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(Creek District Specific Plan – Land
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Chapter 2

Planning Area
2.1

District Location

Regionally, the Creekside District is centrally located to the
North County, roughly midway between Carlsbad and Escondido
and the two respective regional north-south transportation corridors, I-5 and State Route 15 (see Figure 2-1). The District is
also centrally located within San Marcos, adjacent to San Marcos
Boulevard, the City’s primary commercial corridor, and a mile
or less from the City’s Town Center, Cal State San Marcos, and
Palomar College (see Figure 2-2). Situated in the City’s designated
Business & Industrial District, the area is bounded on the north
by San Marcos Boulevard, on the south and west by Discovery
Street, and on the east by Grand Avenue and State Route 78 (SR78).
SR-78 provides regional access to the Creekside District via the San
Marcos Boulevard and Los Posas Road interchanges. Local eastwest access to the District is provided via San Marcos Boulevard
and Discovery Street/Craven Road, while Las Posas/McMahr
Road, Via Vera Cruz, Bent Avenue, and Grand Avenue all provide
for north-south access to the area.
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Figure 2-1: Regional Context
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Centrally located in San Marcos, the Creekside District is near key city destinations:
Cal State San Marcos (top), the Civic Center (middle), and Palomar College
(bottom).
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Figure 2-2: Planning Area Context

Palomar
College

William R.
Bradley Park
78

San Marcos
High School

San Marcos Creek
Specific Plan Area

Civic
Center

Lake San Marcos
Country Club

CSU
San Marcos

Item 2.160

2-4 | Planning Area

Figure 2-3: Planning Area
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2.2

District Character

2.2.1 The Natural Setting
The 214-acre Creekside District takes its name from San Marcos
Creek, which extends the entire length of area from SR-78 to
Discovery Street (see Figure 2-3). Situated within the creek’s alluvial plain, the District has relatively level topography that slopes
gradually (approximately 2% slope) down from east to west. The
creek channel itself is not deeply incised, so the difference in elevation between the bottom of the creek and a parallel portion
of San Marcos Boulevard is typically not more than five to ten
feet. Because the District is so flat, much of the area is subject to
flooding during intense storm events. Roughly two-thirds of the
District is located within the 100-year floodplain.
Due to its susceptibility to flooding, most of the southern portion of the District remains undeveloped. Vegetation in the undeveloped portion of the District generally consists of riparian
woodlands along the creek channel, with grasslands occupying the
upland areas between the riparian woodlands and developed areas. The condition of the plant cover in each of these areas varies widely, from quite disturbed and patchy to very dense and
lush. Generally, the riparian woodland areas include a mix of willows, reeds, sedges, and mulefat with scattered cottonwoods, sycamores, and other non-native tree species interspersed. Sections
of the creek channel are so densely vegetated that the creek itself is frequently not visible. On the other hand, the grassland areas, which consist of primarily low-growing native and non-native
grasses and random stands of eucalyptus and walnut trees are more
visually open in character.
While the visual quality and design character of the existing development in the District is, on average, not very strong, the visual character of the area’s natural setting is generally quite pleasant, although not uniformly so. The more disturbed portions of
the District are somewhat weedy in character and the area’s ap-

Large portions of the southern area remain undeveloped due to potential flooding (top). However, the site’s openess provides an attractive
setting and views of the surrounding hilly landscape (bottom).
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pearance varies dramatically from season to season. The absence of
significant topographic or man-made features within the District
contributes to a very open visual character that allows for views
out from the District to the surrounding landscape, including the
creek corridor and the distinctive hillsides and ridgelines that ring
San Marcos.

2.2.2 The Land Use Setting
Land Use Patterns
Land uses in the area surrounding the District include four general categories: commercial, industrial, residential and institutional.
Retail and service commercial uses predominate along San Marcos
Boulevard, with industrial uses located to the north and south of
the retail. Residential subdivisions predominate in the areas south
and west of Discovery Street with some legal nonconforming residential uses scattered within the Creekside District. Institutional
land uses are interspersed with other uses to the north, west and
south of the District.
Existing District Land Uses

San Marcos Boulevard is a heavily traveled commercial
corridor and sub-regional thoroughfare.

Existing auto-oriented “strip” malls along San Marcos
Boulevard do not contribute to a positive district
character or identity.

Existing development in the District is located primarily north
of the creek and closer to San Marcos Boulevard. Development
in the area between Grand Avenue and McMahr Road consists
of primarily commercial and legal nonconforming industrial uses,
including neighborhood “strip” retail centers, two gas stations, a
lumberyard, three storage facilities, a construction material storage yard, auto services, a bowling alley, office uses, and a fast food
restaurant.
The southern half of the District between Grand Avenue and
McMahr Road, including areas north and south of the creek, is
primarily undeveloped, except for four single-family residences
and a vacant industrial building. No development is located within the District east of Grand Avenue, which consists of undeveloped creek channel to Highway 78. West of McMahr Road existing development includes the “E-Z Living” mobile home park, a
half-dozen single-family residences, a restaurant, and a church and
affiliated school.

Item 2.163

Planning Area | 2-7

Surrounding Land Uses
South of the District, the “Valle Verde” mobile home park is located in the area between the Creek and Discovery Street. South
and west of Discovery Street, existing development consists primarily of residential uses (single-family and cluster development),
the Lake San Marcos Country Club, and some institutional uses
including a church, an elementary school, and San Marcos High
School. North of the District, development along San Marcos
Boulevard is primarily retail. Between the freeway and Via Vera
Cruz, these retail uses consist of a mixture of neighborhood and
regional retail centers, auto-oriented service uses, and some office
uses. From Via Vera Cruz west to McMahr Road, the uses have a
predominantly entertainment retail character, with major uses including Old California Restaurant Row, Edwards Cinema, and
Sears. Industrial and office uses occupy portions of the north side
of San Marcos Boulevard west of Pacific Street and predominate
in the area immediately north of the retail development along San
Marcos Boulevard (e.g., farm supply, a beer distributorship, and
the County office complex).
The Creekside Marketplace, a regional retail center, borders the
District to the east and north in the area between Grand Avenue
and SR-78. The area south of Creekside Marketplace remains predominantly undeveloped except for some legally nonconforming transitional land uses immediately south and southeast of the
District. The General Plan currently calls for business park and
health care uses south of the creek, but the City will be reevaluating future uses in this area through the “Heart of the City” specific plan process.

Edwards Cinema (top), Old California Restaurant Row
(middle), and the Creekside Marketplace (bottom) are
key existing retail uses along San Marcos Boulevard.
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2.2.3 Development Patterns
Each of the four general land use categories described above (commercial, industrial, residential and institutional) have unique development patterns, building types, and architectural characters associated with them. The existing development in each of these categories represents the physical context into which future Creekside
District development is going to grow. A key consideration of the
plan is how different this existing physical context (i.e., the built
environment) is from what is proposed for the District.
Much of the area’s retail is characterized by development
patterns typical of “strip” commercial uses.

Commercial
Currently, the densest concentration of commercial development
occurs in a two-block stretch of San Marcos Boulevard between
McMahr Road and Bent Avenue. The development consists of
primarily low-rise “strip” malls and large “big box” structures,
many with a Spanish colonial architectural theme. The majority of
buildings are set back from the street with parking lots occupying
the front setback. Interspersed within this commercial strip development are small clusters of legal nonconforming single-family residential units, legal nonconforming storage yards and vacant
lots that contribute to a lack of continuity along the street edge.

Only a few retail buildings have multiple stories or
directly front onto San Marcos Boulevard.

Existing industrial uses exhibit a functional
architectural character with minimal articulation.

The architectural quality of the commercial buildings varies greatly from building to building. Most of the “strip” malls have a simple, somewhat generic retail architectural character. Many of these
are designed with references, such as light-colored stucco exteriors and terra cotta roof tiles, to the Spanish colonial architectural theme called for in the City’s design guidelines for San Marcos
Boulevard. In general, the design quality of the existing commercial development along San Marcos Boulevard is ordinary. Most
Spanish colonial references are limited to surface decoration, and
the architecture does not reflect building forms and massing associated with the style.
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A positive example of a commercial building in the Spanish colonial theme can be found at the northeast corner of San Marcos
Boulevard and Via Vera Cruz. This two-story stucco office building is well proportioned, set close to the street, and successfully exhibits stylistically appropriate architectural detailing, including a
wood and metal balustrade, exposed wood beams, terra cotta tiles
and exterior columns. A small number of buildings also are designed in the “ranch” style, such as the Bamford Center on Grand
Avenue. This simple style can be characterized by sloped wood
shingle roofing and darkly painted or stained wood panel exteriors
with white accent trim around windows and doors.

The existing mobile home park in the planning area is
considered a transitional use until the area redevelops.

Industrial
The majority of industrial development is located in the triangular area between the San Marcos Boulevard commercial corridor and SR-78. A limited number of legal nonconforming industrial buildings are also mixed into the commercial area along the
south side of San Marcos Boulevard. Most of the industrial structures are of low-rise simple concrete box construction, and range
in size from roughly 2,000 to 30,000 square feet. Buildings tend
to be surrounded by fields of parking, which separate them from
the street and from adjacent buildings. The industrial zone has
a purely functional architectural character and includes minimal
variation in massing and building heights.

Attractive, newer residential neighborhoods in the
Discovery Hills overlook the site.

Residential
A variety of housing types can be found within the District and
surrounding area. The majority of residential development is concentrated in the hills south of Discovery Street and to the west of
the District. Large, upscale single-family homes built within the
last ten to fifteen years comprise the development in the hills directly south of the District, while older, well-maintained singlefamily homes are located in the Lake San Marcos Country Club
to the west.

A nearby office building reflects a Spanish/
Mediterranean style.
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In addition to these detached single-family homes, there are also
a number of townhomes, apartments, and mobile homes located adjacent to the District. A small townhome development is
located at the intersection of La Sombra Drive and Discovery
Street, and a senior apartment complex is located on San Marcos
Boulevard near the intersection with Discovery Street. Two mobile home parks are located immediately south of the District,
one at the southwest corner in the area bounded by Discovery
Street and San Marcos Creek, and the other is on the south side of
Discovery Street east of Via Vera Cruz.

Street east of La Sombra Drive, and San Marcos High School is located on San Marcos Boulevard just west of Discovery Street. All
of these uses have a dominant suburban and auto-oriented character (i.e., large parking areas).

The predominant residential architectural styles are Spanish colonial/Mediterranean and ranch. Newer homes are generally larger
two-story structures with a Spanish/Mediterranean theme, while
the older homes tend to be one-story, ranch-style buildings.
Residential development located within the District includes a
handful of modest single-family homes and a mobile home park.
Single-family homes are tucked among the commercial development south of San Marcos Boulevard with the largest cluster located west of McMahr Road. The mobile home park, which is located just west of these single family homes on Tamarisk Lane, includes approximately 76 units and is considered a transitional use
until the area redevelops.

A portion of the Valley Christian School site currently lies within the 100-year
floodplain.

Institutional
A number of institutional buildings are located in the District vicinity, including educational, civic and religious uses. The only institutional use actually in the District is the Valley Bible Church
and Christian School on Discovery Street south of San Marcos
Boulevard. The City is working with this organization to relocate
elsewhere within the city since their current site is subject to flooding from San Marcos Creek. Another church and a public elementary school are located just south of the District on Discovery

Discovery Elementary is the closest elementary school to the District.
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2.3

Land Ownership And Parcelization

The District includes 100 recorded parcels, owned by 75 different landowners. Altogether, the 100 parcels include approximately
208 acres (the District also includes approximately 6 acres in public right-of-ways). Parcel sizes vary from 0.03 acres (1,200 square
feet) to 17.2 acres. Generally, the existing parcels tend to be small,
with over half of the parcels (59% or 59 parcels) being less than an
acre in area. Of the 100 parcels, only eight parcels are larger than
5 acres in area, and only four are larger than 10 acres.
The City of San Marcos is the largest landowner, with eight parcels totaling 59.6 acres (see Figure 2-4). In anticipation of implementing the flood control improvements identified in this plan,
the City has been acquiring land along the creek corridor that will
be needed to construct the necessary improvements.
Of the 100 parcels in the District, 38 parcels are vacant or undeveloped. These vacant parcels include approximately 127.5 acres
(61% of the District), and range in size from 0.17 acres to 17.2
acres. Of the 21 property owners who own undeveloped land, the
four largest landowners own 89.9 undeveloped acres, or 71% of
the vacant land. The City of San Marcos’ landholdings account
for 46% of the vacant land. In addition to the vacant and undeveloped parcels, many parcels are under-utilized (i.e., the amount
or type of development currently on them is not consistent with
what is permitted under existing zoning), so the vacant land represents only a portion of District land with development potential.
An inventory of all District parcels, their owners, size, and development status is included as Appendix A.
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Figure 2-4: Land Ownership and Parcelization
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Chapter 3

Land Use
3.1

Purpose

The Land Use chapter establishes the framework for development
and conservation within the Creekside District. The chapter describes the overall land use concept for the District, including the
types, intensities, and distribution of uses, and sets forth specific
land use goals and policies.
This direction provides the foundation for the more detailed land
use regulations and development standards that are established in
Chapter 7, Form-Based Code (see Section 7.2 Land Use/Building
Function Regulations) as well as other elements of the Specific
Plan. More specific goals and policies for open space and resource
management are included in Chapter 4, information on the circulation system is contained in Chapter 5, community design issues
are addressed in Chapter 6, and details relating to public utilities
are contained in Chapter 8.
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3.2

Land Use Concept

3.2.1 Mixed-Use Downtown
GOAL 3.1: An active, mixed-use commercial core and “downtown” for San Marcos that will be both a citywide and regional destination.
Over the years, San Marcos has grown from a rural unincorporated community into a city without the benefit of having a true
“downtown” that serves as the focus of the community’s social,
cultural and commercial life. The Town Center area, with the
City Hall complex and associated commercial development, fulfills some of the civic and cultural needs typically associated with
a community’s downtown, but the need remains for a commercial center that will contribute to the vitality, livability, and identity of San Marcos.
As the City continues to grow, and areas such as the Town Center,
Cal State San Marcos, and Heart of the City build out, so will the
demand for a downtown that addresses the commercial and entertainment needs of the City’s residents, workers, students and visitors. The intent of this Specific Plan, and the associated infrastructure improvements, is to provide a framework that will support the creation of just such a thriving commercial center and
focal point for community interaction.
Policy 3.1.1:

Establish the Creekside District as an attractive
pedestrian-oriented, mixed-use commercial center.

San Marcos currently lacks a truly pedestrian-oriented shopping
and entertainment district. The prevalent existing pattern is characterized by retail centers designed primarily to cater to passing
vehicular traffic. In order to establish the Creekside District as a
vibrant center for the community’s social and commercial life, it
The Creekside District will be a pedestrian-oriented, mixed-use “Downtown.”
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is essential that it be an attractive, walkable neighborhood where
people feel comfortable strolling, lingering, and engaging in the
social and cultural activities that characterize successful downtowns.
Many factors contribute to the creation of a pedestrian-oriented district, including the design of the public streetscape and the
scale and orientation of buildings. The type, mix, and distribution of land uses, however, also play an important role. Promoting
mixed-use development in the Creekside District will support the
creation of a pedestrian-oriented district, by locating residences,
employment, retail, entertainment and services within convenient
walking distance of each other, and thus eliminating the need for
many of the daily vehicle trips that are necessary when these uses
are dispersed. The intent is for those who live and work in the area
in the future to be able to walk from homes and jobs to nearby
businesses for dining, shopping, services, and entertainment, and
for those who visit or commute to the District to be able to park
once and then walk to all of their destinations (This “park once”
strategy is at the heart of the parking management plan discussed
in Chapter 5, Circulation and Transportation. Additionally, refer
to this chapter as well as Chapter 6, Community Design for detailed discussion of pedestrian-oriented design concepts, standards
and guidelines).
Policy 3.1.2:

Encourage mixed-use development that enhances the identity and function of the Creekside
District as a downtown for San Marcos and a retail and entertainment destination for the North
County.

Policy 3.1.3:

Balance retail and entertainment uses with a mix
of residential, office, and service uses that complement and support the economic viability of
the commercial core, and contribute to the creation of a new “24-hour” neighborhood with
around-the-clock vitality.

In contrast to current land use regulations that promote a more homogeneous, single-purpose commercial district in the area north
of the creek, the Specific Plan promotes a mixture of commercial,
residential and employment uses within the District. The rationale for this approach is both economic and social. Economically,
the mixed-use concept is important because of the support that
residential and employment-generating uses will provide for new
retail development. Given the competitive nature of the retail
market in the North County, it will be critical to build a local
base of support for new retail by incorporating complementary
residential and employment-generating uses within the District.
Socially, a mixed-use district supports the development of a more
vibrant district that avoids the downtimes associated with singleuse districts. The mixture of uses ensures that the District will be
active with people working, shopping, socializing, and residing in
the District at all times of the day, seven days a week, not just during business hours on weekdays.

A mix of retail, office, and residential uses will make the Creekside District a
vibrant “24-hour” neighborhood.

Item 2.172

3-4 | Land Use

Policy 3.1.4:

Provide landowners and developers with flexibility to respond to market factors as they change
over time.

The mixed-use land use concept is purposely non-prescriptive in
terms of specific uses required or their distribution in order to provide District landowners with flexibility to respond to changes in
the market. The intent is to allow for a broad range of activities
and to support creative development concepts that will result in
an economically and socially vibrant downtown. Substantial flexibility in uses will be allowed as long as other key goals (e.g., urban form, pedestrian orientation, transit-friendliness, etc.) of the
Plan are achieved. That noted, large areas devoted to a single use
or function are generally discouraged in favor of a mix of uses.
Policy 3.1.5:

Vertical mixing of land uses is preferred to horizontal mixing of uses.

Encourage vertical mixing of uses as the preferred
development strategy, while allowing for compatible horizontal mixing of uses as appropriate to
the land use context.

The mixed-use concept provides flexibility not only by providing
for a range of possible uses, but also by allowing flexibility in how
uses are mixed. Uses can be mixed either vertically or horizontally.
Vertical mixing is when different uses are placed over one another,
such as when residential or office uses are developed over groundfloor retail. Horizontal mixing is when different uses are situated
side by side, such as when an office building is developed adjacent
to retail. Generally, vertical mixing of uses is preferred, particularly in the more commercially-oriented areas, where establishing
a nearly continuous ground-floor retail presence is essential to establishing a successful commercial district.
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3.2.2 Land Use Patterns and Distribution
GOAL 3.2: Land use and development patterns that respond
to the assets and constraints inherent in the District’s context to create an attractive mixed-use district composed of
distinct neighborhoods.
The long, relatively narrow configuration of the District’s urban
area, combined with the surrounding land use context, creates a
series of conditions that will influence the form and character of
District land uses. Key influences that the Plan responds to include: the District’s adjacency to the heavily-traveled San Marcos
Boulevard, access provided by key street corridors (e.g., Las Posas,
Via Vera Cruz and Bent Avenue) to the freeway and City destinations, the cluster of entertainment-oriented retail north of the
District (e.g., Edwards Cinema and Old California Restaurant
Row), adjacency to San Marcos Creek, and existing residential
and commercial development. The development strategy is to
promote land use patterns and built forms that transform these
factors into assets that will enhance the viability and distinctiveness of the District.
Policy 3.2.1:

creation of a new specialty or entertainment-oriented retail district in the area. The intent is to encourage new uses that will
create a synergy with existing specialty and entertainment-related retail businesses. Such a synergy would enhance the economic vitality of the area and help establish the Creekside District as
a unique destination and a regional draw. One such use might
be an upscale hotel with strong orientation to the creek as an aesthetic and recreational amenity, and facilities to accommodate local and Cal State related group meetings, social functions and special occasions.
Policy 3.2.2:

Develop a new pedestrian-oriented retail core in
the area between McMahr Road and Via Vera
Cruz.

Policy 3.2.3:

Develop a pedestrian-oriented “Main Street” parallel San Marcos Boulevard that is designed to be
the District’s primary retail street.

The size of San Marcos Boulevard and the high volumes of traffic
it conveys are generally at odds with the concept of creating a pedestrian-oriented downtown. As a result, the strategy is to develop an appropriately scaled Main Street parallel to and immediate-

Build on the presence of existing entertainment
retail uses, such as Old California Restaurant
Row and the Edwards Cinemas complex, by encouraging the introduction of specialty-retail/entertainment-type uses that will create a distinct
retail identity for the area.

A market study conducted for the area indicates that there is little demand in San Marcos for conventional neighborhood retail
centers or the older generation “power” centers. In order for the
Creekside District to attract retailers and shoppers, a more unique
type of retail will be needed in the area. Restaurant Row and
the Edwards Cinema complex, on the north side of San Marcos
Boulevard, represent retail uses that could be the kernel for the

A pedestrian-oriented “Main Street” will be the Creekside District’s primary retail
corridor.
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ly south of San Marcos Boulevard that can serve as the focus of retail activity in the District. The street is designed to accommodate
slower traffic movement with on-street parking. The Plan calls for
the intensification of commercial uses along Main Street to form
an active mixed-use core for the District. Active public-oriented
retail, restaurant, entertainment, service, and cultural uses will be
the primary activity at street level. It is critical that ground-level
uses provide a continuity of activity and interest along the entire
length of the east-west spine. Upper-level office, residential, and
commercial uses are encouraged along the east-west spine support
to the ground-level retail uses.

ters, such as Cal State San Marcos, Palomar Community College,
and the Heart of the City, that is provided by these three northsouth travel corridors. The McMahr-to-Via Vera Cruz center is
envisioned as the core of the new downtown given its central location, the proximity of entertainment uses north of San Marcos
Boulevard, and the dual access provided by McMahr Road and
Via Vera Cruz. While the sections of Main Street outside these
two centers may include retail, it is anticipated that other complementary commercial and residential uses will occupy more of the
ground-floor frontages.

Main Street will extend the length of the District, forming a central spine around which new development will be structured.

Promenade and the open space corridor that will
benefit by their proximity to the open space amenity, and contribute to the identity of the District
and the public’s experience of it.

Given its length, land use and built character will vary along the
length of the Main Street. Two primary retail commercial centers are envisioned within the District: one in the area between
McMahr Road and Via Vera Cruz, and one centered on the Bent
Avenue/Main Street intersection. These locations take advantage
of the convenient access to the freeway and nearby activity cen-

Land uses adjacent to the Creekside Promenade and open space corridor should
complement the park and open space in character and identity.

Policy 3.2.5:

Encourage uses in areas adjacent to the Creekside

The creek open space corridor and the associated Creekside
Promenade, a linear park along the northern edge of the corridor,
will serve as important aesthetic and recreational amenities for
new development. The City will encourage development along
this corridor that takes maximum benefit from this amenity and
enhances the public’s ability to enjoy it. Such uses might include
retail, entertainment, and lodging uses that have an outdoor component (e.g., hotel, restaurant, etc.) and whose appeal would be
enhanced by visual and physical access to the open space amenity. New development along the promenade will be encouraged to
orient to the open space amenity and integrate entries and outdoor functions (e.g. outdoor eating areas, entry plazas, and patios)
with the public landscape in a manner that adds value to both the
public open space and private development. Specific development
and design approaches for achieving this objective are discussed in
Chapter 6, Community Design. Uses whose function and focus
is primarily internal, such as theaters or certain types of retail, will
generally be discouraged adjacent to the creek corridor.
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3.2.3 Areawide & Sub-district Land Use Concept
As shown in the Land Use diagram (Figure 3-1), the Plan establishes a single “Mixed Use” land use designation for the entire area
identified for urban uses. The balance of the area is designated as
either “Open Space” or “Park.” Table 3.1 provides a summary of
land area associated with each land use category.
Sub-District Land Use Concept
While the urban (i.e., developable) portion of the Creekside
District is designated for “mixed use” development, the District
is not intended to be uniform in either its land use or physical
character. The District is envisioned as a series of interconnected neighborhoods whose different land use and physical characteristics complement each other while providing variety and texture to the new downtown. For planning purposes, the Creekside
District has been divided into seven sub-districts in order to better describe key characteristics envisioned for each area (see Figure
3-2: Sub-District Designations). The configuration of these subdistricts is intended to respond to specific site conditions and development contexts and to create and reinforce distinct neighborhood identities. As such, these sub-districts form the basis for
the detailed land use and development standards contained in the
Plan’s form-based development code (Chapter 7).
San Marcos Boulevard Sub-district
Due to the large number of people who travel this corridor daily,
the San Marcos Boulevard frontage represents the public face of
the District. The objective is ultimately to transform the existing
pattern of automobile-oriented “strip” malls into a high-end commercial corridor with a consistent and well-defined “street wall” of
. Conceptual building footprints are depicted in Figure 3-1 and other diagrams
throughout this Specific Plan. These building footprints are intended to
provide a sense of context and scale; they are illustrative rather than regulatory
in nature (i.e. development applications do not need to conform to these
footprints to be consistent with the Specific Plan).

buildings that are appropriately scaled to the broad width of San
Marcos Boulevard. New buildings will be oriented to the corridor
and sited at consistent frontage lines in order to give better definition to the public realm and establish a safer and more active
pedestrian zone. Uses may include retail, office, entertainment,
lodging and residential uses, with an emphasis on office and other commercial uses. Ground-floor uses will be restricted to commercial uses.

Development along San Marcos Boulevard should create a consistent “street wall”
that is scaled to the street.

Table 3.1: Land Use Program
Land Use Designation

Acres

Mixed Use

81.3

Parks

20.6

Open Space

73.6

Rights-of-Way

38.5

Total

214.0
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Figure 3-1: Land Use Designations
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Figure 3-2: Sub-District Designations

Downtown Core
78

Bent Avenue Center
San Marcos Boulevard
Grand Avenue

Bent Avenue

Via Vera Cruz

McMahr Road

Pacific Street

Las Posas Road

Creekside
West End
Midtown
East End

San Marcos Boulevard

Main Street

Creekside Drive

et

tre

yS

ver

co
Dis

Discovery Street

bra

Som

Craven Road

ve

Dri

McMahr Road

La

0

300

Item 2.178

600 feet

3-10 | Land Use

Downtown Core Sub-district
District development will be most intense and most urban in
character in the Downtown Core. The objective is to establish
this area as a citywide and regional retail and entertainment destination. Uses may include retail, office, entertainment, lodging and residential uses, but the emphasis will be on retail and
entertainment uses that complement and enhance the direction
established by existing entertainment uses north of San Marcos
Boulevard. Residential and office uses will occupy upper stories
to enhance around-the-clock activity and the viability of the core.
Development will be structured around the new east-west Main
Street and a series of north-south cross-streets that will allow commercial uses to extend from San Marcos Boulevard south to the
Creekside Promenade. Building entries and transparent storefronts will be oriented to attractive pedestrian-oriented streets enhanced with public amenities and active uses, such as sidewalk cafes.

Highest intensity uses will occur in the Downtown Core.

Figure 3-3 depicts the scale and character envisioned for development in the Downtown Core. This illustration shows what the
street scene along Main Street and the Town Center Plaza might
look like at buildout.

The Town Center Plaza, located at the center of the Downtown Core, is intended
to be a vibrant pedestrian space that is framed and activated by surrounding
development.
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Figure 3-3: Downtown Core Sub-district Concept Illustration
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Creekside Sub-district
The Creekside sub-district provides the transition between the
creek open space amenity and urban development to the north.
The Creekside Promenade and the adjoining parks and open
space corridor represent the Creekside District’s primary amenity, and both uses and built form will respond to it. Uses may include a mix of retail, entertainment, lodging and residential, with
the emphasis being on uses that enhance and benefit from the adjacent promenade and creek corridor. The land use emphasis will
vary along the length of the corridor in response to adjoining development to the north. Thus, in the area south of the Downtown
Core, creekside development will be more commercial (retail, entertainment, lodging) in character, whereas in the area south of the
Midtown sub-district, development may have a more residential
character. Development in the sub-district will maintain a dual
orientation, with buildings fronting on and addressing Creekside
Drive while also providing both physical and visual access to the
adjacent open space amenities. Development frontages adjoining
the promenade and associated park spaces will incorporate semipublic and private plazas, terraces and open space areas that augment the public promenade and include active uses such as restaurants with outdoor dining.

The Creekside Sub-district will provide a transition from urban development to the
creek corridor parks and open space.

Figure 3-4 illustrates the scale and character envisioned for the
Creekside Sub-district. The illustration depicts smaller-scale development along Creekside Drive with one of the Creekside
Promenade plazas in the foreground.

Parts of the Creekside Sub-district, such as south of the Midtown Sub-district, may
be more residential in character.
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Figure 3-4: Creekside Sub-district Concept Illustration
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Bent Avenue Center Sub-district
Bent Avenue is an important gateway to the Creekside District,
particularly from uses to the southeast such as Cal State San
Marcos. The sub-district will be a commercial center that serves
the eastern portion of the District and provides a complementary, but distinctly different land use character from the Downtown
Core. Uses may include retail, office, entertainment, lodging, and
residential, but the emphasis will be much less on entertainment
and lodging than in the Downtown Core. The sub-district may
evolve to have a specific commercial focus. One possible scenario
envisioned for the area is that it may become a “design center” that
specializes in retail (e.g., furniture, lighting, housewares, galleries, etc.) and service (e.g., interior design, architecture, landscape
architecture, etc.) businesses that deal with home improvements.
Ground-floor uses will include primarily retail and other pedestrian-oriented uses, while residential and office uses will occupy upper floors. The intersection of Bent Avenue and Main Street will
be the heart of the sub-district and buildings will front on both
corridors. As in the Downtown Core, building entries and transparent storefronts will be oriented to attractive pedestrian-oriented streets enhanced with public amenities and active uses, such as
sidewalk cafes.
Figure 3-5 depicts the scale and character envisioned for the Bent
Avenue Center Sub-district as seen from East End Commons park
facing east.
The Bent Avenue Center Sub-district could evolve into a “design center,” such
as the Cedros District in Solana Beach, CA (top) or Fourth Street in Berkeley, CA
(bottom).
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Figure 3-5: Bent Avenue Center Sub-district Concept Illustration
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Midtown, East End, and West End Sub-districts
The character envisioned for the Midtown, East End and West
End sub-districts will vary somewhat in response to their particular settings, but will generally be quite similar to each other. Uses
may include retail, office, entertainment and residential, but the
mixed-use setting is likely to include a higher proportion of residential uses and local service and office uses that support and complement the adjoining commercial center, and fewer destinationtype retail and entertainment uses. Residential uses may occupy
ground floors as well as upper floors, including live/work lofts that
provide strong street-front orientation and accommodate groundfloor retail or galleries. Development generally will have a lower,
more intimate scale, but will still provide a strong orientation to
and definition of the public realm. Similarly, streetscape design
generally will be simpler, and the pedestrian zone will be more intimate and include fewer active uses and storefronts.

The Midtown, East End, and West End Sub-districts will be more residential in
character.
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3.2.4 Redevelopment and Revitalization
GOAL 3.3: Enhanced economic potential of the District resulting from the revitalization and redevelopment of existing underutilized, outdated, and/or nuisance uses or businesses.
Policy 3.3.1:

Encourage the replacement of existing non-conforming uses with uses that will contribute to the
creation of a vibrant, pedestrian-oriented, mixeduse district.

The Plan recognizes that the Creekside District is not a “blank
canvas,” but rather a complex mixture of existing businesses, numerous and diverse-sized parcels, and many different landowners.
By necessity, the transition from the existing mixture of retail, service and industrial uses and underutilized lands to a vital mixeduse district will be gradual. While many of the existing uses will
remain for the foreseeable future—the City will not force existing, legally-operating uses to leave the District—it is assumed that
ultimately, as the character of the area improves and land values
increase, that uses that are not consistent with the vision for the
District (e.g., industrial uses) will voluntarily relocate and/or be
replaced by development that better captures the enhanced economic potential associated with the new mixed-use district.
Policy 3.3.2:

Encourage the introduction of a more compact
and intense pattern of development that maximizes the development potential of the District
and supports City objectives for economic viability and place-making.

The City has many reasons for encouraging the redevelopment of
the Creekside District with development that is both more compact and higher intensity. Compact, higher intensity development
supports the concept of a vibrant and active downtown, both be-

cause of the number of people it will attract to the area and the
positive retail synergy that develops from a concentration of complementary uses. The concentration of people and uses also supports the objective of creating a “park once”, pedestrian-oriented
district, and enhances the District’s ability to support regular and
frequent transit service that is a viable alternative to the private automobile. Finally, the increased development potential will help
support the investment in new infrastructure such as flood control
improvements and new bridges, as well as the extensive park, open
space, and streetscape improvements that will make the Creekside
District the unique destination envisioned.
Policy 3.3.3:

Encourage infill and redevelopment along San
Marcos Boulevard that will improve the corridor’s economic vitality, enhance the definition
and character of the corridor, and create better
pedestrian scale and orientation.

While San Marcos Boulevard will continue in the near term to
function as a predominantly auto-oriented commercial corridor,
the development in the rest of the District is expected to be an impetus for change along this street frontage. The corridor currently consists of predominantly “strip” commercial uses that include
an inordinate number of convenience retail outlets that are dependent on “drive-by” or “impulse” shopping. New development of
vacant and underutilized lots, and redevelopment of currently developed parcels, should be used to incrementally reconfigure and
revitalize the street frontage. Redevelopment of currently developed parcels will be a long-term and incremental process that will
be driven by market forces rather than City regulation. As new
development in the area begins to improve the character and economic vitality of the area, it is anticipated that existing developments will want to upgrade or redevelop in order to remain competitive.
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From a land use perspective, these changes involve a transition
from predominantly auto-oriented, convenience uses to more destination-type uses. The intent is to both diversify the economic base and to add uses that will attract people to the area, rather than just opportunistically capturing pass-by dollars. Such uses
need not be just retail, but can also include office and professional service uses.

•

Creation of a broader and more protected pedestrian environment with pedestrian connections to the development areas to the south.

Refer to the design guidelines and development standards in
Chapters 6 and 7 for the techniques that will be used to achieve
these changes.

In terms of development character, the redevelopment of the street
frontage is intended to enhance the overall image of the area, creating a more positive entry statement for new development proposed south of the boulevard. To a great extent, the success of
planning area development that does not front on San Marcos
Boulevard will be dependent on creating a positive first impression along San Marcos Boulevard.
The effect of the existing strip commercial development pattern
on the physical environment is one of fragmentation caused by
driveways and parking lots, an array of signs competing for the
driver’s eye, and predominantly single-story structures that are not
in scale with the boulevard. The physical character of District development is addressed in more detail in Chapter 6, Community
Design and Chapter 7, Form-Based Code. In general, key physical changes encouraged along San Marcos Boulevard include:
•

Development of taller buildings that are more in scale with
the wide boulevard,

•

Creation of a more consistent building setback that places
buildings closer to the street in order to give better definition
to the public right-of-way,

•

Relocation of parking lots to the rear of buildings and in
parking structures,

•

Reduction in the number, and eventual phasing out, of private driveways with direct access from San Marcos Boulevard,
and

San Marcos Boulevard will evolve into a more consistent, inviting, and pedestrianoriented corridor.
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3.2.5 Housing
GOAL 3.4: New housing that supports the concept of the
Creekside District as a place to live as well as work, shop
and play.
The incorporation of residential uses into the Creekside District’s
land use mix is essential to the achieving the City’s vision for a
new mixed-use downtown. Residential development will make
an important contribution to the revitalization of the planning
area by placing future residents in convenient proximity to shopping, jobs, services, transit and recreational and open space amenities. Residents’ use of District retail will help support the area’s
viability, and the mix of housing with employment, shopping, entertainment, and cultural opportunities will establish a strong daytime and nighttime presence in the area that contributes vitality
and richness of the urban environment.
Policy 3.4.1:

Encourage a diversity of higher density housing types, including a mixture of both rental and
ownership housing.

Policy 3.4.3:

Encourage housing development that addresses
the needs of a diverse population, including age,
household composition, and income.

Policy 3.4.4

Require developers of new housing to reserve
at least 15% of units as affordable for low- and
moderate-income households.

Statistics indicate that fewer and fewer households match the
description of the traditional nuclear family. With this change
comes a change in housing needs. District housing should reflect
the diversity represented by households comprised of single-parent families, the elderly, students, extended nuclear families, firsttime buyers, “empty-nesters”, and households with two working
members, in addition to the traditional family. Upscale versions
of smaller units, attached units, and “in-town” units should be
provided for those who wish an alternative to the traditional suburban home, as well as for those who are unable to afford the larger unit and lot.

The District should provide housing opportunities for a diverse
community that will support the development of a vital mixed-use
district. Residential development can include a diversity of unit
types, including: street-oriented townhouses, stacked flats, apartments, and studio units. Opportunities for live-work units will
also be permitted. Single-family detached units will not be permitted since they would not be a good use of the limited land resource and are not consistent with the vision for the mixed-use
district. Planning area housing should include a range of tenure
options, including fee simple ownership, condominium ownership, and rental housing.

Street-oriented townhouses and other higher density forms of housing will create
vitality within the District.
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In order to ensure that affordable housing is provided within the
District, the City will implement a tailored version of its existing Inclusionary Housing Ordinance, which generally requires
that 15% of new units be reserved as affordable (see Section 7.2.3
Inclusionary Housing Requirement for the Plan’s application of
this requirement). In order to encourage a diverse and heterogeneous community, the plan discourages over-concentration of affordable or other special needs housing within one area or development. Instead, such housing should be distributed throughout
the planned neighborhoods and well integrated with general market-rate housing.
“Live-work” units are another form of mixed-use development
that can provide landowners and developers flexibility in responding to the market. Live-work development is designed for people who are interested in having their work space (i.e., employment) and their living space (i.e., residence) in the same building. Such living arrangements are partially a lifestyle choice, but
are also particularly appealing to those who are self-employed and
would have difficulty affording both a mortgage payment and office rent. This is particularly true for artists, craftspeople, and the
owners of small start-up businesses.

A variety of housing types, including “live-work” units, will establish a diverse
residential community and provide for flexibility in the area’s redevelopment.

The live-work development pattern is quite flexible and can serve
as an important transitional use. Typically, live-work units are designed with very simple, open floor plans and taller than normal
ceiling heights. The simplicity of the spaces gives them greater
flexibility in their use. For example, if live-work units are designed
with a taller first story, they are easily converted to commercial
space with residential or office above, once the market demand for
commercial development has matured. Of course, there is also the
sociological aspect of live-work development that tends to support
the creation of dynamic new neighborhoods. The presence of artists, craftspeople and others who choose to live in live-work studios often serves as a magnet for the development of shops, galleries, and cafes to serve them.
Policy 3.4.5:

Limit the areas in which residential uses can be
introduced as ground-floor uses in order to support the establishment of a strong retail commercial presence in the Creekside District.

As the future downtown for San Marcos, the Creekside District is
envisioned first and foremost as a commercial retail center. As essential as residential uses will be to the success of the District, they
are anticipated to occur as upper-floor uses throughout the majority of the area. In an effort to ensure that the consistently strong
demand in California for housing does not displace potential for
commercial development, residential development will only be allowed as a ground-floor use in limited portions of the District as
identified in Figure 3-6.
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Figure 3-6: Residential Distribution
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3.2.6 Transit-Oriented Development
GOAL 3.5: A neighborhood designed to facilitate the convenient use of transit as a viable alternative to the private automobile.
Policy 3.5.1:

Finally, providing higher density development supports transit use
by generating higher daytime and nighttime populations and more
shopping, employment, and entertainment activities throughout
the day. Both the larger populations and the increased aroundthe-clock activity will help support more regular and more frequent transit service, which is essential to attracting transit users.

Support land use and development patterns that
will reduce automobile dependence and support
alternative modes of transportation while minimizing impacts on existing community character.

One of the strategies for developing the Creekside District as an
attractive and socially vibrant neighborhood is to enhance the use
of transit as a convenient mode of transportation. Improved transit service will not only help to minimize the increase in traffic
congestion and air pollution associated with development of the
area, but it will also help to establish a safer, more attractive, and
less hectic pedestrian environment.
Many of the land use strategies already identified to support the
creation of a more socially vibrant and economically vital neighborhood are also strategies that support increased transit use.
Creating mixed-use neighborhoods is a way to bring many of our
typical daily destinations within walking distance of each other. ,
The number of daily vehicle trips can be reduced by siting employment, retail, services, entertainment, parks, and day care services within convenient walking distance of each other and to
transit. Creating comfortable, pedestrian-oriented neighborhoods
is important to increasing transit use, because people generally will
not use transit if they cannot walk comfortably to and from the
transit stop.

Higher density housing will support better transit service to the Creekside District.
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Policy 3.5.2:

Establish a strong pedestrian and transit orientation throughout the Creekside District by prohibiting primarily auto-oriented land uses.

The intent of the plan is to establish a new pedestrian- and transitoriented district that accommodates vehicular access, but is neither dependent on nor generates high volumes of pass-through
traffic. Uses that are predominantly automobile-oriented, such
as typical “big-box” retail, gas stations, “strip” commercial centers, and fast-food restaurants, are inconsistent with this intent
and should not be permitted within the planning area. This is not
to suggest that major attractions or destinations that people drive
to, such as hotels, theaters, shops and restaurants, are not appropriate. Uses that can be designed to fit into a pedestrian-oriented
environment and can be conveniently served by transit, as well as
automobiles, are appropriate.
Policy 3.5.3:

Encourage development intensities along Bent
Avenue and Main Street that enhance the viability of the proposed District shuttle service.

To ensure that transit is a convenient and viable alternative, the
Plan proposes the creation of a free local shuttle bus service that
will loop through District along Bent Avenue, Main Street, and
San Marcos Boulevard with connections to the NCTD Sprinter
light rail stations and other nearby destinations, such as Cal State,
Heart of the City, Town Center, and Palomar College (see Chapter
5 for more detail regarding transit service). Higher density development should be encouraged along these corridors to enhance
shuttle ridership potential.

Integrating retail, commercial, and office uses is a key part of transit- and
pedestrian-friendly development.
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3.2.7 Open Space
GOAL 3.6: An integrated open space system that protects
and enhances natural resource values, while contributing to
the creation of an attractive and distinctive identity for the
planning area.
Policy 3.6.1:

Preserve the San Marcos Creek open space corridor as a citywide open space amenity, focal feature, and natural resource area.

Policy 3.6.2:

Create an integrated system of natural and urban open spaces that is a signature element of the
Creekside District and provides a rich and diverse
open space amenity for District residents, workers, and visitors.

Policy 3.6.3:

Protect and maintain the area within the proposed San Marcos Creek flood control channel
as a continuous, natural open space corridor with
enhanced habitat values.

Access to the creek corridor will be restricted to protect resource values

Policy 3.6.4:

Create a system of multi-purpose levee-top trails
and urban open space paralleling the flood control channel and linking the Creekside District
to adjoining neighborhoods, activity nodes, and
open space facilities.

The flood control improvements required along San Marcos Creek
present an opportunity to create a dramatic open space amenity
and an important natural resource area that will be the signature
feature that gives the Creekside District its unique identity. The
land use concept is to develop an open space system in the District
that integrates the naturalized creek channel corridor with a series
of urban parks, plazas, and trail corridors to form a dramatic visual
and recreational element that complements the new downtown.
Altogether, 94 acres of parks and open space within the District
will be preserved or created. Approximately 74 acres of the San
Marcos Creek channel will be preserved as naturalized open space.
A number of actions will be taken to enhance the quality of the
habitat along the corridor, including replacing habitat disturbed
by the creation of the flood control improvements, protecting

West Sacramento’s “Riverwalk” provides an example of a levee that also serves as
an open space amenity
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and enhancing habitat values in undisturbed vegetation communities, and expanding native California habitat through the creation of new wetland, riparian, grassland and woodland areas.
Public access to the naturalized portion of the creek corridor will
be restricted in order to protect habitat values, but 19 acres of improved parkland will be developed along the levee tops on either
side of the corridor to allow the public to enjoy views of the natural open space.
The Plan calls for the creative integration and linking of the creekside open space corridor with the urban area to create a unique
creek-focused identity for the entire district. Development along
the north edge of the creek corridor will be designed to complement and activate the adjoining Creekside Promenade and park
spaces. In turn, these parks will be linked back into the urban area
through a series of pedestrian-friendly, tree-lined streets whose design incorporates water features and elements that symbolically
link the development area to the creek.
For more detailed discussion of Specific Plan policies regarding the
open space resource and related design guidelines, refer to Chapter
4, Open Space and Conservation and Chapter 6, Community
Design.

3.3

Land Use Program and Development
Intensity

The total projected development potential for the Creekside
District is based on projections of the amount of vehicular traffic
that can be accommodated on the local street and freeway system
using the San Diego Association of Governments’ (SANDAG’s)
regional transportation model. Based on this analysis of longrange circulation capacity, some general assumptions have been
made regarding the mix of uses that might be expected to both
achieve the desired vision for the District and fall within the projected street system capacity. The conceptual development program assumed for this Plan is provided Table 3.2.
The Development Intensity map (Figure 3-7) shows how this development potential should be distributed within the Creekside
District in order to achieve the desired character and function.
The relative intensities are defined by a series of zones that designate maximum Floor Area Ratios (FARs) that cannot be exceeded. Floor Area Ratios are a common measure of land use intensity
that is expressed as a ratio of building floor area to site area. The
intent of the intensity map is to achieve quality growth that balances the demands of economic development with the constraints
presented by the circulation system.

Table 3.2: Conceptual Development Program
Land Use

Development Area (square feet)

Retail

1,265,000

Office

589,000

Residential

2,760,000 (2,300 dwelling units)

Total

4,614,000
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Figure 3-7: Development Intensity
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To the degree possible, the land areas and FARs on the development intensity map have been structured to allow for the maximum development without exceeding the traffic-generation cap.
However, given the inexactitude of long range transportation projections and the uncertainty regarding the precise mix and intensity of development that will be implemented within the Creekside
District, it will be important to monitor actual development and
traffic characteristics and remaining circulation capacity as the
District builds out. Depending on the findings of the monitoring, the City may wish to adjust its development capacity projections and/or development intensity requirements.
Policy 3.7.1:

Regulate development intensity within the
Creekside District to ensure that new development is consistent with built character envisioned
for the area and will not result in adverse impacts
to the circulation system.

Policy 3.7.2:

Analyze District traffic conditions every three
years to assess the need to adjust District capacity
projections. If the analysis indicates that District
development is consuming network capacity
faster or slower than projected, the City should
consider adjusting District intensity categories
or the planned circulation system accordingly
(for specific implementation intent, see Section
9.4.3 Development / Circulation Monitoring
Program).
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Chapter 5

Circulation and Transportation
5.1

Introduction

The transportation and circulation system for the Creekside
District is designed to facilitate safe and efficient access to the
area, both internally and externally. It is also designed to balance
and create more opportunity among the various modes of travel,
including private automobiles, public transit, bicycles, and walking, in order to create an attractive, pedestrian-oriented district in
which the influence of the automobile on the character and function of the area is minimized.
The street network is designed to seamlessly integrate the Creekside
District into the existing roadway system by implementing Cityplanned roadway improvements and complementing these improvements with new collector and local streets that facilitate convenient internal circulation. An emphasis is placed on enhancing the connectivity of the circulation system not only to improve
access, but also to disperse traffic, provide greater route flexibility, and minimize traffic impacts on existing city streets. The plan
also promotes transit and non-vehicular circulation by integrating
safe and convenient bus, bicycle, and pedestrian facilities into the
street and the open space networks.
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The primary goals governing the Creekside District circulation
plan are:

5.2

GOAL 5.1: A circulation system that safely accommodates
increased vehicular traffic associated with Creekside District
and cumulative Creekside District development, while establishing a new pedestrian- and transit-friendly downtown for
San Marcos.

The Creekside District has excellent regional access from State
Route 78 (SR-78), which forms the eastern boundary of the area.
The SR-78 interchanges at San Marcos Boulevard and Las Posas
provide convenient vehicular access to the area for those coming
from outside San Marcos.

GOAL 5.2: A circulation system that maintains and improves
access and connectivity between the Creekside District and
adjacent neighborhoods such as the Barham/Discovery,
Richmar, and Business/Industrial neighborhoods.

Local access to the Creekside District is currently provided by a series of east-west and north-south streets. San Marcos Boulevard,
which forms the northern boundary of the District, is the most
significant local route due to both the volume of traffic it carries and the commercial profile of the corridor. It is the primary
east-west arterial through San Marcos, providing a direct connection between the Creekside District and San Marcos Civic Center.
Discovery Street, which forms portions of the southern and western boundaries of the Creekside District, provides a second important east-west corridor. Discovery Street, which currently terminates at the Bent Avenue/Craven Road intersection, provides
access to the Barham/Discovery neighborhood south and east of

GOAL 5.3: A pedestrian and bicycle circulation system that
expands and enhances the public’s ability to reduce automobile travel and enjoy the area’s open space resources.
GOAL 5.4: Convenient transit service that leverages existing and proposed regional transit to provide a viable alternative to the private automobile for Creekside District residents, workers, and visitors.

Existing Transportation Context

5.2.1 Vehicular System

the Creekside District, and to Cal State San Marcos via Craven
Road. Ultimately, Discovery Street will be extended eastward to
connect with Barham Drive and provide a more direct connection
between the Creekside District and Twin Oaks Valley Road and its
interchange with SR-78. Currently, there are no significant eastwest streets providing access within the District.
There are four public street rights-of-way that extend northsouth through the Creekside District. From west to east they are
McMahr Road, Via Vera Cruz, Bent Avenue, and Grand Avenue.
Of the four streets, only Via Vera Cruz and Bent Avenue currently provide a through connection between San Marcos Boulevard
and Discovery Street. Although both streets provide important

San Marcos Boulevard does not provide an appealing
environment for pedestrians, bicyclists, or transit riders.
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connections from San Marcos Boulevard to residential areas south
of the District, neither street is developed to urban standards and
both are subject to closure by flooding during moderate to heavy
storm events.

walks immediately adjacent to the travelway, without an intervening planting strip or on-street parking, fails to provide either
physical or psychological buffer between pedestrians and moving
vehicles.

Outside the Creekside District, Las Posas Road is the primary arterial providing access to the north. Las Posas Road, which changes name to McMahr Road when it enters the District south of
San Marcos Boulevard, provides a direct link to the interchange
at SR-78, Mission Road and the future light rail Sprinter Station
at Palomar Community College. Craven Road, as mentioned
above, is a collector street providing a direct link between the
Creekside District and Cal State San Marcos and residential areas
in Discovery Hills and the Heart of the City area.

While Discovery Street accommodates much lower traffic volumes, sidewalks are only provided along portions of the south side
of the street and no accommodation is provided for bicycles. As
on San Marcos Boulevard, the sidewalk is located immediately adjacent to the street.

5.2.2 Pedestrian and Bicycle System
The design of transportation facilities surrounding the District
currently tends to favor vehicular travel over walking or cycling.
San Marcos Boulevard includes bicycle lanes and sidewalks, but
the heavy traffic volumes along this corridor make this an unappealing place to be a pedestrian or cyclist. The numerous curb
cuts for driveways create significant potential for vehicle conflicts
with both cyclists and pedestrians. Also, the placement of side-

Excellent pedestrian and bicycle facilities have been developed
along Craven Road from its intersection with Discovery Street to
Foxhall Drive. A Class I pedestrian/bicycle path (i.e., fully separated from the roadway) parallels the west and south side of the
street with substantial setbacks from the roadway and attractive
landscaping and fencing introduced along both sides of the trail.
From Foxhall Drive to Twin Oaks Valley Road the pedestrian and
bicycle facilities revert to sidewalks and bike lanes.
The McMahr Road/Las Posas Road corridor currently has bike
lanes and sidewalks along those sections that have been developed,
but are not continuous. Bike lane and sidewalk standards are the
same as on San Marcos Boulevard.

Left: Existing access through the Creekside District—
both north/south and east/west—is limited.
Right: Via Vera Cruz does not meet urban roadway
standards and is prone to flooding.
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5.2.3 Transit System
The City of San Marcos participates in the North County Transit
District (NCTD), which operates nine “Breeze” bus routes in or
through the City. Much of this service, however, is concentrated at
Palomar College and focuses on regional connections with neighboring cities like Escondido, Vista, and Oceanside. Only three of
the nine Breeze routes directly serve the Creekside District:
•

•

•

Route #341. Route 341 connects Palomar College and Cal
State San Marcos via San Marcos Boulevard. The route, which
operates hourly between approximately 5:00 AM and 9:30
PM Monday through Saturday, uses Mission Road, Rancho
Santa Fe Road, San Marcos Boulevard, and Twin Oaks Valley
Road. Bus stops adjacent to the Creekside District are located along San Marcos Boulevard at: Discovery Street, Pacific
Street, Las Posas Road, Via Vera Cruz, and Grand Avenue. In
addition to this standard service, this route also provides limited school service under route numbers 441 and 442.
Route #344. Route 344 connects Palomar College and
Carlsbad via San Marcos Boulevard and Las Posas Road.
The route operates hourly between approximately 5:30 AM
and 7:00 PM Monday through Saturday. Bus stops adjacent
to the Creekside District are the same locations as those for
Route 341, located along San Marcos Boulevard at Las Posas
Road, Pacific Street, and Discovery Street.
Route #347. Route 347 provides hourly service to Escondido
from Palomar College via Los Posas Road, Craven Road and
Twin Oaks Valley Road. The route operates hourly between
approximately 6:00 AM and 7:30 PM Monday through
Friday with limited Saturday service. In the eastward direction, the route takes Via Vera Cruz and Discovery Street

through the Creekside District, while the return trip uses
Bent Avenue and San Marcos Boulevard. Bus stops within or
adjacent to the District are located at Via Vera Cruz and San
Marcos Boulevard and on Discovery Street.
The standard Breeze fare is $2 per ride, or $4 for unlimited daily
travel. Breeze bus stops are currently only marked with signs and
do not have bus turn-outs or other facilities, such as benches and
shelters, associated with them.
The NCTD is currently constructing the 22-mile Sprinter light
rail line that will connect San Marcos with Oceanside, Vista, and
Escondido. When revenue service begins in late 2007, the Sprinter
will provide service every half hour from approximately 5:00 AM
to 9:00 PM, seven days a week. Three San Marcos Sprinter stations will be located within approximately a mile to a mile and a
half of the Creekside District: the Civic Center, Palomar College,
and Cal State San Marcos stations. Concurrent with the initiation
of the Sprinter service, NCTD will introduce reconfigured Breeze
routes, including adjustments to the three routes that serve the
Creekside District, to better complement the new rail service.
The San Diego Association of Governments’ 2030 Regional
Transportation Plan identifies San Marcos Boulevard as part of an
important North County transit corridor connecting the coastal
cities to Escondido. As such, some consideration has been given to
possibly introducing bus rapid transit service (enhanced bus service with features typical of rail transit) along the corridor in the
future, however, no specific proposals are pending at this time.
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5.3

The Circulation Concept

Transportation and circulation are critical to the success of any
downtown or commercial center. Thus, the circulation plan for
the Creekside District is designed not only to accommodate projected increases in traffic, but also to enhance the District’s economic and development potential. The strategy employed is
four-fold: 1) increase accessibility to the Creekside District from
the outside, 2) provide for convenient movement once inside the
District, 3) design a street network that supports the creation of a
pedestrian-oriented retail district, and 4) provide facilities that enhance the quality and convenience of transit, bicycling, and walking as alternatives to driving.

Enhanced Accessibility
The first part of the strategy primarily involves the extension, widening and enhancement of existing streets (e.g., Via Vera Cruz,
Bent Avenue and Grand Avenue) to provide through, all-weather connections to the surrounding area, including freeway interchanges at Twin Oaks Valley Road and Las Posas Road, and to
key community activity centers such as Cal State San Marcos, the
Civic Center, and Palomar Community College. These improvements will enhance access to the area, which in turn will contribute to the viability of future commercial uses.

Circulation improvements will improve access to community activity centers, such
as the Civic Center and Cal State San Marcos.
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Convenient Internal Circulation
The second part of the strategy involves the creation of an internal
network of streets that facilitates movement within the Creekside
District. The planned street network provides a grid of collector
and local access streets that are parallel to and interconnected with
the existing framework of primary, major and secondary arterials that serve the area. In addition to accommodating circulation,
the street network also establishes the physical framework within
which development occurs. As such, the street grid is scaled to be
consistent with the District’s land use and development objectives,
as well as its circulation objectives. To this end, the network of
streets is designed to balance several key objectives, including:
1.

providing optimum balance of parcel size and street frontage
for new development,

2.

optimizing access to individual properties and choice of travel routes,

3.

creating block sizes that are a comfortable scale for pedestrians to walk and that establish an intersection spacing that discourages build up in vehicular travel speeds, and

4.

implementing street standards that help to maintain slower
vehicle speeds and facilitate safe and convenient pedestrian
crossing.

An appropriately scaled street grid provides flexibility to suit many different uses
and users.
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A New Retail Street
The third part of the strategy involves the creation of a street that
incorporates the best qualities of a traditional “main street”: a comfortable mix of vehicles and pedestrians; pedestrian-scaled streets;
efficient, but slow-moving traffic; convenient on-street parking;
street-oriented storefronts; and attractive sidewalks and pedestrian areas. The Plan establishes a new east-west collector street that
parallels San Marcos Boulevard one block to the south, and extends the length of the development area. The roadway is intended to be the focal point for the development of the new commercial mixed-use district, literally and figuratively its “Main Street.”
This east-west collector is complemented by a series of northsouth cross streets and a second east-west street, Creekside Drive,
that provides access along the north side of the creek corridor.

A traditional “Main Street” is a key component of the circulation system.
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A Multi-modal System
Finally, the Creekside District is designed to facilitate safe and
convenient mobility and access for all modes of transportation.
While recognizing the need to accommodate local and citywide
traffic on its streets, the system is designed to include facilities,
such as broad sidewalks, dedicated bike lanes, off-street multi-use
trails, and attractive bus stops, that encourage walking, cycling,
and transit as safe and convenient alternatives to the automobile.
In addition to attractive design, key factors in promoting walking,
cycling, and transit are ensuring that facilities are conveniently located and are interconnected without gaps or barriers that might
inhibit their use.

Walking, bicycling, and transit provide an
alternative to the private automobile in a
balanced circulation system.
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5.4

The Street Network

5.4.2 Non-Project Related Improvements

5.4.1 Primary Circulation System and
Functional Classifications
The Creekside District is well served by a system of major roadways that connect the area to the surrounding city and region. This
primary circulation system (see Figure 5-1) consists of a number
of roadway classifications, including Freeways, Primary Arterials,
Major Arterials, Secondary Arterials, and Collector streets (see
Table 5.1). While the primary function of these roadways is to
accommodate regional and citywide travel demand, their efficient
function is critical to the success of the Creekside District. The
District’s circulation system and development concept have been
conceived specifically to avoid impacts to the function of this primary circulation system and, wherever possible, to enhance it.

The Circulation Element of the San Marcos General Plan identifies infrastructure needed to meet traffic demand projected for
buildout of the city. General Plan-identified circulation improvements that play a key role in the development of the Creekside
District, but are not directly related to the Specific Plan, include:
•

San Marcos Boulevard. As the major east-west corridor
through the city, San Marcos Boulevard will continue to carry large volumes of traffic. The Circulation Element calls
for widening of this street to have an ultimate right-of-way
of 126 feet with 3 travel lanes in each direction plus medians and left-turn pockets. Some segments of the corridor adjacent to the Creekside District already have been improved
to this ultimate width. Specific Plan development along the
south side of San Marcos Boulevard will be set back to ensure
that the additional right-of-way needed to improve the street
to its ultimate design standard is provided.

Table 5.1: Primary Circulation System & Functional Classifications
Street

Extent

Functional Classification

State Route 78

Twin Oaks Valley Road to Las Posas Road

Freeway

San Marcos Boulevard

SR 78 to Discovery Street

Primary Arterial

Discovery Street

San Marcos Blvd. to Twin Oaks Valley Road

Major Arterial / Primary Arterial

Grand Avenue

San Marcos Boulevard to Discovery Street

Major Arterial

Las Posas/McMahr Road

SR 78 to Discovery Street

Secondary Arterial

Via Vera Cruz

San Marcos Boulevard to Discovery Street

Secondary Arterial

Bent Avenue/Craven Road

San Marcos Blvd. to Twin Oaks Valley Road

Collector
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Figure 5-1: Primary Circulation System
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•

Discovery Street/Barham Drive. Discovery Street is planned
to be extended eastward from its terminus at Craven Road
to connect with Barham Drive at Twin Oaks Valley Road.
As a Secondary Arterial east to Grand Avenue and a Primary
Arterial further east to Twin Oaks Valley Road, the Discovery
Street/Barham Drive extension will have, respectively, four
and six travel lanes. This extension will provide an important new east-west connection to the Creekside District that
will relieve pressure on San Marcos Boulevard and provide
more direct access to the freeway interchange at Twin Oaks
Valley Road.

5.4.3 Specific Plan Circulation Improvements

The portion of Discovery Street between Craven Road and
La Sombra Drive will be upgraded as part of the Specific Plan
improvements, which are discussed in detail below. The section of Discovery Street between San Marcos Boulevard and
La Sombra Drive is under County jurisdiction, and will be
upgrade to a four-lane Secondary Arterial, including replacement of the existing substandard bridge, at an undetermined
future date.

Bridges and Arizona Crossings

Circulation improvements required in the Creekside District fall
into two categories: those whose need and benefit is almost entirely related to the District’s development, and those required both
to serve proposed Creekside development and to address broader city circulation issues. The improvements in this latter category relate primarily to the existing north-south streets and specifically to providing all-weather crossings of San Marcos Creek and
upgrading these corridors to their urban standards as arterial and
collector streets.

Consistent with the General Plan, the three principal north-south
streets through the District (Via Vera Cruz, Bent, and Grand) will
be improved to full urban standards and provide through access
between San Marcos Boulevard and Discovery Street. In order to
resolve circulation constraints related to flooding, bridges over San
Marcos Creek will be built on Via Vera Cruz and Grand Avenue.
While the designs of these bridges have yet to be finalized, conceptual designs are described below.
The Via Vera Cruz bridge is anticipated to be approximately 400
to 450 feet long and 90 feet wide, and to include two 10.5-footand two 11.5-foot-wide travel lanes (two northbound and two
southbound), a continuous ten-foot-wide center turn lane, and a
five-foot-wide bicycle lane on each side of the travelway. A 10foot wide sidewalk/multi-use trail will run along both sides of the
travelway. The multi-use trails will be separated from the travelway with a traffic barrier and will include two 8-foot wide semicircular viewing areas overlooking the creekside open space.
The Grand Avenue bridge is anticipated to be approximately 450
feet long and vary from 67 to 73 feet in width. Similar to the
Via Vera Cruz bridge, it will include four eleven-foot-wide travel lanes (two northbound and two southbound) and a continuous
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ten-foot-wide center turn lane. Instead of bike lanes, the Grand
Avenue Bridge will have variable width shoulders on each side of
the travelway. A 9-foot wide sidewalk/multi-use trail, separated by
a traffic barrier, will run along the west side of the travelway. No
pedestrian facilities are provided on the east side of the bridge.
Both bridges also will include ornamental railings, pilasters, lighting, and banners to visually enhance the bridge experience for pedestrians and the traveling public.
Due to the high costs involved in building bridges, the road improvement strategy for the north-south streets calls for bridges to
be constructed over the creek only on Via Vera Cruz and Grand
Avenue. An “Arizona crossing” (i.e., an at-grade crossing designed
to allow floodwaters to flow over the roadway) is proposed for
Bent Avenue. The Bent Avenue crossing and related road elevation have been designed to be compatible with the addition of a
bridge in the future, if it is deemed necessary and can be funded.

Creekside Drive & McMahr Road Improvements
In constructing the flood control levees north of the creek, a new
east-west street, Creekside Drive, will be constructed on top of the
backfilled development pad that will be built behind the levees.
While not required by the flood control improvements, McMahr
Road will be upgraded as part of the construction of Creekside
Drive to provide through access to San Marcos Boulevard. The
design and character of these streets is discussed in greater detail
later in this chapter.
Discovery Street Improvements
In addition to improvements to the north-south streets, the section of Discovery Street between McMahr Road and Craven Road
will be raised in sections to be consistent with flood control elevations on the south side of the creek and improved to urban street
standards. The improved roadway will include two 11-foot travel
lanes in each direction, a 10-foot center turn lane, two 5-foot bike
lanes and an 8-foot parking lane on the north side of the roadway

Conceptual Bridge Sections: Via Vera Cruz Bridge
(left) and Grand Avenue Bridge (right)
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adjacent to the creekside open space. The pedestrian zone on the
north side of the corridor will include a 4-foot continuous parkway and a 6-foot sidewalk. The existing 5.5-foot sidewalk on the
south side of Discovery Street will be maintained or reconstructed
if disturbed by the street improvements.
GOAL 5.5: Resolve existing circulation issues related to
flooding on San Marcos Creek by implementing General Plan
identified circulation improvements to key north-south corridors.
Policy 5.5.1:

In order to improve area circulation and facilitate development of the Creekside District, the
City, will implement a series of circulation improvements prior to any substantial private development in the area. These “Phase I” improvements will include:
•

•

•

•
•

Upgrading Via Vera Cruz to planned urban
standard, including construction of a bridge
over San Marcos Creek.
Upgrading Bent Avenue to planned urban standard, including enhanced low-water crossing (i.e., “Arizona crossing”) of San
Marcos Creek.
Constructing a bridge over Grand Avenue
and extend Grand Avenue south to Discovery
Street.
Upgrading Discovery Street, from McMahr
to Craven Road, to planned urban standard.
Improving McMahr Road and constructing a new east-west Creekside Drive from
McMahr Road to Grand Avenue.

Policy 5.5.2:

The City shall monitor the long-term function of
the enhanced low-water crossing on Bent Avenue
to confirm its effectiveness and safety. If the City
determines that the crossing is not satisfactory
from either a public safety or traffic operations
standpoint, the City will consider the addition of
a bridge to the corridor.

Local Streets and Access
The Creekside District’s street network introduces a system of collector and local streets designed to augment the existing system of
major roadways while facilitating circulation within the District
and improving access to individual properties. The network subdivides the District into an evenly spaced grid of streets that can
effectively and efficiently distribute traffic, while also establishing
a fine-grained pattern of developable blocks. This highly interconnected system of streets not only increases route choices for
drivers, but also supports walking, cycling, and transit by providing short, direct routes throughout the District.
The street plan equally subdivides the areas between the existing
north-south streets (Pacific, McMahr, Via Vera Cruz, Bent and
Grand) to create a series of nine, parallel north-south local access streets, located on approximate 470-foot centers. Two parallel east-west streets are located between San Marcos Boulevard and
the creek open space corridor. The northernmost east-west street,
Main Street, is designed to be the primary retail commercial street
for the District, while the second east-west street, Creekside Drive,
is designed as a smaller local access street. Figure 5-1 illustrates
the Creekside District street network and its connection with the
City’s existing circulation system.
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GOAL 5.6: An efficient and highly interconnected network
of streets that promotes the effective movement of vehicular traffic and establishes a rational framework for future
development.
Policy 5.6.1:

Other than the street improvements implemented by the City during the initial phase, the internal street system will be implemented incrementally by developers as it is needed to serve new development.

Policy 5.6.2:

In order to minimize the impact on traffic flow
on San Marcos Boulevard, the five internal northsouth streets that intersect San Marcos Boulevard
will be restricted to right turns in and out, and
will not have signals or median breaks on San
Marcos Boulevard.

Policy 5.6.3:

The street system within the Creekside District
is intended to be fixed and should be constructed
according to the alignments depicted within the
Plan. Only minor adjustments may be made to
address infeasible alignments or adverse impacts
provided that any adjustment does not decrease
the connectivity or the capacity of the planned
street system and otherwise substantially conforms to the overall intent of the Plan.

5.4.4 Functional Classifications and
Development Standards
The Specific Plan includes eight street categories with different
design standards established for each (see Figure 5-2). The standards have been specifically formulated to address the character
and function proposed for the Creekside District; certain categories apply to a particular street while others relate to a general class of streets. The following discussion summarizes the functional classifications and development standards for the Creekside
District street system.
Because streets play such a critical role in establishing the design
and development character of an area, as well as its function, additional guidance related to street design, circulation site planning
issues, and streetscape improvements (e.g., landscaping, lighting,
signage, etc.) is included in the Chapter 6, Community Design.
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Figure 5-2: Street Classification Plan
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Via Vera Cruz [Primary connector]
Via Vera Cruz is intended to carry significant volumes to and from
the Creekside District, providing connections to the SR-78/Las
Posas interchange and areas to the north. With the construction of
the new Via Vera Cruz bridge, this street will also serve as an important through route for residential neighborhoods south of the
Creekside District.
Corridor Type:.......Cross-town connector
R.O.W. Width:.......84’
Vehicular Zone
Movement: .........Two-way / Free
Maximum Posted Speed: 35 mph
Pavement Width:.. 64’
Traffic Lanes:........Four 11’ lanes, plus 10’ left turn pocket / landscaped median
Bicycle Lanes:.......5’
Via Vera Cruz will allow free vehicle movement while
providing pedestrian comfort.

Parking Lanes:......None—on-street parking prohibited
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...10’
Planters:...............4’ x 6’ tree wells; 10’ center median
Planting:..............Tall canopy trees plus tall vertical trees to highlight entry corridor
Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............25’ max height (20’ preferred); Split-level light standards recommended (e.g., 16’ pedestrian fixture, 24’ street fixture)
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McMahr Road [Secondary connector]
McMahr will serve as an important entry point into the Creekside
District, providing a vehicular connection between the SR-78/Las
Posas interchange and the Main Street corridor. South of Main
Street and connecting to Creekside Drive, McMahr will transition into a more local-serving street with a broad central median that provides for both substantial planting as well as stormwater management.
Corridor Type:.......Cross-town connector / Commercial mixed-use corridor
R.O.W. Width:.......84’
Vehicular Zone

North of Main Street, McMahr Road will serve as an
important and handsomely planted entry into the
District.

Movement: .........Two-way / Free (north of Main Street) / Two-way / Slow (south of
Main Street)
Maximum Posted Speed: 35 mph (north of Main Street) / 25 mph (south of Main
Street)
Pavement Width:..64’ (north of Main Street) / 54’ (south of Main Street)
Traffic Lanes:........Four 11’ lanes, plus 10’ left turn pocket / landscaped median
(north of Main Street) / Two 12’ lanes plus 20’ bioswale median
(south of Main Street)
Bicycle Lanes:.......5’
Parking Lanes:......None—on-street parking prohibited
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...10’ (north of Main Street) / 15’ (south of Main Street)
Planters:...............4’ x 6’ tree wells (north of Main Street) / 5’ continuous planter
(south of Main Street); 10’ and 20’ center median
Planting:..............Tall canopy trees plus tall vertical trees to highlight entry corridor
Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............25’ max height (20’ preferred); Split-level light standards recommended (e.g., 16’ pedestrian fixture, 24’ street fixture)
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Bent Avenue [Secondary connector]
Bent Avenue will serve as an important connector street for areas north and south of the District, including a direct link to Cal
State San Marcos via Craven Road. It will also serve as an important commercial retail street where it intersects Main Street. This
crossroads is intended to be focus of an important, but secondary,
retail mixed use center.
Corridor Type:.......Commercial mixed-use corridor
Bent Avenue will have parking and bike lanes on
both sides

R.O.W. Width:.......78’
Vehicular Zone
Movement:...........Two-way / Free
Maximum Posted Speed: 30 mph
Pavement Width:.. 48’
Traffic Lanes:........Two 12’ lanes, plus 14’ left turn pocket / landscaped median
Bicycle Lanes:.......5’
Parking Lanes:......None—on-street parking prohibited
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...15’
Planters:...............5’ continuous planter; 14’ center median
Planting:..............Canopy shade trees
Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............20’ max height (16’ preferred)
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Main Street [East-west commercial street]
Main Street is intended to be the District’s primary retail street,
providing direct access to commercial uses that front onto the
corridor. On-street parking is provided along both sides of the
street with parallel parking on the south side and diagonal parking on the north. The street is designed to promote slow travel
speeds that will discourage its use as a “short-cut” or bypass for San
Marcos Boulevard and to promote pedestrian safety. The right-ofway provides for a generous pedestrian zone to encourage pedestrian activity and outdoor uses such as cafes and sidewalk vendors.
Curb cuts and driveway access will be prohibited and street widths
will be necked down (i.e., narrowed) at intersections to calm traffic and provide safer pedestrian crossing.
Corridor Type:.......Commercial corridor
R.O.W. Width:.......80’
Vehicular Zone
Movement:...........Two-way / Slow
Maximum Posted Speed: 25 mph

Main Street will serve as the District’s primary
commercial corridor.

Pavement Width:.. 50’
Traffic Lanes:........12’
Bicycle Lanes:.......None
Parking Lanes:......8’ parallel on south side; 18’ diagonal on north side *
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...15’*
Planters:...............4’ x 6’ tree wells
Planting:..............Canopy shade trees, ornamental trees and plantings
Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............20’ max height (16’ preferred)

*Parallel parking provided on both sides on blocks
surrounding East End Commons with wider northern
sidewalk.
Note: The section of Main Street immediately west
of Grand Avenue is depicted in Specific Plan graphics in an interim condition that would allow construction of the southern half of the Main Street cross section (southern sidewalk and parking and travel lanes)
plus an interim northern sidewalk without redevelopment of existing commercial development to north;
when this northern area redevelops, Main Street shall
be constructed to the full cross section described in
these standards.
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Creekside Drive [Secondary east-west street]*

Creekside Drive will have bike lanes, parking, and
wide sidewalks.

Creekside Drive provides a secondary east-west route through the
Creekside District. Smaller in scale than Main Street, Creekside
Drive is intended as a local mixed-use corridor that responds to
the adjacent Creekside Promenade. A wider pedestrian zone with
a continuous planter is provided on the south side of the street,
and, at street intersections, the sidewalk will take on the appearance of the adjacent Creekside Promenade entry parks and plazas. Additionally, bicycle lanes will be striped the length of the
street, providing a dedicated east-west bicycle route through the
District.
Corridor Type:.......Mixed-use corridor
R.O.W. Width:.......71’
Vehicular Zone
Movement:...........Two-way / Slow
Maximum Posted Speed: 25 mph
Pavement Width:.. 46’
Traffic Lanes:........11’
Bicycle Lanes:.......5’
Parking Lanes:......7’
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...15’ (south side of Creekside Drive) / 10’ (elsewhere)
Planters: . ............5’ continuous planter (south side of Creekside Drive) / 4’ continuous planter (elsewhere)
Planting:..............Canopy shade trees / Plaza treatment (where applicable)

*These standards also apply to the northsouth entry road connecting Main Street
with San Marcos Boulevard at the west
end of the District.

Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............20’ max height (16’ preferred)

Item 2.217

Circulation and Transportation|5-21

“Local Street” [Intermediate north-south through streets]
Local Streets provide through connections to existing arterial
streets serving the District and enhance internal circulation and
direct, local access to individual properties. These streets are designed for low vehicular travel speeds and comfortable bicycle and
pedestrian use. Bike lanes and parallel, on-street parking are provided along both sides of the street. The north-south streets are
envisioned to be distinctive mixed use commercial corridors that
connect San Marcos Boulevard to the Creek corridor. As such
they have larger rights-of-way to accommodate broad pedestrian
zones (see Chapter 6, Community Design for more detail).
Corridor Type:.......Mixed-use corridor
R.O.W. Width:.......90’, plus additional 20’ on east side of R.O.W. extending 120’
south from San Marcos Boulevard
Vehicular Zone
Movement:...........Two-way / Slow
Maximum Posted Speed: 25 mph
Pavement Width:.. 46’
Traffic Lanes:........11’
Bicycle Lanes:.......5’

Wide sidewalks on local streets will provide space for
water features and other landscape elements.

Parking Lanes:......7’
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...20’ west side / 24’ east side
Planters: . ............4’ x 6” tree wells
Planting:..............Canopy trees, ornamental trees and plantings
Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............20’ max height (16’ preferred)
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“Neighborhood Street” [Non-through north/south streets]
Neighborhood Streets are intended to enhance internal circulation
and provide direct, local access to individual properties. These
streets are designed for low vehicular travel speeds and comfortable pedestrian use. Parallel, on-street parking is provided along
both sides of the street.
Corridor Type:.......Mixed-use corridor
R.O.W. Width:.......58’
Vehicular Zone
Movement:...........Two-way / Very slow
Maximum Posted Speed: 25 mph
Pavement Width:.. 38’
Traffic Lanes:........11’
Bicycle Lanes:.......None
Parking Lanes:......8’
Curb Type:............Vertical curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width:...10’
Planters: . ............4’x6’ tree well or 4’ continuous strip
Planting:..............Canopy shade trees
Neighborhood streets are intended to promote slow
travel speeds.

Tree Species:........See recommended species and Master Streetscape Plan policies in
Chapter 6, Community Design
Lighting:...............20’ max height (16’ preferred)
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“Alley” [to be incorporated east/west through blocks as appropriate]
Alleys, which are through streets that bisect a block lengthwise,
are used to provide access to the rear of commercial and residential properties in order to reduce the number of driveways and
the presence of service vehicles along the primary street frontages.
Typically they provide access to parking, loading docks, and garbage collection areas in commercial areas and garages in residential areas. Parking is prohibited along alleys.
Corridor Type: ---.. Local Access
R.O.W. Width: .....26’

Alleys reduce the number of driveways on primary
streets.

Vehicular Zone
Movement: .........Two-way / Very Slow
Maximum Posted Speed: 10 mph
Pavement Width: 26’
Traffic Lanes: . .....10’, plus 3’ shoulder
Bicycle Lanes:.......None
Parking Lanes:......None—on-street parking prohibited
Curb Type:............Rolled curb with gutter
Curb Radius:........Smallest context-sensitive radius that allows for sufficient emergency access
Pedestrian Zone
Sidewalk Width: ..None
Planter Width: .....None
Planters: . ............None
Planting: .............None
Tree Species: .......None
Lighting: . ............20’ max height (16’ preferred)
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5.5

Pedestrian and Bicycle Circulation

Establishing a truly balanced circulation system is dependent on
creating a safe and functional environment for modes of transit
other than the automobile. Given the strong automobile orientation and high traffic volumes on San Marcos Boulevard, the intent
is to make the Creekside District much more attractive and accommodating to pedestrians and bicyclists by providing well-designed facilities that are integrated with the area’s street network in
a manner that minimizes conflicts with vehicular circulation.
These facilities will connect the Creekside District internally, but
also link the area to surrounding neighborhoods and major destination points such as Cal State San Marcos, Palomar Community
College and the Town Center via existing and planned pedestrian
and bicycle facilities.
GOAL 5.7: A comprehensive, integrated bikeway and pedestrian system that connects the Creekside District to the
broader community, promotes alternatives to the automobile, and enhances the public’s enjoyment of the District’s
open space resources.
Street trees, lighting and other landscape elements
separate pedestrians from traffic and foster an
inviting atmosphere.

Policy 5.7.1:

Provide continuous, inter-connected travel corridors for pedestrians and bicyclists that serve
the same destinations as automobiles, as well as
non-vehicular destinations such as the creek open
space corridor.

The Creekside District provides an extensive and continuous system that allows for the safe and efficient movement of pedestrians
and bicyclists for both commute and recreational purposes. The
circulation system incorporates two levels of pedestrian and bicycle facilities: street-related (Class II) and non-street-related (Class
I).
Special paving treatments draw drivers’ attention to
pedestrian crossings while adding asthetically to the
pedestrian environment.

5.5.1 Pedestrian Facilities
Pedestrian circulation in the Creekside District (Figure 5-3) will
be accommodated in three ways:
•

Broad, tree-lined sidewalks on both sides of all streets within
the developed area;

•

Pedestrian streets or “paseos” that provide off-street, pedestrian passages within the developed area; and

•

Class I, multi-use trails in the creekside open space corridor
that will connect to the street system within the District as well
as to existing and proposed facilities outside the District.

Pedestrian-Friendly Streets
To attract and maintain significant pedestrian activity in the
Creekside District the streets not only need to accommodate vehicular traffic, but also be safe, attractive, and convenient for pedestrians. The public street rights-of-way in the District will be
used as much by pedestrians as vehicles, and so the pedestrian
zones have been designed with the same care given to the vehicular
travelway. In addition to providing ample area within the pedestrian zone, the District’s street standards and streetscape guidelines
address the use and location of the many elements that contribute to the character and quality of the pedestrian environment, including sidewalks, on-street parking, street trees and buffer landscaping, street lights, signs, crosswalks, transit stops, benches and
other streetscape furniture (streetscape guidelines are contained in
Chapter 6, Community Design).
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Figure 5-3: Pedestrian Trails and Sidewalks
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Traffic Calming

Class I Multi-use Trails

In order to create a comfortable and safe pedestrian environment,
the locations at which pedestrians and vehicles come into contact
with each other must be carefully designed to manage the flow of
vehicular traffic. These locations occur primarily at intersections,
but can also occur at mid-block locations. Traffic-calming devices such as roundabouts, traffic circles, curb extensions (i.e., “bulbouts”, “neck downs”, etc.), and enhanced crosswalks are recommended throughout the planning area, with special emphasis on
Main Street where establishing a free flow of pedestrian traffic and
a slow regular flow of vehicular traffic will work together to enhance the commercial environment.

Given the importance of open space to the character of the
Creekside District, a high priority is given to the creation an areawide system of off-street, or Class I, trails that will allow employees, residents and visitors to fully enjoy the natural beauty of San
Marcos Creek while commuting or recreating. Class I trails along
the levee tops and within creekside park areas will provide key
east-west trail connections through the area. North-south connections will be provided within the street corridors.
GOAL 5.8: Street design that balances the efficient movement of vehicular traffic with the creation of a safe, attractive, and convenient pedestrian-oriented district.

Paseos
Traffic calming measures, such as crosswalk refuges,
make streets more pedestrian friendly.

Roundabouts at McMahr and Via Vera Cruz will
efficiently balance vehicular and pedestrian
movement while serving as gateways to the
Creekside District.

In an effort to support walking within the District, the Plan
calls for the creation of a series of pedestrian-only streets, or paseos. Located at the north end of the District’s six north-south
Neighborhood Streets, these paseos will provide pedestrian connections to Main Street and the District’s retail core from San
Marcos Boulevard and maintain a walkable scale for the blocks
fronting San Marcos Boulevard. The paseos will be lined with
storefronts and activated with outdoor restaurants and pedestrian
amenities such as fountains, sculpture, benches and other street
furniture. While these six paseos will be located in public rightsof-way and required as part of the public circulation system, developers also will be encouraged to incorporate the paseo concept
into their private developments. Mid-block paseos are an effective
means of providing pedestrian access from street frontages to midblock parking, and for expanding retail frontages.

Policy 5.8.1

Provide continuous sidewalk improvements or
off-street paths along all street corridors, and
close gaps in the existing pedestrian system.

Policy 5.8.2

Provide convenient and direct pedestrian access to all buildings (commercial and residential)
from street frontages, rather than through parking lots.

Policy 5.8.3

Encourage developers to provide pedestrian
streets (i.e., “paseos”) in mid-block areas that provide for pedestrian access through the block and
to parking areas located behind buildings.

Policy 5.8.4:

Integrate traffic-calming measures, such as roundabouts, traffic circles, curb extensions, textured
paving, pedestrian refuges/islands and on-street
parking, into the street design in order to create a
more pedestrian-friendly circulation system.

Policy 5.8.5:

Provide street trees and other landscaping between the street and sidewalk to provide separa-
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tion from the travelway, micro-climate control,
and aesthetic enhancement.
Policy 5.8.6:

Provide pedestrian-scaled lighting to enhance
nighttime activity, and add spatial definition and
human scale to the pedestrian realm.

Policy 5.8.7:

Provide on-street parking on most District streets
to enhance parking convenience and provide separation between pedestrians and the travelway;
where on-street parking is not provided, use a
continuous planter to buffer pedestrians from the
travelway.

Policy 5.8.8:

Policy 5.8.9:

Incorporate special paving treatments at key intersection crossings to announce and signify the
importance of the pedestrian zone and to aesthetically enhance the crossing. Paving materials,
colors and textures can be used to delineate the
crosswalk area. Crosswalk materials shall be durable and safe for pedestrian use.

5.5.2 Bicycle Facilities
Safe, convenient and attractive bicycle are an important amenity that will enhance the District’s commercial development, reduce vehicle trips and increase the community’s appreciation of
the open space resource. Figure 5-4 shows the system of Class I
(off-street multi-use trails) and Class II (on-street bike lanes) facilities that will serve the Creekside District.
GOAL 5.9: A comprehensive and integrated system of
Class I and Class II facilities that supports bicycle use in the
Creekside District for commuting and recreation.
Policy 5.9.1

Policy 5.9.2

In order to promote pedestrian movement between the Creekside District and employment
and entertainment areas north of San Marcos
Boulevard, the City will explore design options
for creating safe and attractive pedestrian crossings of San Marcos Boulevard.

Policy 5.8.10: Roundabouts shall be incorporated into the intersection designs of McMahr Road and Via Vera
Cruz where they cross Main Street to regulate
the flow of north-south traffic both through the
District and onto Main Street (without requiring left turn lanes or a traffic signal). The roundabouts will also be designed as gateway features
that announce the entry to the Creekside District
and the Main Street commercial corridor.

Policy 5.9.3

Provide an interconnected system of Class II bicycle lanes that connect to existing and planned
bicycle facilities on San Marcos Boulevard, Las
Posas Road, Discovery Street, McMahr Road,
and Craven Road.

Lively paseos—pedestrian streets—create direct,
interesting, and pleasant routes for pedestrians.

Provide five-foot–wide (5’) Class II bicycle lanes
along both sides of the following Creekside
District streets to facilitate bicycle commuter access to and from the urbanized area:
•

Bent Avenue

•

Via Vera Cruz

•

McMahr Road

•

Creekside Drive

•

All Local Streets

Complete key linkages between the City’s existing
bicycle system and the Creekside District bicycle
system.

Bicycle routes should be clearly marked to alert
drivers to the presence of bicycles.
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Figure 5-4: Bicycle Lanes and Routes
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Policy 5.9.4

Encourage developers to incorporate secure bicycle parking and showering/changing facilities
into their developments to support bicycle use by
Creekside District employees.

Policy 5.9.5

Establish a system of directional and safety signs
that identify bicycle corridors, provide directions
and distances to key destinations, and provide
safety warnings at intersections. The signage system should be designed to be in scale with pedestrian and bicycle use. Pavement markings and
symbols (e.g., “sharrows”) should also be used to
clarify and announce bicycle use within public
streets that lack Class II bicycle lanes.

Policy 5.9.6

Provide an inter-connected system of Class I
multi-use trails (i.e., not located in a street) along
the San Marcos Creek corridor that accommodate non-motorized recreational trail use (e.g.,
walking, biking, skating, etc.) and allow the public to enjoy this open space resource.

Policy 5.9.7

Construct an all-weather multi-use Creekside
Promenade trail along the top of the levee/embankment on the north side of the San Marcos
Creek corridor. The trail, which will extend from
Discovery Street to Grand Avenue, will be designed to accommodate maintenance vehicles as
well as pedestrians, bicyclists, and other non-motorized vehicles (refer to Chapter 5, Open Space
& Conservation for more detailed discussion on
design of these facilities).

Policy 5.9.8

Construct an all-weather multi-use trail along the
top of the levee/embankment on the south side of
the San Marcos Creek corridor. The trail, which
will extend along the north side of Discovery
Street from McMahr Road to Grand Avenue and
then onward to SR-78, will be designed to accommodate maintenance vehicles as well as pedestrians, bicyclists, and other non-motorized vehicles
(refer to Chapter 5, Open Space & Conservation
for more detailed discussion on design of these facilities).

Policy 5.9.9

Special pedestrian/bicycle street crossings shall be
developed where the Class I creek trails intersect
major north-south streets (i.e., Via Vera Cruz,
Bent and Grand). These crossings should be delineated in the travelway, and should also include
signage providing safety warnings for both cyclists and motorists of an approaching intersection. Textured paving or warning bumps should
be used in the travelways before the crossings to
alert traffic that they are approaching a sensitive
intersection.

Policy 5.9.10: Construct a north-south pedestrian bridge that
spans the creek and natural habitat areas, linking
the trails on the north and south sides of the creek
corridor. The pedestrian bridge should be located near McMahr Road, providing an additional
north-south pedestrian crossing between Via Vera
Cruz and Discovery Street and creating, along
with the Grand Avenue Bridge, a recreational trail
loop internal to the Creekside District.

Off-street and on-street bicycle facilities facilitate
bicycle travel, both for recreation and commuting.
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Policy 5.9.11

Policy 5.9.12

The new Via Vera Cruz bridge will incorporate
multi-use trails along both sides of the bridge,
while the Grand Avenue bridge will incorporate a
trail along its west side, which faces the main open
space area. These trails, which will be physically
separated from the roadway by a traffic barrier,
will link directly into the Class I trails along the
north and south sides of the creek. Each bridge
trail will include pedestrian overlooks that provide vista points looking out over the creek and
associated open space.
In order to provide convenient connections between development north of the creek and the
multi-use trail of the Creekside Promenade, access points will be developed at the southern terminus of all eleven north-south streets that abut
the open space corridor (refer to the Open Space
Element for more discussion of the design of
these areas).

5.6

Transit Service

Enhancing transit service is a key strategy in the creation of the
Creekside District. Providing convenient and affordable transit
will allow the City to develop a vibrant, new mixed-use neighborhood while:
•

minimizing increases in traffic congestion and air pollution;

•

increasing transportation choice and reducing automobile
dependency;

•

promoting efficient development patterns and pedestrianfriendly environments; and

•

minimizing project area costs associated with the provision
of parking.

In order to establish effective transit service to the Creekside
District, the plan proposes a two-tier transit system that includes:
a) improved North County Transit District (NCTD) bus and light
rail services to the city and region, and b) creation of a new local
shuttle service that will provide internal Creekside District circulation with looped connections to key nearby San Marcos destinations (e.g., employment centers, campuses and transit stations).

The creekside trails will serve both the recreational
and transportation needs of pedestrians, bicyclists,
and other non-motorized users.
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