APPROVED AND ADOPTED by the City Council of the City of San Marcos at
a regular meeting thereof, this 14" day of July, 2026, by the following roll call vote:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

Rebecca D. Jones, Mayor City of San Marcos

ATTEST:
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Phillip Scollick, City Clerk City of San Marcos
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Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions A Public Document
1. Agency Name Date Stamp California
Form 802

CITY OF SAN MARCOS

—— - For Official Use Onl
Division, Department, or Region (If Applicable) or Uiliclal se Uy

CITY CLERK DEPARTMENT
Designated Agency Contact (Name, Title)

PHIL SCOLLICK, CITY CLERK
Area Code/Phone Number E-mail

D Amendment (Must provide explanation in Part 3.)

(760) 744-1050 PSCOLLICK@SANMARCOSCA.GOV Date of Original Filing: Tomih Day Vear]

2. Function or Event Information
Does the agency have a ticket policy? Yes X No[] Face Value of Each Ticket/ $675.00
Event Description Cal Cities Annual Conference Pass $ Date(s) 09/23/2026 9 ;25 2026

Provide Title/Explanation

Ticket(s)/Pass(es) provided by agency? If no:
icket(s) (es) provi y agency Yes X No[J e
Was ticket distribution made at the behest  No [X] Yes [] If yes:

of agency official? Official’s Name (Last, First)

3. Recipients
e Use Section A to identify the agency’s department or unit. e Use Section B to identify an individual. e Use Section C to identify an outside organization.

Number of
A Name of Agency, Department or Unit Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
Pass(es)
. Number of
B. Name of Individual Ticket(s)/ Identify one of the following:
(Last, First) Pass(es)
Ceremonial Role D Other m Income D
Nunez, Maria/LeBlang, Danielle/ If checking “Ceremonial Role” or “Other” describe below:
. . 1
Lieberman, Michael PUBLIC PURPOSE FOR INTERGOVERNMENTAL RELATIONS
Ceremonial Role D Other D Income D
If checking “Ceremonial Role” or “Other” describe below:
Name of Outside Organization N beroh
C . e Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
(include address and description) Pass(es)

4. Verification

| have read and understand FPPC Regulations 18944.1 and 18942. | have verified that the distribution set forth above, is in accordance with the requirements.

MICHELLE BENDER CITY MANAGER

Signature of Agency Head or Designee Print Name Title (Month, Day, Year)

Comment:

FPPC Form 802 (4/12)
FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-7772) 8()



Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions

California
Form

A Public Document

802

This form is for use by all state and local government
agencies. The form identifies persons that receive
admission tickets and passes and describes the public
purpose for the distribution. This form was prepared by
the Fair Political Practices Commission (FPPC) and is
available at www.fppc.ca.gov.

General Information

FPPC Regulation 18944.1 sets out the circumstances
under which an agency’s distribution of tickets to
entertainment events, sporting events, and like occasions
would not result in a gift to individuals that attend the
function. In general, the agency must adopt a policy which
identifies the public purpose served in distributing the
admissions. The Form 802 serves to detail each event
and the public purpose of each ticket distribution. FPPC
Regulation 18942 lists exceptions to reportable gifts,
including ceremonial events, when listed on this form.

When the regulation procedures are followed, persons,
organizations, or agencies who receive admissions

are listed on a Form 802. Agency officials do not report
the admissions on the official’s Statement of Economic
Interests, Form 700, and the value of the admission is not
subject to the gift limit.

The Form 802 also informs the public as to whether the
admissions were made at the behest of an agency official
and whether the behested tickets were provided to an
organization or to specific individuals.

Exception

This form is not required for admission provided to a
school or university district official, coach, athletic director,
or employee to attend an amateur event performed by
students of that school or university.

Public Posting

This form must be maintained as a public document. A
copy of all forms must be forwarded to the FPPC for
posting on its website. E-mail delivery is preferred.
E-mail: Form802@fppc.ca.gov; Fax: 916.322.0886; 428 J
Street, Suite 620, Sacramento, CA 95814.

Forms must be sent to the FPPC as soon as possible.
General business practice is no later than 45 days from the
distribution.

A local agency may also also post the forms on its wesbite,
but it is not required to do so.

Privacy Information Notice

Information requested by the FPPC is used to administer
and enforce the Political Reform Act. Failure to provide

information may be a violation subject to administrative,
criminal, or civil penalties. All reports are public records
available for inspection and reproduction. Direct questions
to FPPC’s General Counsel.

Instructions
Part 1. Agency Identification:

List the agency’s name. Provide a designated agency
contact person, their phone number, and e-mail address.
Mark the amendment box if changing any information on
a previously filed form and include the date of the original
filing.

Part 2. Function or Event Information:

Confirm that your agency has a policy for ticket distribution.
Unless the the ceremonial role or income box in Part 3,
Section B, is marked, this form is only applicable if your
agency has a policy.

Complete all of the other required fields that identify the
ticket value, description of event, date(s) and whether the
ticket was provided by the agency or an outside source. If
an agency official behests the tickets, the official’'s name is
also required. Use the comment field or an attachment to
explain in full.

Part 3. Ticket Recipients:

This part identifies who uses the tickets. The identification
requirements vary depending upon who received the
tickets and are categorized into three sections. Each
section must list the number of tickets received. Use the
comment field or an attachment to explain in full.

Section A. Report tickets distributed to agency staff,

other than an elected official or governing board member,
pursuant to the agency’s policy. It is not necessary to list
each employee’s name, but identify the unit/department

for which the employee works. The agency must describe
the public purpose associated with the ticket distribution. A
reference to the policy is permissible.

Section B. Report: 1) any agency official who performs
a ceremonial role; 2) any agency official who reports the
value as income; or 3) tickets used by elected officals and
governing board members (including those distributed
pursuant to the agency’s policy).

Section C. Report tickets provided to an organization.
The organization’s name, an address (website url is
permissible), and a brief description of the public purpose
are required.

FPPC Form 802 (4/12)
FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-3772)
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Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions California 802

Continuation Sheet

Form
A Public Document

Agency Name
CITY OF SAN MARCOS

3. Recipients

e Use Section A to identify the agency’s department or unit.

e Use Section B to identify an individual. e Use Section C to identify an outside organization.

Number of
A. Name of Agency, Department or Unit Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
Pass(es)
N f Individual Number of
B. ETIIS CL7 L VA [TE Ticket(s)/ Identify one of the following:
(Last, First) Pass (es)
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
If checking “Ceremonial Role” or “Other” describe below:
(04 Name of Outside Organization Number of . . .
. . L Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
(include address and description) Pass(es)

FPPC Form 802 (4/12)
FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-7772)
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Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions

A Public Document

1. Agency Name Date Stamp California 80 2
CITY OF SAN MARCOS GOMITE
Division, Department, or Region (If Applicable) For Official Use Only
CITY CLERK DEPARTMENT
Designated Agency Contact (Name, Title)
PHIL SCOLLICK, CITY CLERK
D Amendment (Must provide explanation in Part 3.)
Area Code/Phone Number E-mail
(760) 744-1050 PSCOLLICK@SANMARCOSCA.GOV Date of Original Filing: (Month, Day, Year)
2. Function or Event Information
Does the agency have a ticket policy? Yes X No[] Face Value of Each Ticket/ $2500.00
San Diego North Economic Development 6 26 2026
Event Description _Council North County Economic Study Tour 06/24/2026 / /
Provide Title/Explanation Pass $ Date(s)
Ticket(s)/P ided b ? :
icket(s)/Pass(es) provided by agency Yes X No[ If no: e
Was ticket distribution made at the behest  No [X] Yes [] If yes:

of agency official?

Official’s Name (Last, First)

3. Recipients
e Use Section A to identify the agency’s department or unit. e Use Section B to identify an individual. e Use Section C to identify an outside organization.
i Number of . . ;
A. Name of Agency, Department or Unit Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
Pass(es)
. Number of
B. Name of Individual Ticket(s)/ Identify one of the following:
(Last, First) Pass(es)
Ceremonial Role D Other m Income D
Nunez, Maria If checking “Ceremonial Role” or “Other” describe below:
1
PUBLIC PURPOSE FOR INTERGOVERNMENTAL RELATIONS
Ceremonial Role D Other D Income D
If checking “Ceremonial Role” or “Other” describe below:
Name of Outside Organization N beroh
C. . e Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
(include address and description) Pass(es)

4. Verification

| have read and understand FPPC Regulations 18944.1 and 18942. | have verified that the distribution set forth above, is in accordance with the requirements.

MICHELLE BENDER

CITY MANAGER

Signature of Agency Head or Designee Print Name

Comment:

Title (Month, Day, Year)

FPPC Form 802 (4/12)

FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-7772) 83



Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions

California
Form

A Public Document

802

This form is for use by all state and local government
agencies. The form identifies persons that receive
admission tickets and passes and describes the public
purpose for the distribution. This form was prepared by
the Fair Political Practices Commission (FPPC) and is
available at www.fppc.ca.gov.

General Information

FPPC Regulation 18944.1 sets out the circumstances
under which an agency’s distribution of tickets to
entertainment events, sporting events, and like occasions
would not result in a gift to individuals that attend the
function. In general, the agency must adopt a policy which
identifies the public purpose served in distributing the
admissions. The Form 802 serves to detail each event
and the public purpose of each ticket distribution. FPPC
Regulation 18942 lists exceptions to reportable gifts,
including ceremonial events, when listed on this form.

When the regulation procedures are followed, persons,
organizations, or agencies who receive admissions

are listed on a Form 802. Agency officials do not report
the admissions on the official’s Statement of Economic
Interests, Form 700, and the value of the admission is not
subject to the gift limit.

The Form 802 also informs the public as to whether the
admissions were made at the behest of an agency official
and whether the behested tickets were provided to an
organization or to specific individuals.

Exception

This form is not required for admission provided to a
school or university district official, coach, athletic director,
or employee to attend an amateur event performed by
students of that school or university.

Public Posting

This form must be maintained as a public document. A
copy of all forms must be forwarded to the FPPC for
posting on its website. E-mail delivery is preferred.
E-mail: Form802@fppc.ca.gov; Fax: 916.322.0886; 428 J
Street, Suite 620, Sacramento, CA 95814.

Forms must be sent to the FPPC as soon as possible.
General business practice is no later than 45 days from the
distribution.

A local agency may also also post the forms on its wesbite,
but it is not required to do so.

Privacy Information Notice

Information requested by the FPPC is used to administer
and enforce the Political Reform Act. Failure to provide

information may be a violation subject to administrative,
criminal, or civil penalties. All reports are public records
available for inspection and reproduction. Direct questions
to FPPC’s General Counsel.

Instructions
Part 1. Agency Identification:

List the agency’s name. Provide a designated agency
contact person, their phone number, and e-mail address.
Mark the amendment box if changing any information on
a previously filed form and include the date of the original
filing.

Part 2. Function or Event Information:

Confirm that your agency has a policy for ticket distribution.
Unless the the ceremonial role or income box in Part 3,
Section B, is marked, this form is only applicable if your
agency has a policy.

Complete all of the other required fields that identify the
ticket value, description of event, date(s) and whether the
ticket was provided by the agency or an outside source. If
an agency official behests the tickets, the official’'s name is
also required. Use the comment field or an attachment to
explain in full.

Part 3. Ticket Recipients:

This part identifies who uses the tickets. The identification
requirements vary depending upon who received the
tickets and are categorized into three sections. Each
section must list the number of tickets received. Use the
comment field or an attachment to explain in full.

Section A. Report tickets distributed to agency staff,

other than an elected official or governing board member,
pursuant to the agency’s policy. It is not necessary to list
each employee’s name, but identify the unit/department

for which the employee works. The agency must describe
the public purpose associated with the ticket distribution. A
reference to the policy is permissible.

Section B. Report: 1) any agency official who performs
a ceremonial role; 2) any agency official who reports the
value as income; or 3) tickets used by elected officals and
governing board members (including those distributed
pursuant to the agency’s policy).

Section C. Report tickets provided to an organization.
The organization’s name, an address (website url is
permissible), and a brief description of the public purpose
are required.

FPPC Form 802 (4/12)
FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-3772)

84



Agency Report of:

Ceremonial Role Events and Ticket/Pass Distributions California 802

Continuation Sheet

Form
A Public Document

Agency Name
CITY OF SAN MARCOS

3. Recipients

e Use Section A to identify the agency’s department or unit.

e Use Section B to identify an individual. e Use Section C to identify an outside organization.

Number of
A. Name of Agency, Department or Unit Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
Pass(es)
N f Individual Number of
B. ETIIS CL7 L VA [TE Ticket(s)/ Identify one of the following:
(Last, First) Pass (es)
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
1 If checking “Ceremonial Role” or “Other” describe below:
Ceremonial Role D Other D Income D
If checking “Ceremonial Role” or “Other” describe below:
(04 Name of Outside Organization Number of . . .
. . L Ticket(s)/ Describe the public purpose made pursuant to the agency’s policy
(include address and description) Pass(es)

FPPC Form 802 (4/12)
FPPC Toll-Free Helpline: 866/ASK-FPPC (866/275-7772)
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2482

MEETING DATE:
July 14, 2026

SUBJECT:
RESOLUTION NO. 2026-9635 - AUTHORIZE THE SAN MARCOS FIRE DEPARTMENT TO APPLY FOR THE
COUNTY OF SAN DIEGO NEIGHBORHOOD REINVESTMENT PROGRAM GRANT

Recommendation
ADOPT a resolution authorizing the San Marcos Fire Department to apply for the County of San Diego
Neighborhood Reinvestment Grant.

Board or Commission Action
Not Applicable

Executive Summary

The Neighborhood Reinvestment Program provides grant funds to non-profit organizations and public
agencies for one-time community, social, environmental, education, cultural, or recreational needs. The San
Marcos Fire Department requests approval to apply for $75,000 in Neighborhood Reinvestment Program grant
funding.

Discussion

The Neighborhood Reinvestment Program Grant will potentially provide funding for the purchase of three (3)
deployable shelters, lighting systems, and a climate control unit for the Regional Task Force (RTF). The RTF is
a multi-agency team consisting of personnel from the San Marcos Fire Department, Carlsbad Fire

Department, CAL FIRE, Escondido Fire Department, Oceanside Fire Department, and Camp Pendleton Fire
Department.

The proposed equipment will enhance the RTF’s ability to support emergency response operations throughout
the State of California. Two (2) larger deployable shelters will provide sleeping accommodation for more than
30 personnel, while the third shelter will serve as a mobile administrative workspace for incident management
and support functions.

This investment will improve operational readiness and personnel welfare during extended emergency
deployments by providing safe shelter, climate-controlled workspace, and sleeping accommodations in
locations where lodging may be unavailable or inaccessible. The equipment will increase the RTF’s capacity to
effectively support disaster response and recovery efforts while maintaining the health, safety, and
effectiveness of deployed personnel.
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The San Marcos Fire Department is requesting the City Council adopt a resolution approving the department
to apply for $75,000 in grant funding through the Neighborhood Reinvestment Program.

Environmental Review
Not Applicable

Fiscal Impact
There is no fiscal impact associated with the requested action. Should grant funds be awarded, a subsequent
staff report and resolution will be submitted to the Council for approval and budget appropriation.

Attachment(s)
Resolution

Prepared by: Scott Wachtler, Administrative Analyst

Submitted by: Heather Todd, Fire/EMS Administrative Services Manager
Reviewed by: Dan Barron, Fire Chief

Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-

A RESOLUTION OF THE CITY COUNCIL OF THE CITY
OF SAN MARCOS AUTHORIZING THE SAN MARCOS
FIRE DEPARTMENT TO APPLY FOR THE COUNTY
OF SAN DIEGO NEIGHBORHOOD REINVESTMENT
PROGRAM GRANT.

WHEREAS, the San Marcos Fire Department recognizes the impact of
supporting the needs of the Regional Task Force, ensuring that specially trained
personnel are supported during disasters and emergencies; and

WHEREAS, the current equipment used by the Regional Task Force does not
fully provide sufficient resources; and

WHEREAS, the Neighborhood Reinvestment Program does not require City
matching funds, all grant-related expenditures are post-receipt of the awarded amount;
and

WHEREAS, it is the desire of the City of San Marcos to participate in this program
to enhance emergency and disaster response to the region.

NOW, THEREFORE, BE IT RESOLVED BY THE CITY COUNCIL OF THE CITY
OF SAN MARCOS AS FOLLOWS:

1. The City Council confirms that the City is a public agency under the laws
of the State of California; and

2. The filing of an application with the County of San Diego for
Neighborhood Reinvestment Program funding during the County’s
current fiscal year is approved; and

3. The City Manager, Fire Chief, and Finance Director are authorized to sign
and execute a grant agreement with the County of San Diego for
Neighborhood Reinvestment fund for the current fiscal year.

PASSED, APPROVED, AND ADOPTED by the City Council of the City of
San Marcos, at a regularly scheduled Council Meeting thereof, this 14th day of July 2026
by the following roll call vote:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

Rebecca D. Jones, Mayor
City of San Marcos
ATTEST:

Phillip Scollick, City Clerk
City of San Marcos
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2478

MEETING DATE:
JULY 14, 2026

SUBJECT:

RESOLUTION NO. 2026-9636 - SPECIAL ASSESSMENT FOR WEED AND NUISANCE ABATEMENT AT 0
WOODLAND PARKWAY

Recommendation

ADOPT a resolution for the Weed and Nuisance Abatement Itemized Cost Report and AUTHORIZE City staff
to deliver the same to the County of San Diego Tax Assessor and the Treasurer-Tax Collector to recover the
same by way of special assessment and associated lien against the property located at 0 WOODLAND PKWY
Assessor’s Parcel Number: 224-040-4000.

Board or Commission Action
Not Applicable

Executive Summary

Consider any objections and approve costs and expenses associated with court-authorized weed and
nuisance abatement at 0 WOODLAND PKWY, Assessor’s Parcel Number: 224-040-4000 and placement of
the same as a Special Assessment on the County tax records for such real property.

Discussion
Each year the San Marcos Fire Department administers a weed abatement program to clear overgrown
vegetation and related fire hazards from the City and Fire Protection District.

On January 7, 2025 the San Marcos Fire Department (“Fire Department”) inspected the property located at 0
WOODLAND PKWY, further identified as Assessor’s Parcel Number 224-040-4000 (the “Property”). According
to the Official Records of San Diego County, the owner of record is N. Patterson (“Patterson”), a non-resident
property owner. During the property inspection, it was determined that the Property was in violation of SMMC
§ 8.64.010(a) (Abatement of Weeds, Shrubs, Dead Trees and Certain Waste Matter) and California Fire Code
(“CFC”) § 109.3.2 for accumulation of dry and dead weeds and other fuel existing on the Property.

On January 9, 2025, the Fire Department sent Patterson a 21-Day Notice to Clean Premises (“Initial Notice”),
which required the abatement of any fire hazards and the removal of all dry and dead weeds and brush from
the Property.

On March 5, 2025 the Fire Department inspected the Property and discovered that Patterson had failed to
comply with the Initial Notice.

On March 19, 2025 the Fire Department sent Patterson a 10-Day Final Notice to Clean Premises (“Final
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Notice”).

On April 16, 2025 the Fire Department inspected the Property and discovered that Patterson had failed to
comply with the Final Notice. On that day, the Fire Department posted at the Property a 10-Day Notice to
Clean Premises (“Posted Notice”).

On June 18, 2025, the Fire Department inspected the Property and discovered that Patterson had failed to
comply with the Posted Notice.

On December 17, 2025, Deputy City Attorney Punam Prahalad prepared and sent a Weed Abatement Notice
of Violation (“Notice of Violation”) to the property owner, which required abatement of the Property within ten
days or the City would pursue further action against Patterson.

On February 4, 2026, the Fire Department inspected the Property and determined that the Property owner
remained in violation, having failed to comply with the Notice of Violation.

Since January 7, 2025, notices sent to the Property owner have been disregarded or not accepted by the
owner and certified mail items have been subsequently returned to the City by the Postal Service. No
abatement action has been performed by the Property owner, and the SMMC and CFC violations continue to
exist on the Property and constitute a fire hazard.

On February 17, 2026, the City Attorney’s Office prepared the necessary paperwork and filed for an
Abatement Warrant from the San Diego Superior Court (“the Court”). On February 19, 2026, the Abatement
Warrant was approved from the Court. The abatement time period permitted by the Court was within 21 days
of the granting of the Abatement Warrant which was March 12, 2026. The City Attorney’s Office caused a copy
of this warrant to be served on the owner by sending the warrant via Certified mail, First Class mail, and via
posting at the Property and at the property owner’s address.

The Fire Department staff solicited bids from contractors and selected the lowest bid.

On March 5, 2026, a copy of the warrant was posted on the Property and at the property owner’s address for a
24-hour period prior to start of cleanup work by the contractor.

On March 6, 2026, the weed abatement nuisance on the Property was abated by a contractor. Abatement was
completed within the time permitted by the Court order.

In April 2026, it was discovered that the Property owner of record was deceased. and the Property was
proceeding through the probate process. The Property owner’s heir, through the probate attorney, has been
provided with notice of this hearing and with the opportunity to object to the proposed action or any component
thereof. An Administrative Cost Hearing was held on April 27, 2026, where the City’s abatement costs in the
amount of $5,733.67 (including $2500 in anticipated costs) were confirmed by the hearing officer.

The Fire Department mailed multiple notices to the Property owner and heir over a 14 month period,
significantly extending the time frame available to the owner to clear the property. The abatement warrant was
mailed via First Class Mail and Certified Mail to the Property owner and posted on the Property and the
Property owner’s address for 24-hours prior to cleanup as required by law. The City Attorney’s office also
communicated with the probate attorney who confirmed that the Property owner’s heir was aware of the Fire
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Department’s notices.

The majority of property owners willingly comply with notices and remove fire hazards within the time period
allowed, or will contact City staff and request an extension be granted so they may clean their own property. In
this case, the Property owner and/or heir did not take any action to abate the hazard and made no effort to
contact staff or the City Attorney’s office to resolve the issue.

The attached exhibit details the final contractor cleanup costs, as well as specific administrative and legal fees
incurred. The final cost incurred is $4,278.87. The owner’'s name and address, along with cost to clean the
Property are shown on the attached Weed and Nuisance Abatement Itemized Cost Report attached as Exhibit
“A” to the accompanying resolution. Following Council’s approval of the Weed & Nuisance Abatement Itemized
Cost Report and Resolution accompanying this agenda item, the approved documents will be delivered to the
County of San Diego Assessor and Treasurer-Tax Collector’s Offices, with an authorization and request that
they directly assess the Property owner on their next real property tax bill. When the lien fees are collected,
they will be forwarded to the City of San Marcos. Upon receipt of the assessed amount, the funds will be
deposited into the Fire Department’s weed abatement account.

Environmental Review
Not Applicable

Fiscal Impact

Weed and Nuisance Abatement Itemized Cost Report was not included in the Nuisance Abatement/Code
Enforcement Account (#606057-581012) budget for the fiscal year. Failure to approve the Weed and Nuisance
Abatement Itemized Cost Report and authorized transmission to the San Diego County Assessor and San
Diego County Treasurer-Tax Collector’s Offices will mean the funds expended by the City for this weed and
nuisance abatement proceeding will not be recovered through the tax rolls.

Attachment(s)
Resolution
Exhibit “A” - Weed and Nuisance Abatement Itemized Cost Report

Prepared by: Kenneth Kim, Deputy Fire Marshal

Submitted by: Heather Todd, Fire/EMS Administrative Services Manager
Reviewed by: Dan Barron, Fire Chief

Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN MARCOS
CONFIRMING THE WEED & NUISANCE ABATEMENT ITEMIZED COST
REPORT FOR 0 WOODLAND PKWY (A.P.N. 224-040-4000) AND
AUTHORIZING PLACEMENT OF THE SAME AS A SPECIAL ASSESSMENT
AND LIEN ON THE COUNTY TAX ROLLS AGAINST SUCH PROPERTY FOR
THE COST OF SUCH ABATEMENT

WHEREAS, pursuant to San Marcos Municipal Code (“SMMC”) Chapter 8.64, Weeds,
shrubs, dead trees and other waste matter located on private property within the City of San
Marcos (“City”) can present a danger to the public health & safety;

WHEREAS, there were such weeds, shrubs, dead trees and other waste matter located
within and upon certain real property located within the City at 0 WOODLAND PKWY, further
identified as Assessor’s Parcel Number 224-040-4000 (“the Property”);

WHEREAS, despite repeated notices sent to the owner of the Property from January
2025 through March 2026, the Property owner took no action to clear the weeds, shrubs, dead
trees and other waste matter and/or to cut back vegetation that constituted a fire hazard;

WHEREAS, after due notice and hearing as required by law, the San Marcos Fire
Department (“SMFD”) was authorized by order issued by the San Diego Superior Court to abate
such nuisance conditions and to seek recovery of the same by such manner as may be
authorized by the City Council;

WHEREAS, the SMFD has caused the weed and nuisance conditions existing within
and upon the Property to be abated;

WHEREAS, an accounting of the costs and expenses associated with abating such
nuisances within and upon the Property has been compiled by the SMFD and this Weed and
Nuisance Abatement Itemized Cost Report is attached to this Resolution as Exhibit “A” and is
presented to the Council for confirmation; and

WHEREAS, on April 27, 2026, an Administrative Cost Hearing was held and the City’s
abatement costs in the amount of $5,733.67 (including $2500.00 in anticipated costs) were
confirmed by the hearing officer. This hearing has been set and noticed to confirm such
compilation and to hear any and all objections to said accounting and assessment proposal; and

WHEREAS, the City Council has duly considered the Weed and Nuisance Abatement
Itemized Cost Report and any objections thereto.

NOW, THEREFORE, BE IT RESOLVED:

1. The foregoing recitals are true and correct.
2. The City Council finds that the Weed and Nuisance Abatement Itemized Cost Report,
reflecting the final costs and expenses totaling $4,278.87 incurred by the Fire

Department in abating nuisance conditions on the Property, as outlined in Exhibit “A” is
complete and correct, that the costs and expenses set forth therein are reasonable, that
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said Weed and Nuisance Abatement Itemized Cost Report is confirmed, and that the
recovery of such costs and expenses is in the best interests of the City and its residents.

The City Council further finds that the costs and expenses set forth on the Weed and
Nuisance Abatement Itemized Cost Report shall constitute a special assessment against
the Property and a lien on the property for the amount of the respective assessment.

All written or oral protests or objections to said report, if any, are overruled or denied.

The unpaid amounts reflected on the Weed and Nuisance Abatement Itemized Cost
Report shall be entered upon the tax roll against the Property and shall be collected at
the same time and in the same manner as general City taxes, be subject to the same
interest and penalties, and be subject to the same procedure and sale in case of
delinquency. All laws and ordinances applicable to the levy, collection and enforcement
of City taxes are hereby made applicable to this special assessment.

Staff is authorized to deliver this Resolution and accompanying Exhibit “A” Weed and
Nuisance Abatement Itemized Cost Report) to the County of San Diego Tax Assessor
and the Treasurer- Tax Collector as applicable, with such entities being authorized and
requested to impose such costs and expenses in the amount shown on Exhibit “A”
against the real property located at 0 WOODLAND PKWY, San Marcos, Assessor’'s
Parcel Number 224-040-4000, as a special assessment.

PASSED, APPROVED AND ADOPTED by the City Council of the City of San

Marcos this 14" day of July, 2026 by the following roll call votes:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

Rebecca D. Jones, Mayor
City of San Marcos

ATTEST:

Phillip Scollick, City Clerk
City of San Marcos
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EXHIBIT “A”

SAN MARCOS FIRE DEPARTMENT
Weed and Nuisance Abatement Itemized Cost Report
FY 2025-2026

Assessor Parcel Numbers Hazard Location Owner Name & Address Assessment Total

224-040-40-00 0 WOODLAND PKWY NINA PATTERSON $4,278.87
752 W BEL ESPRIT CIR
San Marcos, CA 92069

Other Expenses Associated with Forced Abatement of
0 WOODLAND PKWY, San Marcos, CA 92069

Staff Administrative Time Hours TOTAL
Fire Inspector 10.58 $797.24
Fire Marshal 2.65 $314.64
City Attorney Fee - $2,403.00
City Attorney Expenses - $12.66
Abatement Services - $381.18
Administrative - $370.15
Expenses Advanced - -
TOTAL EXPENSES ASSOCIATED WITH FORCED ABATEMENT $4,278.87
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2486

MEETING DATE:
JULY 14, 2026

SUBJECT:
RESOLUTION NO. 2026-9637 - ON-CALL CONTRACT FOR TRAFFIC ENGINEERING SERVICES

Recommendation

ADOPT resolution awarding the consultant contract for on-call traffic engineering services to Chen Ryan
Associates, Inc. and delegating authority to and authorizing the City Manager to negotiate, finalize, and
execute the contract and all related documents.

Board or Commission Action
Not Applicable

Executive Summary

After a review of proposals, City staff recommend two contracts for on-call traffic engineering services, both to
be awarded to Chen Ryan Associates, Inc., each in an amount not to exceed $1,000,000.00 over the five-year
duration of the contracts, one for local and state-funded projects and one containing provisions required for
federally-funded projects.

Discussion

The City regularly requires specialized traffic engineering services to support both ongoing operations and the
delivery of capital projects. These services may include traffic engineering review and design, traffic data
collection, transportation system analysis, signal operations support, safety evaluations, grant-funded project
support, and other technical services that require specialized expertise. While these services are important to
City operations, the need for them varies depending on project workload, development activity, grant
opportunities, and the timing of projects.

As a business practice, maintaining on-call professional services agreements allows the City to remain flexible
and responsive while managing resources efficiently. Many of the services included in the proposed scope
require specialized technical knowledge that may not be available internally or may only be needed
periodically. In these circumstances, it is not practical or cost-effective for the City to hire full-time staff for
every specialized service area, particularly when the need for those services is intermittent or project-specific.
An on-call agreement allows the City to access qualified professional expertise when needed without creating
ongoing staffing obligations for services that may not be required on a continuous basis.

The proposed award for on-call traffic engineering services agreement will allow the City to assign work on an
as-needed basis over the term of the contract. Work would be authorized only when specific services are
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needed, and the agreement would establish a not-to-exceed value of $1,000,000 over a five-year contract
period. This structure provides the City with the ability to manage workload fluctuations, respond to emerging
transportation needs, support development review and CIP delivery, and supplement internal capacity when
specialized expertise or additional resources are required.

The scope of work also includes federal contracting provisions to allow the agreement to be used for projects
funded through a variety of sources that may be programmed in the Capital Improvement Program, including
local, state, and federal funds. Including these provisions at the outset provides the City with greater flexibility
to assign eligible work under the agreement while maintaining compliance with applicable funding
requirements.

On May 12, 2025, the City solicited proposals for the on-call traffic engineering services. Proposals were
received from the following firms:

¢ Chen Ryan Associates, Inc.
e Fehr & Peers

¢ Interwest Consulting Group
e LLG

e Michael Baker International
e Rick Engineering Company
o TKE Engineering, Inc.

After evaluating proposals, and in conformance with the solicitation documents, the proposal review panel
selected Chen Ryan Associates, Inc. as the most qualified proposer. Staff recommend that City Council
authorize the City Manager to negotiate, finalize, and execute the agreement with Chen Ryan Associates, Inc.

Environmental Review

The proposed award of consultant contract is not a project within the meaning of Section 15378 of the
California Environmental Quality Act (CEQA) Guidelines because there is no potential for it to result in a
physical change in the environment, either directly or indirectly. In the event the proposed resolution is found to
be subject to CEQA, it is exempt from CEQA pursuant to CEQA Guidelines Section 15061(b)(3), because it
can be seen with certainty that there is no possibility of a significant effect on the environment.

Fiscal Impact

The two contracts are proposed in an amount not to exceed $1,000,000.00 over the five-year contract period.
Costs associated with the proposed contract have been budgeted in the Fiscal Year 2026-27 Operations &
Maintenance Budget and Capital Improvement Projects Budget. The proposed contracts are for on-call use
and will only be used when a project or task is budgeted.

Attachment(s)
Resolution
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Prepared by: Edd Alberto, City Traffic Engineer

Reviewed by: Stephanie Kellar, Deputy City Engineer

Submitted by: Isaac Etchamendy, Development Services Director/ City Engineer
Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-XXXX

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN
MARCOS AWARDING TWO CONTRACTS FOR ON-CALL
TRAFFIC ENGINEERING SERVICES TO CHEN RYAN
ASSOCIATES, INC. AND DELEGATING AUTHORITY TO AND
AUTHORIZING THE CITY MANAGER TO NEGOTIATE,
FINALIZE, AND EXECUTE THE CONTRACT AND RELATED
DOCUMENTS

WHEREAS, the City requires the services of an on-call consultant to provide support for
traffic engineering review and design, data collection, and transportation system design and
support; and

WHEREAS, on May 12, 2025, City staff released a Request for Proposals for the above
work in conformance with San Marcos Municipal Code Chapter 2.30; and

WHEREAS, seven proposals were received and reviewed by the proposal review
committee; and

WHEREAS, the staff proposal review committee recommends Chen Ryan Associates, Inc
as the most qualified consultant to provide the required services; and

WHEREAS, staff recommend that City Council approve the award of two five-year
contracts, each in an amount not to exceed $1,000,000.00 to Chen Ryan Associates, Inc., one
for local and state-funded projects and one containing provisions required for federally funded
projects.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of San Marcos
does hereby approve the award of two five-year contracts with Chen Ryan Associates, Inc., each
in an amount not to exceed $1,000,000.00, one for local and state-funded projects and one
containing provisions required for federally funded projects. and hereby delegates to and
authorizes the City Manager to negotiate, finalize, and execute the contract and related
documents.

PASSED, APPROVED, and ADOPTED by the City Council of the City of San Marcos,
California, on the 14th day of July, 2026, by the following vote:

AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:
ABSENT: COUNCIL MEMBERS:

Phillip Scollick, City Clerk
City of San Marcos
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ATTEST:

Phillip Scollick, City Clerk
City of San Marcos

Rebecca D. Jones, Mayor
City of San Marcos
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2488

MEETING DATE:
JULY 14, 2026

SUBJECT:

RESOLUTION NOS. 2026-9638 & 2026-9639 - DECLARING CERTAIN PARCELS TO BE SURPLUS
PROPERTY; EXEMPT FROM THE SURPLUS LAND ACT; AND AUTHORIZING THE CITY ATTORNEY TO
SEEK CONFIRMATION FROM THE CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY
DEVELOPMENT WITH RESPECT TO SUCH EXEMPTION; AND AUTHORIZING AN APPRAISAL TO
MARKET SURPLUS PROPERTY FOR SALE, AND AUTHORIZING ALL DOCUMENTS NECESSARY FOR
THE TRANSFER AND SALE IN THE EVENT SAID EXEMPTION FROM THE SURPLUS LAND ACT IS
CONFIRMED BY THE CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT

Recommendation

1. ADOPT a resolution declaring APNs 220-222-07-00 and 220-222-23-00 to be surplus property and exempt
from California Surplus Land Act, and authorizing the City Attorney to seek confirmation from the California
Department of Housing and Community Development (HCD) with respect to such exemption.

2. ADOPT a resolution authorizing the City Manager to secure a valuation of and to market said real
property, and authorizing a sale and transfer of said real property, contingent upon HCD verification of the
property’s exemption from Surplus Land Act.

Executive Summary

The City owns two vacant parcels located on Mission Road identified as Assessor's Parcel Numbers 220-222-
07-00 and 220-222-23-00 (collectively, "Property"). The parcels contain approximately 0.24 acres each, for a
combined area of approximately 0.48 acres.

The City’s ownership of the remnant parcels originated through boundary adjustments undertaken by the City
in the 1990s. Due to their small size and constraints on municipal use, the parcels are currently vacant,
unimproved, and are not utilized for municipal operations such as public facilities, roadway uses, drainage
facilities, parks and community spaces, open space, or other identified public purposes.

Staff evaluated the Property and has determined that it is not necessary for the City's present or foreseeable
future operational needs, and seeks to declare the combined Property surplus. Due to individual as well as
their combined size, the parcels would be exempt from California’s Surplus Land Act, pursuant to California
Government Code Section 54221(f)(1)(B). The proposed resolutions will allow the City to initiate and proceed
with disposal of the Property.

Discussion
The Property consists of two small parcels totaling approximately 0.48 acres combined. These two parcels are
remnants from boundary adjustments executed in the 1990s that impacted all parcels in the surrounding area.
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The surrounding area is developed with industrial-type businesses which limits its appeal for recreational
municipal uses. Potential municipal uses analyzed included overflow storage for public works equipment or
vehicles or other public works type use. However, due to the small combined size of the Property and the
configuration of the parcels, including the location on a busy City road, staff determined that the parcels have
limited feasible collective or independent uses for future municipal purposes.

Staff conducted research and did not find any planned Capital Improvement Program project, General Plan
implementation project, utility expansion, roadway project, drainage facility, public facility, or other municipal
purpose requiring retention of the Property. Based on these factors, staff has proposed that the Property is
surplus to the City's needs and would result in a cost-effective one-time revenue opportunity.

The Surplus Land Act (Government Code Section 54220, et seq., “the Act) governs the disposition of local
agency property determined to be surplus. Priority for local agency surplus land is granted to the development
of affordable housing and other public activities and listed for general sale should no affordable developer
seek to purchase the land. However, Government Code Section 54221(f)(1)(B) defines "Exempt Surplus Land"
as property that:

* |[s less than one-half acre in area; and
* Is not contiguous to land owned by a state or local agency that is used for open-space or low- and moderate-
income housing purposes.

The subject parcels are approximately 0.24 acres each in area, which in total is less than one-half acre, thus
the exemption applies when considered either separately or together. The parcels are also adjacent to
privately owned industrial properties and are not contiguous to land owned by a state or local agency that is
used for open-space or low- and moderate-income housing purposes, which are additional factors specified by
the Act. Accordingly, the Property qualifies as Exempt Surplus Land pursuant to Government Code Section
54221(f)(1)(B) and staff seeks to declare the property surplus and exempt from the Act. If the City Council
adopts the proposed Resolution, staff will submit the exemption determination and supporting documentation
to the Department of Housing and Community Development (“HCD”) for review and confirmation as required
by the Guidelines implementing the Act, after which staff will proceed with valuation, marketing, and sale of the
Property.

Staff also requests authorization to obtain any additional appraisal, valuation, or market analysis deemed
necessary to move forward with the disposal of the Property. Following confirmation of the exemption from the
Act by HCD, the City Manager will be authorized to obtain an appraisal of and to market the Property to
interested parties, solicit and evaluate offers, and negotiate the terms of a sale. The City Manager would also
be authorized to complete the sale and transfer of the Property.

Environmental Review
Not applicable.

Fiscal Impact
There is no fiscal impact associated with declaring the properties surplus and exempt from the Surplus Land
Act. One-time revenue relating to disposal of the properties is estimated at $975,000 excluding broker fees
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and associated real estate costs. The net one-time revenue would follow the City’s Fiscal Management Policy
2015-11 and be utilized to meet the City’s minimum reserve threshold or be transferred to the City’s
Infrastructure Rehabilitation and Replacement Funds should the City’s minimum reserve threshold be met at
the time the revenue is received.

Attachment(s)
Resolution Declaring Surplus Property
Resolution Authorizing an Appraisal

Prepared by: Janet Brotherton, Budget and Analysis Manager
Submitted by: Donna Apar, Finance Director

Reviewed by: Donna Apar, Finance Director
Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-XXXX

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN MARCOS
DECLARING CERTAIN PARCELS SURPLUS PROPERTY; DECLARING SAID
PROPERTY IS EXEMPT FROM THE SURPLUS LAND ACT; AUTHORIZING THE
CITY ATTORNEY TO SEEK CONFIRMATION FROM THE CALIFORNIA
DEPARTMENT OF HOUSING AND COMMUNITY DEVELOPMENT WITH
RESPECT TO SUCH EXEMPTION.

WHEREAS, the City of San Marcos ("City") is the fee owner of certain vacant real
property identified as Assessor's Parcel Numbers 220-222-07-00 and 220-222-23-00
(collectively, "Property"); and

WHEREAS, the City finds that the Property measures approximately 0.48 acres in total
size and is bordered by privately owned industrial properties; and

WHEREAS, the land is not located within a coastal zone, is not adjacent to a historical
unit of the State Parks System, is not listed on, or determined by the State Office of Historic
Preservation to be eligible for listing on, the National Register of Historic Places, and is not
located within the Lake Tahoe region as defined in Government Code section 66905.5, and
notices of availability of surplus land for open-space purposes were therefore not required to be
or were issued pursuant to Government Code section 54221(f)(2); and

WHEREAS, with respect to the Surplus Land Act, California Government Code Section
54221(f)(1)(B) includes within the definition of "Exempt Surplus Land" property that is less than
one-half acre in area and is not contiguous to land owned by a state or local agency that is used
for open-space or low- and moderate-income housing purposes; and

WHEREAS, the characteristics of the Property are meet and are consistent with the
requirements of Government Code Section 54221(f)(1)(B) with respect to exemption when
considered either separately or together, and

WHEREAS, City staff have evaluated the Property and City Council has determined that
the Property is not necessary for the City's present or foreseeable use and is therefore surplus
to the City's needs.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of San Marcos as

follows:

1. The foregoing recitals are true and correct, and are incorporated herein by this
reference.

2. The City Council hereby finds and declares that Assessor's Parcel Numbers 220-222-07-
00 and 220-222-23-00 are surplus to the City's needs and are not necessary for the
City's use.

3. Based upon the facts contained in the recitals set forth above, which have been
incorporated by reference as though set forth at this point, the City Council hereby
declares that the Property is exempt from and not subject to Surplus Land Act
requirements, as it is meets the requirements of the "exempt surplus land" definition
contained in California Government Code section 54221(f)(1)(B), consisting of property
that is “less than one-half acre in area and is not contiguous to land owned by a state or
local agency that is used for open-space or low- and moderate - income housing
purposes.”
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4. The parcels, each approximately 0.24 acres, are exempt from the Surplus Land Act
consistent with California Government Code section 54221(f)(1)(B) when considered
either separately or together.

5. The City Attorney is authorized and directed to submit the City's exemption
determination and supporting documentation to the California Department of Housing
and Community Development and to take all administrative actions necessary to
process and obtain confirmation of such exemption determination.

PASSED, APPROVED, and ADOPTED by the City Council of the City of San Marcos,
California, on the 14™ of July, 2026, by the following vote:

AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:
ABSENT: COUNCIL MEMBERS:

Rebecca D. Jones, Mayor

City of San Marcos
ATTEST:

Phillip Scollick, City Clerk
City of San Marcos

Exhibit(s):
Exhibit A — Aerial Vicinity Map
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RESOLUTION NO. 2026-XXXX

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN MARCOS
AUTHORIZING THE CITY MANAGER TO SECURE AN APPRAISAL FOR AND TO
MARKET CERTAIN REAL PROPERTY FOR SALE, AND AUTHORIZING THE
CITY MANAGER AND CITY ATTORNEY TO NEGOTIATE, FINALIZE, AND
EXECUTE ALL DOCUMENTS NECESSARY FOR THE TRANSFER OF REAL
PROPERTY AND TO PROCESS AND EFFECTUATE SUCH TRANSFER IN THE
EVENT THE CALIFORNIA DEPARTMENT OF HOUSING AND COMMUNITY
DEVELOPMENT CONCURS IN THE EXEMPTION OF SAID REAL PROPERTY
FROM THE SURPLUS LAND ACT

WHEREAS, the City of San Marcos ("City") is the fee owner of certain vacant real
property identified as Assessor's Parcel Numbers 220-222-07-00 and 220-222-23-00
(collectively, "Property"); and

WHEREAS, the City Council has determined the Property to be surplus to the City's
needs; and

WHEREAS, the City Council has declared the Property to be Exempt Surplus Land
pursuant to Government Code section 54221(f)(1)(B); and

WHEREAS, the City intends to submit its exemption determination to the California
Department of Housing and Community Development for review; and

WHEREAS, the City Council desires to authorize activities necessary to evaluate and
facilitate a potential future sale of the Property, conditioned on the concurrence of the
Department of Housing and Community Development with respect to such exemption
determination.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of San Marcos as
follows:

1. The foregoing recitals are true and correct.

2. Following confirmation by the California Department of Housing and Community
Development that the Property is exempt from the Surplus Land Act, the City Manager is
hereby authorized to obtain an appraisal or other valuation analysis for the Property, to
market the same, and to solicit and evaluate offers.

3. The City Manager and City Attorney are hereby authorized to negotiate, finalize, and
implement the sale and transfer of the Property, provided HCD has confirmed the above-
referenced declaration of exemption of such transaction from the Surplus Land Act.

PASSED, APPROVED, and ADOPTED by the City Council of the City of San Marcos,
California, on the 14™ of July, 2026, by the following vote:

AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:
ABSENT: COUNCIL MEMBERS:

Rebecca D. Jones, Mayor
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City of San Marcos
ATTEST:

Phillip Scollick, City Clerk
City of San Marcos
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2493

MEETING DATE:
July 14, 2026

SUBJECT:
RESOLUTION NO. 2026-9640 - AWARDING A CONTRACT FOR CITY HALL COUNCIL CHAMBERS
RENOVATIONS TO FLOW BUILDERS

Recommendation
ADOPT a resolution awarding a contract for Council Chambers renovations at 1 Civic Center Dr (City Hall) and
delegating authority to the City Manager to Negotiate, Finalize, and Execute the Contract with Flow Builders.

Board or Commission Action
Not Applicable

Relevant Council Strategic Theme
Good Governance

Relevant Department Goal
Not Applicable

Executive Summary

The City of San Marcos owns and operates the Civic Center building, including the Council Chambers, which
hosts City Council meetings, Planning Commission meetings, public workshops, and other public meetings
required by law. Several components within the Council Chambers have exceeded their useful life and require
replacement to maintain a safe, functional, and accessible public meeting space. The proposed improvements
will enhance safety, improve the visibility and sound of broadcasted meetings, and support continued public
use of the facility.

On behalf of the City, the City’s real property management consultant initiated a request for proposal (RFP) for
the City Hall Chamber renovations on June 26, 2026, which resulted in three (3) bids. Staff reviewed the
proposals and seek City Council approval to award the contract to Flow Builders for the Chambers renovations
at the City Hall Building (1 Civic Center Dr), and to authorize the City Manager to negotiate, finalize, and
execute contract documents. The budget for the project was appropriated in the approved FY 2026-2027
Operating and Capital Improvement Budget for the project in the Public, Education, and Government access
(“PEG”) funds (Fund 216), which has a fund balance sufficient for the project and associated costs.

Discussion
The City of San Marcos owns and operates the Civic Center building, which is made up of City staff space as
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well as tenant-occupied suites on floors 1-4. The ground floor contains the Council Chambers, which host
regular and special council meetings that are open to the public as required by law. The chamber hosts other
public meetings such as the planning commission and public workshops.

As part of upkeep and maintenance duties associated with the City as owner of the space, renovation work is
required for the Council Chambers to better accommodate the public meetings held in the space and ensure
the safety of City staff, meeting participants, and visitors. Several broadcast elements in the chambers such as
the current lighting system and acoustic wall coverings are past their useful life, and replacement parts such
as the broadcast lights are hard to find and replace due to being obsolete and discontinued. Replacement of
the broadcast lights and wall coverings will ensure better visibility and sound for publicly broadcasted
meetings, ensuring more reliable compliance with Brown Act requirements. Moreover, replacement of the
carpet in the Council Chambers will also ensure safety of the space and avoid potential hazards, and would
meet current Americans with Disabilities Act (ADA) regulations.

A request for proposal (RFP) for the Chambers renovations was issued on June 26, 2026. The request for
proposal was advertised by IDS Real Estate, as the City’s real property management consultant, on behalf of
the City. Subsequently, three (3) bids were received. Of the three bids, Flow Builders was deemed to be a
qualified firm for the work, and the proposal is within the anticipated project budget.

The proposal outlined the work needed, which includes replacement of the carpet, acoustic wall coverings,
broadcast lights, other lighting replacements, and replacement of the audience seat coverings in the Council
Chambers. The renovations will allow the City to continue to fulfill requirements outlined by the Brown Act and
other applicable laws to host publicly accessible meetings, while also ensuring the public space is safe, well-
maintained, and free of any potential hazards.

Staff reviewed the proposal for the project and seeks City Council approval to award the Council Chambers
renovations contract to Flow Builders in the amount not-to-exceed $1,000,000, and to authorize the City
Manager to negotiate, finalize, and execute an agreement with Flow Builders. The project would be funded
from the PEG fund (Fund 216), as the work ensures the reliability of public broadcasting for the meeting. The
requested award is sufficient to cover the proposed contract with Flow Builders, as well potential change
orders, additional support work, labor compliance, and other project-related items.

Environmental Review
Not applicable.

Fiscal Impact
The budget for the project is included in the City’s Fiscal Year 2026-27 Operations & Capital Improvement
Program Budget in the PEG fund (Fund 216).

Attachment(s)
Resolution

Prepared by: Janet Brotherton, Budget and Analysis Manager
Submitted by: Donna Apar, Finance Director

Reviewed by: Donna Apar, Finance Director
Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-XXXX

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF SAN
MARCOS AWARDING A CONTRACT FOR CITY HALL COUNCIL
CHAMBERS RENOVATIONS, AND DELEGATING AUTHORITY
TO THE CITY MANAGER TO NEGOTIATE, FINALIZE, AND
EXECUTE THE CONTRACT WITH FLOW BUILDERS

WHEREAS, the City owns and operates the City Hall building (1 Civic Center Dr) and is
responsible for all maintenance and upkeep of the public facilities therein; and

WHEREAS, the City Council Chambers is an essential public facility used for broadcasted
City Council meetings and public hearings, as well as commission meetings, and other public
meetings required by law; and

WHEREAS, several broadcast components within the Council Chambers are well past
their useful life, have components that are obsolete, and require replacement to maintain a safe
and functional facility, as well as continue to reliably broadcast public meetings as required by
law; and

WHEREAS, IDS Real Estate Group, acting in its capacity as the City’s real property
management consultant and on the City’s behalf, has publicly advertised a request for proposal
yielding 3 bids; and

WHEREAS, the proposal from Flow Builders has been reviewed by IDS Real Estate
Group on behalf of the City and by City staff, and has been determined to meet the needs of the
Council Chambers renovations work.

NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of San Marcos
hereby award a contract to Flow Builders in an amount not-to-exceed $1,000,000 for the City Hall
Council Chambers renovations project, and authorizes the City Manager to negotiate, finalize, and
execute contract documents and further authorizes the City Manager to approve and execute
change orders within the budget appropriated by the City Council.

PASSED, APPROVED, and ADOPTED by the City Council of the City of San Marcos,
California, on the 14™ of July, 2026, by the following vote:

AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:
ABSENT: COUNCIL MEMBERS:

Rebecca D. Jones, Mayor
City of San Marcos
ATTEST:

Phillip Scollick, City Clerk
City of San Marcos
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1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:26-2915

MEETING DATE:
July 14, 2026

SUBJECT:

RESOLUTION NO. 2026-9641 - ADOPTING POSITIONS ON LEGISLATION UNDER CONSIDERATION
PURSUANT TO THE LEGISLATIVE PLATFORM

Recommendation
ADOPT a resolution taking a position on pending legislation in the California State Legislature that may have
local impacts.

Board or Commission Action
Not Applicable

Introduction

The City Council adopted the 2026 Legislative Platform to guide the consideration of state and federal bills
that affect City operations. Legislators introduced approximately 1800 bills. Staff, lobbyist consultants and Cal
Cities continue to review this legislation.

The Legislature is currently in summer recess and will reconvene on August 3rd.
2026 is also an election year, and the final year in Governor Newsom’s term.

Discussion

This report provides updates on legislation of concern in the second year of this legislative session. Staff
continue to monitor these bills, and others as the legislative session continues. They will also collaborate with
Cal Cities and our lobbyist teams on future City Council consideration for official positions on bills working their
way through the legislative process.

Legislation of Importance:

Senate Bill (SB) 1164 (Cervantes) Elections, is currently in the Assembly Elections committee. According to
the author, “this bill would enshrine many of the provisions prohibiting vote dilution, voter suppression, and
other forms of voter discrimination that once existed in the federal VRA into state law. This bill will also ensure
that California continues to lead on voting rights by providing the California Attorney General and individual
California voters with improved means to enforce state elections laws his bill would repeal, and replace the
California Voting Rights Act of 2001, with the California Voting Rights Act of 2026.”

While staff do not currently recommend that Council take a position on SB 1164, staff want to ensure that
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Council is aware of the potential negative outcomes from this legislation. It could open the city to injunctions,
to lawsuits related to voter suppression, or vote dilution, and plaintiff's cost recovery, among other potentially
negative outcomes.

Legislation Aligned with State Legislative Priorities
The following bills best align with the City’s state legislative priorities, and staff believe that they would have a
possible impact on the city.

Bill No. Author Title Position

AB 1738 |Carillo State Housing Law: remote inspections. Oppose

Staff recommend an Oppose position on AB 1738 because it would impose an unfunded statewide mandate
for remote inspections, regardless of local best practices, staffing capacity, technology infrastructure,
geographic realities, or community preferences.

Environmental Review

The proposed action does not constitute a “project” as defined under Section 15378 of the California
Environmental Quality Act Guidelines (California Code of Regulations, Title 14, Division 6, Chapter 3, Sections
15000 - 15387), and is therefore not subject to environmental review pursuant to Guidelines Section 15060(c)

(3).

Fiscal Impact

There is no direct fiscal impact associated with adopting the proposed resolution. Unknown fiscal impacts are
associated with the bills noted in Attachment A. A more thorough analysis of each bill's implementation
requirements is needed to demonstrate total fiscal impact.

Attachments
Attachment A: Resolution
Attachment B: AB 1738 Oppose Letter

Prepared by: Michael Lieberman, Legislative Analyst
Reviewed by: Phil Scollick, City Clerk/Director of Legislative Affairs
Approved by: Michelle Bender, City Manager
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RESOLUTION NO. 2026-xxxx

A RESOLUTION OF THE CITY COUNCIL OF THE
CITY OF SAN MARCOS, CALIFORNIA, ADOPTING
POSITIONS ON LEGISLATION UNDER
CONSIDERATION PURSUANT TO THE
LEGISLATIVE PLATFORM

WHEREAS, the City Council has established a state and federal advocacy
program to increase the City’s presence at both levels of government; and

WHEREAS, in 2013 the City Council adopted modifications to Policy No. 2013-
07 and implemented procedures to keep the City’s legislative platform current, keep the
Council informed on the legislative measures acted upon, and provide a process for
effectively communicating the City’s position on measures to the appropriate elected
representatives; and

WHEREAS, in keeping with the adopted legislative procedures, the City Council
is provided with regular legislative activity reports for review and direction.

NOW, THEREFORE, BE IT RESOLVED by the City Council of the City of San Marcos,
that the City Council adopts the following positionon legislation:

PROPOSED LEGISLATION POSITION

AB 1738 |Carillo State Housing Law: remote inspections. Oppose

PASSED, APPROVED AND ADOPTED by the City Council of the City of San Marcos at
a regular meeting thereof, this 14th day of July, 2026, by the following roll call vote:

AYES: COUNCILMEMBERS:
NOES: COUNCILMEMBERS:
ABSENT: COUNCILMEMBERS:

Rebecca D. Jones, Mayor City of San Marcos
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ATTEST:

Phillip Scollick, City Clerk City of San Marcos
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AN MARCC oo A
CityHall@sanmarcosca.gov

DiscoVER LIFE's POSSIBILITIES

July 14, 2026

The Honorable Jesse Arreguin
Chair, Senate Housing Committee
1021 O Street, Suite 3330
Sacramento, CA 95814

RE: AB 1738 (Carrillo) State Housing Law: remote inspections - Oppose
Dear Chair Arreguin,

The City of San Marcos respectfully opposes AB 1738 (Carrillo), which would require local agencies to
offer remote inspections for specific building permits or a subset of inspections in single- or two-
family dwelling units by July 1, 2027.

Title 24 of the California Code of Regulations establishes the standards that state and local
governments must enforce to ensure public health and safety in residential construction once a
permit is approved. Local governments are responsible for inspecting development projects and
ensuring compliance with these standards, using inspection methods that best meet local conditions
and community needs. These methods may include in-person inspections, remote inspections, or a
combination of both. Current law already provides local agencies with the flexibility to implement
remote inspections where appropriate and feasible.

While some jurisdictions found remote inspections useful during the COVID-19 pandemic, not all
cities adopted this approach, and others have since determined that in-person inspections remain the
most effective way to ensure compliance and safety in their communities. AB 1738 would impose a
statewide mandate regardless of local best practices, staffing capacity, technology infrastructure,
geographic realities, or community preferences.

For the City of San Marcos this measure could create operational and fiscal challenges related to
technology upgrades, staff training, inspection administration, and implementation timelines. Cities
must retain the flexibility to determine which inspection methods are most appropriate based on
local conditions and the type of project being inspected. A one-size-fits-all mandate undermines local
decision-making and could negatively impact the effectiveness of local building and safety programs.

For these reasons, the City of San Marcos respectfully opposes AB 1738 (Carrillo).

Sincerely,

Rebecca D. Jones
Mayor

CITY oF SAN MARCOS, CALIFORNIA 1 Civc Center Drive | San Marcos, CA92069 | (760) 744-1050  sanmarcosc 1




1 Civic Center Drive

Clty of San Marcos San Marcos, CA 92069

Staff Report

File #:TMP-2489

MEETING DATE:
July 14, 2026

SUBJECT:

URGENCY ORDINANCE NO. 2026-1580 AND ORDINANCE NO. 2026-1581 - IMPLEMENTING SENATE
BILL 79 (SB 79) FOR TRANSIT-ORIENTED DEVELOPMENT STANDARDS, SITE EXEMPTIONS, PHASED
IMPLEMENTATION AREAS, AND ZONING MAP AMENDMENTS.

Recommendation
ADOPTION of the following, in the order set forth below:
1. ADOPT Notice of Exemption (EX26-041); and

2. ADOPT an Urgency Ordinance No. 2026-1580 adding Chapter 20.280 to the San Marcos Municipal
Code to adopt and implement SB79 (Four Votes Required); and

3. INTRODUCE Ordinance No. 2026-1581 (Text Amendment TA 26-0001) adding Chapter 20.280 to the
San Marcos Municipal Code to adopt and implement SB79.

Board or Commission Action

On June 15, 2026, the Planning Commission met and considered the proposed ordinance. The Commission
voted 7-0 recommending approval and adoption of the proposed Text Amendment to the City Council. The
Planning Commission Draft Meeting Minutes are provided as Attachment F.

Executive Summary

Senate Bill 79 (SB 79) was adopted by the State of California to allow more intensive residential development
near qualifying transit stops by establishing minimum standards for residential density, building height, and
floor area ratio on certain residential, commercial, and mixed-use sites located within one-half mile of
qualifying transit stops. The proposed ordinance would implement SB 79 locally, enact provisions of the law by
exempting certain sites, phasing implementation on others, and establishing objective development standards,
as authorized by state law, until the City completes the seventh Housing Element cycle.

SB 79 became effective on July 1, 2026, and eligible sites in San Marcos are now subject to the provisions of
state law. Adoption of the proposed ordinance, together with the companion urgency ordinance providing for
its immediate effectiveness, would implement the exemptions, phased implementation measures, and local
objective development standards authorized by SB 79, ensuring a clear and consistent local framework for
administering the law immediately upon adoption.

Discussion
SB 79, the Abundant and Affordable Homes Near Transit Act (California Government Code Sections
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65912.155 through 65912.162), was adopted by the California Legislature, signed into law by Governor Gavin
Newsom on October 10, 2025, and took effect on July 1, 2026. The law establishes Transit-Oriented
Development (TOD) Zones within a one-half-mile radius of qualifying transit stops (TOD Stops) and permits
Transit-Oriented Housing Development Projects on parcels zoned for residential, commercial, or mixed-use
development within TOD zones.

SB 79 establishes minimum standards for residential density, building height, and floor area ratio (FAR) based
on the classification of the TOD Stop and the distance of a project site from the TOD Stop. In addition, the law
authorizes local jurisdictions to exempt sites meeting specified criteria, phase implementation on certain sites,
adopt objective development standards, and develop alternative TOD plans that may redistribute development
capacity within TOD Zones while maintaining overall housing capacity established by SB 79. Alternative TOD
plans may be adopted through the seventh Housing Element cycle, currently anticipated in 2031.

San Marcos TOD Stops

Based on guidance published by the California Department of Housing and Community Development (HCD)
on March 20, 2026, and the San Diego Association of Governments (SANDAG) draft map identifying TOD
Stops and Zones within the San Diego region, published on June 18, 2026, the SPRINTER line qualifies as
high-frequency commuter rail under SB 79. Accordingly, stations along the SPRINTER line are classified as
Tier 2 Transit-Oriented Development Stops. Four SPRINTER stations have TOD Zones that are located within
or extend into the City of San Marcos:

1. Palomar College

2. San Marcos Civic Center

3. California State University (CSU) San Marcos

4. Nordahl Road (located outside the San Marcos city limits, but with a TOD Zone that extends into the
City)

Although SB 79 allows certain bus stops to qualify as Transit-Oriented Development (TOD) Stops, eligibility is
limited to bus service operating within dedicated transit lanes or a dedicated transit right-of-way and providing
service at intervals of 15 minutes or less during peak commute periods. No bus facilities within the City of San
Marcos currently meet these statutory criteria, and no facilities are planned that would meet them. Accordingly,
the City's TOD Zones are associated exclusively with the four SPRINTER stations identified above.

Eligible Sites
SB 79 applies to parcels located within one-half mile of a TOD Stop that are zoned for residential, commercial,

or mixed-use development. Within San Marcos, these areas include properties zoned R-1-20, R-1-10, R-1-7.5,
R-2, R-3-6, R-3-10, R-MHP, MU-1, MU-2, C, and NC, as well as certain residential, commercial, and mixed-
use districts within Specific Plan Areas. Pursuant to Government Code Section 65912.157, eligible sites may
be developed as Transit-Oriented Housing Development Projects, subject to the applicable development
standards established by state law and supplemented by the proposed ordinance. Properties zoned for
industrial, public/institutional, business park, or agricultural uses are not eligible for Transit-Oriented Housing
Development Projects under SB 79.

A Transit-Oriented Housing Development Project must contain a minimum density of 30 dwelling units per acre
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(du/ac) and no less than 5 dwelling units. Eligible projects may be approved on sites otherwise zoned for
residential, commercial, or mixed-use development, provided they satisfy the requirements of SB 79, including
applicable affordability, labor, demolition, and anti-displacement provisions.

Because all TOD Stops affecting San Marcos are currently classified as Tier 2 Transit-Oriented Development
Stops, only the development standards applicable to Tier 2 stops under SB 79 are summarized in Table 1
below.

Table 1: SB 79 Minimum Tier 2 Development Standards

Development Standard

Within "2 Mile of TOD Stop

Between 4 mile and 2 mile
of TOD Stop

Minimum Project Size

5 dwelling units

5 dwelling units

|Minimum Density 30 du/ac 30 du/ac
|Maximum Density 100 du/ac 80 du/ac
|Maximum Building Height 65 feet 55 feet
|Maximum Residential FAR 3.0 2.5

In addition, projects located immediately adjacent to a TOD Stop may qualify for an "adjacency intensifier"
under Government Code Section 65912.157(e), allowing an additional 20 feet of building height (85 total feet),
40 dwelling units per acre (140 total du/ac), and 1.0 FAR (4.0 total FAR).

While SB 79 establishes minimum density, height, and floor area ratio standards for Transit-Oriented Housing
Development Projects, the law also authorizes local jurisdictions to adopt objective development standards,
provided those standards do not physically preclude achievement of the development intensity permitted by
state law. The proposed ordinance incorporates the Tier 2 development standards applicable within San
Marcos and establishes objective standards governing project design, open space, accessibility, parking, and
mobility in order to provide a clear framework for future Transit-Oriented Housing Development Projects.

Proposed Transit-Oriented Development Standards

Government Code Section 65912.160(c) authorizes local jurisdictions to adopt objective development
standards applicable to Transit-Oriented Housing Development Projects. Consistent with state law, the
proposed ordinance codifies the Tier 2 minimum development standards for density, building height, and FAR
as maximums and establishes objective standards for open space, shadow and solar access, building
articulation, parking and mobility, accessibility, and application procedures. These standards are intended to
provide clarity and predictability for applicants, residents, and decision-makers while maintaining consistency
with the requirements of SB 79.

In addition to the density, height, and FAR standards established by state law, the ordinance includes objective
standards for open space, building articulation, bicycle parking, pedestrian accessibility, and shadow and solar
access. These standards are intended to promote project livability, accessibility, and compatibility with
surrounding development patterns while remaining consistent with the requirements of SB 79. To ensure
compliance with Government Code Section 65912.160(c), the City’'s ordinance must expressly provide that
development standards are to be interpreted and applied in a manner that does not physically preclude
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achievement of the density, height, or FAR otherwise permitted by state law.

Exempt Sites
Government Code Section 65912.160(e)(1) authorizes a local jurisdiction to exempt areas within a Transit-

Oriented Development Zone if substantial evidence demonstrates that no walking path of less than one mile
exists between the site and the applicable TOD Stop. The statute recognizes that certain properties may be
located within a one-half-mile radius of a transit stop but remain functionally disconnected from transit facilities
due to topography, transportation infrastructure, private property, or other physical barriers that limit pedestrian
access.

To identify eligible exemption areas, City staff analyzed pedestrian access routes between properties located
within TOD Zones and the nearest TOD Stop, using the methodology described in Attachment B. The analysis
utilized path data made available by San Diego Geographic Information Source (SanGIS) on sidewalks,
pedestrian paths, multi-use trails, marked crossings, pedestrian bridges, and other publicly accessible
pedestrian facilities. Consistent with the proposed ordinance, walking paths were measured using routes
lawfully accessible to the public within that data and did not include travel through private property not subject
to a public access easement or areas where pedestrian access is prohibited.

As seen in Attachment A, the analysis determined that several areas within the mapped TOD Zones do not
have a publicly accessible walking path of less than one mile to a TOD Stop, despite being located within the
one-half-mile radius established by SB 79. These areas are generally separated from transit facilities by
roadway configurations (i.e. State Route 78), topographic constraints, railroad facilities, or other barriers that
substantially increase walking distances beyond the direct radius measurement.

Pursuant to Government Code Section 65912.160(e)(1), the proposed ordinance identifies these areas as
exempt from the provisions of SB 79. Properties within the exempt areas would remain subject to the City's
underlying zoning regulations and would not be eligible for development as Transit-Oriented Housing
Development Projects under Chapter 20.280.

Excluded Sites and Phased Implementation

In addition to authorizing exemptions for sites lacking a qualifying walking path, SB 79 authorizes local
jurisdictions to temporarily exclude certain sites from the law's provisions. Government Code Section
65912.161(b)(1)(D) permits jurisdictions to exclude sites located within a Very High Fire Hazard Severity Zone
(VHFHSZ), as designated by the California Department of Forestry and Fire Protection (CAL FIRE), until one
year following adoption of the jurisdiction's seventh Housing Element cycle, expected to be in 2031.

As seen in Figure 20.280-1 of Attachment C, portions of the TOD Zones overlap areas designated as Very
High Fire Hazard Severity Zones. While these areas would otherwise be eligible for development under SB 79
based solely on their proximity to a TOD Stop, the Legislature expressly recognized the unique planning,
infrastructure, evacuation, and public safety considerations associated with development in high fire hazard
areas and provided local jurisdictions the option to defer implementation.

The proposed ordinance utilizes this statutory authority by excluding properties located within a Very High Fire
Hazard Severity Zone from the provisions of SB 79 until one year following adoption of the City's seventh

City of San Marcos Page 4 of 9 Printed on 7/10/2026
powered by Legistar™ 120


http://www.legistar.com/

File #:TMP-2489

Housing Element cycle, or until superseded by a future Transit-Oriented Development (TOD) Alternative Plan.
During the exclusion period, affected properties would remain subject to the City's underlying General Plan
land use designations, zoning regulations, and applicable state housing laws.

The exclusion is intended to provide the City with additional time to evaluate long-term land use, infrastructure,
public safety, environmental, and evacuation considerations through the ongoing General Plan Update and
future Housing Element planning efforts. This approach is consistent with the phased implementation
provisions expressly authorized by SB 79 and does not permanently remove affected properties from future
consideration under the law.

Government Code Section 65912.161(b)(1) authorizes local jurisdictions to temporarily exclude additional
categories of sites from the provisions of SB 79 until one year following adoption of the jurisdiction's seventh
Housing Element cycle. These include sites that already permit at least 50 percent of the density and
residential floor area ratio required by SB 79; sites within transit-oriented development zones that satisfy
specified aggregate density and floor area ratio thresholds; sites covered by a locally adopted Transit-Oriented
Development Alternative Plan; sites vulnerable to one foot of sea level rise; and sites containing historic
resources designated on a local register as of January 1, 2025. Staff evaluated these provisions and
determined that they are not currently applicable within San Marcos. Accordingly, the proposed ordinance
utilizes only the phased implementation authority provided by Government Code Section 65912.161(b)(1)(D)
for sites located within a Very High Fire Hazard Severity Zone.

Other SB 79 Provisions and Relationship to Other State Laws

The proposed ordinance, SMMC Chapter 20.280, is intended to supplement, and not supersede, the
requirements of SB 79 and other applicable provisions of state law. While Chapter 20.280 establishes local
development standards, exemptions, exclusions, and administrative procedures for Transit-Oriented Housing
Development Projects, SB 79 contains additional requirements that are not restated in the ordinance but
nonetheless remain applicable to qualifying projects. These include, but are not limited to, affordability
requirements, labor standards, demolition and anti-displacement protections, eligibility for streamlined
ministerial approval, and the relationship between SB 79 and other state housing laws, including the Density
Bonus Law and the Housing Accountability Act.

Among other requirements, SB 79 establishes affordability provisions that generally require rental housing
projects to provide at least 15 percent of dwelling units affordable to lower-income households and for-sale
housing projects to provide at least 30 percent of dwelling units affordable to moderate-income households in
order to qualify as a Transit-Oriented Housing Development Project. The law also establishes affordability term
requirements, replacement housing obligations, and anti-displacement protections applicable to certain
projects. In addition, SB 79 includes labor standards applicable to certain projects, including prevailing wage
and skilled and trained workforce requirements, depending on project size, affordability levels, and other
project characteristics.

SB 79 further includes provisions intended to protect existing housing and prevent displacement. Projects
utilizing SB 79 may be prohibited on sites containing certain existing residential units, units occupied by
tenants within specified timeframes, or housing subject to affordability restrictions. The law also contains
demolition and replacement housing requirements applicable to certain sites and circumstances.
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Transit-Oriented Housing Development Projects remain subject to other applicable provisions of state law,
including the Density Bonus Law (Government Code Section 65915), the Housing Accountability Act
(Government Code Section 65589.5), the Permit Streamlining Act, fair housing requirements, building and fire
codes (i.e., the City’s Midrise Ordinance), accessibility requirements, and other applicable federal, state, and
local regulations. In particular, projects qualifying for a density bonus may be entitled to additional density,
incentives, concessions, waivers, modifications of development standards, or height increases beyond those
otherwise provided by SB 79.

The proposed ordinance is not intended to restate all requirements contained within SB 79 or other applicable
state laws. Rather, it establishes the local development standards, exemptions, exclusions, and procedures
necessary to implement SB 79 within San Marcos. Applicants remain responsible for demonstrating
compliance with all applicable provisions of state law at the time an application for a Transit-Oriented Housing
Development Project is submitted.

Application and Review Procedures

The proposed ordinance establishes objective application and review procedures for Transit-Oriented Housing
Development Projects. Applicants seeking to utilize the provisions of Chapter 20.280 would be required to
identify the project as a Transit-Oriented Housing Development Project and provide sufficient information to
demonstrate compliance with the objective standards of the ordinance and applicable state law.

The ordinance authorizes the Planning Director to determine whether a property qualifies as an eligible site,
whether any exemptions or exclusions apply, and which development standards are applicable based on the
property's location within the TOD Zone. Application materials generally mirror those required for a Site
Development Plan and include site plans, building elevations, civil plans, project statistics, and supporting
documentation necessary to demonstrate compliance with the ordinance.

Consistent with SB 79, projects seeking streamlined ministerial approval pursuant to Government Code
Sections 65912.159 and 65913.4 would be processed in accordance with those provisions and applicable
state regulations. Examples may include qualifying affordable or mixed-income housing developments that
satisfy the eligibility requirements for streamlined ministerial approval established by state law. Projects not
seeking ministerial approval would continue to be processed in accordance with the City's existing
development review procedures. Examples may include projects requiring discretionary approvals, projects
seeking entitlements not eligible for ministerial processing, or projects electing to utilize the City's standard
development review process. All projects would remain subject to the requirements, protections, and
limitations established by SB 79, the Housing Accountability Act, and other applicable state laws.

The ordinance further provides that review of Transit-Oriented Housing Development Projects shall be limited
to determining compliance with objective standards and applicable state law. In addition, the ordinance
contains provisions clarifying that state law controls in the event of a conflict and that local development
standards must be interpreted in a manner consistent with Government Code Chapter 4.1.5. These
procedures are intended to provide a clear and predictable review process for applicants while ensuring
compliance with the requirements and limitations established by SB 79.
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Future Transit-Oriented Development (TOD) Alternative Plan

Staff views the proposed ordinance as the first phase of a multi-year implementation strategy for SB 79. The
ordinance establishes a local framework for immediate compliance with state law while preserving the City's
ability to undertake a more comprehensive planning effort through future General Plan and Housing Element
updates.

SB 79 authorizes local jurisdictions to prepare and adopt a TOD Alternative Plan that may redistribute
development capacity within TOD Zones, provided the plan complies with applicable state law and maintains
overall housing capacity. The City is preparing to initiate a comprehensive update to the General Plan and
anticipates future updates to the Housing Element and related planning documents over the coming years.
These planning efforts will provide an opportunity to comprehensively evaluate transit-oriented development,
including land use patterns, infrastructure capacity, mobility and circulation, public facilities, environmental
constraints, wildfire risk, economic development objectives, and community character.

Through these future planning efforts, the City may evaluate how a TOD Alternative Plan could more
effectively direct development intensity to appropriate locations within TOD Zones while preserving overall
housing capacity and community character, consistent with state law. Any future TOD Alternative Plan would
be subject to public review, environmental review as required by law, and adoption by the City Council.

Until such time as an alternative plan is adopted, the proposed ordinance provides the development
standards, exemptions, exclusions, and administrative procedures necessary to implement SB 79 within the
City of San Marcos.

Urgency Ordinance

Government Code Section 36937 authorizes the City Council to adopt an urgency ordinance that takes effect
immediately upon adoption when it is necessary for the immediate preservation of the public peace, health, or
safety, provided the ordinance contains a declaration of the facts constituting the urgency and is approved by a
four-fifths vote of the City Council.

An urgency ordinance is proposed to ensure that the City's implementing regulations become effective
immediately upon adoption. Senate Bill 79 became operative on July 1, 2026 and without an urgency
ordinance, the implementing ordinance would not become effective until 30 days after adoption pursuant to
Government Code Section 36937(a), creating a period during which SB 79 would apply within the City without
locally adopted procedures, objective development standards, and mapped exemptions and exclusions
expressly authorized by Government Code Sections 65912.160 and 65912.161, specifically parcels without a
walking path and parcels in Very High Fire Hazard Zones. Immediate effectiveness is necessary to preserve
the public peace, health, and safety by providing regulatory certainty for applicants, City staff, and the public,
ensuring the orderly and consistent administration of SB 79, and avoiding uncertainty regarding the
applicability of the City's state-authorized implementation measures during the period between adoption and
the ordinance's otherwise effective date.

Environmental Review
The proposed ordinance is exempt from the California Environmental Quality Act (CEQA) pursuant to
Government Code Section 65912.160(c), which provides that an ordinance adopted by a local jurisdiction to
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implement Senate Bill 79, including ordinances identifying exempt or excluded sites and establishing objective
development standards and administrative procedures, is not a project for purposes of CEQA.

The proposed ordinance implements Government Code Chapter 4.1.5 (commencing with Section 65912.155)
by identifying exempt and excluded sites, establishing objective development standards, adopting
administrative procedures, and otherwise providing for local implementation of SB 79 within the City of San
Marcos. The ordinance does not approve any specific development project, authorize any site-specific
physical change to the environment, or commit the City to any particular future development proposal.

Accordingly, the proposed ordinance is exempt from CEQA pursuant to Government Code Section 65912.160
(c). In addition, the ordinance is exempt pursuant to CEQA Guidelines Section 15061(b)(3), the
Commonsense Exemption, because it can be seen with certainty that there is no possibility that adoption of
the ordinance may have a significant effect on the environment.

Planning Commission Meeting and Public Comment

Due to the large number of properties affected by the proposed ordinance, 20-day notice of the Planning
Commission and City Council public hearings was provided through publication in a newspaper of general
circulation on May 26, 2026, and June 24, 2026, respectively, in accordance with applicable state law.
Although staff received inquiries regarding the proposed ordinance prior to the hearings, no public comments
were submitted.

During the Planning Commission hearing, there was one speaker. They expressed general support for the
proposed ordinance while encouraging the City to consider a Very High Fire Hazard Severity Zone (VHFHSZ)
deferment approach similar to that adopted by the City of San Diego. Following the hearing, staff reviewed the
City of San Diego's SB 79 implementing ordinance and confirmed that both cities utilize the same VHFHSZ
deferment method authorized under state law. The Planning Commission also asked clarifying questions
regarding the ordinance and generally expressed support for the City's ordinance, while acknowledging
reservations regarding certain requirements established by the state legislation. Draft Planning Commission
meeting minutes are included as Attachment F.

The ordinance has also been updated from the version recommended by the Planning Commission to include
the addresses of the Tier 2 TOD Stops and to add the R-MHP zone to the list of eligible zones. At this time,
mobilehome parks remain subject to SB 79. However, pending legislation (SB 722) would likely remove them
from the applicability of SB 79. Currently, two resident-owned mobilehome parks in the city are subject to SB
79.

Fiscal Impact

The proposed ordinance is not anticipated to have a direct fiscal impact on the City's General Fund. The
ordinance implements the requirements of Senate Bill 79 by establishing local procedures, objective
development standards, exemptions, and phased implementation measures authorized by state law. Any
future fiscal impacts associated with development occurring under SB 79 will depend on the number, location,
timing, and scale of individual projects, all of which are currently unknown. Future development would continue
to be subject to applicable development impact fees, permit fees, and other fees authorized by law, and
individual projects would be evaluated for compliance with applicable infrastructure, public facility, and service
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requirements through the City's established development review processes.

Implementation of SB 79 is expected to require additional staff resources to administer the requirements of
state law during the review and processing of qualifying development applications. In addition, the City will
incur direct costs associated with evaluating TOD zone densities during the General Plan update process,
Housing Element update, or in the development of TOD Alternative Plans.

Attachment(s):

o Urgency Ordinance 2026-1580 adding Chapter 20.280 to the San Marcos Municipal Code to adopt and
implement SB79, including site exemptions, phased implementation areas, and zoning map amendments.

o Ordinance 2026-1581 (TA26-0001), a non-urgency ordinance, adding Chapter 20.280 to the San

Marcos Municipal Code to adopt and implement SB79, including site exemptions, phased implementation
areas, and zoning map amendments.

Transit-Oriented Development Stops and Zones, Exempted Areas, and Excluded Sites
One-Mile Walking Path Methodology Memorandum dated June 12, 2026

San Marcos Municipal Code (SMMC) Chapter 20.280: Transit-Oriented Development
Notice of Exemption (EX26-041)

Senate Bill 79 Full Text

Planning Commission Meeting Minutes from June 15, 2026

mmoow»

Prepared by: Sean del Solar, Principal Planner / Sustainability Program Manager
Punam Prahalad, Deputy City Attorney
Sarah Cluff, Senior Planner
James Crandall, GIS Program Manager
Julie Uhren, GIS Technician

Submitted by: Joesph Farace, Planning Division Director

Reviewed by: Isaac Etchamendy, City Engineer / Development Services Director
Helen Holmes Peak, City Attorney

Approved by: Michelle Bender, City Manager
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ORDINANCE 2026-1580

AN URGENCY ORDINANCE OF THE CITY COUNCIL OF THE
CITY OF SAN MARCOS, ENACTED PURSUANT TO
CALIFORNIA GOVERNMENT CODE SECTIONS 36934 AND
36937 ADOPTING SAN MARCOS MUNICIPAL CODE
CHAPTER 20.800 (TRANSIT-ORIENTED DEVELOPMENT),
AN ORDINANCE IDENTIFYING SITES FOR EXCLUSION
FROM SENATE BILL 79, IDENTIFYING SITES FOR PHASED
IMPLEMENTATION OF SENATE BILL 79, AMENDING THE
ZONING MAP TO REFLECT SB SENATE BILL 79 EXEMPT
SITES AND SITES WITH PHASED IMPLEMENTATION,
ESTABLISH DEVELOPMENT STANDARDS, AND FINDING
THE ORDINANCE EXEMPT FROM  CALIFORNIA
ENVIRONMENTAL QUALITY ACT

TA26-0001
City of San Marcos

WHEREAS, the legislature of the State of California has, in Article XI, Section 7 of the
California Constitution and Government Code, conferred upon local governments the authority to
adopt regulations designed to promote the public health, safety and general welfare of its citizens;
and

WHEREAS, Senate Bill 79 (SB 79), the Abundant and Affordable Homes Near Transit
Act of 2025, codified in Government Code Chapter 4.1.5 (commencing with Government Code
Section 65912.155), operative July 1, 2026, establishes statewide minimum residential density and
development standards for properties located within one-quarter and one-half mile of qualifying
transit-oriented development (TOD) stops; and

WHEREAS, pursuant to Government Code section 65912.160(f), the San Diego
Association of Governments (SANDAG), the metropolitan planning organization for the San
Diego region published a draft map on June 18, 2026 identifying transit-oriented development
stops and zones within the region, which designates the North County Transit District (NCTD)
SPRINTER hybrid rail corridor as Tier 2 commuter rail and identifies the following Tier 2 transit-
oriented development stops located within, or adjacent to, the City, with one-half-mile and one-
quarter-mile radii extending into the City: Palomar College (1142 W. Armorlite Dr., San Marcos,
CA 92069), San Marcos Civic Center (40 W. San Marcos Blvd., San Marcos, CA 92069),
California State University San Marcos (410 La Moree Rd., San Marcos, CA 92069), and Nordahl
Road (2121 Barham Dr., Escondido, CA 92025), as shown in Exhibit A (Transit-Oriented
Development Stops and Zones, Exempted Areas, and Excluded Sites); and

WHEREAS, Government Code Section 65912.160(e), authorizes local jurisdictions to
exempt certain sites from SB 79 applicability through adoption of a local ordinance, subject to
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review and approval by the California Department of Housing and Community Development
(HCD); and

WHEREAS, Government Code Section 65912.161(b), authorizes local jurisdictions to
phase implementation of SB 79 on certain sites through adoption of a local ordinance, subject to
review and approval by the California Department of Housing and Community Development
(HCD); and

WHEREAS, Government Code Section 65912.160(c)(1), authorizes local jurisdictions to
establish objective residential density and development standards for properties located within
one-quarter and one-half mile of qualifying transit-oriented development (TOD) stops through
adoption of a local ordinance, subject to review and approval by the California Department of
Housing and Community Development (HCD); and

WHEREAS, the City Council desires to preserve local planning authority and allow
sufficient time to evaluate SB 79 and potential local implementation measures in coordination with
the Housing Element process, consistent with State law; and

WHEREAS, SB 79 permits exclusion of sites within one-half mile of a qualifying TOD
stop where the site lacks a pedestrian walking path of less than one mile to the transit stop, pursuant
to Government Code Section 65912.160(e)(1), supported by substantial evidence, as set forth in
Exhibit B (Walking Path Methodology Memorandum dated June 12, 2026), attached hereto and
incorporated herein; and

WHEREAS, the Development Services Department has analyzed properties within one-
half mile of qualifying TOD stops and has identified certain sites that qualify for exclusion under
SB 79, as set forth in Exhibit A (Transit-Oriented Development Stops and Zones, Exempted Areas,
and Excluded Sites), attached hereto and incorporated herein; and

WHEREAS, pursuant to Government Code Section 65912.161(b)(1)(D), SB 79 allows for
phased implementation of SB 79 on sites within a Very High Fire Hazard Severity Zone, as
determined by the Department of Forestry and Fire Protection pursuant to Government Code
Section 51178 until one year following adoption of the seventh cycle Housing Element; and

WHEREAS, the Development Services Department has analyzed properties within a Very
High Fire Hazard Severity Zone and has identified certain sites that qualify for phased
implementation of SB 79, as set forth in Exhibit A (Transit-Oriented Development Stops and
Zones, Exempted Areas, and Excluded Sites), attached hereto and incorporated herein; and

WHEREAS, the Development Services Department submitted a copy of the Ordinance to
the California Department of Housing and Community Development (HCD) on June 30, 2026
(HAUO0003561), 14 days prior to the adoption of the Ordinance by the City Council, pursuant to
Government Code Section 65912.160(d)(1)(A); and
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WHEREAS, according to the California Department of Housing and Community
Development, the City's seventh revision of the Housing Element will be due on June 15, 2031,
and

WHEREAS, on June 15, 2026, the San Marcos Planning Commission held a duly noticed
public hearing and recommended approval of said request and the appropriate environmental
document for said request to the City Council, by a 7-0 vote, in favor; and

WHEREAS, on July 14, 2026, the City Council held a duly noticed public hearing and
heard and considered written evidence and oral testimony by all interested parties and the
recommendation of the Planning Commission to adopt an SB 79 phased implementation and
exemption ordinance; and

WHEREAS, if the proposed ordinance adopting Text Amendment (TA26-0001), adding
Chapter 20.280: Transit-Oriented Development to the San Marcos Municipal Code (SMMC) and
adopting the Zoning Map implementing the exclusions and phased implementation of SB 79 is not
adopted and effective as soon as possible, proposals for development pursuant to SB 79 would be
permitted on parcels without a walking path to transit and/or on parcels within the Very High Fire
Hazard Zone; and

WHEREAS, if the City Council votes to introduce the SB 79 ordinance on July 14, 2026,
and if the City Council votes to adopt the SB 79 ordinance on July 28, 2026, the SB 79
implementation ordinance will become effective 30 days from its adoption date and is subject to
HCD review pursuant to Government Code section 65912.160(d); and

WHEREAS, the minimum and maximum capacity that SB 79 mandates on impacted
parcels requires the City to account for unit counts, density, and potential population growth that
far exceeds the City’s long-range planning, severely straining existing public safety resources and
infrastructure capacity and creating immediate impacts to public health, safety, and welfare in the
exact areas the City Council has already identified and considered for exemption or phased
implementation; and

WHEREAS, growth beyond the City’s General Plan could induce development that will
materially and forever alter the existing community before the City has even had the opportunity
to address these planning concerns through holistic review and will impose ultra-high density
development on a timeline on properties within Very High Fire Hazard Zones or without
infrastructure and services able to meet demand,;

WHEREAS, adopting an interim urgency ordinance that directly mirrors the provisions of
the proposed SB 79 implementation ordinance avoids immediate health and safety impacts, and
safeguards against attempts to circumvent these actions by becoming effective immediately upon
adoption;

WHEREAS, pursuant to Government Code sections 36394 and 36397, an urgency
ordinance for the immediate preservation of the public peace, health or safety, and containing a
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declaration of the facts constituting the urgency, may be passed immediately upon introduction
and either at a regular, or special meeting if passed by a four-fifths vote of the City Council; and

WHEREAS, unless this ordinance takes effect immediately as provided herein, there is a
high likelihood that the City will receive applications for SB 79 high density developments for
properties located in Very High Fire Hazard Severity Zones and properties without safe access to
transit before the effective date of SB 79 ordinance introduced on July 14, 2026; and

WHEREAS, the City of San Marcos has drafted this ordinance (“Urgency Ordinance”) to
resolve the immediate health and safety issues created by the effective date of the adoption of the
SMMC Chapter 20.800 after SB 79’s effective date of July 1, 2026; and

WHEREAS, this Urgency Ordinance is exempt from review under the California
Environmental Quality Act ("CEQA;" California Public Resources Code Section 21000 et seq.)
and CEQA regulations (Title 14, California Code of Regulations Section 15000, et seq.) because
an ordinance adopted to implement SB 79 is not considered a project under Division 13
(commencing with Section 21000) of the Public Resources Code and Government Code Section
65912.160(c)(2); and

NOW, THEREFORE, THE CITY COUNCIL OF THE CITY OF SAN MARCOS DOES
ORDAIN AS FOLLOWS:

Section 1. The foregoing recitals are true and correct, and are hereby incorporated by
reference into this Ordinance.

Section 2. The City Council hereby finds that all requirements of CEQA have been met, in
that adoption of an Urgency Ordinance to implement the provisions of Senate Bill 79 (Government
Code Section 65912.155 et seq.) (SB 79) is not considered a project under the California
Environmental Quality Act (Division 13 of Public Resources Code Section 21000 et seq) (CEQA)
pursuant to Government Code Section 65912.160(c)(2) and therefore finds this Urgency
Ordinance exempt from CEQA.

Section 3. The City Council hereby adopts this Urgency Ordinance as an emergency
measure pursuant to Government Code Section 36934 and Section 36937 for the immediate
preservation of the public peace, health, and safety, and is adopted and justified based on the
findings set forth in the Recitals of this Ordinance; which are supported by substantial evidence in
the record associated with the City Council’s consideration thereof.

Section 4. The City Council adopts this Urgency Ordinance to implement Government
Code sections 65912.160(e)(1) and 65912.161(b)(1) related to exemptions and phased
implementation of SB 79 and to establish residential density and development standards pursuant
to Government Code section 65912.160(c)(1) through the adoption of Text Amendment (TAZ26-
0001), adding Chapter 20.280: Transit-Oriented Development to the San Marcos Municipal Code
(SMMC), as shown on the attached Exhibit C, incorporated by reference and made a part of this
Urgency Ordinance as though fully set forth herein.
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Section 5. The City Council adopts this Urgency Ordinance to adopt the Zoning Map
implementing the exclusions and phased implementation of SB 79, included as Exhibit A based
on the tier 2 TOD stop and zone locations identified by SANDAG, pursuant to Government
Code section 65912.160(f).

Section 6. This Ordinance is an urgency ordinance for the immediate preservation of the
public peace, health, and safety, within the meaning of Government Code Section 36937(b), and,
therefore, shall be effective immediately upon its adoption. This Urgency Ordinance shall be
effective through the period until Ordinance No. 2026-1581 is adopted and for 30 days after its
adoption until Ordinance No. 2026-1581 is effective.

Section 7. This Urgency Ordinance was adopted by the necessary four-fifths vote of the
City Council pursuant to California Government Code Section 36937(b).

Section 8. If any section, sentence, clause or phrase of this Urgency Ordinance is
determined to be invalid, illegal or unconstitutional by a decision or order of any court or agency
of competent jurisdiction, then such decision or order will not affect the validity and
enforceability of the remaining portions of this Urgency Ordinance. The City Council declares
that it would have passed and adopted the urgency Ordinance, and each section, sentence, clause
or phrase thereof, regardless of the fact that any one or more sections, subsections, sentences,
clauses, or phrases be declared invalid or unconstitutional.

Section 9. Within fifteen (15) days following adoption of this Urgency Ordinance, the
City Clerk shall certify to the passage of the Urgency Ordinance and case the same to be
published, or the title thereof as a summary, in accordance with the provisions of State law in a
newspaper of general circulation designated for legal notices publication in the City of San
Marcos.

PASSED, APPROVED AND ADOPTED by the City Council of the City of San Marcos,
State of California, at a regular meeting held on this 14 day of July, 2026, by the following roll
call vote:

AYES: COUNCIL MEMBERS:
NOES: COUNCIL MEMBERS:

ABSENT: COUNCIL MEMBERS:
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APPROVED:

Rebecca D. Jones, Mayor
ATTEST: APPROVED AS TO FORM:
Phillip Scollick, City Clerk Helen Holmes Peak, City Attorney
Attachment(s):

Exhibit A Transit-Oriented Development Stops and Zones, Exempted Areas, and Excluded Sites
Exhibit B Walking Path Methodology Memorandum dated June 12, 2026
Exhibit C San Marcos Municipal Code (SMMC) Chapter 20.280: Transit-Oriented Development
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EXHIBIT A

Transit-Oriented Development Stops and Zones, Exempted Areas,
and Excluded Sites
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EXHIBIT B

One-Mile Walking Path Methodology Memorandum dated June 12, 2026
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SAN MARCOS cityof s arcos

San Marcos, CA 92069
DiscovVER LIFE's POSSIBILITIES

MEMORANDUM

To: Text Amendment (TA) 26-0001 File
From: Joseph Farace, Planning Director
Date: June 12,2026

Subject: One-Mile Walking Path Methodology
Purpose

Government Code Section 65912.160(e)(1) authorizes a local government to designate areas within
one-half mile of a transit-oriented development stop as exempt from the provisions of Chapter 4.1.5 of
the Government Code, when the local government makes findings, supported by substantial evidence,
that no walking path of less than one mile exists between the subject area and the transit-oriented
development stop.

This memorandum describes the methodology used to identify areas where no walking path of less
than one mile exists between certain areas within transit-oriented zones and the applicable transit-
oriented development stop. Pursuant to Government Code Section 65912.160(e)(1), this memorandum
also provides substantial evidence supporting the designation of those areas as exempt.

Methodology
Data Used

The City conducted a network analysis utilizing Geographic Information System (GIS) feature layer data
obtained from the San Diego Geographic Information Source (SanGIS). The GIS data used in the analysis
included, but was not limited to, the following:

e TRAN_TRANSITSTOP (transit stop locations)
e LR_PARCEL (parcel boundaries)
e TRAN_ROAD

These layers were used to identify publicly accessible facilities and evaluate pedestrian connectivity
between transit-oriented development stops and surrounding properties within the transit-oriented
development zones

Analysis

Walking path distances were measured using the ArcGIS Network Analyst extension that identified the
shortest legal and publicly accessible pedestrian route between each transit-oriented development
stop and surrounding parcels located within the applicable transit-oriented development zone.

CITY OF SAN MARCOS, CALIFORNIA 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050
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Distances were measured along the pedestrian accessible circulation network, using the available data
indicated above.

For each transit-oriented development stop, the point of origin for each path was established using the
centerline of the pedestrian-accessible route adjacent to the transit stop location identified by the San
Diego Association of Governments (SANDAG). At the time of the analysis, SANDAG had not yet published
a map of transit-oriented development stops and zones pursuant to Government Code Section
65912.160(f). The analysis then calculated the shortest available pedestrian route from the transit stop
to the nearest point along each parcel boundary within the transit-oriented development zone.

The analysis excluded routes that:

e Cross private property without legal public access;

e Require pedestrians to traverse freeways, rail corridors, waterways, or other barriers without a
designated pedestrian crossing;

e Utilize facilities that are not legally accessible to the public; or

e Require travel through unsafe or prohibited pedestrian areas.

Parcels for which the shortest available legal pedestrian route exceeded one mile were identified as
exempt, pursuant to Government Code Section 65912.160(e)(1).

As a validation step, GIS staff also performed the analysis using a road network dataset obtained from
the County of San Diego. The results were identical to those generated using the City’s TRAN_ROAD
layer, confirming the accuracy and consistency of the methodology.

City staff also reviewed the validated results to confirm the existence of physical barriers and validate
the calculated walking routes and distances. Any errors in the network analysis that did not conform to
the exclusions identified above were manually corrected when the results were validated on June 12,
2026.

Supporting evidence includes GIS network analysis maps, aerial imagery, pedestrian circulation maps,
distance calculations, and photographs documenting physical barriers and pedestrian facilities.
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Chapter 20.280 Transit-Oriented Development

Section 20.280.010 Purpose of Chapter

The purpose of this chapter is to implement California Government Code Chapter 4.1.5 (commencing with
Section 65912.155), as amended from time to time. Nothing in this chapter shall be construed to limit the City's
authority to amend these provisions as necessary to remain consistent with state law.

Section 20.280.020 Applicability

The provisions of this chapter shall be applicable to eligible sites identified in Section 20.280.040, when a transit-
oriented housing development project is proposed. The provisions of this chapter shall remain in effect for up
to one year following the adoption of the seventh revision of the General Plan Housing Element, at which time
the City may adopt, or incorporate a local transit-oriented development alternative plan or other implementing
regulations, consistent with the applicable provisions of State law at that time. The provisions of this chapter
shall prevail in all cases where regulatory conflicts exist between this chapter and any other chapter of this
Zoning Ordinance.

Section 20.280.030 Definitions

A. Transit-Oriented Development Stop shall have the same meaning as set forth in Government Code
Section 65912.156(p), as may be amended from time to time. Transit-oriented development stops
located within, or having a transit-oriented development zone extending into, the city of San Marcos
shall be identified on the most current Map of Transit-Oriented Development Stops and Zones
prepared by the San Diego Association of Governments (SANDAG) or other mapping resource
authorized by state law. As of the effective date of this chapter, the following North County Transit
District (NCTD) SPRINTER stations are identified as Tier 2 transit-oriented development stops with
transit-oriented development zones extending into the City of San Marcos:

1. Palomar College, 1142 W. Armorlite Dr., San Marcos, CA 92069

2. San Marcos Civic Center, 40 W. San Marcos Blvd., San Marcos, CA 92069

3. California State University (CSU) San Marcos, 410 La Moree Rd., San Marcos, CA 92069

4. Nordahl Road, 2121 Barham Dr., Escondido, CA 92025

B. Transit-oriented development zone means the area within one-half mile of a transit-oriented
development stop

C. Transit-oriented housing development project means a housing development project with a minimum
of 30 dwelling units per acre (du/ac), containing at least 5 residential units, as defined by Government
Code Sections 65912.156(g) and 65912.157, and as additionally described in Section 20.280.050 of this
Chapter.

D. Walking path shall mean a continuous route available for pedestrian travel between a site and a
transit-oriented development stop that is lawfully accessible to the public and may include sidewalks,
pedestrian paths, multi-use trails, marked pedestrian crossings, pedestrian bridges, and other publicly
accessible pedestrian facilities. A walking path does not include routes requiring travel through private
property not subject to a public access easement, areas closed to public access, or locations where
pedestrian access is prohibited.
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Section 20.280.040 Eligible Sites

A. Eligible site. Parcels located within a transit-oriented development zone and zoned for residential use
(R-1-20, R-1-10, R-1-7.5, R-2, R-3-6, and-R-3-10 Zones, and R-MHP), mixed-use development (MU-1
and MU-2 Zones), commercial use (C and NC Zones), or within a Specific Plan Area (SPA) containing a
residential, mixed-use, or commercial land use district shall be eligible for a transit-oriented housing
development project pursuant to this chapter, subject to the applicable development standards of the
transit-oriented development zone, as follows:

1. Quarter mile radius. Parcels located within one-quarter mile of, a transit-oriented
development stop.

2. Half mile radius. Parcels located more than one-quarter mile from, but within one-half mile
of, a transit-oriented development stop.

B. Exempt sites. Parcels are exempt from the provisions of this chapter, and not eligible for a transit-
oriented housing development project if no walking path of less than one mile from that location to
the transit-oriented development stop exists; see figure 20.280-1.

C. Excludedsites. Prior to one year following the adoption of the seventh revision of the housing element,
or upon adoption of a local Transit-Oriented Development (TOD) alternative plan, the following
parcels are excluded from the provisions of this chapter, and not eligible for a transit-oriented housing
development project:

1. Very High Fire Hazard Severity Zone. Parcels located within a very high fire hazard severity zone,
as determined by the Department of Forestry and Fire Protection pursuant to Government Code
Section 51178, or within the state responsibility area, as defined in Public Resources Code Section
4102; see figure 20.280-2.

Section 20.280.050 Transit-Oriented Development Standards

The new development, design, construction, or establishment of a transit-oriented housing development project,
pursuant to the provisions of this chapter, shall conform to these regulations. Any standard of this chapter shall be
modified or waived by the Planning Director to the extent necessary to avoid physically precluding the applicable
density, Floor Area Ratio (FAR), or height permitted by Government Code Section 65912.157.

A. Density, Height, FAR. A transit-oriented development shall comply with the following standards for density,
height, and FAR:

Table 20.280-1: Density, Height, & FAR Requirements for Transit-Oriented Development

Quarter Mile Radius Half Mile Radius

Density Minimum 30 du/ac? 30 du/ac?

Density Maximum 100 du/ac? 80 du/ac

Height Maximum 65 feet / 6 stories 2 55 feet / 5 stories

FAR Maximum 3.02 2.5

Unit Size Each dwelling unit shall contain not less than 600 square feet of net
habitable area. The average net habitable area of all dwelling units within
a transit-oriented development project shall not exceed 1,750 square feet.

These development standards are based on those identified in Government Code Section 65912.157
for Tier 2 transit-oriented development stops. Where state law authorizes greater density, height,
or FAR, state law shall control.

Footnotes:
1. A development of less than 30 dwelling units per acre (du/ac) would not be a transit-
oriented development, pursuant to the provisions of this ordinance.
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2. Notwithstanding any other law, a transit-oriented housing development project that meets
any of the eligibility criteria under Government Code 65912.157(e) and is immediately
adjacent to a transit-oriented development stop shall be eligible for an adjacency intensifier
to increase the height limit by an additional 20 feet, the maximum density standard by an
additional 40 dwelling units per acre, and the residential floor area ratio by 1 prior to the

application of Government Code Section 65915.

B. Open Space. A transit-oriented development shall have the following minimum open space requirements:

Table 20.280-2: Open Space Requirements for Transit-Oriented Development

Common Outdoor Open Space | Equal to at least ten percent (10%) of the gross lot area. Common
outdoor open space shall: be designed and maintained for shared
use by residents of the development; be open to the sky, except
for permitted shade structures, awnings, trellises, canopies, or
similar features; consist of at least one 400 square foot area with
a minimum single dimension of ten (10) feet; may include
courtyards, rooftop decks, plazas, paseos, recreation areas,
landscaped areas, and outdoor seating areas; and not include
vehicle drive aisles, parking areas, loading areas, or mechanical
equipment areas. No more than one-quarter of the common
outdoor open space area shall be used exclusively for a pet relief
area (i.e., dog park).

Common Indoor Open Space Projects with fewer than 50 units: no indoor common space
required.

50-75 units: minimum 500 sq. ft.
75-99 units: minimum 750 sq. ft.
100+ units: minimum 1,000 sq. ft.

Required common indoor amenity space may include community
rooms, lounges, fitness rooms, coworking areas, recreation
rooms, multipurpose rooms, leasing and resident gathering areas,
or similar indoor spaces designed for shared resident use.

Areas used for building lobbies, leasing offices, storage rooms,
mechanical equipment, corridors, or circulation shall not count
toward the minimum required common indoor amenity space.
Private Open Space 36 sq. ft., minimum dimension 6 feet required for 50% of all
residential units, provided as either a porch, patio, or balcony.
Open Space shall be interpreted and applied in a manner that does not physically preclude
achievement of the applicable density, height, or floor area ratio otherwise permitted by this
chapter.

C. Shadow and Solar Access Standards. A transit-oriented development project exceeding 45 feet in height
and located adjacent to a residentially zoned property shall incorporate building modulation, upper-story
stepbacks, orientation, spacing, fagcade articulation, or similar design measures to reduce shading impacts
on adjacent properties. Development shall not result in a net increase of more than two consecutive hours
of shadow on March 21 (spring equinox) between 9:00 am and 3:00 pm on any of the following areas on an
adjacent residential property: primary outdoor recreation areas; existing ground-floor habitable room
windows located within 20 feet of the shared property line; or solar energy systems protected pursuant to
state law. Shadow and Solar Access Standards shall be interpreted and applied in a manner that does not
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physically preclude achievement of the applicable density, height, or floor area ratio otherwise permitted
by this ordinance.

Building Articulation and Fagade Standards. A transit-oriented development project shall incorporate
facade articulation and variation in order to reduce the appearance of blank wall planes and building

massing. Compliance with this section shall be demonstrated through the following objective standards:

1. Building fagades exceeding 40 horizontal feet in length shall incorporate at least two of the following
elements at intervals not exceeding 40 feet:

a. Achange in wall plane of at least 2 feet in depth and 6 feet in width;

b. Balconies, recessed balconies, bay windows, or projecting architectural features extending at
least 18 inches from the fagade;

c. Avertical variation in materials, colors, or textures extending at least one story in height;
d. Upper-story stepbacks with a minimum depth of 4 feet;
e. Covered pedestrian entrances or architectural canopies.
2. Street-facing ground-floor facades located adjacent to a public street shall include transparent
windows or doors comprising at least 25 percent of the ground-floor fagade area between 2 and 10

feet above adjacent grade.

3. Blank wall areas exceeding 20 feet in horizontal length shall be prohibited along street-facing facades
and shall incorporate architectural treatments, public art, green walls, etc.

4. Primary building entrances shall be clearly identifiable through at least one of the following:
a. Recessed or projecting entry features;
b. Canopies or awnings;
c. Enhanced architectural detailing;
d. Distinct material or color treatment.

5. Exterior building materials shall include a minimum of two material types or finishes on each street-
facing facade.

Parking and Mobility. A transit-oriented development shall provide the minimum parking and mobility
requirements:

1. Automobile Parking. Automobile parking shall be provided in accordance with the applicable provisions
of Chapter 20.340, to the extent not preempted or otherwise limited by state law, and in conformance
with all applicable provisions of state law, including, but not limited to, Government Code Section
65863.2.

2. Bicycle Parking.

a. Long-term bicycle parking shall be provided for residents at a minimum ratio of one (1) secure
bicycle parking space per dwelling unit. Required long-term bicycle parking may be provided
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within dwelling units, within secured bicycle storage rooms, bicycle lockers, controlled-access
parking areas, or other secure areas protected from theft and weather.

Short-term bicycle parking for visitors and the public shall be provided at a minimum ratio of
one (1) bicycle parking space per twenty (20) dwelling units, with a minimum of two (2) short-
term bicycle parking spaces per development. Required short-term bicycle parking shall be
located in a publicly accessible area near a primary pedestrian entrance.

Developments containing twenty (20) or more dwelling units shall provide electric bicycle
charging access for residents. Electric bicycle charging access may include standard electrical
outlets, dedicated charging receptacles, or charging stations located within secure long-term
bicycle parking areas.

Bicycle parking areas shall be connected to an accessible pedestrian path of travel and shall
be designed to allow convenient access without requiring the use of stairs.

Accessible Path of Travel. A transit-oriented development project shall provide or be connected to the
pedestrian access point of the applicable transit-oriented development stop by an accessible pedestrian
path of travel.

1. The accessible pedestrian path of travel shall consist of a continuous, reasonably direct, and barrier-
free route complying with applicable accessibility requirements of the California Building Code, the
Americans with Disabilities Act, and applicable public right-of-way accessibility standards. The
accessible pedestrian path of travel may include, but is not limited to:

a.

Sidewalks and walkways.

Curb ramps and driveway crossings.

Marked or signalized pedestrian crossings.
Accessible pedestrian signals, where applicable.
Pedestrian refuge areas, where applicable.

On-site accessible routes connecting the public sidewalk to primary building entrances.

2. Any on-site improvements and any off-site improvements required as a condition of project approval
shall comply with applicable accessibility requirements of the California Building Code and adopted
engineering design standards.

Section 20.280.060 Application and Review Procedures

A.

Application Requirements. An application for a transit-oriented housing development project pursuant to
this chapter shall be submitted on forms provided by the City. The application shall include submittal
materials generally equivalent to those required for a Site Development Plan (SDP), as determined by the
Planning Director, to the extent necessary to demonstrate compliance with this chapter and applicable
state law. The application shall include, at a minimum, the following:

1. Identification of the project as a transit-oriented housing development project and an indication of
whether streamlined ministerial approval pursuant to Government Code Section 65912.159 is
requested.
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2. Asite plan showing property boundaries, building footprints, setbacks, parking areas, open space areas,
and pedestrian access routes.

3. Building elevations and floor plans.

4. A project data table identifying the proposed number of dwelling units, density, building height, floor
area ratio, and net habitable floor area.

5. Documentation demonstrating the project's location within the applicable transit-oriented
development zone.

6. Documentation demonstrating compliance with any applicable affordability requirements, if required
by state law.

7. Any other information reasonably necessary to determine compliance with the objective standards of
this chapter.

B. Eligibility Determination. The Planning Director, or designee, shall determine whether a proposed project
qualifies as a transit-oriented housing development project pursuant to this chapter and shall identify the
applicable development standards based on the project's location within the transit-oriented development
zone.

C. Review Procedures.

1. A transit-oriented housing development project seeking streamlined ministerial approval pursuant to
Government Code Section 65913.4 shall be processed in accordance with those provisions and any
applicable state regulations.

2. A transit-oriented housing development project not seeking streamlined ministerial approval shall be
processed in accordance with the City's otherwise applicable development review procedures, subject
to the requirements, protections, and limitations established by Government Code Chapter 4.1.5
(commencing with Section 65912.155), the Housing Accountability Act (Government Code Section
65589.5), and other applicable state laws.

3. Review of a transit-oriented housing development project shall be limited to determining compliance
with the objective standards of this chapter, applicable objective provisions of the Municipal Code, and
applicable state law.

D. Conflicting Regulations. Where a provision of this chapter conflicts with another provision of this Zoning
Ordinance or the Municipal Code, the provision that results in compliance with Government Code Chapter
4.1.5 (commencing with Section 65912.155) shall control.

E. State Law Controls. This chapter shall be interpreted and applied in a manner consistent with Government
Code Chapter 4.1.5 (commencing with Section 65912.155), as amended from time to time. To the extent
any provision of this chapter is determined to be inconsistent with state law, the applicable provision of
state law shall control.

Section 20.280.070 Severability and State Law Amendments

A. Severability. The provisions of this chapter are severable. If any section, subsection, sentence, clause,
phrase, table, figure, map designation, development standard, exemption, exclusion, application, or
provision of this chapter, or its application to any person, property, project, circumstance, or geographic
area, is for any reason held to be invalid, unconstitutional, preempted, or otherwise unenforceable by a
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court of competent jurisdiction, such decision shall not affect the validity or enforceability of the remaining
portions of this chapter.

Legislative Intent. The City Council declares that it would have adopted this chapter, and each section,
subsection, sentence, clause, phrase, table, figure, map designation, development standard, exemption,
exclusion, and provision thereof, irrespective of the fact that any one or more portions may subsequently
be declared invalid, unconstitutional, preempted, or unenforceable.

Partial Invalidity. If any development standard, exemption, exclusion, limitation, procedural requirement,
or mapping designation established by this chapter is determined to be invalid or unenforceable, such
determination shall apply only to the specific provision found invalid and shall not affect any other provision
of this chapter that can be given effect without the invalid provision.

State Law Supersession. This chapter is intended to implement Government Code Chapter 4.1.5
(commencing with Section 65912.155), as amended from time to time. If any provision of this chapter is
rendered inconsistent with applicable state law due to a future amendment, judicial interpretation,
administrative guidance, or other change in law, the applicable provision of state law shall control, and the
remaining provisions of this chapter shall remain in full force and effect to the maximum extent permitted
by law.

Continuing Effect. It is the intent of the City Council that this chapter remain operative and enforceable
notwithstanding future amendments to state law, except to the extent that a provision of this chapter
directly conflicts with applicable state law. Any such conflict shall be interpreted as narrowly as possible to
preserve the continued validity and operation of the remaining provisions of this chapter.

Administrative Interpretation. The Planning Director, City Attorney, and other City officials responsible for
administering this chapter shall interpret and apply its provisions in a manner that effectuates the purposes
of Government Code Chapter 4.1.5 and preserves the maximum lawful effect of this chapter in the event
of litigation, statutory amendment, or judicial determination affecting any portion of this chapter.
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ORDINANCE NO. 2026-1581

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY
COUNCIL APPROVAL OF SAN MARCOS MUNICIPAL CODE
CHAPTER 20.280 (TRANSIT-ORIENTED DEVELOPMENT), AN
ORDINANCE IDENTIFYING SITES FOR EXCLUSION FROM
SENATE BILL 79, IDENTIFYING SITES FOR PHASED
IMPLEMENTATION OF SENATE BILL 79, AMENDING THE
ZONING MAP TO REFLECT SB SENATE BILL 79 EXEMPT SITES
AND SITES WITH PHASED IMPLEMENTATION, ESTABLISH
DEVELOPMENT STANDARDS, AND FINDING THE ORDINANCE
EXEMPT FROM CALIFORNIA ENVIRONMENTAL QUALITY ACT

TA26-0001
City of San Marcos

WHEREAS, the legislature of the State of California has, in Article XI, Section 7 of the
California Constitution and Government Code, conferred upon local governments the authority to
adopt regulations designed to promote the public health, safety and general welfare of its citizens;
and

WHEREAS, Senate Bill 79 (SB 79), the Abundant and Affordable Homes Near Transit Act
of 2025, codified in Government Code Chapter 4.1.5 (commencing with Government Code
Section 65912.155), operative July 1, 2026, establishes statewide minimum residential density
and development standards for properties located within one-quarter and one-half mile of
gualifying transit-oriented development (TOD) stops; and

WHEREAS, pursuant to Government Code section 65912.160(f), the San Diego
Association of Governments (SANDAG), the metropolitan planning organization for the San Diego
region published a draft map on June 18, 2026 identifying transit-oriented development stops and
zones within the region, which designates the North County Transit District (NCTD) SPRINTER
hybrid rail corridor as Tier 2 commuter rail and identifies the following Tier 2 transit-oriented
development stops located within, or adjacent to, the City, with one-half-mile and one-quarter-
mile radii extending into the City: Palomar College (1142 W. Armorlite Dr., San Marcos, CA
92069), San Marcos Civic Center (40 W. San Marcos Blvd., San Marcos, CA 92069), California
State University San Marcos (410 La Moree Rd., San Marcos, CA 92069), and Nordahl Road
(2121 Barham Dr., Escondido, CA 92025), as shown in Exhibit A (Transit-Oriented Development
Stops and Zones, Exempted Areas, and Excluded Sites); and

WHEREAS, Government Code Section 65912.160(e), authorizes local jurisdictions to
exempt certain sites from SB 79 applicability through adoption of a local ordinance, subject to
review and approval by the California Department of Housing and Community Development
(HCD); and

WHEREAS, Government Code Section 65912.161(b), authorizes local jurisdictions to
phase implementation of SB 79 on certain sites through adoption of a local ordinance, subject to
review and approval by the California Department of Housing and Community Development
(HCD); and

WHEREAS, Government Code Section 65912.160(c)(1), authorizes local jurisdictions to
establish objective residential density and development standards for properties located within
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one-quarter and one-half mile of qualifying transit-oriented development (TOD) stops certain sites
through adoption of a local ordinance, subject to review and approval by the California
Department of Housing and Community Development (HCD); and

WHEREAS, the City Council desires to preserve local planning authority and allow
sufficient time to evaluate SB 79 and potential local implementation measures in coordination with
the Housing Element process, consistent with State law; and

WHEREAS, SB 79 permits exclusion of sites within one-half mile of a qualifying TOD stop
where the site lacks a pedestrian walking path of less than one mile to the transit stop, pursuant
to Government Code Section 65912.160(e)(1), supported by substantial evidence, as set forth in
Exhibit B (Walking Path Methodology Memorandum dated June 12, 2026), attached hereto and
incorporated herein; and

WHEREAS, the Development Services Department has analyzed properties within one-
half mile of qualifying TOD stops and has identified certain sites that qualify for exclusion under
SB 79, as set forth in Exhibit A (Transit-Oriented Development Stops and Zones, Exempted
Areas, and Excluded Sites), attached hereto and incorporated herein; and

WHEREAS, pursuant to Government Code Section 65912.161(b)(1)(D), SB 79 allows for
phased implementation of SB 79 on sites within a Very High Fire Hazard Severity Zone, as
determined by the Department of Forestry and Fire Protection pursuant to Government Code
Section 51178 until one year following adoption of the seventh cycle Housing Element; and

WHEREAS, the Development Services Department has analyzed properties within a Very
High Fire Hazard Severity Zone and has identified certain sites that qualify for phased
implementation of SB 79, as set forth in Exhibit A (Transit-Oriented Development Stops and
Zones, Exempted Areas, and Excluded Sites), attached hereto and incorporated herein; and

WHEREAS, the Development Services Department submitted a copy of the Ordinance to
the California Department of Housing and Community Development (HCD) on June 30, 2026
(HAUO003561), 14 days prior to the adoption of the Ordinance by the City Council, pursuant to
Government Code Section 65912.160(d)(1)(A); and

WHEREAS, according to the California Department of Housing and Community
Development, the City's seventh revision of the Housing Element will be due on June 15, 2031;
and

WHEREAS, on June 15, 2026, the San Marcos Planning Commission held a duly noticed
public hearing and recommended approval of said request and the appropriate environmental
document for said request to the City Council, by a 7-0 vote, in favor; and

WHEREAS, on July 14, 2026, the City Council held a duly noticed public hearing in the
manner prescribed by law to consider said request; and

WHEREAS, the City Council did review and consider a Categorical Exemption (EX26-
041) pursuant to the California Environmental Quality Act (CEQA) and Government Code Section
65912.160(c)(2); and
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NOW, THEREFORE, the City Council does hereby order as follows:

A. The foregoing recitals are true and correct, and are hereby incorporated by reference into
this Ordinance.

B. The adoption of the Zoning Map implementing the exclusions and phased implementation
of SB 79, included as Exhibit A, based on the tier 2 TOD stop and zone locations identified
by SANDAG, pursuant to Government Code section 65912.160(f).

C. The adoption of Text Amendment (TA26-0001), adding Chapter 20.280: Transit-Oriented
Development to the San Marcos Municipal Code (SMMC), as shown on the attached
Exhibit C, incorporated by reference and made a part of this Ordinance as though fully set
forth herein.

D. The adoption of an ordinance to implement the provisions of Senate Bill 79 (Government
Code Section 165912.155 et seq.) is not considered a project under the California
Environmental Quality Act (Division 13 of Public Resources Code Section 21000 et seq)
(CEQA) pursuant to Government Code Section 65912.160(c)(2) and therefore finds this
Ordinance exempt from CEQA.

E. The City Council’s decision is based on the following findings and determinations:

1. Adoption of this Ordinance implements California Government Code sections
65912.160(e)(1) and 65912.161(b)(1) related to exemptions and phased
implementation of SB 79 and to establish residential density and development
standards pursuant to Government Code section 65912.160(c)(1).

2. All requirements of CEQA have been met, in that adoption of an ordinance to
implement the provisions of Senate Bill 79 (Government Code Section 165912.155
et seq.) is not considered a project under the California Environmental Quality Act
(Division 13 of Public Resources Code Section 21000 et seq) (CEQA) pursuant to
Government Code Section 65912.160(c)(2) and therefore finds this Ordinance
exempt from CEQA.

F. This Text Amendment (TA26-0001) is Categorically Exempt (EX26-041) from
environmental review pursuant to Government Code Section 65912.160(c)(2).

G. This Ordinance shall be effective thirty (30) days after its adoption. Within fifteen (15)
days after its adoption, the City Clerk shall publish this Ordinance or the title hereof as a
summary in a newspaper of general circulation in the City as required by law.

INTRODUCED at a regular meeting of the City Council of the City of San Marcos,
California, held on the 14th day of July, 2026.

PASSED, APPROVED, AND ADOPTED by the City Council of the City of San Marcos,

California, at a regular meeting thereof, held on this 14th day of July, 2026, by the following roll
call vote:
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AYES: COUNCIL MEMBERS:

NOES: COUNCIL MEMBERS:

ABSENT: COUNCIL MEMBERS:

ATTEST:

APPROVED:

Rebecca D. Jones, Mayor

APPROVED AS TO FORM:

Phillip Scollick, City Clerk

Exhibit(s):

Helen Holmes Peak, City Attorney

A — Transit-Oriented Development Stops and Zones, Exempted Areas, and Excluded Sites
B — One-Mile Walking Path Methodology Memorandum dated June 12, 2026
C — San Marcos Municipal Code (SMMC) Chapter 20.280: Transit-Oriented Development
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SAN MARCOS cityof s arcos

San Marcos, CA 92069
DiscovVER LIFE's POSSIBILITIES

MEMORANDUM

To: Text Amendment (TA) 26-0001 File
From: Joseph Farace, Planning Director
Date: June 12,2026

Subject: One-Mile Walking Path Methodology
Purpose

Government Code Section 65912.160(e)(1) authorizes a local government to designate areas within
one-half mile of a transit-oriented development stop as exempt from the provisions of Chapter 4.1.5 of
the Government Code, when the local government makes findings, supported by substantial evidence,
that no walking path of less than one mile exists between the subject area and the transit-oriented
development stop.

This memorandum describes the methodology used to identify areas where no walking path of less
than one mile exists between certain areas within transit-oriented zones and the applicable transit-
oriented development stop. Pursuant to Government Code Section 65912.160(e)(1), this memorandum
also provides substantial evidence supporting the designation of those areas as exempt.

Methodology
Data Used

The City conducted a network analysis utilizing Geographic Information System (GIS) feature layer data
obtained from the San Diego Geographic Information Source (SanGIS). The GIS data used in the analysis
included, but was not limited to, the following:

e TRAN_TRANSITSTOP (transit stop locations)
e LR_PARCEL (parcel boundaries)
e TRAN_ROAD

These layers were used to identify publicly accessible facilities and evaluate pedestrian connectivity
between transit-oriented development stops and surrounding properties within the transit-oriented
development zones

Analysis

Walking path distances were measured using the ArcGIS Network Analyst extension that identified the
shortest legal and publicly accessible pedestrian route between each transit-oriented development
stop and surrounding parcels located within the applicable transit-oriented development zone.

CITY OF SAN MARCOS, CALIFORNIA 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050
1

154



SANMARCES cityof s arcos

San Marcos, CA 92069
DiscoVER LIFE's POSSIBILITIES

MEMORANDUM

Distances were measured along the pedestrian accessible circulation network, using the available data
indicated above.

For each transit-oriented development stop, the point of origin for each path was established using the
centerline of the pedestrian-accessible route adjacent to the transit stop location identified by the San
Diego Association of Governments (SANDAG). At the time of the analysis, SANDAG had not yet published
a map of transit-oriented development stops and zones pursuant to Government Code Section
65912.160(f). The analysis then calculated the shortest available pedestrian route from the transit stop
to the nearest point along each parcel boundary within the transit-oriented development zone.

The analysis excluded routes that:

e Cross private property without legal public access;

e Require pedestrians to traverse freeways, rail corridors, waterways, or other barriers without a
designated pedestrian crossing;

e Utilize facilities that are not legally accessible to the public; or

e Require travel through unsafe or prohibited pedestrian areas.

Parcels for which the shortest available legal pedestrian route exceeded one mile were identified as
exempt, pursuant to Government Code Section 65912.160(e)(1).

As a validation step, GIS staff also performed the analysis using a road network dataset obtained from
the County of San Diego. The results were identical to those generated using the City’s TRAN_ROAD
layer, confirming the accuracy and consistency of the methodology.

City staff also reviewed the validated results to confirm the existence of physical barriers and validate
the calculated walking routes and distances. Any errors in the network analysis that did not conform to
the exclusions identified above were manually corrected when the results were validated on June 12,
2026.

Supporting evidence includes GIS network analysis maps, aerial imagery, pedestrian circulation maps,
distance calculations, and photographs documenting physical barriers and pedestrian facilities.

CITY OF SAN MARCOS, CALIFORNIA 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050
2
155



Ordinance No. 2026-1581
TA26-0001

July 14, 2026

Page 10 of 10

EXHIBIT C

San Marcos Municipal Code (SMMC)
Chapter 20.280: Transit-Oriented Development
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Chapter 20.280 Transit-Oriented Development

Section 20.280.010 Purpose of Chapter

The purpose of this chapter is to implement California Government Code Chapter 4.1.5 (commencing with
Section 65912.155), as amended from time to time. Nothing in this chapter shall be construed to limit the City's
authority to amend these provisions as necessary to remain consistent with state law.

Section 20.280.020 Applicability

The provisions of this chapter shall be applicable to eligible sites identified in Section 20.280.040, when a transit-
oriented housing development project is proposed. The provisions of this chapter shall remain in effect for up
to one year following the adoption of the seventh revision of the General Plan Housing Element, at which time
the City may adopt, or incorporate a local transit-oriented development alternative plan or other implementing
regulations, consistent with the applicable provisions of State law at that time. The provisions of this chapter
shall prevail in all cases where regulatory conflicts exist between this chapter and any other chapter of this
Zoning Ordinance.

Section 20.280.030 Definitions

A. Transit-Oriented Development Stop shall have the same meaning as set forth in Government Code
Section 65912.156(p), as may be amended from time to time. Transit-oriented development stops
located within, or having a transit-oriented development zone extending into, the city of San Marcos
shall be identified on the most current Map of Transit-Oriented Development Stops and Zones
prepared by the San Diego Association of Governments (SANDAG) or other mapping resource
authorized by state law. As of the effective date of this chapter, the following North County Transit
District (NCTD) SPRINTER stations are identified as Tier 2 transit-oriented development stops with
transit-oriented development zones extending into the City of San Marcos:

1. Palomar College, 1142 W. Armorlite Dr., San Marcos, CA 92069

2. San Marcos Civic Center, 40 W. San Marcos Blvd., San Marcos, CA 92069

3. California State University (CSU) San Marcos, 410 La Moree Rd., San Marcos, CA 92069

4. Nordahl Road, 2121 Barham Dr., Escondido, CA 92025

B. Transit-oriented development zone means the area within one-half mile of a transit-oriented
development stop

C. Transit-oriented housing development project means a housing development project with a minimum
of 30 dwelling units per acre (du/ac), containing at least 5 residential units, as defined by Government
Code Sections 65912.156(g) and 65912.157, and as additionally described in Section 20.280.050 of this
Chapter.

D. Walking path shall mean a continuous route available for pedestrian travel between a site and a
transit-oriented development stop that is lawfully accessible to the public and may include sidewalks,
pedestrian paths, multi-use trails, marked pedestrian crossings, pedestrian bridges, and other publicly
accessible pedestrian facilities. A walking path does not include routes requiring travel through private
property not subject to a public access easement, areas closed to public access, or locations where
pedestrian access is prohibited.
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Section 20.280.040 Eligible Sites

A. Eligible site. Parcels located within a transit-oriented development zone and zoned for residential use
(R-1-20, R-1-10, R-1-7.5, R-2, R-3-6, and-R-3-10 Zones, and R-MHP), mixed-use development (MU-1
and MU-2 Zones), commercial use (C and NC Zones), or within a Specific Plan Area (SPA) containing a
residential, mixed-use, or commercial land use district shall be eligible for a transit-oriented housing
development project pursuant to this chapter, subject to the applicable development standards of the
transit-oriented development zone, as follows:

1. Quarter mile radius. Parcels located within one-quarter mile of, a transit-oriented
development stop.

2. Half mile radius. Parcels located more than one-quarter mile from, but within one-half mile
of, a transit-oriented development stop.

B. Exempt sites. Parcels are exempt from the provisions of this chapter, and not eligible for a transit-
oriented housing development project if no walking path of less than one mile from that location to
the transit-oriented development stop exists; see figure 20.280-1.

C. Excludedsites. Prior to one year following the adoption of the seventh revision of the housing element,
or upon adoption of a local Transit-Oriented Development (TOD) alternative plan, the following
parcels are excluded from the provisions of this chapter, and not eligible for a transit-oriented housing
development project:

1. Very High Fire Hazard Severity Zone. Parcels located within a very high fire hazard severity zone,
as determined by the Department of Forestry and Fire Protection pursuant to Government Code
Section 51178, or within the state responsibility area, as defined in Public Resources Code Section
4102; see figure 20.280-2.

Section 20.280.050 Transit-Oriented Development Standards

The new development, design, construction, or establishment of a transit-oriented housing development project,
pursuant to the provisions of this chapter, shall conform to these regulations. Any standard of this chapter shall be
modified or waived by the Planning Director to the extent necessary to avoid physically precluding the applicable
density, Floor Area Ratio (FAR), or height permitted by Government Code Section 65912.157.

A. Density, Height, FAR. A transit-oriented development shall comply with the following standards for density,
height, and FAR:

Table 20.280-1: Density, Height, & FAR Requirements for Transit-Oriented Development

Quarter Mile Radius Half Mile Radius

Density Minimum 30 du/ac? 30 du/ac?

Density Maximum 100 du/ac? 80 du/ac

Height Maximum 65 feet / 6 stories 2 55 feet / 5 stories

FAR Maximum 3.02 2.5

Unit Size Each dwelling unit shall contain not less than 600 square feet of net
habitable area. The average net habitable area of all dwelling units within
a transit-oriented development project shall not exceed 1,750 square feet.

These development standards are based on those identified in Government Code Section 65912.157
for Tier 2 transit-oriented development stops. Where state law authorizes greater density, height,
or FAR, state law shall control.

Footnotes:
1. A development of less than 30 dwelling units per acre (du/ac) would not be a transit-
oriented development, pursuant to the provisions of this ordinance.

158



2. Notwithstanding any other law, a transit-oriented housing development project that meets
any of the eligibility criteria under Government Code 65912.157(e) and is immediately
adjacent to a transit-oriented development stop shall be eligible for an adjacency intensifier
to increase the height limit by an additional 20 feet, the maximum density standard by an
additional 40 dwelling units per acre, and the residential floor area ratio by 1 prior to the

application of Government Code Section 65915.

B. Open Space. A transit-oriented development shall have the following minimum open space requirements:

Table 20.280-2: Open Space Requirements for Transit-Oriented Development

Common Outdoor Open Space | Equal to at least ten percent (10%) of the gross lot area. Common
outdoor open space shall: be designed and maintained for shared
use by residents of the development; be open to the sky, except
for permitted shade structures, awnings, trellises, canopies, or
similar features; consist of at least one 400 square foot area with
a minimum single dimension of ten (10) feet; may include
courtyards, rooftop decks, plazas, paseos, recreation areas,
landscaped areas, and outdoor seating areas; and not include
vehicle drive aisles, parking areas, loading areas, or mechanical
equipment areas. No more than one-quarter of the common
outdoor open space area shall be used exclusively for a pet relief
area (i.e., dog park).

Common Indoor Open Space Projects with fewer than 50 units: no indoor common space
required.

50-75 units: minimum 500 sq. ft.
75-99 units: minimum 750 sq. ft.
100+ units: minimum 1,000 sq. ft.

Required common indoor amenity space may include community
rooms, lounges, fitness rooms, coworking areas, recreation
rooms, multipurpose rooms, leasing and resident gathering areas,
or similar indoor spaces designed for shared resident use.

Areas used for building lobbies, leasing offices, storage rooms,
mechanical equipment, corridors, or circulation shall not count
toward the minimum required common indoor amenity space.
Private Open Space 36 sq. ft., minimum dimension 6 feet required for 50% of all
residential units, provided as either a porch, patio, or balcony.
Open Space shall be interpreted and applied in a manner that does not physically preclude
achievement of the applicable density, height, or floor area ratio otherwise permitted by this
chapter.

C. Shadow and Solar Access Standards. A transit-oriented development project exceeding 45 feet in height
and located adjacent to a residentially zoned property shall incorporate building modulation, upper-story
stepbacks, orientation, spacing, fagcade articulation, or similar design measures to reduce shading impacts
on adjacent properties. Development shall not result in a net increase of more than two consecutive hours
of shadow on March 21 (spring equinox) between 9:00 am and 3:00 pm on any of the following areas on an
adjacent residential property: primary outdoor recreation areas; existing ground-floor habitable room
windows located within 20 feet of the shared property line; or solar energy systems protected pursuant to
state law. Shadow and Solar Access Standards shall be interpreted and applied in a manner that does not

159



physically preclude achievement of the applicable density, height, or floor area ratio otherwise permitted
by this ordinance.

Building Articulation and Fagade Standards. A transit-oriented development project shall incorporate
facade articulation and variation in order to reduce the appearance of blank wall planes and building

massing. Compliance with this section shall be demonstrated through the following objective standards:

1. Building fagades exceeding 40 horizontal feet in length shall incorporate at least two of the following
elements at intervals not exceeding 40 feet:

a. Achange in wall plane of at least 2 feet in depth and 6 feet in width;

b. Balconies, recessed balconies, bay windows, or projecting architectural features extending at
least 18 inches from the fagade;

c. Avertical variation in materials, colors, or textures extending at least one story in height;
d. Upper-story stepbacks with a minimum depth of 4 feet;
e. Covered pedestrian entrances or architectural canopies.
2. Street-facing ground-floor facades located adjacent to a public street shall include transparent
windows or doors comprising at least 25 percent of the ground-floor fagade area between 2 and 10

feet above adjacent grade.

3. Blank wall areas exceeding 20 feet in horizontal length shall be prohibited along street-facing facades
and shall incorporate architectural treatments, public art, green walls, etc.

4. Primary building entrances shall be clearly identifiable through at least one of the following:
a. Recessed or projecting entry features;
b. Canopies or awnings;
c. Enhanced architectural detailing;
d. Distinct material or color treatment.

5. Exterior building materials shall include a minimum of two material types or finishes on each street-
facing facade.

Parking and Mobility. A transit-oriented development shall provide the minimum parking and mobility
requirements:

1. Automobile Parking. Automobile parking shall be provided in accordance with the applicable provisions
of Chapter 20.340, to the extent not preempted or otherwise limited by state law, and in conformance
with all applicable provisions of state law, including, but not limited to, Government Code Section
65863.2.

2. Bicycle Parking.

a. Long-term bicycle parking shall be provided for residents at a minimum ratio of one (1) secure
bicycle parking space per dwelling unit. Required long-term bicycle parking may be provided
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within dwelling units, within secured bicycle storage rooms, bicycle lockers, controlled-access
parking areas, or other secure areas protected from theft and weather.

Short-term bicycle parking for visitors and the public shall be provided at a minimum ratio of
one (1) bicycle parking space per twenty (20) dwelling units, with a minimum of two (2) short-
term bicycle parking spaces per development. Required short-term bicycle parking shall be
located in a publicly accessible area near a primary pedestrian entrance.

Developments containing twenty (20) or more dwelling units shall provide electric bicycle
charging access for residents. Electric bicycle charging access may include standard electrical
outlets, dedicated charging receptacles, or charging stations located within secure long-term
bicycle parking areas.

Bicycle parking areas shall be connected to an accessible pedestrian path of travel and shall
be designed to allow convenient access without requiring the use of stairs.

Accessible Path of Travel. A transit-oriented development project shall provide or be connected to the
pedestrian access point of the applicable transit-oriented development stop by an accessible pedestrian
path of travel.

1. The accessible pedestrian path of travel shall consist of a continuous, reasonably direct, and barrier-
free route complying with applicable accessibility requirements of the California Building Code, the
Americans with Disabilities Act, and applicable public right-of-way accessibility standards. The
accessible pedestrian path of travel may include, but is not limited to:

a.

Sidewalks and walkways.

Curb ramps and driveway crossings.

Marked or signalized pedestrian crossings.
Accessible pedestrian signals, where applicable.
Pedestrian refuge areas, where applicable.

On-site accessible routes connecting the public sidewalk to primary building entrances.

2. Any on-site improvements and any off-site improvements required as a condition of project approval
shall comply with applicable accessibility requirements of the California Building Code and adopted
engineering design standards.

Section 20.280.060 Application and Review Procedures

A.

Application Requirements. An application for a transit-oriented housing development project pursuant to
this chapter shall be submitted on forms provided by the City. The application shall include submittal
materials generally equivalent to those required for a Site Development Plan (SDP), as determined by the
Planning Director, to the extent necessary to demonstrate compliance with this chapter and applicable
state law. The application shall include, at a minimum, the following:

1. Identification of the project as a transit-oriented housing development project and an indication of
whether streamlined ministerial approval pursuant to Government Code Section 65912.159 is
requested.
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2. Asite plan showing property boundaries, building footprints, setbacks, parking areas, open space areas,
and pedestrian access routes.

3. Building elevations and floor plans.

4. A project data table identifying the proposed number of dwelling units, density, building height, floor
area ratio, and net habitable floor area.

5. Documentation demonstrating the project's location within the applicable transit-oriented
development zone.

6. Documentation demonstrating compliance with any applicable affordability requirements, if required
by state law.

7. Any other information reasonably necessary to determine compliance with the objective standards of
this chapter.

B. Eligibility Determination. The Planning Director, or designee, shall determine whether a proposed project
qualifies as a transit-oriented housing development project pursuant to this chapter and shall identify the
applicable development standards based on the project's location within the transit-oriented development
zone.

C. Review Procedures.

1. A transit-oriented housing development project seeking streamlined ministerial approval pursuant to
Government Code Section 65913.4 shall be processed in accordance with those provisions and any
applicable state regulations.

2. A transit-oriented housing development project not seeking streamlined ministerial approval shall be
processed in accordance with the City's otherwise applicable development review procedures, subject
to the requirements, protections, and limitations established by Government Code Chapter 4.1.5
(commencing with Section 65912.155), the Housing Accountability Act (Government Code Section
65589.5), and other applicable state laws.

3. Review of a transit-oriented housing development project shall be limited to determining compliance
with the objective standards of this chapter, applicable objective provisions of the Municipal Code, and
applicable state law.

D. Conflicting Regulations. Where a provision of this chapter conflicts with another provision of this Zoning
Ordinance or the Municipal Code, the provision that results in compliance with Government Code Chapter
4.1.5 (commencing with Section 65912.155) shall control.

E. State Law Controls. This chapter shall be interpreted and applied in a manner consistent with Government
Code Chapter 4.1.5 (commencing with Section 65912.155), as amended from time to time. To the extent
any provision of this chapter is determined to be inconsistent with state law, the applicable provision of
state law shall control.

Section 20.280.070 Severability and State Law Amendments

A. Severability. The provisions of this chapter are severable. If any section, subsection, sentence, clause,
phrase, table, figure, map designation, development standard, exemption, exclusion, application, or
provision of this chapter, or its application to any person, property, project, circumstance, or geographic
area, is for any reason held to be invalid, unconstitutional, preempted, or otherwise unenforceable by a
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court of competent jurisdiction, such decision shall not affect the validity or enforceability of the remaining
portions of this chapter.

Legislative Intent. The City Council declares that it would have adopted this chapter, and each section,
subsection, sentence, clause, phrase, table, figure, map designation, development standard, exemption,
exclusion, and provision thereof, irrespective of the fact that any one or more portions may subsequently
be declared invalid, unconstitutional, preempted, or unenforceable.

Partial Invalidity. If any development standard, exemption, exclusion, limitation, procedural requirement,
or mapping designation established by this chapter is determined to be invalid or unenforceable, such
determination shall apply only to the specific provision found invalid and shall not affect any other provision
of this chapter that can be given effect without the invalid provision.

State Law Supersession. This chapter is intended to implement Government Code Chapter 4.1.5
(commencing with Section 65912.155), as amended from time to time. If any provision of this chapter is
rendered inconsistent with applicable state law due to a future amendment, judicial interpretation,
administrative guidance, or other change in law, the applicable provision of state law shall control, and the
remaining provisions of this chapter shall remain in full force and effect to the maximum extent permitted
by law.

Continuing Effect. It is the intent of the City Council that this chapter remain operative and enforceable
notwithstanding future amendments to state law, except to the extent that a provision of this chapter
directly conflicts with applicable state law. Any such conflict shall be interpreted as narrowly as possible to
preserve the continued validity and operation of the remaining provisions of this chapter.

Administrative Interpretation. The Planning Director, City Attorney, and other City officials responsible for
administering this chapter shall interpret and apply its provisions in a manner that effectuates the purposes
of Government Code Chapter 4.1.5 and preserves the maximum lawful effect of this chapter in the event
of litigation, statutory amendment, or judicial determination affecting any portion of this chapter.
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ATTACHMENT A

TRANSIT-ORIENTED DEVELOPMENT STOPS AND ZONES,
EXEMPTED AREAS, AND EXCLUDED SITES
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ATTACHMENT B

ONE-MILE WALKING PATH METHODOLOGY MEMORANDUM
DATED JUNE 12, 2026
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SAN MARCOS cityof s arcos

San Marcos, CA 92069
DiscovVER LIFE's POSSIBILITIES

MEMORANDUM

To: Text Amendment (TA) 26-0001 File
From: Joseph Farace, Planning Director
Date: June 12,2026

Subject: One-Mile Walking Path Methodology
Purpose

Government Code Section 65912.160(e)(1) authorizes a local government to designate areas within
one-half mile of a transit-oriented development stop as exempt from the provisions of Chapter 4.1.5 of
the Government Code, when the local government makes findings, supported by substantial evidence,
that no walking path of less than one mile exists between the subject area and the transit-oriented
development stop.

This memorandum describes the methodology used to identify areas where no walking path of less
than one mile exists between certain areas within transit-oriented zones and the applicable transit-
oriented development stop. Pursuant to Government Code Section 65912.160(e)(1), this memorandum
also provides substantial evidence supporting the designation of those areas as exempt.

Methodology
Data Used

The City conducted a network analysis utilizing Geographic Information System (GIS) feature layer data
obtained from the San Diego Geographic Information Source (SanGIS). The GIS data used in the analysis
included, but was not limited to, the following:

e TRAN_TRANSITSTOP (transit stop locations)
e LR_PARCEL (parcel boundaries)
e TRAN_ROAD

These layers were used to identify publicly accessible facilities and evaluate pedestrian connectivity
between transit-oriented development stops and surrounding properties within the transit-oriented
development zones

Analysis

Walking path distances were measured using the ArcGIS Network Analyst extension that identified the
shortest legal and publicly accessible pedestrian route between each transit-oriented development
stop and surrounding parcels located within the applicable transit-oriented development zone.

CITY OF SAN MARCOS, CALIFORNIA 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050
1
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DiscoVER LIFE's POSSIBILITIES

MEMORANDUM

Distances were measured along the pedestrian accessible circulation network, using the available data
indicated above.

For each transit-oriented development stop, the point of origin for each path was established using the
centerline of the pedestrian-accessible route adjacent to the transit stop location identified by the San
Diego Association of Governments (SANDAG). At the time of the analysis, SANDAG had not yet published
a map of transit-oriented development stops and zones pursuant to Government Code Section
65912.160(f). The analysis then calculated the shortest available pedestrian route from the transit stop
to the nearest point along each parcel boundary within the transit-oriented development zone.

The analysis excluded routes that:

e Cross private property without legal public access;

e Require pedestrians to traverse freeways, rail corridors, waterways, or other barriers without a
designated pedestrian crossing;

e Utilize facilities that are not legally accessible to the public; or

e Require travel through unsafe or prohibited pedestrian areas.

Parcels for which the shortest available legal pedestrian route exceeded one mile were identified as
exempt, pursuant to Government Code Section 65912.160(e)(1).

As a validation step, GIS staff also performed the analysis using a road network dataset obtained from
the County of San Diego. The results were identical to those generated using the City’s TRAN_ROAD
layer, confirming the accuracy and consistency of the methodology.

City staff also reviewed the validated results to confirm the existence of physical barriers and validate
the calculated walking routes and distances. Any errors in the network analysis that did not conform to
the exclusions identified above were manually corrected when the results were validated on June 12,
2026.

Supporting evidence includes GIS network analysis maps, aerial imagery, pedestrian circulation maps,
distance calculations, and photographs documenting physical barriers and pedestrian facilities.

CITY OF SAN MARCOS, CALIFORNIA 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050
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Chapter 20.280 Transit-Oriented Development

Section 20.280.010 Purpose of Chapter

The purpose of this chapter is to implement California Government Code Chapter 4.1.5 (commencing with
Section 65912.155), as amended from time to time. Nothing in this chapter shall be construed to limit the City's
authority to amend these provisions as necessary to remain consistent with state law.

Section 20.280.020 Applicability

The provisions of this chapter shall be applicable to eligible sites identified in Section 20.280.040, when a transit-
oriented housing development project is proposed. The provisions of this chapter shall remain in effect for up
to one year following the adoption of the seventh revision of the General Plan Housing Element, at which time
the City may adopt, or incorporate a local transit-oriented development alternative plan or other implementing
regulations, consistent with the applicable provisions of State law at that time. The provisions of this chapter
shall prevail in all cases where regulatory conflicts exist between this chapter and any other chapter of this
Zoning Ordinance.

Section 20.280.030 Definitions

A. Transit-Oriented Development Stop shall have the same meaning as set forth in Government Code
Section 65912.156(p), as may be amended from time to time. Transit-oriented development stops
located within, or having a transit-oriented development zone extending into, the city of San Marcos
shall be identified on the most current Map of Transit-Oriented Development Stops and Zones
prepared by the San Diego Association of Governments (SANDAG) or other mapping resource
authorized by state law. As of the effective date of this chapter, the following North County Transit
District (NCTD) SPRINTER stations are identified as Tier 2 transit-oriented development stops with
transit-oriented development zones extending into the City of San Marcos:

1. Palomar College, 1142 W. Armorlite Dr., San Marcos, CA 92069

2. San Marcos Civic Center, 40 W. San Marcos Blvd., San Marcos, CA 92069

3. California State University (CSU) San Marcos, 410 La Moree Rd., San Marcos, CA 92069
4. Nordahl Road, 2121 Barham Dr., Escondido, CA 92025

B. Transit-oriented development zone means the area within one-half mile of a transit-oriented
development stop

C. Transit-oriented housing development project means a housing development project with a minimum
of 30 dwelling units per acre (du/ac), containing at least 5 residential units, as defined by Government
Code Sections 65912.156(g) and 65912.157, and as additionally described in Section 20.280.050 of this
Chapter.

D. Walking path shall mean a continuous route available for pedestrian travel between a site and a
transit-oriented development stop that is lawfully accessible to the public and may include sidewalks,
pedestrian paths, multi-use trails, marked pedestrian crossings, pedestrian bridges, and other publicly
accessible pedestrian facilities. A walking path does not include routes requiring travel through private
property not subject to a public access easement, areas closed to public access, or locations where
pedestrian access is prohibited.
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Section 20.280.040 Eligible Sites

A. Eligible site. Parcels located within a transit-oriented development zone and zoned for residential use
(R-1-20, R-1-10, R-1-7.5, R-2, R-3-6, R-3-10 Zones, and R-MHP), mixed-use development (MU-1 and
MU-2 Zones), commercial use (C and NC Zones), or within a Specific Plan Area (SPA) containing a
residential, mixed-use, or commercial land use district shall be eligible for a transit-oriented housing
development project pursuant to this chapter, subject to the applicable development standards of the
transit-oriented development zone, as follows:

1. Quarter mile radius. Parcels located within one-quarter mile of, a transit-oriented
development stop.

2. Half mile radius. Parcels located more than one-quarter mile from, but within one-half mile
of, a transit-oriented development stop.

B. Exempt sites. Parcels are exempt from the provisions of this chapter, and not eligible for a transit-
oriented housing development project if no walking path of less than one mile from that location to
the transit-oriented development stop exists; see figure 20.280-1.

C. Excludedsites. Prior to one year following the adoption of the seventh revision of the housing element,
or upon adoption of a local Transit-Oriented Development (TOD) alternative plan, the following
parcels are excluded from the provisions of this chapter, and not eligible for a transit-oriented housing
development project:

1. Very High Fire Hazard Severity Zone. Parcels located within a very high fire hazard severity zone,
as determined by the Department of Forestry and Fire Protection pursuant to Government Code
Section 51178, or within the state responsibility area, as defined in Public Resources Code Section
4102; see figure 20.280-2.

Section 20.280.050 Transit-Oriented Development Standards

The new development, design, construction, or establishment of a transit-oriented housing development project,
pursuant to the provisions of this chapter, shall conform to these regulations. Any standard of this chapter shall be
modified or waived by the Planning Director to the extent necessary to avoid physically precluding the applicable
density, Floor Area Ratio (FAR), or height permitted by Government Code Section 65912.157.

A. Density, Height, FAR. A transit-oriented development shall comply with the following standards for density,
height, and FAR:

Table 20.280-1: Density, Height, & FAR Requirements for Transit-Oriented Development

Quarter Mile Radius Half Mile Radius

Density Minimum 30 du/ac? 30 du/ac?

Density Maximum 100 du/ac? 80 du/ac

Height Maximum 65 feet / 6 stories 2 55 feet / 5 stories

FAR Maximum 3.02 2.5

Unit Size Each dwelling unit shall contain not less than 600 square feet of net
habitable area. The average net habitable area of all dwelling units within
a transit-oriented development project shall not exceed 1,750 square feet.

These development standards are based on those identified in Government Code Section 65912.157
for Tier 2 transit-oriented development stops. Where state law authorizes greater density, height,
or FAR, state law shall control.

Footnotes:
1. A development of less than 30 dwelling units per acre (du/ac) would not be a transit-
oriented development, pursuant to the provisions of this ordinance.

173



2. Notwithstanding any other law, a transit-oriented housing development project that meets
any of the eligibility criteria under Government Code 65912.157(e) and is immediately
adjacent to a transit-oriented development stop shall be eligible for an adjacency intensifier
to increase the height limit by an additional 20 feet, the maximum density standard by an
additional 40 dwelling units per acre, and the residential floor area ratio by 1 prior to the

application of Government Code Section 65915.

B. Open Space. A transit-oriented development shall have the following minimum open space requirements:

Table 20.280-2: Open Space Requirements for Transit-Oriented Development

Common Outdoor Open Space | Equal to at least ten percent (10%) of the gross lot area. Common
outdoor open space shall: be designed and maintained for shared
use by residents of the development; be open to the sky, except
for permitted shade structures, awnings, trellises, canopies, or
similar features; consist of at least one 400 square foot area with
a minimum single dimension of ten (10) feet; may include
courtyards, rooftop decks, plazas, paseos, recreation areas,
landscaped areas, and outdoor seating areas; and not include
vehicle drive aisles, parking areas, loading areas, or mechanical
equipment areas. No more than one-quarter of the common
outdoor open space area shall be used exclusively for a pet relief
area (i.e., dog park).

Common Indoor Open Space Projects with fewer than 50 units: no indoor common space
required.

50-75 units: minimum 500 sq. ft.
75-99 units: minimum 750 sq. ft.
100+ units: minimum 1,000 sq. ft.

Required common indoor amenity space may include community
rooms, lounges, fitness rooms, coworking areas, recreation
rooms, multipurpose rooms, leasing and resident gathering areas,
or similar indoor spaces designed for shared resident use.

Areas used for building lobbies, leasing offices, storage rooms,
mechanical equipment, corridors, or circulation shall not count
toward the minimum required common indoor amenity space.
Private Open Space 36 sq. ft., minimum dimension 6 feet required for 50% of all
residential units, provided as either a porch, patio, or balcony.
Open Space shall be interpreted and applied in a manner that does not physically preclude
achievement of the applicable density, height, or floor area ratio otherwise permitted by this
chapter.

C. Shadow and Solar Access Standards. A transit-oriented development project exceeding 45 feet in height
and located adjacent to a residentially zoned property shall incorporate building modulation, upper-story
stepbacks, orientation, spacing, fagcade articulation, or similar design measures to reduce shading impacts
on adjacent properties. Development shall not result in a net increase of more than two consecutive hours
of shadow on March 21 (spring equinox) between 9:00 am and 3:00 pm on any of the following areas on an
adjacent residential property: primary outdoor recreation areas; existing ground-floor habitable room
windows located within 20 feet of the shared property line; or solar energy systems protected pursuant to
state law. Shadow and Solar Access Standards shall be interpreted and applied in a manner that does not
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physically preclude achievement of the applicable density, height, or floor area ratio otherwise permitted
by this ordinance.

Building Articulation and Fagade Standards. A transit-oriented development project shall incorporate
facade articulation and variation in order to reduce the appearance of blank wall planes and building

massing. Compliance with this section shall be demonstrated through the following objective standards:

1. Building fagades exceeding 40 horizontal feet in length shall incorporate at least two of the following
elements at intervals not exceeding 40 feet:

a. Achange in wall plane of at least 2 feet in depth and 6 feet in width;

b. Balconies, recessed balconies, bay windows, or projecting architectural features extending at
least 18 inches from the fagade;

c. Avertical variation in materials, colors, or textures extending at least one story in height;
d. Upper-story stepbacks with a minimum depth of 4 feet;
e. Covered pedestrian entrances or architectural canopies.
2. Street-facing ground-floor facades located adjacent to a public street shall include transparent
windows or doors comprising at least 25 percent of the ground-floor fagade area between 2 and 10

feet above adjacent grade.

3. Blank wall areas exceeding 20 feet in horizontal length shall be prohibited along street-facing facades
and shall incorporate architectural treatments, public art, green walls, etc.

4. Primary building entrances shall be clearly identifiable through at least one of the following:
a. Recessed or projecting entry features;
b. Canopies or awnings;
c. Enhanced architectural detailing;
d. Distinct material or color treatment.

5. Exterior building materials shall include a minimum of two material types or finishes on each street-
facing facade.

Parking and Mobility. A transit-oriented development shall provide the minimum parking and mobility
requirements:

1. Automobile Parking. Automobile parking shall be provided in accordance with the applicable provisions
of Chapter 20.340, to the extent not preempted or otherwise limited by state law, and in conformance
with all applicable provisions of state law, including, but not limited to, Government Code Section
65863.2.

2. Bicycle Parking.

a. Long-term bicycle parking shall be provided for residents at a minimum ratio of one (1) secure
bicycle parking space per dwelling unit. Required long-term bicycle parking may be provided
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within dwelling units, within secured bicycle storage rooms, bicycle lockers, controlled-access
parking areas, or other secure areas protected from theft and weather.

Short-term bicycle parking for visitors and the public shall be provided at a minimum ratio of
one (1) bicycle parking space per twenty (20) dwelling units, with a minimum of two (2) short-
term bicycle parking spaces per development. Required short-term bicycle parking shall be
located in a publicly accessible area near a primary pedestrian entrance.

Developments containing twenty (20) or more dwelling units shall provide electric bicycle
charging access for residents. Electric bicycle charging access may include standard electrical
outlets, dedicated charging receptacles, or charging stations located within secure long-term
bicycle parking areas.

Bicycle parking areas shall be connected to an accessible pedestrian path of travel and shall
be designed to allow convenient access without requiring the use of stairs.

Accessible Path of Travel. A transit-oriented development project shall provide or be connected to the
pedestrian access point of the applicable transit-oriented development stop by an accessible pedestrian
path of travel.

1. The accessible pedestrian path of travel shall consist of a continuous, reasonably direct, and barrier-
free route complying with applicable accessibility requirements of the California Building Code, the
Americans with Disabilities Act, and applicable public right-of-way accessibility standards. The
accessible pedestrian path of travel may include, but is not limited to:

a.

Sidewalks and walkways.

Curb ramps and driveway crossings.

Marked or signalized pedestrian crossings.
Accessible pedestrian signals, where applicable.
Pedestrian refuge areas, where applicable.

On-site accessible routes connecting the public sidewalk to primary building entrances.

2. Any on-site improvements and any off-site improvements required as a condition of project approval
shall comply with applicable accessibility requirements of the California Building Code and adopted
engineering design standards.

Section 20.280.060 Application and Review Procedures

A.

Application Requirements. An application for a transit-oriented housing development project pursuant to
this chapter shall be submitted on forms provided by the City. The application shall include submittal
materials generally equivalent to those required for a Site Development Plan (SDP), as determined by the
Planning Director, to the extent necessary to demonstrate compliance with this chapter and applicable
state law. The application shall include, at a minimum, the following:

1. Identification of the project as a transit-oriented housing development project and an indication of
whether streamlined ministerial approval pursuant to Government Code Section 65912.159 is
requested.
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2. Asite plan showing property boundaries, building footprints, setbacks, parking areas, open space areas,
and pedestrian access routes.

3. Building elevations and floor plans.

4. A project data table identifying the proposed number of dwelling units, density, building height, floor
area ratio, and net habitable floor area.

5. Documentation demonstrating the project's location within the applicable transit-oriented
development zone.

6. Documentation demonstrating compliance with any applicable affordability requirements, if required
by state law.

7. Any other information reasonably necessary to determine compliance with the objective standards of
this chapter.

B. Eligibility Determination. The Planning Director, or designee, shall determine whether a proposed project
qualifies as a transit-oriented housing development project pursuant to this chapter and shall identify the
applicable development standards based on the project's location within the transit-oriented development
zone.

C. Review Procedures.

1. A transit-oriented housing development project seeking streamlined ministerial approval pursuant to
Government Code Section 65913.4 shall be processed in accordance with those provisions and any
applicable state regulations.

2. A transit-oriented housing development project not seeking streamlined ministerial approval shall be
processed in accordance with the City's otherwise applicable development review procedures, subject
to the requirements, protections, and limitations established by Government Code Chapter 4.1.5
(commencing with Section 65912.155), the Housing Accountability Act (Government Code Section
65589.5), and other applicable state laws.

3. Review of a transit-oriented housing development project shall be limited to determining compliance
with the objective standards of this chapter, applicable objective provisions of the Municipal Code, and
applicable state law.

D. Conflicting Regulations. Where a provision of this chapter conflicts with another provision of this Zoning
Ordinance or the Municipal Code, the provision that results in compliance with Government Code Chapter
4.1.5 (commencing with Section 65912.155) shall control.

E. State Law Controls. This chapter shall be interpreted and applied in a manner consistent with Government
Code Chapter 4.1.5 (commencing with Section 65912.155), as amended from time to time. To the extent
any provision of this chapter is determined to be inconsistent with state law, the applicable provision of
state law shall control.

Section 20.280.070 Severability and State Law Amendments

A. Severability. The provisions of this chapter are severable. If any section, subsection, sentence, clause,
phrase, table, figure, map designation, development standard, exemption, exclusion, application, or
provision of this chapter, or its application to any person, property, project, circumstance, or geographic
area, is for any reason held to be invalid, unconstitutional, preempted, or otherwise unenforceable by a
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court of competent jurisdiction, such decision shall not affect the validity or enforceability of the remaining
portions of this chapter.

Legislative Intent. The City Council declares that it would have adopted this chapter, and each section,
subsection, sentence, clause, phrase, table, figure, map designation, development standard, exemption,
exclusion, and provision thereof, irrespective of the fact that any one or more portions may subsequently
be declared invalid, unconstitutional, preempted, or unenforceable.

Partial Invalidity. If any development standard, exemption, exclusion, limitation, procedural requirement,
or mapping designation established by this chapter is determined to be invalid or unenforceable, such
determination shall apply only to the specific provision found invalid and shall not affect any other provision
of this chapter that can be given effect without the invalid provision.

State Law Supersession. This chapter is intended to implement Government Code Chapter 4.1.5
(commencing with Section 65912.155), as amended from time to time. If any provision of this chapter is
rendered inconsistent with applicable state law due to a future amendment, judicial interpretation,
administrative guidance, or other change in law, the applicable provision of state law shall control, and the
remaining provisions of this chapter shall remain in full force and effect to the maximum extent permitted
by law.

Continuing Effect. It is the intent of the City Council that this chapter remain operative and enforceable
notwithstanding future amendments to state law, except to the extent that a provision of this chapter
directly conflicts with applicable state law. Any such conflict shall be interpreted as narrowly as possible to
preserve the continued validity and operation of the remaining provisions of this chapter.

Administrative Interpretation. The Planning Director, City Attorney, and other City officials responsible for
administering this chapter shall interpret and apply its provisions in a manner that effectuates the purposes
of Government Code Chapter 4.1.5 and preserves the maximum lawful effect of this chapter in the event
of litigation, statutory amendment, or judicial determination affecting any portion of this chapter.
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CITY OF SAN MARCOS

NOTICE OF EXEMPTION
TO: FROM: City of San Marcos
__ Office of Planning and Research Planning Division
Mail: PO Box 3044, Room 113 1 Civic Center Drive
Sacramento, CA 95812-3044 San Marcos, CA 92069
Street: 1400 Tenth Street, #113 Phone: 760-744-1050 x.3233

Sacramento, CA 95814

X  COUNTY CLERK/RECORDER
COUNTY OF SAN DIEGO
P.O. Box 1750
San Diego, CA 92112-4147

Text Amendment (TA) 26-0001 and CEQA Exemption (EX) 26-041 — Transit-Oriented Development
PROJECT TITLE

City of San Marcos, Attn: Sean del Solar, 1 Civic Center Drive, San Marcos, CA 92069  Phone: (760) 744-1050
PROJECT APPLICANT NAME, ADDRESS AND PHONE NUMBER)

Citywide
PROJECT LOCATION - SPECIFIC

San Marcos San Diego
PROJECT LOCATION - CITY PROJECT LOCATION - COUNTY

An urgency ordinance pursuant Government Code (GC) Sections 36394 and 36937 and non-urgency ordinance, for
the adoption of a Text Amendment (TA) of the San Marcos Municipal Code (SMMC) Chapter 20.280. identifying
sites for exclusion from Senate Bill (SB) 79, identifying sites for phased implementation of SB 79, amending the
zoning map to reflect SB 79 exempt sites and sites with phased implementation, establish development standards.
DESCRIPTION OF NATURE, PURPOSE AND BENEFICIARIES OF PROJECT

City of San Marcos
NAME OF PUBLIC AGENCY APPROVING PROJECT

Joseph Farace, Planning Division Director
NAME OF PERSON OR AGENCY CARRYING OUT PROJECT

EXEMPT STATUS: (CHECK ONE)
__ MINISTERIAL (SEC. 21080(b)(1); 15268)
__ DECLARED EMERGENCY (Sec. 21080(b)(3); 15269(a))
__ EMERGENCY PROJECT (Sec. 21080(b)(4); 15269 (b)(c))
_x CATEGORICAL EXEMPTION (STATE TYPE AND SECTION NUMBER)
Cal. GC Section 65912.160(c)(2)
__ STATUTORY EXEMPTIONS. State code number:
REASONS WHY PROJECT IS EXEMPT: _ An ordinance adopted to implement SB 79 is not considered a project under
Division 13 (commencing with Section 21000) of the Public Resources Code.

Joseph Farace (760) 744-1050 X. 3248
LEAD AGENCY CONTACT PERSON AREA CODE/TELEPHONE/EXTENSION

If filed by applicant: 1. Attach certified document of exemption finding.
2. Has a Notice of Exemption been filed by the public agency approving the project? Yes No

SIGNATURE: Date: July 15, 2026
Joseph Farace, Title: Planning Division Director
_X Signed by Lead Agency _ Signed by Applicant Date Received for filing at OPR:

Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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SENATE BILL (SB) 79 FULL TEXT
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6/30/26, 4:41 PM Bill Text - SB-79 Housing development: transit-oriented development.
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SB-79 Housing development: transit-oriented development. (2025-2026)

SHARE THIS: _n X Date Published: 10/13/2025 09:00 PM

Senate Bill No. 79

CHAPTER 512

An act to add Chapter 4.1.5 (commencing with Section 65912.155) to Division 1 of Title 7 of the
Government Code, relating to land use.

[ Approved by Governor October 10, 2025. Filed with Secretary of State
October 10, 2025. ]

LEGISLATIVE COUNSEL'S DIGEST

SB 79, Wiener. Housing development: transit-oriented development.

(1) Existing law, the Planning and Zoning Law, requires each county and city to adopt a comprehensive, long-
term general plan for the physical development of the county or city, and specified land outside its boundaries,
that contains certain mandatory elements, including a housing element. Existing law requires that the housing
element consist of an identification and analysis of existing and projected housing needs and a statement of
goals, policies, quantified objectives, financial resources, and scheduled programs for the preservation,
improvement, and development of housing, as specified. Existing law requires that the housing element include,
among other things, an assessment of housing needs and an inventory of resources and constraints that are
relevant to the meeting of these needs, including an inventory of land suitable for residential development, as
provided. Existing law, for the 4th and subsequent revisions of the housing element, requires the Department of
Housing and Community Development to determine the existing and projected need for housing for each region,
as specified, and requires the appropriate council of local governments, or the department for cities and counties
without a council of governments, to adopt a final regional housing need plan that allocates a share of the
regional housing need to each locality in the region. Existing law requires the inventory of land to be used to
identify sites throughout the community that can be developed for housing within the planning period and that
are sufficient to provide for the jurisdiction’s share of the regional housing need. Existing law requires each local
government to revise its housing element in accordance with a specified schedule.

Existing law, the Housing Accountability Act, among other things, requires a local agency that proposes to
disapprove a housing development project, as defined, or to impose a condition that the project be developed at
a lower density to base its decision on written findings supported by a preponderance of the evidence that
specified conditions exist if that project complies with applicable, objective general plan, zoning, and subdivision
standards and criteria in effect at the time that the application was deemed complete. The act authorizes the
applicant, a person who would be eligible to apply for residency in the housing development project or
emergency shelter, or a housing organization to bring an action to enforce the act’s provisions, as provided, and
provides for penalties if the court finds that the local agency is in violation of specified provisions of the act.

https://leginfo.legislature.ca.gov/faces/billTextClient.xhtml?bill_id=202520260SB79
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6/30/26, 4:41 PM Bill Text - SB-79 Housing development: transit-oriented development.

This bill would require that a housing development project, as defined, within a specified distance of a transit-
oriented development (TOD) stop, as defined, be an allowed use as a transit-oriented housing development on
any site zoned for residential, mixed, or commercial development, if the development complies with applicable
requirements, as specified. Among these requirements, the bill would require a project to include at least 5
dwelling units and establish requirements concerning height limits, density, and residential floor area ratio in
accordance with a development’s proximity to specified tiers of TOD stops, as provided. The bill would require
that, for the purposes of the Housing Accountability Act, a proposed development consistent with the applicable
standards of these provisions as well as applicable local objective general plan and zoning standards be deemed
consistent, compliant, and in conformity with prescribed requirements, as specified. The bill would provide that a
local government that denies a project meeting the requirements of these provisions located in a high-resource
area, as defined, would be presumed in violation of the Housing Accountability Act, as specified, and immediately
liable for penalties, beginning on January 1, 2027, as provided. These provisions would not apply to a local
agency until July 1, 2026, except as specified, or within unincorporated areas of counties until the 7th regional
housing needs allocation cycle. The bill would specify that a development proposed pursuant to these provisions
is eligible for streamlined, ministerial approval pursuant to specified law, except that the bill would exempt a
project under these provisions from specified requirements, and would specify that the project is required to
comply with certain affordability requirements, under that law.

This bill would require a proposed development to comply with specified demolition and antidisplacement
standards; to not be located on sites where the development would require demolition of housing, or that was
previously used for housing, that is subject to rent or price controls; to include housing for lower income
households, as specified; be consistent with specified height, noise, safety, and fire standards; and meet
specified labor standards, as provided. The bill would also authorize a transit agency’s board of directors to adopt
agency TOD zoning standards for district-owned real property located in a TOD zone, which establish minimum
zoning requirements for an agency TOD project, as specified.

Prior to one year following the adoption of the 7th revision of the housing element, this bill would not apply the
provisions relating to a housing development project to specified sites for which a local government has adopted
an ordinance indicating the site’s exclusion, as specified, including a site that is covered by a local TOD
alternative plan, as defined, adopted by a local government. For the 7th and subsequent revisions of the housing
element, the bill would authorize a local government to include a local TOD alternative plan in its housing
element or adopt an alternative plan by ordinance, as specified. The bill would exempt a jurisdiction that has
adopted a compliant local TOD alternative plan from the provisions relating to a housing development, as
specified.

This bill would require the Department of Housing and Community Development to oversee compliance with the
bill’s provisions and would require the department to promulgate standards on how to allow for capacity pursuant
to these provisions to be counted in the inventory of land included within a county’s or city’s housing element, as
specified. The bill would authorize each metropolitan planning organization to create a map of designated TOD
stops and zones within its region by tier in accordance with these standards, which would have a rebuttable
presumption of validity. The bill would authorize a local government to enact an ordinance to make its zoning
code consistent with these provisions, as provided. The bill would require the local government to submit a draft
of this ordinance to the department for review, at least 14 days prior to adoption of the ordinance. The bill would
require the local government to submit a copy of this ordinance to the department within 60 days of enactment
and would require the department to review the ordinance for compliance, as specified. If at any time the
department finds an ordinance is out of compliance, and the local government does not take specified steps to
address compliance, the bill would require the department to notify the local government in writing and authorize
the department to notify the Attorney General, as provided.

This bill would define various terms for its purposes and make related findings and declarations.

This bill would include findings that changes proposed by this bill address a matter of statewide concern rather
than a municipal affair and, therefore, apply to all cities, including charter cities.

By increasing the duties of local officials, and by expanding the crime of perjury by requiring the certification of
certain information related to labor standards, this bill would impose a state-mandated local program.

(2) This bill would provide that its provisions are severable.

(3) The California Constitution requires the state to reimburse local agencies and school districts for certain costs
mandated by the state. Statutory provisions establish procedures for making that reimbursement.
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This bill would provide that no reimbursement is required by this act for specified reasons.

Vote: majority Appropriation: no Fiscal Committee: yes Local Program: yes

THE PEOPLE OF THE STATE OF CALIFORNIA DO ENACT AS FOLLOWS:

SECTION 1. Chapter 4.1.5 (commencing with Section 65912.155) is added to Division 1 of Title 7 of the
Government Code, to read:

CHAPTER 4.1.5. Transit-Oriented Development

65912.155. The Legislature finds and declares all of the following:

(a) California faces a housing shortage both acute and chronic, particularly in areas with access to robust public
transit infrastructure.

(b) Creating ownership opportunities can be an effective long-term strategy for building wealth and can create a
path to financial security.

(c) Building more homes near transit access reduces housing and transportation costs for California families, and
promotes environmental sustainability, economic growth, and reduced traffic congestion.

(d) Public transit systems require sustainable funding to provide reliable service, especially in areas experiencing
increased density and ridership. The state does not invest in public transit service to the same degree as it does
in roads, and the state funds a smaller proportion of the state’s major transit agencies’ operations costs than
other states with comparable systems. Transit systems in other countries derive significant revenue from transit-
oriented development at and near their stations.

65912.156. For purposes of this chapter, the following definitions apply:
(a) “Adjacent” means within 200 feet of any pedestrian access point to a transit-oriented development stop.

(b) “"Commuter rail” means a public rail transit service not meeting the standards for heavy rail or light rail,
excluding California High-Speed Rail and Amtrak Long Distance Service.

(c) “Department” means the Department of Housing and Community Development.

(d) “Heavy rail transit” means a public electric railway line with the capacity for a heavy volume of traffic using
high-speed and rapid acceleration passenger rail cars operating singly or in multicar trains on fixed rails,
separate rights-of-way from which all other vehicular and foot traffic are excluded, and high platform loading.
“Heavy rail transit” does not include California High-Speed Rail.

(e) “High-frequency commuter rail” means a commuter rail service operating a total of at least 48 trains per day
across both directions, not including temporary service changes of less than one month or unplanned
disruptions, and not meeting the standard for very high frequency commuter rail, at any point in the past three
years.

(f) “High-resource area” means an area designated as highest resource or high resource on the most recently
adopted version of the opportunity area maps published by the California Tax Credit Allocation Committee and
the department.

(g) “Housing development project” has the same meaning as defined in Section 65589.5, but does not include a
project of which any portion is designated for use as a hotel, motel, bed and breakfast inn, or other transient
lodging. For the purposes of this subdivision, the term “other transient lodging” does not include either of the
following:

(1) A residential hotel, as defined in Section 50519 of the Health and Safety Code.

(2) After the issuance of a certificate of occupancy, a resident’s use or marketing of a unit as short-term
lodging, as defined in Section 17568.8 of the Business and Professions Code, in @ manner consistent with local
law.

(h) “Light rail transit” includes streetcar, trolley, and tramway service. “Light rail transit” does not include airport
people movers.
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(i) “Net habitable square footage” means the finished and heated floor area fully enclosed by the inside surface
of walls, windows, doors, and partitions, and having a headroom of at least six and one-half feet, including
working, living, eating, cooking, sleeping, stair, hall, service, and storage areas, but excluding garages, carports,
parking spaces, cellars, half-stories, and unfinished attics and basements.

(j) “Low-resource area” means an area designated as low resource on the most recently adopted version of the
opportunity area maps published by the California Tax Credit Allocation Committee and the department.

(k) “Rail transit” has the same meaning as defined in Section 99602 of the Public Utilities Code.

() “Residential floor area ratio” means the ratio of net habitable square footage dedicated to residential use to
the area of the lot.

(m) “Transit-oriented development zone” means the area within one-half mile of a transit-oriented development
stop.

(n) “Tier 1 transit-oriented development stop” means a transit-oriented development stop within an urban transit
county served by heavy rail transit or very high frequency commuter rail.

(o) “Tier 2 transit-oriented development stop” means a transit-oriented development stop within an urban transit
county, excluding a Tier 1 transit-oriented development stop, served by light rail transit, by high-frequency
commuter rail, or by bus service meeting the standards of paragraph (1) of subdivision (a) of Section 21060.2 of
the Public Resources Code.

(p) “Transit-oriented development stop” means a major transit stop, as defined by Section 21064.3 of the Public
Resources Code, and also including stops on a route for which a preferred alternative has been selected or which
are identified in a regional transportation improvement program, that is served by heavy rail transit, very high
frequency commuter rail, high frequency commuter rail, light rail transit, or bus service within an urban transit
county meeting the standards of paragraph (1) of subdivision (a) of Section 21060.2 of the Public Resources
Code. When a new transit route or extension is planned that was not identified in the applicable regional
transportation plan on or before January 1, 2026, those stops shall not be eligible as transit-oriented
development stops unless they would be eligible as Tier 1 transit-oriented development stops. If a county
becomes an urban transit county subsequent to July 1, 2026, then bus service in that county shall remain
ineligible for designation of a transit-oriented development stop.

(q) “Urban transit county” means a county with more than 15 passenger rail stations.

(r) “Very high frequency commuter rail” means a commuter rail service with a total of at least 72 trains per day
across both directions, not including temporary service changes of less than one month or unplanned
disruptions, at any point in the past three years.

65912.157. (a) A housing development project shall be an allowed use as a transit-oriented housing development
on any site zoned for residential, mixed, or commercial development within one-half or one-quarter mile of a
transit-oriented development stop, if the development complies with the applicable of all of the following
requirements:

(1) A transit-oriented housing development project allowed under this chapter shall include at least five
dwelling units and meet the greater of the following:

(A) A minimum density of at least 30 dwelling units per acre.
(B) The minimum density required under local zoning, if applicable.

(2) The average total area of floor space for the proposed units in the transit-oriented housing development
project shall not exceed 1,750 net habitable square feet.

(3) For a transit-oriented housing development project within one-quarter mile of a Tier 1 transit-oriented
development stop, all of the following apply:

(A) A local government shall not impose any height limit less than 75 feet.
(B) A local government shall not impose any maximum density of less than 120 dwelling units per acre.

(C) A local government shall not enforce any other local development standard or combination of standards
that would physically preclude achieving a residential floor area ratio of up to 3.5.
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(D) A development that achieves a minimum density of 90 dwelling units per acre and that otherwise meets
the eligibility requirements of Section 65915, including, but not limited to, affordability requirements, shall
be eligible for additional concessions pursuant to Section 65915, as specified in subdivision (d).

(4) For a transit-oriented housing development project further than one-quarter mile but within one-half mile
of a Tier 1 transit-oriented development stop, and within a city with a population of at least 35,000, all of the
following apply:

(A) A local government shall not impose any height limit less than 65 feet.

(B) A local government shall not impose any maximum density standard of less than 100 dwelling units per
acre.

(C) A local government shall not enforce any other local development standard or combination of standards
that would physically preclude achieving a residential floor area ratio of up to 3.

(D) A development that achieves a minimum density of 75 dwelling units per acre and that otherwise meets
the eligibility requirements of Section 65915, including, but not limited to, affordability requirements, shall
be eligible for additional concessions pursuant to Section 65915, as specified in subdivision (d).

(5) For a transit-oriented housing development project within one-quarter mile of a Tier 2 transit-oriented
development stop, all of the following apply:

(A) A local government shall not impose any height limit less than 65 feet.

(B) A local government shall not impose any maximum density standard of less than 100 dwelling units per
acre.

(C) A local government shall not enforce any other local development standard or combination of standards
that would physically preclude achieving a residential floor area ratio of up to 3.

(D) A development that achieves a minimum density of 75 dwelling units per acre and that otherwise meets
the eligibility requirements of Section 65915, including, but not limited to, affordability requirements, shall
be eligible for additional concessions pursuant to Section 65915, as specified in subdivision (d).

(6) For a transit-oriented housing development project further than one-quarter mile but within one-half mile
of a Tier 2 transit-oriented development stop, and within a city with a population of at least 35,000, all of the
following apply:

(A) A local government shall not impose any height limit less than 55 feet.

(B) A local government shall not impose any maximum density standard of less than 80 dwelling units per
acre.

(C) A local government shall not enforce any other local development standard or combination of standards
that would physically preclude achieving a residential floor area ratio of up to 2.5.

(D) A development that achieves a minimum density of 60 dwelling units per acre and that otherwise meets
the eligibility requirements of Section 65915, including, but not limited to, affordability requirements, shall
be eligible for additional concession pursuant to Section 65915, as specified in subdivision (d).

(b) For purposes of this chapter, the distance of a transit-oriented housing development project from a transit-
oriented development stop shall be measured in a straight line from the nearest edge of the parcel containing
the proposed project to a pedestrian access point for the transit-oriented development stop.

(c) A local government may still enact and enforce standards, including an inclusionary zoning requirement that
do not, alone or in concert, prevent achieving the applicable development standards of subdivision (a). A local
government shall not adopt any requirement, including, but not limited to, increased fees or inclusionary zoning
requirements, that applies to a project solely or partially on the basis that the project is seeking approval as a
transit-oriented housing development, except as necessary for the requirements of this chapter.

(d) A transit-oriented housing development project under this section shall be eligible for a density bonus,
incentives or concessions, waivers or reductions of development standards, and parking ratios pursuant to
Section 65915 or a local density bonus program, using the density allowed under this section as the base
density. If a development proposes a height under this section in excess of the local height limit, then a local
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government shall not be required to grant a waiver, incentive, or concession pursuant to Section 65915 for
additional height beyond that specified in this section, except as provided in subparagraph (D) of paragraph (2)
of subdivision (d) of Section 65915. A development shall be eligible for the following additional concessions, if it
meets the applicable density threshold specified for its location:

(1) For a development providing housing for extremely low income households, three additional concessions.
(2) For a development providing housing for very low income households, two additional concessions.
(3) For a development providing housing for low-income households, one additional concession.

(e) Notwithstanding any other law, a transit-oriented housing development project that meets any of the
eligibility criteria under subdivision (@) and is immediately adjacent to a transit-oriented development stop shall
be eligible for an adjacency intensifier to increase the height limit by an additional 20 feet, the maximum density
standard by an additional 40 dwelling units per acre, and the residential floor area ratio by 1 prior to the
application of Section 65915.

(f) A development proposed pursuant to this section shall comply with Section 66300.6, including any local
requirements or processes implementing the provisions of Section 66300.6. This subdivision shall apply to any
city or county.

(g) A development proposed pursuant to this section shall comply with any applicable local demolition and
antidisplacement standards established through a local ordinance.

(h) A development proposed pursuant to this section shall not be located on either of the following:

(1) A site containing more than two units where the development would require the demolition of housing that
is subject to any form of rent or price control through a public entity’s valid exercise of its police power that
has been occupied by tenants within the past seven years.

(2) A site that was previously used for more than two units of housing that were demolished within seven
years before the development proponent submits an application under this section and any of the units were
subject to any form of rent or price control through a public entity’s valid exercise of its police power.

(i) A development proposed pursuant to this section shall include housing for lower income households by
complying with one of the following requirements:

(1) (A) Any of the following:

(i) At least 7 percent of the total units, as defined in subparagraph (A) of paragraph (9) of subdivision (0)
of Section 65915, are dedicated to extremely low income households, as defined in Section 50106 of the
Health and Safety Code.

(ii) At least 10 percent of the total units, as defined in subparagraph (A) of paragraph (9) of subdivision
(o) of Section 65915, are dedicated to very low income households, as defined in Section 50105 of the
Health and Safety Code.

(iii) At least 13 percent of the total units, as defined in subparagraph (A) of paragraph (9) of subdivision
(o) of Section 65915, are dedicated to lower income households, as defined in Section 50079.5 of the
Health and Safety Code.

(B) This paragraph shall not apply to any development of 10 units or less.

(C) All units dedicated to extremely low income, very low income, and low-income households pursuant to
subparagraph (A) shall meet both of the following:

(i) The units shall have an affordable housing cost, as defined in Section 50052.5 of the Health and
Safety Code, or an affordable rent, as defined in Section 50053 of the Health and Safety Code.

(ii) The development proponent shall agree to, and the local agency shall ensure, the continued
affordability of all affordable rental units included pursuant to this section for 55 years and all affordable
ownership units included pursuant to this section for a period of 45 years.

(2) If a local inclusionary housing requirement mandates a higher percentage of affordable units or a deeper
level of affordability than that described in paragraph (1), then the local inclusionary housing requirement
mandate shall apply in place of the requirements in paragraph (1).
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(j) A development proposed pursuant to this chapter shall be consistent with the height, noise, and safety
standards of an adopted airport land use compatibility plan or Department of Defense Air Installation Compatible
Use Zones developed pursuant to Section 21675 of the Public Utilities Code, and of otherwise applicable
objective fire safety standards established pursuant to the California Building Code, the California Fire Code, the
California, Wildland-Urban Interface Code, the Health and Safety Code, the Public Resources Code, or Chapter
6.8 (commencing with Section 51175) of Part 1 of Division 1 of Title 5 of this code.

(k) Any transit-oriented housing development pursuant to this section shall meet the labor standards of
subparagraphs (A), (B), (C), (D), (F), and (G) of paragraph (8) of subdivision (a) of Section 65913.4 for any
building over 85 feet in height, which shall be applicable to the building.

(1) For purposes of subdivision (j) of Section 65589.5, a proposed housing development project that is consistent
with the applicable standards from this chapter, as well as applicable local objective general plan and zoning
standards that do not alone or in concert prevent achieving those standards, and as modified by any incentive,
concession, or waiver under Section 65915, shall be deemed consistent, compliant, and in conformity with an
applicable plan, program, policy, ordinance, standard, requirement, or other similar provision. This subdivision
shall not require a ministerial approval process or modify the requirements of Division 13 (commencing with
Section 21000) of the Public Resources Code.

(m) Beginning on January 1, 2027, a local government that denies a housing development project meeting the
requirements of this section that is located in a high-resource area shall be presumed to be in violation of the
Housing Accountability Act (Section 65589.5) and immediately liable for penalties pursuant to subparagraph (B)
of paragraph (1) of subdivision (k) of Section 65589.5, unless the local government demonstrates, pursuant to
the standards in subdivisions (j) and (o) of Section 65589.5, that it has a health, life, or safety reason for
denying the project.

(n) This section shall not apply to a local agency until July 1, 2026, unless the local agency adopts an ordinance
or local transit-oriented development alternative plan deemed compliant by the department before July 1, 2026.
It shall not apply within an unincorporated area of a county until the 7th regional housing needs allocation cycle.

65912.158. (a) For the purposes of this section, “agency transit-oriented development project” means a housing
development project or mixed use residential project that meets all of the following requirements:

(1) A minimum of 50 percent of the total square footage of the project is dedicated to residential purposes.

(2) A minimum of 20 percent of the total number of units shall be restricted for the affordable lower income
households and shall be subject to a recorded affordability restriction for at least 55 years in the case of rental
units and 45 years in the case of owner occupied units, unless a local ordinance or the terms of federal, state,
or local tax credit, or other project financing requires a longer period of affordability.

(3) The average total floor area of floor space for the proposed units in the housing development project shall
not exceed 1,750 net habitable square feet.

(4) The parcel or parcels on which the project is located is an infill site, as defined in Section 21061.3 of the
Public Resources Code.

(5) The transit-oriented development parcels on which the transit-oriented development project would be
located was not acquired through eminent domain on or after July 1, 2025.

(6) The parcels on which the transit-oriented development project would be located are owned by the agency
and either:

(A) The parcels are adjacent to a transit-oriented development stop for which the agency operates service,
or form a contiguous area adjacent to such a transit-oriented development stop.

(B) At least 75 percent of the project area is located within one-half mile of a transit-oriented development
stop for which the agency operates service or plans to provide service and was owned by the agency on or
before January 1, 2026.

(b) (1) A transit agency’s board of directors may adopt by resolution agency transit-oriented development zoning
standards for district-owned real property located in a transit-oriented development zone. These standards shall
establish minimum local zoning requirements for height, density, residential floor area ratio, and allowed uses,
that shall apply to an agency transit-oriented development project, that shall be consistent with Section
65912.157.
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(2) Adopted agency transit-oriented development zoning standards shall establish, for each transit station, the
lowest permissible maximum standard for height, density, and residential floor area ratio, and a list of
approved residential, retail, and commercial uses.

(3) The agency transit-oriented development zoning standards adopted by the board of directors shall not
adopt a lowest permissible maximum standard for density or residential floor area ratio below the level
permitted under Section 65912.157, and shall not prohibit residential use.

(4) The agency transit-oriented development zoning standards shall not establish density standards that
exceed 200 percent of the maximum density established in Section 65912.157.

(c) The adoption of, and amendments to, the agency transit-oriented development zoning standards shall comply
with all of the following:

(1) The transit agency shall hold a public hearing to receive public comment on the proposed agency transit-
oriented development zoning standards or proposed changes to the agency transit-oriented development
zoning standards. The transit agency shall conduct direct outreach to relevant local governments and to
communities of concern around each station. Before or during the scoping meeting, the transit agency shall
consult with each local government in which the station is located, as well as any relevant infrastructure
agencies. The consultation required pursuant to this section shall include all of the following:

(A) A review of the housing needs of the jurisdiction.
(B) A review of the transit-oriented development approved and built in the past year in the jurisdiction.

(C) A review of any transit-oriented development projects proposed by the transit agency in the jurisdiction
for the past year.

(D) A discussion of any obstacles to development of any project proposed by the transit agency.

(2) Not less than 30 days before a public hearing of the board to consider the agency transit-oriented
development zoning standards, the transit agency shall provide public notice and make the draft standards
available to the public.

(3) The board shall adopt or reject any proposed agency transit-oriented development zoning standards at a
publicly noticed meeting of the board not less than 30 days following the original public hearing.

(d) Objective standards adopted pursuant to paragraph (b) shall not preempt or otherwise displace local
discretionary standards that apply to hotel, motel, bed and breakfast, or other transient lodging use, including
short-term lodging, as defined in Section 17568.8 of the Business and Professions Code. For the purposes of this
subdivision, the term “other transient lodging” does not include a residential hotel, as defined in Section 50519
of the Health and Safety Code.

(e) Where local zoning is inconsistent with the agency transit-oriented development zoning standards for a
station, the local jurisdiction may adopt a local zoning ordinance that conforms to the transit-oriented
development zoning standards.

(f) (1) A local government shall not be required to approve any height limit in excess of the standard for
development adjacent to the transit-oriented development stop under Section 65912.157.

(2) The transit agency shall make a finding as to whether the local zoning ordinance conforms to the agency
transit-oriented development zoning standards. Local zoning shall remain in place unless the transit agency
determines that it does not conform to the agency transit-oriented development zoning standards. If,
according to the transit agency’s finding, the local zoning ordinance does not conform to the agency transit-
oriented development zoning standards after two years of the date that the agency transit-oriented
development zoning standards are adopted by the board for that station, the agency transit-oriented
development zoning standards shall become the local zoning for any district-owned parcels that are eligible
under this section, except for any height limit in excess of the standard for development adjacent to the
transit-oriented development stop under Section 65912.157. For each station, a local jurisdiction may update
zoning for transit agency-owned land to comply with agency transit-oriented development zoning standards
until the time that the transit agency enters into an exclusive negotiating agreement with a developer for an
agency transit-oriented development project.
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(g) (1) The transit agency’s approval of agency transit-oriented development zoning standards shall be subject to
review under the California Environmental Quality Act (Division 13 (commencing with Section 21000) of the
Public Resources Code). The district shall serve as the lead agency for California Environmental Quality Act
review for transit-oriented development zoning standards.

(2) Any subsequent California Environmental Quality Act review of rezoning to conform with agency transit-
oriented development zoning standards, and of eligible transit-oriented development projects proposed and on
district-owned land, shall incorporate the environmental review document certified for the transit-oriented
development zoning standards consistent with Section 21094 of the Public Resources Code. A public agency
shall not prepare an environmental impact report or mitigated negative declaration for rezoning pursuant to
paragraph (2) of subdivision (f) to implement agency transit-oriented development zoning standards or for a
transit-oriented development project subsequent to the transit agency’s certification of an environmental
review document for approval of agency transit-oriented development zoning standards unless the public
agency finds, based on substantial evidence, that the rezoning or transit-oriented development project creates
a significant effect on the environment that was not analyzed in the prior environmental review document, and
mitigated or avoided.

(h) A local agency may adopt objective, written development standards, conditions, and policies that apply to
development on district-owned property, provided that they demonstrate their consistency with the agency
transit-oriented development zoning standards. In the event that the agency transit-oriented development
zoning standards, objective planning standards, general plan, or design review standards are mutually
inconsistent, the agency transit-oriented development zoning standards shall be the controlling standards. To the
extent that the zoning standards do not resolve inconsistencies, the general plan shall be the controlling
standard.

(i) Zoning in effect as a result of this section shall be considered the same as locally approved zoning for all
purposes, including the Density Bonus Law and the Housing Accountability Act.

(j) Any agency transit-oriented development project shall comply with the antidisplacement requirements of
Section 66300.6.

(k) A local government shall not be required to approve any height limit under this section greater than the
height limit specified in this chapter for development adjacent to the relevant tier of a transit-oriented
development stop. A transit agency shall not set a maximum height, density, or residential floor area ratio below
that which would be allowed for the site under this chapter.

(I) If nonresidential development is included in an agency transit-oriented development project, at least 25
percent of the total planned units affordable to lower income households shall be made available for lease or sale
and permitted for use and occupancy before or at the same time with every 25 percent of nonresidential
development made available for lease or sale and permitted for use and occupancy.

(m) The development applicant for an agency transit-oriented development project proposed pursuant to this
section shall certify that the labor standards in paragraphs (8) and (9) of subdivision (a) of Section 65913.4 will
be met in project construction, and those standards shall apply if the project is approved by the public agency.
Notwithstanding the preceding sentence, this subdivision shall not apply if all contractors and subcontractors
performing work on the development are subject to a project labor agreement with the transit agency that was
entered into before July 1, 2026, that requires the payment of prevailing wages to all construction workers
employed in the execution of the development and provides for the enforcement of that obligation through an
arbitration procedure. For the purposes of this subdivision, “project labor agreement,” has the same meaning as
set forth in paragraph (1) of subdivision (b) of Section 2500 of the Public Contract Code.

65912.159. (a) A housing development project proposed pursuant to Section 65912.157 shall be eligible for
streamlined ministerial approval pursuant to Section 65913.4 in accordance with all of the following:

(1) The proposed project shall be exempt from subparagraph (A) of paragraph (4) of, and paragraph (5) of,
subdivision (a) of Section 65913.4.

(2) The proposed project shall comply with the affordability requirements in subclauses (I) to (III), inclusive,
of clause (i) of subparagraph (B) of paragraph (4) of subdivision (a) of Section 65913.4.

(3) The proposed project shall comply with all other requirements of Section 65913.4, including, but not
limited to, the prohibition against a site that is within a very high fire hazard severity zone, pursuant to
subparagraph (D) of paragraph (6) of subdivision (a) of Section 65913.4.
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(b) Any housing development proposed pursuant to Section 65912.157 not seeking streamlined approval under
Section 65913.4 shall be reviewed according to the jurisdiction’s development review process and Section
65589.5, except that any local zoning standard conflicting with the requirements of this chapter shall not apply.

65912.160. (a) The department shall oversee compliance with this chapter.

(b) The department shall promulgate standards on how to allow for capacity pursuant to this chapter to be
counted in a city or county’s inventory of land suitable for residential development pursuant to Section 65583.2,
no later than July 1, 2026.

(c) (1) A local government may enact an ordinance to make its zoning code consistent with the provisions of this
chapter, subject to review by the department pursuant to subdivision (d). This ordinance may include objective
development standards, conditions, and policies, applying to transit-oriented housing developments, that are
demonstrated by a preponderance of evidence to not physically preclude, alone or in concert, the applicable
housing development standards of Section 65912.157.

(2) The ordinance described in paragraph (1) shall not be considered a project under Division 13 (commencing
with Section 21000) of the Public Resources Code.

(d) If a local government adopts an ordinance to come into compliance with this section, the following provisions
shall apply:

(1) (A) At least 14 days prior to adoption of an ordinance pursuant to this section, the local government shall
submit a draft ordinance to the department.

(B) The department may review the draft and report its written findings to the planning agency.

(2) A local government shall submit a copy of any ordinance enacted pursuant to this section to the
department within 60 days of enactment.

(3) (A) The department shall, within 90 days, review the enacted ordinance, make a finding as to whether the
enacted ordinance is in substantial compliance with this section, and report that finding to the local
government.

(B) If needed, the department may request an additional 30 days to make a finding as to whether the
enacted ordinance is in substantial compliance with this section, and report that finding to the local
government.

(C) If the department does not provide written findings to the local government within the review period
provided for in this paragraph, the ordinance shall be deemed compliant for the purposes of assessing
penalties, including those pursuant to subdivision (m) of Section 65912.157.

(4) If at any time the department determines that the ordinance does not comply with this section, the
department shall notify the local government in writing. The department shall provide the local government a
reasonable time, not to exceed 60 days, to respond before taking further action as authorized by this section.

(5) The local government shall consider any findings made by the department pursuant to paragraph (4) and
shall do one of the following:

(A) Amend the ordinance to comply with this section.

(B) Enact the ordinance without changes. The local government shall include findings in its resolution
adopting the ordinance that explain the reasons the local government believes that the ordinance complies
with this section despite the findings of the department.

(6) If the local government does not amend its ordinance in response to the department’s findings or does not
adopt a resolution with findings explaining the reason the ordinance complies with this section and addressing
the department’s findings, the department shall notify the local government and may notify the Attorney
General that the local government is in violation of this section.

(e) The ordinance may designate areas within one-half mile of a transit-oriented development stop as exempt
from the provisions of this chapter if:

(1) The local government makes findings supported by substantial evidence that there exists no walking path
of less than one mile from that location to the transit-oriented development stop.
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(2) A local government with at least 15 transit-oriented development stops designates the area as an industrial
employment hub. An industrial employment hub shall be a contiguous area of at least 250 acres designated in
the jurisdiction’s general plan on or before January 1, 2025, as an employment lands area; the parcels within it
shall be primarily dedicated to industrial use as defined in paragraph (3) of subdivision (f) of Section
65912.121; and housing shall not be a permitted use on any of the sites so excluded.

(f) Each metropolitan planning organization shall create a map of transit-oriented development stops and zones
within its region by tier, as designated under this chapter, in accordance with the department’s guidance
pursuant to subdivision (b). This map shall have a rebuttable presumption of validity for use by project
applicants and local governments.

65912.161. (@) For purposes of this section, “transit-oriented development alternative plan” shall mean a plan
adopted by the local agency via the adoption of the housing element, a program to implement the housing
element, the adoption of a specific plan, a zoning overlay, or enactment of an ordinance; that brings the local
agency into compliance with this chapter and that incorporates all of the following:

(1) A local transit-oriented development alternative plan shall maintain at least the same total net zoned
capacity, in terms of both total units and residential floor area, as provided for in this chapter across all transit-
oriented development zones within the jurisdiction.

(A) Net zoned capacity in units shall be measured by subtracting the current number of units on the site
from the number allowed by the applicable development standards.

(B) Net zoned capacity in floor area shall be measured by subtracting the current developed floor area of
the site from the amount allowed by the applicable development standards.

(2) The plan shall not reduce the maximum allowed density for any individual site on which the plan allows
residential use by more than 50 percent below that permitted under this chapter, except for sites meeting any
of the following criteria:

(A) Sites within a very high fire hazard severity zone, as determined by the Department of Forestry and Fire
Protection pursuant to Section 51178, or within the state responsibility area, as defined in Section 4102 of
the Public Resources Code.

(B) Sites that are vulnerable to one foot of sea level rise, as determined by the National Oceanic and
Atmospheric Administration, the Ocean Protection Council, the United States Geological Survey, the
University of California, or a local government’s coastal hazards vulnerability assessment.

(C) Sites with a historic resource designated on a local register, so long as sites excluded from the density
requirements of this paragraph on that basis do not cumulatively exceed 10 percent of the eligible area of
any transit-oriented development zone.

(D) Sites within one-half mile of a Tier 2 transit-oriented development stop shall not have a density below
30 units per acre with a residential floor area ratio of 1.0, except for sites specified in subparagraphs (A) to
(C), and should be considered for attached entry level owner occupied housing development opportunities.

(3) The plan shall not reduce the capacity in any transit-oriented development zone in total units or residential
floor area by more than 50 percent.

(4) A site’s maximum capacity counted toward the plan shall not exceed 200 percent of the maximum density
established under this chapter. Any site excluded from the minimum density requirements of subparagraphs
(A) to (C) of paragraph (2) shall not be counted toward the plan’s capacity. For purposes of this section,
calculations regarding capacity, density, and floor area shall include capacity, density, or floor area available
under voluntary local housing incentive programs.

(5) A local transit-oriented development alternative plan may consist of an existing local transit-oriented
zoning ordinance, overlay zone, specific plan, or zoning incentive ordinance, provided that it meets the
requirements of this subdivision.

(b) (1) Prior to one year following the adoption of the seventh revision of the housing element, Section
65912.157 shall not apply to any of the following for which the local government has adopted an ordinance in
accordance with Section 65912.160 indicating the site’s exclusion:
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(A) A site that has been identified by the local jurisdiction which permits density and residential floor area
ratio at no less than 50 percent of the standards specified under subdivision (a) of Section 65912.157.

(B) (i) A site in a transit-oriented development zone in which at least 33 percent of sites in the relevant
transit-oriented development zone have permitted density and residential floor area ratio no less than 50
percent of the standards specified under subdivision (a) of Section 65912.157 and which includes sites with
densities that cumulatively allow for at least 75 percent of the aggregate density for the transit-oriented
development zone specified under subdivision (a) of Section 65912.157.

(ii) A site in a transit-oriented development zone around a transit-oriented development stop that is
primarily comprised of a low-resource area which includes sites with densities that cumulatively allow for
at least 40 percent of the aggregate density for the transit-oriented development zone specified under
subdivision (a) of Section 65912.157.

(iii) A site in an area designated as low resource on the most recently adopted version of the opportunity
area maps published by the California Tax Credit Allocation Committee and the department, and within a
jurisdiction that cumulatively allows for at least 50 percent of the total capacity for units and floor area
as specified under Section 65912.157 across all transit-oriented development zones.

(C) A site that is covered by a local transit-oriented development alternative plan adopted by a local
government.

(D) Sites within a very high fire hazard severity zone, as determined by the Department of Forestry and Fire
Protection pursuant to Section 51178, or within the state responsibility area, as defined in Section 4102 of
the Public Resources Code.

(E) Sites that are vulnerable to one foot of sea level rise, as determined by the National Oceanic and
Atmospheric Administration, the Ocean Protection Council, the United States Geological Survey, the
University of California, or a local government’s coastal hazards vulnerability assessment.

(F) Sites with a historic resource designated as of January 1, 2025, on a local register.

(2) A local government that has adopted an ordinance pursuant to this subdivision shall indicate on its public
zoning map which sites or transit-oriented development zones are and are not covered by Section 65912.157.

(c) (1) For the seventh and subsequent revisions of the housing element, a local government may include a local
transit-oriented development alternative plan in any of the following ways:

(A) (i) Include a local transit-oriented alternative plan in its housing element. When a local government
includes a transit-oriented development alternative plan in its housing element the plan shall include an
analysis of how the plan maintains at least an equal feasible developable housing capacity as the baseline
established by this chapter.

(ii) If a local government adopts a housing element that the department has determined to be compliant
with this section, then any action to enforce or implement a compliant housing element shall be subject
to applicable provisions of housing element law (Article 10.6 (commencing with Section 65580) of
Chapter 3).

(iii) The initial submission of a transit-oriented development alternative plan shall be included in the local
government’s first draft submittal referenced in subparagraph (C) of paragraph (1) of subdivision (b) of
Section 65585.

(iv) Sites identified in a local transit-oriented development alternative plan may be included in the
inventory of land suitable for residential development, pursuant to the additional requirements of Section
65583.

(B) If a local government does not include the local transit-oriented alternative plan in its housing element,
the local government may adopt an alternative plan that has been deemed compliant by the department
pursuant to Section 65912.160.

(d) Section 65912.157 shall not apply within a jurisdiction that has a local transit-oriented alternative plan that
has been approved by the department as satisfying the requirements of this section in effect. The department’s
approval pursuant to this section shall be valid through the jurisdiction’s next amendment to the housing
element of its general plan.
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(e) A local transit-oriented development alternative plan may consist of an existing local transit-oriented zoning
ordinance, overlay zone, specific plan, zoning incentive ordinance or existing program, provided that it meets the
requirements of this section.

65912.162. The Legislature finds and declares that the state faces a housing crisis of availability and affordability,
in large part due to a severe shortage of housing, and solving the housing crisis therefore requires a
multifaceted, statewide approach, including, but not limited to, encouraging an increase in the overall supply of
housing, encouraging the development of housing that is affordable to households at all income levels, removing
barriers to housing production, expanding homeownership opportunities, and expanding the availability of rental
housing, and is a matter of statewide concern and is not a municipal affair as that term is used in Section 5 of
Article XI of the California Constitution. Therefore, this chapter applies to all cities, including charter cities.

SEC. 2. The provisions of this act are severable. If any provision of this act or its application is held invalid, that
invalidity shall not affect other provisions or applications that can be given effect without the invalid provision or
application.

SEC. 3. No reimbursement is required by this act pursuant to Section 6 of Article XIIIB of the California
Constitution because a local agency or school district has the authority to levy service charges, fees, or
assessments sufficient to pay for the program or level of service mandated by this act or because costs that may
be incurred by a local agency or school district will be incurred because this act creates a new crime or infraction,
eliminates a crime or infraction, or changes the penalty for a crime or infraction, within the meaning of Section
17556 of the Government Code, or changes the definition of a crime within the meaning of Section 6 of Article
XIII B of the California Constitution.
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SAN MARCO

DiscoVeR LIFE's POSSIBILITIES

MINUTES

Regular Meeting of the Planning Commission

MONDAY, JUNE 15, 2026
City Council Chambers
1 Civic Center Drive, San Marcos, CA 92069

CALL TO ORDER
At 6:30 p.m. Planning Commission Chair Saulsberry called the meeting to order.

PLEDGE OF ALLEGIANCE
Commissioner Smith led the Pledge of Allegiance to the Flag.

ROLL CALL
The Secretary called the roll:

PRESENT: COMMISSIONERS: MARCINKO, CAVANAUGH, KILDOO, SAULSBERRY, CARROLL, GUERRERO,
SMITH

ABSENT COMMISSIONERS: BARNETT, NORRIS
Also present were: Planning Division Director Joe Farace, Sustainability Program Manager Sean del Solar,
Senior Management Analyst Song LeBaron, Administrative Assistant Sonia Rathee Gulia, Deputy City

Attorney Punam Prahalad

ORAL AND WRITTEN COMMUNICATIONS
No oral communications.

An email from Neighborhood Healthcare was received, distributed to the Commissioners, included in the
agenda binder, and will be posted on the City's website the next day.

CONSENT CALENDAR
1. APPROVAL OF MINUTES, 5/18/2026
Action:

COMMISSIONER KILDOO MOVED TO APPROVE CONSENT CALENDAR ITEM #1 AS PRESENTED; SECONDED
BY COMMISSIONER MARCINKO. MOTION CARRIED BY THE FOLLOWING VOTE.
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AYES: COMMISSIONERS: MARCINKO, CAVANAUGH, KILDOO, SAULSBERRY, CARROLL,
GUERRERO, SMITH

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: NONE

2. Project No: TEXT AMENDMENT TA 26-0001
Request: Approval of an ordinance implementing SB 79.
Recommendation: Staff recommends to the City Council ADOPTION and APPROVAL of the following, in
the order set forth below:
1. ADOPT Notice of Exemption (EX26-041); and
2. APPROVE Resolution PC 26-5216 (Text Amendment TA 26-0001)
Sustainability Program Manager Sean del Solar: gave the staff presentation

OPEN PUBLIC COMMENTS

Non- Resident of San Marcos: Maxwell Geryen with BuildSD.org supports the project but recommends
some amendments to the parking requirements.

Planning Commissioner Discussions: The Commissioners discussed several aspects of the proposed
project and sought clarification on a variety of topics, including the definition of a transit stop; pedestrian
access and walkway requirements; the distinction between dwelling units and residential units; how the
proposed Transit-Oriented Development (TOD) standards compare to existing higher-density development
standards; and whether current transit ridership data, including Sprinter usage, was considered in the
analysis. Additional questions addressed wildfire risks, emergency access and evacuation considerations,
parking requirements associated with the proposed density of 140 dwelling units per acre, the potential
number of additional housing units that could be accommodated citywide, the industrial site exemption and
its implications for future rezoning, and applicable fire mitigation requirements.

Sustainability Program Manager Response: Sean del Solar explained that state law establishes specific
criteria for qualifying transit stops, including service frequency and transit type. The proposed ordinance
focuses on Tier 2 transit stop designations associated with Sprinter commuter rail stations, with station
locations determined by SANDAG. He noted that the transit eligibility criteria are based on service frequency
and do not consider ridership capacity or utilization levels.

He further clarified that the maximum walking distance associated with the transit-oriented development
standards is approximately one mile. Questions regarding broader implementation of the ordinance and
its relationship to existing development standards will be evaluated comprehensively as part of the
General Plan update process.

Regarding parking, Sean explained that state law prohibits local agencies from imposing minimum parking
requirements within one-half mile of qualifying transit districts. While the City may not require minimum

City of San Marcos | 1 Civic Center Drive | San Marcos, CA 92069 | (760) 744-1050 | www.san-marcos.net




Regular Planning Commission
Monday, June 15, 2026 | Page 3 of 4

vehicle parking in these areas, the ordinance includes standards for bicycle facilities and bicycle parking.
He indicated that market demand is expected to continue to drive the provision of parking by developers.

He also noted that projects proposed in high fire hazard areas would remain subject to applicable fire
safety regulations, wildfire risk assessments, and fire mitigation requirements.

Deputy City Attorney: Punam Prahalad clarified 30 dwellings units per acre is the density permitted by
SB-79.

Planning Director Response: Planning Director Joe Farace explained that the proposed standards differ
from existing regulations in that they are more specifically defined and allow for a higher density range.
Based on a preliminary analysis of eligible properties, locations, and maximum allowable densities—
without accounting for site-specific constraints—the ordinance could potentially accommodate
approximately 90,000 additional dwelling units citywide. The Director further clarified that any proposal
requiring a General Plan Amendment or rezoning would remain subject to the City's discretionary review
process, and the City retains the authority to approve or deny such requests.

CLOSED PUBLIC COMMENTS

Action:

COMMISSIONER GUERRERO MOTIONED TO ADOPT NOTICE OF EXEMPTION EX26-041 AND APPROVE PC
26-5216 FOR TEXT AMENDMENT TA 26-0001 AND SECONDED BY COMMISSIONER KILDOO. MOTION
CARRIED BY THE FOLLOWING VOTE.

AYES: COMMISSIONERS: MARCINKO, CAVANAUGH, KILDOO, SAULSBERRY, CARROLL,
GUERRERO, SMITH

NOES: COMMISSIONERS: NONE

ABSENT: COMMISSIONERS: NONE

ABSTAIN: COMMISSIONERS: NONE

PLANNING DIVISION DIRECTOR COMMENTS: Planning Director Joe Farace reported that appeals have
been filed for the North City Sign Program and North City West Phase 2 projects, both of which are scheduled
for City Council consideration on June 23, 2026. He also informed the Commission that there will be no
second Planning Commission meeting in June and that two Planning Commission meetings are scheduled
for July.

PLANNING COMMISSIONERS COMMENTS: Commissioners expressed appreciation for the detailed
presentation and the clear graphics included in the staff report.

ADJOURNMENT

At 7:18 p.m. Chair Saulsberry adjourned the meeting.
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LIONEL SAULSBERRY , CHAIRPERSON
CITY OF SAN MARCOS PLANNING COMMISSION

ATTEST:

SONG LEBARON, SR. MANAGEMENT ANALYST
CITY OF SAN MARCOS PLANNING COMMISSION
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Staff Report

File #:26-2922

MEETING DATE:
July 2026

SUBJECT:
SAN DIEGO ASSOCIATION OF GOVERNMENTS REPORT (MAYOR JONES)

Recommendation
Note and File

Attachment(s)
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Staff Report

File #:26-2923

MEETING DATE:
July 2026

SUBJECT:
LEAGUE OF CALIFORNIA CITIES REPORT (COUNCILMEMBER MUSGROVE)

Recommendation
Note and File

Attachment(s)
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Staff Report

File #:26-2924

MEETING DATE:
July 2026

SUBJECT:
NORTH COUNTY TRANSIT DISTRICT REPORT (DEPUTY MAYOR SANNELLA)
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Note and File.
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Staff Report

File #:26-2925

MEETING DATE:
July 2026

SUBJECT:
NORTH COUNTY DISPATCH JOINT POWERS AUTHORITY REPORT (COUNCILMEMBER LEBLANG)

Recommendation
Note and File

Attachment
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Staff Report
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CLEAN ENERGY ALLIANCE REPORT (COUNCILMEMBER NUNEZ)
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Staff Report
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