


























 
 
 
 
 

APPENDIX A 



Appendix A 
Findings 

PA20-0056 
 

 
 

1                                                       EIR AND ADDENDUM                            PA20-0056  

That  the  decision-maker  has  considered  Final  EIR  589,  previously  certified  on  November  8,  2004;  Addendum  1.0  (PA060023)  approved July 
2006; Addendum 1.1 (PA110002-PA110006)   approved February 24, 2011; the Planning Area 2 Addendum (PA130001-PA130004 and p A130006) 
approved on March 27, 2013; and Addendum 3.1 (PA140072-81) approved February 25, 2015 prior to project approval: 

 
a. Together, these documents reflect the independent judgment of the County and satisfy the requirements of CEQA for approval of PA20-0056, which is a 
necessarily included element contemplated as part of the whole of the action considered in Final EIR 589, Addendum 1.0, Addendum 1.1, the Planning area 2 
Addendum, and Addendum 3.1; 

 
b. The circumstances of the project are substantially the same as described in Final EIR 589, Addendum 1.0, Addendum 1.1, the Planning Area 2 Addendum, 
and Addendum 3.1 which adequately addressed the effects of the project proposed in PA20-0056.  No substantial changes have been made in the project that 
involve new significant environmental effects or a substantial increase in the severity of previously identified significant effects; no substantial changes have 
occurred in the circumstances under which the project is being undertaken, that involve new significant environmental effects or a substantial increase in the 
severity of previously identified environmental effects; and no new information of substantial importance to the project which was not known or could not have 
been known when Final EIR 589, Addendum 1.0, Addendum 1.1, the Planning Area 2 Addendum, and Addendum 3.1 were certified and approved has become 
known; therefore, no further environmental review is required. 

 
c. All mitigation measures are fully enforceable pursuant to Public Resources Code section 21081.6(b) and have either been adopted as conditions, incorporated 
as part of the project design, or included in the procedures of project implementation. 

 
2                                             ENVIRONMENTAL MONITORING                  PA20-0056 

That the monitoring requirements of Public Resources Code Section 21081.6 (AB 3180) will be considered as having been met in that the design of 
the subject project, the satisfaction  of the requirements  of the County´s building, grading, fire, and other codes and ordinances  and the satisfaction  
of the conditions of approval applied to the project will implement the mitigation measures contained in EIR No. 589, Addendum 1 (PA06-0023), Addendum 
1.1 (PA110003-0006), the Planning Area 2 Addendum (PA130001-0004 and PA130006), and Addendum 3.1 (PA140072-81). 

 
3                                                           GENERAL PLAN                                PA20-0056 

That the use or project proposed is consistent with the objectives, policies, and general land uses and programs specified in the General Plan adopted 
pursuant to the State Planning and Zoning Law. 

 
4                                                                  ZONING                                        PA20-0056  

That the use, activity or improvement(s) proposed, subject to the specified conditions, is consistent with the Ranch Plan Planned Community Program Text 
and provisions of the Zoning Code. 

 
5                                                           COMPATIBILITY                                 PA20-0056  

That the location, size, design and operating characteristics of the proposed use will not create significant noise, traffic or other conditions or situations that 
are objectionable, detrimental or incompatible with other permitted uses in the vicinity of the project area. 

 
6                                                       GENERAL WELFARE                            PA20-0056 

That the application will not result in conditions or circumstances contrary to the public health and safety and the general welfare. 
 

7                                                        PUBLIC FACILITIES                              PA20-0056 

That the approval of the permit application is in compliance with Codified Ordinance Section 7-9-711 regarding public facilities (fire station, library, sheriff, 
etc.). 

 
8                                              NUMBER OF DWELLING UNITS                   PA20-0056 

That the number of dwelling units permitted by this use permit is compatible with existing and planned infrastructure facilities. 
 

9                                    PARKING AND CIRCULATION                                 PA20-0056  

That the access, parking and circulation facilities will not result in excess traffic safety hazards. 
 

10                                                       SEWER SYSTEM                                 PA20-0056 

That the discharge of waste from the proposed subdivision into the existing sewer system of the Water District will not result in violations of existing 
requirements prescribed by the California Regional Water Quality Control Board, San Diego Region. 
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Appendix B  
Conditions of Approval 

PA20-0056 
 
 

1  RANCH PLAN REGULATION COMPLIANCE MATRIX PA20-0056 (Custom) 

The applicant shall comply with all applicable requirements of the Ranch Plan Regulation Compliance Matrix: to the satisfaction of the appropriate decision 
maker listed in each applicable Regulation Compliance Matrix item. The applicable requirements are listed below and attached as Appendix C: 

 
a. Prior to Issuance of Grading Permits 
521: EIR 589 Standard Condition 4.4-1 (G01) – Geotechnical report 
522: EIR 589 Standard Condition 4.4-2 (G02) – Conformance with TT Map 
523: EIR 589 Standard Condition 4.4-2 (G02) – Revised TT Map (if necessary) 
524: EIR 589 Stand. Cond. 4.4-3 (G04) – Off-site Letter of Consent (if necessary) 
525: EIR 589 Standard Condition 4.4-4 (G09) – Consistency with Planning Approval 
527 & 527.1: EIR 589 Standard Condition 4.5-1 (D01a) – Drainage Study 
528 & 528.1: EIR 589 Standard Condition 4.5-2 (D02a) – Drainage Improvements 
530 & 530.1: EIR 589 Standard Condition 4.5-3 (D02b) – Drainage Improvements 
537 & 537.1: EIR 589 St. Cond. 4.5-8 (WQ01) – Water Quality Management Plan (WQMP) 
538: EIR 589 St. Cond. 4.5-8 (WQ03) – Water Quality Management Plan (WQMP) 
540: EIR 589 St. Cond. 4.5-10 (WQ04) – Stormwater Pollution Prevention (SWPPP) 
541: EIR 589 St. Cond. 4.5-11 (WQ05) – Erosion and Sediment Control Plan 
548: EIR 589 Standard Condition 4.6-6 (T07) – Sight Distance 
555, 555.1 through 555.5: EIR 589 Standard Condition 4.7-1 – Fugitive Dust 
556, 556.1, 556.2 & 556.3: EIR 589 Standard Condition 4.7-2 – Emission Control 
557: EIR 589 Standard Condition 4.8-1 (N10) – Hours of Construction 
558, 558.1, 558.2, 558.3 & 558.4: EIR 589 St. Condition. 4.8-2 (N10) – Construction Noise 
559 & 559.1: EIR 589 Standard Condition 4.8-3 (N01) – Sound Attenuation 
562: EIR 589 Standard Condition 4.8-6 (N08) – Noise Generating Equipment (Non-Residential 
567: EIR 589 Standard Condition 4.10-2 (LA02b) – Private Area Landscaping 
571: EIR 589 Standard Condition 4.11-1 (A04) – Archaeology Grading Observation and Salvage 
574: EIR 589 Standard Condition 4.11-2 (A07) – Paleontology Resource Surveillance 
589: EIR 589 Standard Condition 4.14-2 – Hazardous Materials 
616: Ranch Plan Fire Prot. Program Cond. 3.d. – Precise Fuel Modification Plan 

 
b. Prior to Precise Fuel Modification Plans: 
138: EIR 589 Mitigation Measure 4.9-27 – Invasive Plants and Fuel Modification 

 
c. Prior to Issuance of Building Permit: 
111: EIR 589 Mitigation Measure 4.7-3 – Use of Light-Colored Roof Materials 
140: EIR 589 Mitigation Measure 4.9-28 – Open Space habitat, light shields 
206: EIR 589 Mitigation Measure 4.15-5 – Capistrano Unified School District fees 
526: EIR 589 Standard Condition 4.4-5 – Compliance with Code 
537 & 537.1: EIR 589 St. Cond. 4.5-8 (WQ01) – Water Quality Management Plan (WQMP) 
538: EIR 589 St. Cond. 4.5-8 (WQ03) – Water Quality Management Plan (WQMP) 
540: EIR 589 St. Cond. 4.5-10 (WQ04) – Stormwater Pollution Prevention (SWPPP) 
541: EIR 589 St. Cond. 4.5-11 (WQ05) – Erosion and Sediment Control Plan 
547: EIR 589 Standard Condition 4.6-5 (T05) – Major Thoroughfare & Bridge Fees 
550, 550.1, 550.2 & 550.4: EIR 589 Standard Condition 4.6-8 (T12) – Internal Circulation 
559.2 & 559.3: EIR 589 Standard Condition 4.8-3 (N01) – Sound Attenuation 
561 & 561.1: EIR 589 Standard Condition 4.8-5 (N02) – Non-Residential Development 
562: EIR 589 Standard Condition 4.8-6 (N08) – Noise Generating Equipment (Non-Residential 
564 & 564.1: EIR 589 Standard Condition 4.10-1 (LA01b) – Public Area Landscaping 
570: EIR 589 Standard Condition 4.10-3 (LG01) – Light and Glare 
589: EIR 589 Standard Condition 4.14-2 – Hazardous Materials 
617: Ranch Plan Fire Prot. Program Cond. 3.e. – Vegetation Clearance 

 

d. Prior to Combustible Construction: 
609: Ranch Plan Fire Prot. Program Cond. 2.d. – Emergency Access & Water Supply 

 
e. During Construction: 
197: EIR 589 Mitigation Measure 4.14-13 – ESA Remedial Measures 

 
f. Prior to Certificates of Occupancy: 
529: EIR 589 Standard Condition 4.5-2 (D02a) – Drainage Improvements 
531: EIR 589 Standard Condition 4.5-3 (D02b) – Drainage Improvements 
539, 539.1 & 539.2: EIR 589 Standard Condition 4.5-9 (WQ03) – Compliance with Water Quality Management Plan (WQMP) 
560: EIR 589 Standard Condition 4.8-4 (N09) – Multi-Family Residential Development 
563: EIR 589 Standard Condition 4.8-7 (N12) – Transportation Corridor Notification 
565 & 566: EIR 589 Standard Condition 4.10-1 (LA01b) – Public Area Landscaping 
568 & 569: EIR 589 Standard Condition 4.10-2 (LA02b) – Private Area Landscaping 
618: Ranch Plan Fire Prot. Program Cond. 3.f. - Fuel Modification Zones 

 
g. Prior to Release of Grading Bond: 
572 & 573: EIR 589 Standard Condition 4.11-1 (A04) – Archaeology Grading Observation and Salvage 
575 & 576: EIR 589 Standard Condition 4.11-2 (A07) – Paleontology Resource Surveillance 

 
2                                               BASIC/ZONING REGULATIONS                    PA20-0056 

This approval constitutes approval of the proposed project only to the extent that the project complies with the Orange County Zoning Code and any other 
applicable zoning regulations. Approval does not include any action or finding as to compliance or approval of the project regarding any other applicable 
ordinance, regulation or requirement. 

 
3  BASIC/TIME LIMIT  PA20-0056 

This approval is valid for a period of 36 months from the date of final determination. If the use approved by this action is not established within such period of 
time, this approval shall be terminated and shall thereafter be null and void. 
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4  BASIC/PRECISE PLAN  PA20-0056 

Except as otherwise provided herein, this permit is approved as a precise plan. If the applicant proposes changes regarding the location or alteration of any 
use or structure, the applicant shall submit a changed plan to the Director, OC Planning, for approval. If the Director, OC Planning, determines that the 
proposed change complies with the provisions and the spirit and intent of the original approval action, and that the action would have been the same for the 
changed plan as for the approved plot plan, he may approve the changed plan without requiring a new public hearing. 

 
5  BASIC/COMPLIANCE  PA20-0056 

Failure to abide by and faithfully comply with any and all conditions attached to this approving action shall constitute grounds for the revocation of said action 
by the Orange County Planning Commission. 

 
6                                                         INDEMNIFICATION                               PA20-0056 

Applicant shall defend with counsel approved by the County of Orange in writing, indemnify and hold harmless the County of Orange, its officers, agents and 
employees from any claim, action or proceeding against the County, its officers, agents or employees to attack, set aside, void, or annul any approval of the 
application or related decision, or the adoption of any environmental documents, findings or other environmental determination, by the County of Orange, its 
Board of Supervisors, Planning Commission, Zoning Administrator, Director of OC Public Works, or Director of Planning concerning this application. The 
County may, at its sole discretion, participate in the defense of any action, but such participation shall not relieve applicant of his/her obligations under this 
condition. Applicant shall reimburse the County for any court costs and attorney’s fees that the County may be required to pay as a result of such action. The 
County shall promptly notify the applicant of any such claim, action or proceeding. 

 
7  BASIC/APPEAL EXACTIONS  PA20-0056 

Pursuant to Government Code Section 66020, the applicant is hereby informed that the 90-day approval period in which the applicant may protest the fees, 
dedications, reservations or other exactions imposed on this project through the conditions of approval has begun. 

 
8                                                    PRIVATE LANDSCAPING                         PA20-0056 

A. Prior to the issuance of precise grading permits, the applicant shall submit a detailed landscape plan for the project area which shall be approved by the 
Manager, Permit Services in consultation  with the Manager,  OC Planning.  The plan shall be certified  by a licensed  landscape  architect  or a licensed 
landscape contractor, as required, as taking into account approved preliminary landscape plan (if any), County Standard Plans for landscape areas, adopted 
plant palette guides, applicable scenic and specific plan requirements, and water conservation measures contained in the County of Orange Landscape 
Code (Ord. No. 09-010) and shall comply with State´s Model Water Efficient Landscape Ordinance (MWELO - Sections 490-495, Chapter 2.7, Division 2, 
Title 23 in the California Code of Regulations). 

 
B. Prior to the approval of final inspection, applicant shall install said landscaping and irrigation system and shall have a licensed landscape architect or 
licensed landscape contractor, certify that it was installed in accordance with the approved plan. 

 
C. Prior to the approval of final inspection,  the applicant  shall furnish said installation  certification,  including  an irrigation  management  report for each 
landscape irrigation system, and any other implementation report determined applicable, to the Manager, Permit Services. 

 
9                                       WATER QUALITY MANAGEMENT PLAN            PA20-0056 

Prior to the issuance of any grading or building permits, the applicant shall submit for review and approval by the Manager, Permit Services, a Water Quality 
Management Plan (WQMP) specifically identifying Best Management Practices (BMPs) that will be used onsite to control predictable pollutant runoff. The 
applicant shall utilize the Orange County Drainage Area Management Plan (DAMP), Model WQMP, and Technical Guidance Manual for reference, and the 
County’s WQMP template for submittal. This WQMP shall include the following: 

 
- Detailed site and project description 
- Potential stormwater pollutants 
- Post-development drainage characteristics 
- Low Impact Development (LID) BMP selection and analysis 
- Structural and Non-Structural source control BMPs 
- Site design and drainage plan (BMP Exhibit) 
- GIS coordinates for all LID and Treatment Control BMPs 
- Operation and Maintenance (O&M) Plan that (1) describes the long-term operation and maintenance requirements for BMPs identified in the BMP Exhibit; (2) 
identifies the entity that will be responsible for long-term operation and maintenance  of the referenced BMPs; and (3) describes the mechanism for funding 
the long-term operation and maintenance of the referenced BMPs 

 
The BMP Exhibit from the approved WQMP shall be included as a sheet in all plan sets submitted for plan check and all BMPs shall be depicted on these 
plans. Grading and building plans must be consistent with the approved BMP exhibit. 
 
  
10  COMPLIANCE WITH THE NPDES IMPLEMENTATION PA20-0056 

PROGRAM 
 

Prior to the issuance of a certificate of use and occupancy, the applicant shall demonstrate compliance with the County’s NPDES Implementation Program in a 
manner meeting the satisfaction of the Manager, OC Inspection, including: 

-  Demonstrate  that  all  structural  Best  Management  Practices  (BMPs)  described  in  the  BMP  Exhibit  from  the  project’s  approved  WQMP  have  been 
implemented, constructed and installed in conformance with approved plans and specifications 
- Demonstrate that the applicant has complied with all non-structural BMPs described in the project’s WQMP 
- Submit for review and approval an Operations and Maintenance (O&M) Plan for all structural BMPs (the O&M Plan shall become an attachment to the 
WQMP; 
- Demonstrate that copies of the project’s approved WQMP (with attached O&M Plan) are available for each of the initial occupants; 
- Agree to pay for a Special Investigation from the County of Orange for a date twelve (12) months after the issuance of a Certificate of Use and Occupancy 
for the project to verify compliance with the approved WQMP and O&M Plan 
- Demonstrate that the applicant has RECORDED one of the following: 
1. The CC&R’s (that must include the approved WQMP and O&M Plan) for the project’s Home Owner’s Association; 
2. A water quality implementation agreement that has the approved WQMP and O&M Plan attached; or 
3. The final approved Water Quality Management Plan (WQMP) and Operations and Maintenance (O&M) Plan. 

 
11                                   EROSION AND SEDIMENT CONTROL PLAN         PA20-0056 

Prior to the issuance of any grading or building permit, the applicant shall submit a Erosion and Sediment Control Plan (ESCP) in a manner meeting approval of 
the Manager, Permit Intake, to demonstrate compliance with the County’s NPDES Implementation Program and state water quality regulations for grading and 
construction activities. The ESCP shall identify how all construction materials, wastes, grading or demolition debris, and stockpiles of soil, aggregates, soil 
amendments, etc. shall be properly covered, stored, and secured to prevent transport into local drainages or coastal waters by wind, rain, tracking, tidal erosion 
or dispersion. The ESCP shall also describe how the applicant will ensure that all BMPs will be maintained during construction of any future public right-of-
ways. The ESCP shall be updated as needed to address the changing circumstances of the project site. A copy of the current ESCP shall be kept at the project 
site and be available for County review on request. 
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12                                            BEST MANAGEMENT PRACTICES                 PA20-0056  

Prior to issuance of a building permit, the off-site regional Best Management Practices (BMPs) relied upon by this project (e.g., basins, swales, etc.) must be 
built and/or installed, and operational. The location and operation of these regional BMPs must be in compliance with the Final Project-Specific WQMP for 
the regional BMP(s). The location and operation of the regional BMP(s) must be demonstrated to the satisfaction of the Manager, Grading and Building Plan 
Check.  

 

13                                      SHADE TREES PA20-0056  

Prior to approval, landscape plans shall demonstrate compliance with mitigation measure 4.7-3 of EIR 589 by incorporating shade trees into the design of the project 
parking area and overall project site for purposes of reducing evaporative emissions from parked vehicles, reducing summer cooling needs, and providing shade 
along pedestrian paths. Compliance must be demonstrated to the satisfaction of the Manager, Development Services. 
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Source

Condition, 
Mitigation, 

Public 
Benefit or 

Entitlement 
Provision

Timing Subject Keywords Title
Requirements or Entitlement 

Provisions

Reviewing / 
Approving    
Authority 

(Advisory Agency 
in Parentheses)

Form of 
Compliance

Guidance for 
Compliance

A
re

a
 A

p
p

lic
a

ti
o

n

Applicant Comments County Comments

Satisfied or Not 
Satisfied

Y/N

a. Prior to Issuance of Grading Permits 
521 EIR 589 SC  4.4-1 Prior to the 

issuance of a 
grading permit

Geology and 
Soils:  

Geology and 
Soils:  

Prior to the issuance of a grading permit, 
the applicant shall submit a geotechnical 
report to the Manager of Subdivision 
Manager OC Planned Communities and 
Grading, for approval.  The report shall 
meet the requirements outlined in the 
County of Orange Grading Code and 
Manual (County Standard Condition G01)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
geotechnical 
report

Each 
PA

522 EIR 589 SC  4.4-2 Prior to the 
issuance of a 
grading permit

Geology and 
Soils (cont.):  

Geology and 
Soils (cont.):  

Prior to the issuance of any grading 
permits, the Manager of Subdivision and 
Grading shall review the grading plan for 
conformance with the grading shown on 
the approved tentative map.  If the 
applicant submits a grading plan which the 
Manager of Subdivision and Grading 
Manager OC Planned Communities 
determines to show a significant deviation 
from the grading shown on the approved 
tentative map, specifically with regard to 
slope heights, slope ratios, pad elevations 
or configurations, the Subdivision 
Committee shall review the plan for a 
finding of substantial conformance. 
(County Standard Condition G02)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Approval of 
grading plan 
demonstrating 
submittal 
conformance 
with the 
grading shown 
on the 
approved TTM

Each 
PA

523 EIR 589 SC  4.4-2 
(cont.)

Prior to the 
issuance of a 
grading permit

Geology and 
Soils (cont.):  

Geology and 
Soils (cont.):  

If the Subdivision Committee fails to make 
such a finding, the applicant shall process 
a revised tentative map; or, if a final map 
has been recorded, the applicant shall 
process a new tentative map or a site 
development permit application per Orange 
County Zoning Code Sections 7-9-139 and 
7-9-150.  Additionally, the applicant shall 
process a new environmental assessment 
for determination by the decision making 
entity.  (County Standard Condition G02) 

Subdivision 
Committee 
review for 
substantial 
conformance, if 
required

Process new 
subdivision, if 
necessary

Each 
PA

524 EIR 589 SC  4.4-3 Prior to the 
recordation of a 
subdivision map 
or prior to 
issuance of a 
Grading Permit, 
whichever 
comes first

Geology and 
Soils (cont.):  

Geology and 
Soils (cont.):  

Prior to the recordation of a subdivision 
map or prior to the issuance of any grading 
permit, whichever comes first, and if 
determined necessary by the County of 
Orange Manager, Subdivision and 
Grading, the applicant shall record a letter 
of consent from the affected property 
owners permitting off-site grading, cross lot 
drainage, drainage diversions and/or 
unnatural concentrations.  The applicant 
shall obtain approval of the form of the 
letter of consent from the Manager, 
Subdivision and Grading Services before 
recordation of the letter.  (County Standard 
Condition G04)  

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Recordation of 
a letter of 
consent from 
affected 
property 
owners if 
determined 
necessary by 
County of 
Orange 
Director of 
Planning & 
Development 
Services

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 1 September 1, 2022
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Satisfied or Not 
Satisfied

Y/N

525 EIR 589 SC  4.4-4 Prior to the 
issuance of 
grading permits

Geology and 
Soils (cont.):  

Geology and 
Soils (cont.):  

Prior to issuance of grading permits, the 
Manager of Subdivision and Grading 
Manager OC Planned Communities shall 
determine that the proposed grading is 
consistent with the grading depicted within 
the approved planning application.  
(County Standard Condition G09)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Approval of 
grading plan

Each 
PA

527 EIR 589 SC  4.5-1 Prior to 
recordation of a 
Subdivision Map 
or issuance of a 
Grading Permit, 
whichever 
comes first

Drainage Study:  Drainage 
Study:  

Prior to the recordation of a subdivision 
map (except maps for financing and 
conveyance purposes only) or prior to the 
issuance of any grading permits, whichever 
comes first, the following drainage studies 
shall be submitted to and approved by the 
Manager, Subdivision and Grading:   
(County Standard Condition D01a) 

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory of 
drainage study

Each 
PA

527.1 EIR 589 SC  4.5-1 
(cont.)

See above Drainage Study 
(cont.):  

Drainage Study 
(cont.):  

A. A drainage study of the  project 
including diversions, off-site areas that 
drain onto and/or through the  project, and 
justification of any diversions; and                 
B. When applicable, a drainage study 
evidencing that proposed drainage 
patterns will not overload existing storm 
drains; and                                                     
C. Detailed drainage studies indicating how 
the project grading, in conjunction with the 
drainage conveyance systems including 
applicable swales, channels, street flows, 
catch basins, storm drains, and flood water 
retarding, will allow building pads to be 
safe from inundation from rainfall runoff 
which may be expected from all storms up 
to and including the theoretical 100-year 
flood. (County Standard Condition D01a) 0

See above See above Each 
PA

528 EIR 589 SC  4.5-2 Prior to 
recordation of a 
Subdivision Map 
or Issuance of a 
Grading Permit, 
whichever 
comes first

Drainage 
Improvements:  

Drainage 
Improvements:  

A. Prior to the recordation of a subdivision 
map (except maps for financing and 
conveyance purposes only) or prior to the 
issuance of any grading permits, whichever 
comes first, the applicant shall in a manner 
meeting the approval of the Manager, 
Subdivision and Grading: (County 
Standard Condition D02a)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Approval of 
storm drain 
drainage plans 
and offer(s) of 
dedication, if 
necessary

Each 
PA

528.1 EIR 589 SC  4.5-2 
(cont.)

See above Drainage 
Improvements 
(cont.):  

Drainage 
Improvements 
(cont.):  

1) Design provisions for surface drainage;    
2) Design all necessary storm drain 
facilities extending to a satisfactory point of 
disposal for the proper control and disposal 
of storm runoff; and                                       
3) Dedicate the associated easements to 
the County of Orange, if determined 
necessary.                                  (County 
Standard Condition D02a)

See above See above Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 2 September 1, 2022
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530 EIR 589 SC  4.5-3 Prior to the 
issuance of 
Grading Permits

Drainage 
Improvements 
(cont.):  

Drainage 
Improvements 
(cont.):  

A. Prior to the issuance of any grading 
permits, the applicant shall in a manner 
meeting the approval of the Manager, 
Subdivision and Grading:                              
(County Standard Condition D02b)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
drainage plans

Each 
PA

530.1 EIR 589 SC  4.5-3 
(cont.)

See above Drainage 
Improvements 
(cont.):  

Drainage 
Improvements 
(cont.):  

1) Design provisions for surface drainage; 
and                                                                 
2) Design all necessary storm drain 
facilities extending to a satisfactory point of 
disposal for the proper control and disposal 
of storm runoff; and                                       
3) Dedicate the associated easements to 
the County of Orange, if determined 
necessary.                                           
(County Standard Condition D02b)

See above See above Each 
PA

537 EIR 589 SC 4.5-8 Prior to the 
recordation of a 
Subdivision Map 
or the issuance 
of any Grading 
or Building 
Permit, 
whichever 
comes first

Water Quality 
Management 
Plan:  

Water Quality 
Management 
Plan:  

Prior to the recordation of any final 
subdivision map (except those maps for 
financing or conveyance purposes only) or 
the issuance of any grading or building 
permit (whichever comes first), the 
applicant shall submit for review and 
approval by the Manager, Inspection 
Services Division, a Water Quality 
Management Plan (WQMP) specifically 
identifying Best Management Practices 
(BMPs) that will be used onsite to control 
predictable pollutant runoff. This WQMP 
shall identify, at a minimum, the routine 
structural and non-structural measures 
specified in the current Drainage Area 
Management Plan (DAMP). The WQMP 
may include one or more of the following:   
(County Standard Condition WQ01)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
Water Quality 
Management 
Plan

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 3 September 1, 2022
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537.1 EIR 589 SC 4.5-8 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

• Discuss regional water quality and/or 
watershed programs (if available for the 
project);                                                    • 
Address Site Design BMPs (as applicable) 
such as minimizing impervious areas, 
maximizing permeability, minimizing 
directly connected impervious areas, 
creating reduced or “zero discharge” areas, 
and conserving natural areas;                       
• Include the applicable Routine Source 
Control BMPs as defined in the DAMP.         
(County Standard Condition WQ01)

See above See above Each 
PA

538 EIR 589 SC 4.5-8 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

Demonstrate how surface runoff and 
subsurface drainage shall be managed 
and directed to the nearest acceptable 
drainage facility (as applicable), via sump 
pumps if necessary. (Standard Condition 
of Approval, WQ03)  

See above See above Each 
PA

540 EIR 589 SC  4.5-10 Prior to the 
issuance of any 
Grading or 
Building Permits

Stormwater 
Pollution 
Prevention Plan. 

Stormwater 
Pollution 
Prevention 
Plan.  

Prior to the issuance of any grading or 
building permits, the applicant shall 
demonstrate compliance under California’s 
General Permit for Stormwater Discharges 
Associated with Construction Activity by 
providing a copy of the Notice of Intent 
(NOI) submitted to the State Water 
Resources Control Board and a copy of 
the subsequent notification of the issuance 
of a Waste Discharge Identification (WDID) 
Number or other proof of filing in a manner 
meeting the satisfaction of the Manager, 
Building Permit Services.  Projects subject 
to this requirement shall prepare and 
implement a Stormwater Pollution 
Prevention Plan (SWPPP).  A copy of the 
current SWPPP shall be kept at the project 
site and be available for County review on 
request. (County Standard Condition  
WQ04) 

County of Orange 
Manager of 
Building 
Inspection  
Manager, OC 
Inspection 
Division  
(Regional Water 
Quality Control 
Board)

Provision of 
Notice of 
Intent and 
verification of 
a copy of the 
Storm Water 
Pollution 
Prevention 
Plan 
(SWPPP); at 
the project site

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 4 September 1, 2022
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541 EIR 589 SC  4.5-11 Prior to the 
issuance of any 
Grading or 
Building Permits

Erosion and 
Sediment 
Control Plan.  

Erosion and 
Sediment 
Control Plan.  

Prior to the issuance of any grading or 
building permit, the applicant shall submit a 
Erosion and Sediment Control Plan 
(ESCP) in a manner meeting approval of 
the Manager, Building Permit Services, to 
demonstrate compliance with local and 
state water quality regulations for grading 
and construction activities.  The ESCP 
shall identify how all construction materials, 
wastes, grading or demolition debris, and 
stockpiles of soil, aggregates, soil 
amendments, etc. shall be properly 
covered, stored, and secured to prevent 
transport into local drainages or coastal 
waters by wind, rain, tracking, tidal erosion 
or dispersion.  The ESCP shall also 
describe how the applicant will ensure that 
all BMPs will be maintained during 
construction of any future public right-of-
ways.  A copy of the current ESCP shall be 
kept at the project site and be available for 
County review on request. (County 
Standard Condition  WQ05) 

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Submittal of 
satisfactory 
Erosion and 
Sediment 
Control Plan 
(ESCP); 
verification of 
copy of ESCP 
at project site

Each 
PA

548 EIR 589 SC  4.6-6 Prior to the 
issuance of 
Grading Permits

Sight Distance: Sight Distance: Prior to the issuance of any grading 
permits, the applicant shall provide 
adequate sight distance per Standard Plan 
1117 at all street intersections, in a manner 
meeting the approval of the Manager, 
Subdivision and Grading. The applicant 
shall make all necessary revisions to the 
plan to meet the sight distance 
requirement such as removing slopes or 
other encroachments from the limited use 
area in a manner meeting the approval of 
the Manager, Subdivision and Grading 
Services. (Standard Condition of Approval 
T07)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Approved 
grading plans 
verifying 
adequate sight 
distance

Each 
PA

555 EIR 589 SC  4.7-1 Prior to the 
issuance of a 
grading permit

Fugitive Dust: Fugitive Dust: All construction contractors shall comply 
with South Coast Air Quality Management 
District (SCAQMD) regulations, including 
Rule 403, Fugitive Dust, and Rule 402, 
Nuisance.  All grading (regardless of 
acreage) shall apply best available control 
measures for fugitive dust in accordance 
with Rule 403.  To ensure  that the project 
is in full compliance with applicable 
SCAQMD dust regulations and that there is 
no nuisance impact off the site, the 
contractor would implement each of the 
following: 

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Verification of 
compliance 
with Rule 403 
and Rule 402

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 5 September 1, 2022
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555.1 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

a. Moisten soil not more than 15 minutes 
prior to moving soil or conduct whatever 
watering is necessary to prevent visible 
dust emissions from traveling more than 
100 feet in any direction. 

See above See above Each 
PA

555.2 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

b. Apply chemical stabilizers to disturbed 
surface areas (i.e., completed grading 
areas) within five days of completing 
grading or apply dust suppressants or 
vegetation sufficient to maintain a 
stabilized surface. 

See above See above Each 
PA

555.3 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

c. Water excavated soil piles hourly or 
cover with temporary coverings. 

See above See above Each 
PA

555.4 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

d. Water exposed surfaces at least twice a 
day under calm conditions.  Water as often 
as needed on windy days when winds are 
less than 25 miles per day or during very 
dry weather in order to maintain a surface 
crust and prevent the release of visible 
emissions from the construction site. 

See above See above Each 
PA

555.5 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

e. Wash mud-covered tires and under-
carriages of trucks leaving construction 
sites. 

See above See above Each 
PA

555.5 EIR 589 SC  4.7-1 
(cont.)

See above Fugitive Dust 
(cont.): 

Fugitive Dust 
(cont.): 

f. Provide for street sweeping, as needed, 
on adjacent roadways to remove dirt 
dropped by construction vehicles or mud, 
which would otherwise be carried off by 
trucks departing from project sites. 

See above See above Each 
PA

556 EIR 589 SC  4.7-2 Prior to 
issuance of a 
grading permit

Construction - 
ROC and NOX 
Emissions:  

Construction - 
ROC and NOX 
Emissions:  

The applicant shall comply with the 
following measures, as feasible, to reduce 
NOX and ROC from heavy equipment.

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Place as 
general notes 
on approved 
grading plan

Each 
PA

556.1 EIR 589 SC  4.7-2 
(cont.)

See above Construction 
Emissions:          

Construction 
Emissions:         

a. Turn equipment off when not in use for 
more than five minutes.  

See above See above Each 
PA

556.2 EIR 589 SC  4.7-2 
(cont.)

See above Construction 
Emissions 
(cont.):                 

Construction 
Emissions 
(cont.):                

b. Maintain equipment engines in good 
condition and in proper tune as per 
manufacturers’ specifications. 

See above See above Each 
PA

556.3 EIR 589 SC  4.7-2 
(cont.)

See above Construction 
Emissions 
(cont.):                 

Construction 
Emissions 
(cont.):                

c. Lengthen the construction period during 
smog season (May through October) to 
minimize the number of vehicles and 
equipment operating at the same time. 

See above See above Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 6 September 1, 2022
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557 EIR 589 SC  4.8-1 Prior to the 
issuance of 
grading permits

Hours of 
Construction:  

Hours of 
Construction:  

During construction, the project applicant 
shall ensure that all noise generating 
activities be limited to the hours of 7 a.m. 
to 8 p.m. on weekdays and Saturdays.  No 
noise generating activities shall occur on 
Sundays and holidays in accordance with 
the County of Orange Noise Ordinance.  

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

General note 
on approved 
grading plan

Each 
PA

558 EIR 589 SC  4.8-2 Prior to the 
issuance of 
grading permits

Construction 
Noise:                  

Construction 
Noise:                 

A. Prior to the issuance of any grading 
permits, the project proponent shall 
produce evidence acceptable to the 
Manager, Building Permits Services, that:   
(County Standard Condition N10)  

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

General note 
on approved 
grading plan

Each 
PA

558.1 EIR 589 SC  4.8-2 
(cont.)

See above Construction 
Noise (cont.):      

Construction 
Noise (cont.):     

(1) All construction vehicles or equipment, 
fixed or mobile, operated within 1,000' of a 
dwelling shall be equipped with properly 
operating and maintained mufflers. 
(County Standard Condition N10) 

See above See above Each 
PA

558.2 EIR 589 SC  4.8-2 
(cont.)

See above Construction 
Noise (cont.):      

Construction 
Noise (cont.):     

(2) All operations shall comply with Orange 
County Codified Ordinance Division 6 
(Noise Control).  (County Standard 
Condition N10) 

See above See above Each 
PA

558.3 EIR 589 SC  4.8-2 
(cont.)

See above Construction 
Noise (cont.):      

Construction 
Noise (cont.):     

(3) Stockpiling and/or vehicle staging areas 
shall be located as far as practicable from 
dwellings.  (County Standard Condition 
N10) 

See above See above Each 
PA

558.4 EIR 589 SC  4.8-2 
(cont.)

See above Construction 
Noise (cont.):      

Construction 
Noise (cont.):     

B. Notations in the above format, 
appropriately numbered and included with 
other notations on the front sheet of the 
project’s permitted grading plans, will be 
considered as adequate evidence of 
compliance with this condition.   (County 
Standard Condition N10)

See above See above Each 
PA

559 EIR 589 SC  4.8-3 See below Sound 
Attenuation: 

Sound 
Attenuation: 

The applicant shall sound attenuate all 
residential lots and dwellings against 
present and projected noise (which shall 
be the sum of all noise impacting the 
project) so that the composite interior 
standard of 45 dBA CNEL for habitable 
rooms and a source specific exterior 
standard of 65 dBA CNEL for outdoor 
living areas is not exceeded.  The 
applicant shall provide a report prepared 
by a County-certified acoustical consultant, 
which demonstrates that these standards 
will be satisfied in a manner consistent with 
Zoning Code Section 7-9-137.5, as follows: 
(County Standard Condition  N01) 

County of Orange 
Director of 
Planning & 
Development 
Services and 
County of Orange 
Manager of 
Building Permits 
Services, 
Director, OC 
Planning and 
Manager, Permit 
Services 
(Building Plan 
Check)

Submittal of 
satisfactory 
acoustical 
analysis

Staff may determine 
that no attenuation 
is necessary, and no 
action is required (as 
occurred in PA1).  In 
such a case a "not 
applicable" memo is 
to be prepared. 
Applicant and 
County staff to 
address AC units in 
side yards as soon 
as possible.

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 7 September 1, 2022
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559.1 EIR 589 SC  4.8-3 
(cont.)

Prior to the 
recordation of a 
subdivision map 
or prior to the 
issuance of 
grading permits

Sound 
Attenuation 
(cont.): 

Sound 
Attenuation 
(cont.): 

a. Prior to the recordation of a subdivision 
map or prior to the issuance of grading 
permits, as determined by the Manager, 
Building Permits Services, the applicant 
shall submit an acoustical analysis report 
to the Manager, Building Permits Services, 
for approval.  The report shall describe in 
detail the exterior noise environment and 
preliminary mitigation measures.  
Acoustical design features to achieve 
interior noise standards may be included in 
the report in which case it may also satisfy 
Condition B below. (County Standard 
Condition N01)

See above See above Each 
PA

562 EIR 589 SC 4.8-6 Prior to the 
issuance of 
building or 
grading permits

Noise-
Generating 
Equipment (Non-
Residential 
Projects): 

Noise-
Generating 
Equipment 
(Non-
Residential 
Projects): 

Prior to the issuance of any building or 
grading permits, the applicant shall obtain 
the approval of the Manager, Building 
Permits Services of an acoustical analysis 
report and appropriate plans which 
demonstrate that the noise levels 
generated by this project during its 
operation shall be controlled in compliance 
with Orange County Codified Ordinance, 
Division 6 (Noise Control).  The report shall 
be prepared under the supervision of a 
County-certified Acoustical Consultant and 
shall describe the noise generation 
potential of the project during its operation 
and the noise mitigation measures, if 
needed, which shall be included in the 
plans and specifications of the project to 
assure compliance with Orange County 
Codified Ordinance, Division 6 (Noise 
Control).  (County Standard Condition N08) 

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Approved 
acoustical 
analysis

Each 
PA

567 EIR 589 SC 4.10-2 Prior to the 
issuance of 
precise grading 
permits

Private Area 
Landscaping:      

Private Area 
Landscaping:     

a. Prior to the issuance of precise grading 
permits, the applicant shall prepare a 
detailed landscape plan for privately 
maintained common areas which shall be 
reviewed and approved by the Manager, 
Subdivision and Grading.  The plan shall 
be certified by a licensed landscape 
architect or a licensed landscape 
contractor, as required, as taking into 
account the approved preliminary 
landscape plan (if any), County Standard 
Plans for landscape areas, adopted plant 
palette guides, applicable scenic and 
specific plan requirements, Water 
Conservation Measures contained in Board 
Resolution 90-487 (Water Conservation 
Measures), and Board Resolution 90-1341 
(Water Conservation Implementation Plan).  
(County Standard Condition LA02b)  

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Approved 
detailed 
landscape 
plan for 
privately 
maintained 
common areas

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 8 September 1, 2022
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571 172-176 
(MM 
4.11-3)

EIR 589 SC 4.11-1 Prior to the 
issuance of any 
grading permits

Archaeology 
Grading 
Observation and 
Salvage: 

Archaeology 
Grading 
Observation 
and Salvage: 

Prior to the issuance of any grading permit, 
the applicant shall provide written evidence 
to the County of Orange Manager, 
Subdivision and Grading, that applicant 
has retained a County-certified 
archaeologist to observe grading activities 
and salvage and catalogue archaeological 
resources as necessary. The archaeologist 
shall be present at the pre-grade 
conference; shall establish procedures for 
archaeological resource surveillance; and 
shall establish, in cooperation with the 
applicant, procedures for temporarily 
halting or redirecting work to permit the 
sampling, identification, and evaluation of 
the artifacts as appropriate.  If the 
archaeological resources are found to be 
significant, the archaeological observer 
shall determine appropriate actions, in 
cooperation with the project applicant, for 
exploration and/or salvage.  (County 
Standard Condition A04) 

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Written 
evidence that 
a County-
certified 
archaeologist 
has been 
retained to 
observe 
grading and 
salvage, and 
to catalogue 
archaeological 
resources

If prior to rough 
grade (GA permit) 
applicant has 
obtained 
archaeological 
clearance, no 
additional review or 
clearance required if 
precise grading (GB) 
permit is in 
compliance with GA 
permit.

Each 
PA

574 EIR 589 SC 4.11-2 Prior to the 
issuance of any 
grading permits

Paleontology 
Resource 
Surveillance: 

Paleontology 
Resource 
Surveillance: 

Prior to the issuance of any grading permit, 
the project contractor shall provide written 
evidence to the Manager, Subdivision and 
Grading, that contractor has retained a 
County certified paleontologist to observe 
grading activities and salvage and 
catalogue fossils as necessary.  The 
paleontologist shall be present at the pre-
grade conference, shall establish 
procedures for paleontological resources 
surveillance, and shall establish, in 
cooperation with the contractor, 
procedures for temporarily halting or 
redirecting work to permit sampling, 
identification, and evaluation of the fossils.  
If the paleontological resources are found 
to be significant, the paleontologist shall 
determine appropriate actions, in 
cooperation with the contractor, which 
ensure proper exploration and/or salvage. 
(County Standard Condition A07)  

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Written 
evidence that 
a County-
certified 
archaeologist 
has been 
retained to 
observe 
grading and 
salvage, and 
to catalogue 
fossils as 
necessary

Each 
PA

589 EIR 589 SC 4.14-2 Prior to 
issuance of a 
grading and/or 
building permit

Hazardous 
Materials:  

Hazardous 
Materials:  

Prior to the issuance of a grading or 
building permit, the contractor shall submit 
to the Fire Chief a list of all hazardous, 
flammable and combustible liquids, solids 
or gases to be stored, used or handled on 
site. These materials shall be classified 
according to the Uniform Fire Code and a 
document submitted to the Fire Chief with 
a summary sheet listing the totals for 
storage and use for each hazard class. 
(County Standard Condition FPC11A) 

County of Orange 
Director of 
Planning & 
Development 
Services 
Director, OC 
Planning (OCFA)

Submittal of 
Hazardous 
Materials 
Assessment 
and Disclosure 
Statement

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 9 September 1, 2022
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616 Fire Prot. 
Prog.

Cond. 3.d. Prior to the 
issuance of a 
GB precise 
grading permit

Precise Fuel 
Mod:  

Precise Fuel 
Mod:  

d) Prior to the issuance of a GB precise 
grading permit, the applicant shall provide 
the Manager, PDS Subdivision and 
Infrastructure Manager OC Planned 
Communities, with a clearance from 
OCFA indicating their review and approval 
of a Precise Fuel Modification Plan per 
RPFPP Section C.3.  

Director, PDS, 
Director, OC 
Planning

Provide the 
Manager, PDS 
Subdivision 
and 
Infrastructure 
Manager OC 
Planned 
Communities 
with a 
clearance from 
OCFA 
demonstrating 
approval of a 
Conceptual 
Fuel 
Modification 
Plan

COA# 9 PA19-
0103

Prior to the 
issuance of any 
grading or 
building permits

WQMP Prior to the issuance of any grading or 
building permits, the applicant shall submit 
for review and approval by the Manager, 
Permit Services, a Water Quality 
Management Plan (WQMP) specifically 
identifying Best Management Practices 
(BMPs) that will be used onsite to control 
predictable pollutant runoff. The applicant 
shall utilize the Orange County Drainage 
Area Management Plan (DAMP), Model 
WQMP, and Technical Guidance Manual 
for reference, and the County’s WQMP 
template for submittal. 

County of Orange 
Manager,  
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 10 September 1, 2022
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COA# 9 
(cont.)

PA19-
0103

See above WQMP This WQMP shall include the following:
- Detailed site and project description
- Potential stormwater pollutants
- Post-development drainage 
characteristics
- Low Impact Development (LID) BMP 
selection and analysis
- Structural and Non-Structural source 
control BMPs
- Site design and drainage plan (BMP 
Exhibit)
- GIS coordinates for all LID and Treatment 
Control BMPs
- Operation and Maintenance (O&M) Plan 
that (1) describes the long-term operation 
and maintenance requirements for BMPs 
identified in the BMP Exhibit; (2) identifies 
the entity that will be responsible for long-
term operation and maintenance  of the 
referenced BMPs; and (3) describes the 
mechanism for funding the long-term 
operation and maintenance of the 
referenced BMPs

The BMP Exhibit from the approved 
WQMP shall be included as a sheet in all 
plan sets submitted for plan check and all 
BMPs shall be depicted on these plans. 
Grading and building plans must be 
consistent with the approved BMP exhibit.

County of Orange 
Manager,  
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 11 September 1, 2022
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b. Prior to Precise Fuel Modification Plans
138 137 and 

139 (EIR 
589, MM 
4.9-27)    
514         
(ROSA 
Exhibit 
G) 

EIR 589 MM  4.9-27 
(cont.)

Prior to the 
approval of 
Precise Fuel 
Modification 
Plans

Biological 
Resources

California 
Exotic Pest 
Plant Council, 
OCFA Fuel 
Modification 
Plant List

Invasive Plants 
and Fuel 
Modification

a. Prior to issuance of fuel modification 
plan approvals, the County of Orange shall 
verify that: 1) plants identified by the 
California Exotic Pest Plant Council as an 
invasive risk in Southern California are not 
included in plans for fuel management 
zones adjacent to the RMV Open Space 
and, 2) the plant palette for fuel 
management zones adjacent to RMV Open 
Space is limited to those species listed on 
the Orange County Fire Authority Fuel 
Modification Plant List. 

Director, PDS 
Director, OC 
Planning (OCFA) 

Verification of 
authorized 
plant materials

Signature of 
Landscape Architect 
on approved Precise 
Fuel Modification 
Plan certifying plant 
palette:    (a) 
complies with 
current OCFA plant 
list, and (b) does not 
include plants listed 
on the current 
invasive species list. 

Each 
PA 

c. Prior to Issuance of Building Permit
111 110 (MM 

4.7-3)
EIR 589 MM  4.7-3 

(cont.)
Prior to 
issuance of 
building permits

Air Quality Light-colored 
roof materials

Use Light-
Colored Roof 
Materials to  
Reflect Heat 
(Item Nos. 110-
111)

Prior to issuance of building permits, the 
applicant shall identify how the use of light-
colored roof materials and paint to reflect 
heat to the extent feasible has been 
incorporated into the design plans.

Director, PDS        
Director, OC 
Planning

Issuance of 
Building 
Permit 
(Evidence of 
reflection of 
heat through 
home design)

Sustainability Issue Each 
PA 

140 141 (MM 
4.9-28)    
515 
(ROSA 
Exhibit 
G)

EIR 589 MM  4.9-28 Prior to the 
issuance of 
Building permits 
on streets for 
tracts with public 
street lighting 
adjacent to RMV 
Open Space 
habitat areas 

Biological 
Resources

Open Space 
habitat, light 
shields

Streetlight 
Shielding 
Adjacent to 
Open Space

Lighting shall be shielded or directed away 
from RMV Open Space habitat areas 
through the use of low-sodium or similar 
intensity lights, light shields, native shrubs, 
berms or other shielding methods.

Director, PDS        
Director, OC 
Planning

Preparation of 
a lighting plan

Preparation of street 
improvement plans 
for public streets 
that detail how street 
lighting is to be 
directed away from 
RMV Open Space 
areas

Each 
Applica
ble PA  

206 EIR 589 MM 4.15-5 Prior to 
issuance of 
residential 
building permits 
(excluding age-
qualified units)

Public Services 
and Facilities  

California 
Government 
Code Section 
65995

CUSD 
Agreement

Prior to issuance of any residential building 
permit, excluding senior housing, the 
applicant shall enter into an agreement 
with CUSD regarding the development of 
future facilities and payment of costs.  The 
agreement shall, at a minimum, provide for 
the payment of fees pursuant to California 
Government Code Section 65995.  If fees 
are paid, the amount of fees to be paid will 
be determined based on the established 
State formula for determining construction 
costs.  Applicable fees shall be paid prior 
to the issuance of each building permit.

Capistrano 
Unified School 
District (CUSD)

Negotiate and 
execute 
Mitigation 
Agreement 
regarding 
future school 
facilities and 
payment of 
costs

PC-
Wide

526 EIR 589 SC  4.4-5 Prior to the 
issuance of 
building permits

Geology and 
Soils (cont.):  

Geology and 
Soils (cont.):  

The proposed development shall be 
designed in compliance with the Uniform 
Building Code (UBC), accepted industry 
standards, and the County's earthquake 
safety Municipal Code requirements.

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Verification of 
design 
development 
compliance 
with the UBC 
and Municipal 
Code 
requirements

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 12 September 1, 2022
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537 EIR 589 SC 4.5-8 Prior to the 
recordation of a 
Subdivision Map 
or the issuance 
of any Grading 
or Building 
Permit, 
whichever 
comes first

Water Quality 
Management 
Plan:  

Water Quality 
Management 
Plan:  

Prior to the recordation of any final 
subdivision map (except those maps for 
financing or conveyance purposes only) or 
the issuance of any grading or building 
permit (whichever comes first), the 
applicant shall submit for review and 
approval by the Manager, Inspection 
Services Division, a Water Quality 
Management Plan (WQMP) specifically 
identifying Best Management Practices 
(BMPs) that will be used onsite to control 
predictable pollutant runoff. This WQMP 
shall identify, at a minimum, the routine 
structural and non-structural measures 
specified in the current Drainage Area 
Management Plan (DAMP). The WQMP 
may include one or more of the following:   
(County Standard Condition WQ01)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
Water Quality 
Management 
Plan

Each 
PA

537.1 EIR 589 SC 4.5-8 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

• Discuss regional water quality and/or 
watershed programs (if available for the 
project);                                                    • 
Address Site Design BMPs (as applicable) 
such as minimizing impervious areas, 
maximizing permeability, minimizing 
directly connected impervious areas, 
creating reduced or “zero discharge” areas, 
and conserving natural areas;                       
• Include the applicable Routine Source 
Control BMPs as defined in the DAMP.         
(County Standard Condition WQ01)

See above See above Each 
PA

538 EIR 589 SC 4.5-8 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

Demonstrate how surface runoff and 
subsurface drainage shall be managed 
and directed to the nearest acceptable 
drainage facility (as applicable), via sump 
pumps if necessary. (Standard Condition 
of Approval, WQ03)  

See above See above Each 
PA

540 EIR 589 SC  4.5-10 Prior to the 
issuance of any 
Grading or 
Building Permits

Stormwater 
Pollution 
Prevention Plan. 

Stormwater 
Pollution 
Prevention 
Plan.  

Prior to the issuance of any grading or 
building permits, the applicant shall 
demonstrate compliance under California’s 
General Permit for Stormwater Discharges 
Associated with Construction Activity by 
providing a copy of the Notice of Intent 
(NOI) submitted to the State Water 
Resources Control Board and a copy of 
the subsequent notification of the issuance 
of a Waste Discharge Identification (WDID) 
Number or other proof of filing in a manner 
meeting the satisfaction of the Manager, 
Building Permit Services.  Projects subject 
to this requirement shall prepare and 
implement a Stormwater Pollution 
Prevention Plan (SWPPP).  A copy of the 
current SWPPP shall be kept at the project 
site and be available for County review on 
request. (County Standard Condition  
WQ04) 

County of Orange 
Manager of 
Building 
Inspection  
Manager, OC 
Inspection 
Division  
(Regional Water 
Quality Control 
Board)

Provision of 
Notice of 
Intent and 
verification of 
a copy of the 
Storm Water 
Pollution 
Prevention 
Plan 
(SWPPP); at 
the project site

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 13 September 1, 2022
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541 EIR 589 SC  4.5-11 Prior to the 
issuance of any 
Grading or 
Building Permits

Erosion and 
Sediment 
Control Plan.  

Erosion and 
Sediment 
Control Plan.  

Prior to the issuance of any grading or 
building permit, the applicant shall submit a 
Erosion and Sediment Control Plan 
(ESCP) in a manner meeting approval of 
the Manager, Building Permit Services, to 
demonstrate compliance with local and 
state water quality regulations for grading 
and construction activities.  The ESCP 
shall identify how all construction materials, 
wastes, grading or demolition debris, and 
stockpiles of soil, aggregates, soil 
amendments, etc. shall be properly 
covered, stored, and secured to prevent 
transport into local drainages or coastal 
waters by wind, rain, tracking, tidal erosion 
or dispersion.  The ESCP shall also 
describe how the applicant will ensure that 
all BMPs will be maintained during 
construction of any future public right-of-
ways.  A copy of the current ESCP shall be 
kept at the project site and be available for 
County review on request. (County 
Standard Condition  WQ05) 

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Submittal of 
satisfactory 
Erosion and 
Sediment 
Control Plan 
(ESCP); 
verification of 
copy of ESCP 
at project site

Each 
PA

547 EIR 589 SC  4.6-5 Prior to the 
issuance of 
Building Permits

Major 
Thoroughfare 
and Bridge Fee 
Programs:  

Major 
Thoroughfare 
and Bridge Fee 
Programs:  

Prior to the issuance of building permits, 
the applicant shall pay fees for the Major 
Thoroughfare and Bridge Fee Program for 
the Foothill/Eastern Transportation 
Corridor, in a manner meeting the approval 
of the Manager, Subdivision and Grading.  
(County Standard Condition T05)  

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Verification of 
payment of 
fees for the 
Major 
Thoroughfare 
and Bridge 
Fee Program

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 14 September 1, 2022
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550 EIR 589 SC  4.6-8 Prior to the 
recordation of a 
Subdivision Map 
or prior to the 
issuance of 
Building 
Permits, 
whichever 
occurs first

Internal 
Circulation:          

Internal 
Circulation:         

A. Prior to the recordation of a subdivision 
map or the issuance of any building 
permits, whichever occurs first, the 
subdivider shall provide plans and 
specifications meeting the approval of the 
Manager, Subdivision and Grading, for the 
design of the following improvements: 
(County Standard Condition T12)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
street 
improvement 
plans

Each 
PA

550.1 EIR 589 SC  4.6-8 
(cont.)

See above Internal 
Circulation 
(cont.):                 

Internal 
Circulation 
(cont.):                

1) Internal street common private drive 
system. (County Standard Condition T12) 

See above See above Each 
PA

550.2 EIR 589 SC  4.6-8 
(cont.)

See above Internal 
Circulation 
(cont.):                 

Internal 
Circulation 
(cont.):                

2) Entrance to the site to emphasize that 
the development is private by use of signs 
and other features. (Standard Condition of 
Approval T12) 

See above See above Each 
PA

550.4 EIR 589 SC  4.6-8 
(cont.)

Prior to the 
issuance of 
Building Permits

Internal 
Circulation 
(cont.):                 

Internal 
Circulation 
(cont.):                

C. Prior to the issuance of any building 
permits, the subdivider shall provide plans 
meeting the approval of the Manager, 
Subdivision & Grading, for the design of 
the internal pedestrian circulation system 
within the development. (County Standard 
Condition T12)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Submittal of 
satisfactory 
internal 
pedestrians 
circulation 
plans

Each 
PA

559.2 EIR 589 SC  4.8-3 
(cont.)

Prior to the 
issuance of any 
building permits 
for residential 
construction

Sound 
Attenuation 
(cont.): 

Sound 
Attenuation 
(cont.): 

b. Prior to the issuance of any building 
permits for residential construction, the 
applicant shall submit an acoustical 
analysis report describing the acoustical 
design features of the structures required 
to satisfy the exterior and interior noise 
standards to the Manager, Building Permits 
Services, for approval along with 
satisfactory evidence which indicates that 
the sound attenuation measures specified 
in the approved acoustical report have 
been incorporated into the design of the 
project. (County Standard Condition  N01)

County of Orange 
Director of 
Planning & 
Development 
Services and 
County of Orange 
Manager of 
Building Permits 
Services, 
Director, OC 
Planning and 
Manager, Permit 
Services 
(Building Plan 
Check)

Submittal of 
satisfactory 
acoustical 
analysis

Each 
PA

559.3 EIR 589 SC  4.8-3 
(cont.)

See above Sound 
Attenuation 
(cont.): 

Sound 
Attenuation 
(cont.): 

c. Prior to the issuance of any building 
permits, the applicant shall show all 
freestanding acoustical barriers on the 
project's plot plan illustrating height, 
location and construction in a manner 
meeting the approval of the Manager, 
Building Permits Services. (County 
Standard Condition N01)

See above See above Each 
PA

561 EIR 589 SC  4.8-5 Prior to the 
issuance of 
building permits

Non-Residential 
Development: 

Non-Residential 
Development: 

Except when the interior noise level 
exceeds the exterior noise level, the 
applicant shall sound attenuate all 
nonresidential structures against the 
combined impact of all present and 
projected noise from exterior noise sources 
to meet the interior noise criteria as 
specified in the Noise Element and Land 
Use/Noise Compatibility Manual. (County 
Standard Condition N02)

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Submittal of 
satisfactory 
acoustical 
analysis

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 15 September 1, 2022
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561.1 EIR 589 SC  4.8-5 
(cont.)

See above Non-Residential 
Development: 

Non-Residential 
Development: 

Prior to the issuance of any building 
permits, the applicant shall submit to the 
Manager, Building Permit Services, an 
acoustical analysis report prepared under 
the supervision of a County-certified 
acoustical consultant which describes in 
detail the exterior noise environment and 
the acoustical design features required to 
achieve the interior noise standard and 
which indicates that the sound attenuation 
measures specified have been 
incorporated into the design of the project.   
(County Standard Condition N02)  

See above See above Each 
PA

562 EIR 589 SC 4.8-6 Prior to the 
issuance of 
building or 
grading permits

Noise-
Generating 
Equipment (Non-
Residential 
Projects): 

Noise-
Generating 
Equipment 
(Non-
Residential 
Projects): 

Prior to the issuance of any building or 
grading permits, the applicant shall obtain 
the approval of the Manager, Building 
Permits Services of an acoustical analysis 
report and appropriate plans which 
demonstrate that the noise levels 
generated by this project during its 
operation shall be controlled in compliance 
with Orange County Codified Ordinance, 
Division 6 (Noise Control).  The report shall 
be prepared under the supervision of a 
County-certified Acoustical Consultant and 
shall describe the noise generation 
potential of the project during its operation 
and the noise mitigation measures, if 
needed, which shall be included in the 
plans and specifications of the project to 
assure compliance with Orange County 
Codified Ordinance, Division 6 (Noise 
Control).  (County Standard Condition N08) 

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Approved 
acoustical 
analysis

Each 
PA

564 EIR 589 SC 4.10-1 Prior to the 
issuance of 
building permits

Public Area 
Landscaping: 

Public Area 
Landscaping: 

The applicant shall install landscaping, 
equip for irrigation, and improvements on 
lots in accordance with an approved plan 
as stated below:  (County Standard 
Condition LA01b)

County of Orange 
Director of 
Planning & 
Development 
Services in 
consultation with 
Manager, HBP, 
Director, OC 
Planning

Approved 
landscaping 
plan and 
irrigation plan

Each 
PA

564.1 EIR 589 SC 4.10-1 
(cont.)

See above Public Area 
Landscaping:      

Public Area 
Landscaping:     

a. Detailed Plan−Prior to the issuance of 
any building permit(s), the applicant shall 
submit a detailed landscape plan showing 
the detailed irrigation and landscaping 
design to the Manager, Subdivision and 
Grading for approval, in consultation with 
the Manager HBP/Program Management.  
Detailed plans shall show the detailed 
irrigation and landscaping design and shall 
take into account the previously approved 
landscape plan for the Ranch Plan project, 
the County Standard Plans for landscape 
areas, adopted plant palette guides, 
applicable scenic and specific plan 
requirements, Water Conservation 
Measures contained in Board Resolution 
90-487 (Water Conservation Measures), 
and Board Resolution 90-1341 (Water 
Conservation Implementation Plan).  
(County Standard Condition LA01b) 0

See above See above Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 16 September 1, 2022
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570 EIR 589 SC 4.10-3 Prior to the 
issuance of 
building permits

Light and Glare: Light and 
Glare: 

Prior to issuance of any building permit, 
the applicant shall demonstrate that all 
exterior lighting has been designed and 
located so that all direct rays are confined 
to the property in a manner meeting the 
approval of the Manager, Building Permit.  
(County Standard Condition LG01) 

County of Orange 
Manager of 
Building Permits, 
Manager, Permit 
Services 
(Building Plan 
Check)

Approved 
lighting 
study/plan

Low voltage lighting: 
landscape architect 
is the designer can 
sign off on the 
lighting. High voltage 
lighting: electrical 
engineer stamp 
required.

Each 
PA

589 EIR 589 SC 4.14-2 Prior to 
issuance of a 
grading and/or 
building permit

Hazardous 
Materials:  

Hazardous 
Materials:  

Prior to the issuance of a grading or 
building permit, the contractor shall submit 
to the Fire Chief a list of all hazardous, 
flammable and combustible liquids, solids 
or gases to be stored, used or handled on 
site. These materials shall be classified 
according to the Uniform Fire Code and a 
document submitted to the Fire Chief with 
a summary sheet listing the totals for 
storage and use for each hazard class. 
(County Standard Condition FPC11A) 

County of Orange 
Director of 
Planning & 
Development 
Services 
Director, OC 
Planning (OCFA)

Submittal of 
Hazardous 
Materials 
Assessment 
and Disclosure 
Statement

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 17 September 1, 2022
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617 Fire Prot. 
Prog.

Cond. 3.e. Prior to the 
issuance of a 
building permit 
for construction 
phases of 
Vesting 
Tentative Tract 
Maps adjoining 
fuel modification 
areas, and prior 
to the County of 
Orange allowing 
fuel tanks, 
generators 
and/or Lumber 
Drops

Vegetation 
Clearance:  

Vegetation 
Clearance:  

e) Prior to the issuance of a building permit 
for construction phases of Vesting 
Tentative Tract Maps adjoining fuel 
modification areas, and prior to the County 
of Orange allowing fuel tanks, generators 
and/or Lumber Drops (see Section E, 
Definitions) within the project site, the 
applicant shall provide the Manager, 
Building & Safety, with a clearance from 
OCFA indicating that vegetation has been 
cleared and maintained at a height of 8 
inches or less, or that the appropriate fuel 
modification thinning and removal of plants 
from the OCFA Undesirable Plant List has 
been implemented. 

Director, PDS, 
Director, OC 
Planning

Provide the 
Manager, 
Building & 
Safety, with a 
clearance from 
OCFA 
indicating that 
vegetation has 
been cleared 
and 
maintained

COA#1
2

PA19-
0103

Cond. #3 Prior to the 
issuance of a 
building permit

BEST 
MANAGEMENT 
PRACTICES

Prior to issuance of a building permit, the 
off-site regional Best Management 
Practices (BMPs) relied upon by this 
project (e.g., basins, swales, etc.) must be 
built and/or installed, and operational. The 
location and operation of these regional 
BMPs must be in compliance with the Final 
Project-Specific WQMP for the regional 
BMP(s). The location and operation of the 
regional BMP(s) must be demonstrated to 
the satisfaction of the Manager, Grading 
and Building Plan Check.

Director, PDS, 
Manager, Permit 
Services 
(Building Plan 
Check)

* In Coordination with Manager, Land Development Division                                    Page 18 September 1, 2022
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d. Prior to Combustible Construction
609 Cond. 2.d. Prior to initiation 

of combustible 
construction

A Map Fire 
Master Plan 
(cont.):  

A Map Fire 
Master Plan 
(cont.):  

d) Prior to initiation of combustible 
construction the following fire master plan 
improvements shall be verified by site 
inspection:
• Emergency access
• Water Supply

Director, PDS, 
Director, OC 
Planning

Site inspection

e. During Construction
197 196 (EIR 

589, MM 
4.14-13)

EIR 589 MM 4.14-
13 (cont.) 

During 
construction

Hazards and 
Hazardous 
Materials 

Remedial 
measures

ESA Remedial 
Measures 

If soil is encountered during site 
development that is suspected of being 
impacted by hazardous materials, work will 
be halted and site conditions will be 
evaluated by a qualified environmental 
professional.  If requested by the qualified 
environmental professional, the results of 
the evaluation will be submitted to OCHCA 
and/or RWQCB, and the appropriate 
remedial measures will be implemented, as 
directed by OCHCA, RWQCB, or other 
applicable oversight agency, until all 
specified requirements of the oversight 
agencies are satisfied and a no-further-
action status is attained

Director, PDS 
Director, OC 
Planning 
(Orange County 
Health Care 
Agency)          

Stop work 
upon 
encountering 
condition; 
prepare 
evaluation and 
submit to 
OCHCA 
and/or 
RWQCB (as 
directed)

Each 
PA 

f. Prior to Issuance of Certificates of Occupancy
529 EIR 589 SC  4.5-2 

(cont.)
Prior to 
recordation of a 
Subdivision Map 
or Issuance of a 
Certificate of 
Use and 
Occupancy, 
whichever 
comes first

Drainage 
Improvements 
(cont.):  

Drainage 
Improvements 
(cont.):  

B. Prior to the recordation of a subdivision 
map (except maps for financing and 
conveyance purposes only) or prior to the 
issuance of any certificates of use and 
occupancy, whichever occurs first, said 
improvements shall be constructed in a 
manner meeting the approval of the 
Manager, Construction. (County Standard 
Condition D02a)

County of Orange 
Manager of 
Inspection, 
Manager, OC 
Inspection 
Division

Verification of 
construction of 
drainage 
improvement

Each 
PA

531 EIR 589 SC  4.5-3 
(cont.)

Prior to the 
issuance of 
Certificates of 
Use and 
Occupancy

Drainage 
Improvements 
(cont.):  

Drainage 
Improvements 
(cont.):  

B. Prior to the issuance of any certificates 
of use and occupancy, said improvements 
shall be constructed in a manner meeting 
the approval of the Manager, Construction. 
(County Standard Condition D02b) 

County of Orange 
Manager of 
Inspection, 
Manager, OC 
Inspection 
Division

Verification of 
installation of 
drainage 
improvement

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 19 September 1, 2022



RANCH PLAN REGULATION COMPLIANCE MATRIX GUIDANCE DOCUMENT                         Appendix C PA 3.1 SDP REQUIREMENTS SORTED BY MILESTONE

It
e

m
 N

o
.

C
ro

s
s

 R
e

fe
re

n
c

e
 

C
o

lu
m

n

Source

Condition, 
Mitigation, 

Public 
Benefit or 

Entitlement 
Provision

Timing Subject Keywords Title
Requirements or Entitlement 

Provisions

Reviewing / 
Approving    
Authority 

(Advisory Agency 
in Parentheses)

Form of 
Compliance

Guidance for 
Compliance

A
re

a
 A

p
p

lic
a

ti
o

n

Applicant Comments County Comments

Satisfied or Not 
Satisfied

Y/N

539 EIR 589 SC 4.5-9 Prior to the 
issuance of a 
Certificate of 
Use and 
Occupancy

Compliance with 
the WQMP:  

Compliance 
with the 
WQMP:  

Prior to the issuance of a certificate of use 
and occupancy, the applicant shall 
demonstrate compliance with the WQMP in 
a manner meeting the satisfaction of the 
Manager, Inspection Services Division, 
including:                                                       
• Demonstrate that all structural Best 
Management Practices (BMPs) described 
in the project’s WQMP have been 
implemented, constructed and installed in 
conformance with approved plans and 
specifications;                                                
• Demonstrate that the applicant has 
complied with all non-structural BMPs 
described in the project’s WQMP;                 
• Submit for review and approval an 
Operations and Maintenance (O&M) Plan 
for all structural BMPs for attachment to 
the WQMP;

County of Orange 
Manager of 
Building 
Inspection, 
Manager, OC 
Inspection 
Division

Verification of 
compliance 
with Water 
Quality 
Management 
Plan

Each 
PA

539.1 EIR 589 SC 4.5-9 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

• Demonstrate that copies of the project’s 
approved WQMP (with attached O&M 
Plan) are available for each of the 
incoming occupants;                                      
• Agree to pay for a Special Investigation 
from the County of Orange for a date (12) 
twelve months after the issuance of a 
Certificate of Use and Occupancy for the 
project to verify compliance with the 
approved WQMP and O&M Plan; and           
(County Standard Condition WQ03)

See above See above Each 
PA

539.2 EIR 589 SC 4.5-9 
(cont.)

See above Water Quality 
Management 
Plan (cont.):        

Water Quality 
Management 
Plan (cont.):       

• Demonstrate that the applicant has 
agreed to and recorded one of the 
following:  1) the CC&R’s (that must 
include the approved WQMP and O&M 
Plan) for the project Home Owner’s 
Association; 2) a water quality 
implementation agreement that has the 
approved WQMP and O&M Plan attached; 
or 3) the final approved Water Quality 
Management Plan (WQMP) and 
Operations and Maintenance (O&M) Plan.    
(County Standard Condition WQ03)

See above See above Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 20 September 1, 2022
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560 EIR 589 SC  4.8-4 Prior to the 
issuance of 
certificates of 
use and 
occupancy

Multi-Family 
Residential 
Development: 

Multi-Family 
Residential 
Development: 

Prior to the issuance of any certificates of 
use and occupancy, the applicant shall 
perform field testing in accordance with 
Title 24 Regulations to verify compliance 
with FSTC and FIIC standards if 
determined necessary by the Manager, 
Building Inspection Services.  In the event 
such a test was previously performed, the 
applicant shall provide satisfactory 
evidence and a copy of the report to the 
Manager, Building Inspection Services, as 
a supplement to the previously required 
acoustical analysis report.  (County 
Standard Condition N09)

County of Orange 
Manager of 
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Verification of 
field testing in 
accordance 
with Title 24 
Regulations to 
verify 
compliance 
with FSTC and 
FIIC standards 
or a copy of a 
previous test

Each 
PA

563 EIR 589 SC  4.8-7 Prior to the 
issuance of 
certificates of 
use and 
occupancy

Transportation 
Corridor 
Notification: 

Transportation 
Corridor 
Notification: 

Prior to the issuance of certificates of use 
and occupancy, the developer shall 
produce evidence to the Manager, Building 
Inspection Services, that the Department 
of Real Estate has been notified that the 
project area is adjacent to a regional 
transportation corridor. The corridor is 
expected to be a high capacity, high-
speed, limited-access facility for motor 
vehicles, and will have provisions for bus 
lanes and other mass transit type facilities.  
(County Standard Condition N12)

County of Orange 
Manager of 
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Submission of 
evidence that 
County of 
Orange Dept. 
of Real Estate 
has been 
notified the 
project area is 
adjacent to a 
regional 
transportation 
corridor 

Each 
PA

565 EIR 589 SC 4.10-1 
(cont.)

Prior to the 
issuance of final 
certificates of 
use and 
occupancy and 
the release of 
financial security

Public Area 
Landscaping 
(cont.):                 

Public Area 
Landscaping 
(cont.):                

b. Installation Certification: Prior to the 
issuance of final certificates of use and 
occupancy and the release of financial 
security, if any, guaranteeing the 
landscape improvements, said 
improvements shall be installed and shall 
be certified by a licensed landscape 
architect or licensed landscape contractor, 
as having been installed in accordance 
with the approved detailed plans.   (County 
Standard Condition LA01b) 

County of Orange 
Director of 
Planning & 
Development 
Services & 
Manager HBP, 
Director, OC 
Planning 

Landscaping 
and irrigation 
plan 
certification 
from 
landscape 
architect

Each 
PA

566 EIR 589 SC 4.10-1 
(cont.)

Prior to the 
issuance of final 
certificates of 
use and 
occupancy and 
the release of 
financial security

Public Area 
Landscaping 
(cont.):                 

Public Area 
Landscaping 
(cont.):                

b. Installation Certification (cont): The 
applicant shall furnish said certification, 
including an irrigation management report 
for each landscape irrigation system, and 
any other required implementation report 
determined applicable, to the Manager, 
Construction, and the Manager, Building 
Inspection Services, prior to the issuance 
of any certificates of use and occupancy.   
(County Standard Condition LA01b)

County of Orange 
Manager, 
Construction  and 
Manager, 
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Approved 
irrigation 
management 
report

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 21 September 1, 2022
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568 EIR 589 SC 4.10-2 
(cont.)

Prior to the 
issuance of 
certificates of 
use and 
occupancy

Private Area 
Landscaping 
(cont.):                 

Private Area 
Landscaping 
(cont.):                

b. Prior to the issuance of certificates of 
use and occupancy, applicant shall install 
said landscaping and irrigation system and 
shall have a licensed landscape architect 
or licensed landscape contractor, certify 
that it was installed in accordance with the 
approved plan. (County Standard 
Condition LA02b)

County of Orange 
Director of 
Planning & 
Development 
Services, 
Director, OC 
Planning

Certification 
from 
landscape 
architect that 
landscaping 
and irrigation 
system in 
accordance 
with the 
approved plan

Each 
PA

569 EIR 589 SC 4.10-2 
(cont.)

Prior to the 
issuance of 
certificates of 
use and 
occupancy

Private Area 
Landscaping 
(cont.):                 

Private Area 
Landscaping 
(cont.):                

c. Prior to the issuance of any certificates 
of use and occupancy, the applicant shall 
furnish said installation certification, 
including an irrigation management report 
for each landscape irrigation system, and 
any other implementation report 
determined applicable, to the Manager, 
Building Inspection Services.  (County 
Standard Condition LA02b)

County of Orange 
Manager,  
Building 
Inspection 
Services, 
Manager, OC 
Inspection 
Division

Approved 
irrigation 
management 
report for each 
landscape 
irrigation 
system

Each 
PA

618 Fire Prot. 
Prog.

Cond. 3.f. Prior to the 
issuance of any 
certificate of use 
and occupancy 
adjoining fuel 
modification 
areas

Occupancy 
Requirements:  

Occupancy 
Requirements:  

f) Prior to the issuance of any certificate of 
use and occupancy, the applicant shall 
provide the Manager, Building & Safety, 
with a clearance from OCFA indicating 
that:
1. Approved “A” Zone planting has been 
installed and approved irrigation has been 
activated.
2. Approved fuel modification zone 
markers have been installed.
3. Accessways every 500 feet (or as 
approved) have been installed.
4. Approved thinning of the “B” and “C” 
Zones and removal of plants from the 
OCFA Undesirable Plant List have been 
completed.
5. CC&Rs or other approved documents 
contain provisions for maintaining the fuel 
modification zones.

Director, PDS, 
Director, OC 
Planning

Provide the 
Manager, 
Building & 
Safety, with a 
clearance from 
OCFA 
indicating 
installation 
and thinning

COA 
#15

PA19-
0103

Prior to the 
issuance of any 
certificate of use 
and occupancy

Prior to issuance of any certificate of 
occupancy, the adjacent off-site parking 
spaces on the west side of the project site 
(within Lots A and C of Tract 18194) shall 
be labeled/stenciled in a manner that 
restricts parking by residents and guests of 
the project. The labeling/stenciling of the 
parking stalls and associated maintenance 
shall be discussed in detail and recorded in 
the Covenants, Conditions, and 
Restrictions (CC&Rs) for Tract 18194.A 
copy of the recorded CC&Rs shall be 
provided to the Manager, Land 
Development Division for verification.

Director, PDS, 
Manager, Land 
Development 
Division

Provide the 
Manager, 
Building & 
Safety, with a 
clearance from 
OCFA 
indicating 
installation 
and thinning

* In Coordination with Manager, Land Development Division                                    Page 22 September 1, 2022
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g. Prior to Release of Grading Bond
572 EIR 589 SC 4.11-1 

(cont.)
Prior to the 
release of the 
grading bond

Archaeology 
Grading 
Observation and 
Salvage (cont.): 

Archaeology 
Grading 
Observation 
and Salvage 
(cont.): 

Prior to the release of the grading bond, 
the applicant shall obtain approval of the 
archaeologist’s follow-up report from the 
Manager, Harbors, Beaches & Parks 
HBP/Coastal and Historical Facilities.  The 
report shall include the period of 
inspection, an analysis of any artifacts 
found and the present repository of the 
artifacts.  Applicant shall prepare 
excavated material to the point of 
identification.  Applicant shall offer 
excavated finds for curatorial purposes to 
the County of Orange, or its designee, on 
a first refusal basis.   (County Standard 
Condition A04)

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Approval of 
the 
archaeologist’s 
follow-up 
report

Each 
PA

573 EIR 589 SC 4.11-1 
(cont.)

Prior to the 
release of the 
grading bond

Archaeology 
Grading 
Observation and 
Salvage (cont.): 

Archaeology 
Grading 
Observation 
and Salvage 
(cont.): 

These actions, as well as final mitigation 
and disposition of the resources shall be 
subject to the approval of the Manager, 
HBP/Coastal and Historical Facilities.  
Applicant shall pay curatorial fees if an 
applicable fee program has been adopted 
by the Board of Supervisor, and such fee 
program is in effect at the time of 
presentation of the materials to the County 
of Orange or its designee, all in a manner 
meeting the approval of the Manager, 
HBP/Coastal and Historical Facilities.  
(County Standard Condition A04)  

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Verification of 
payment of 
curatorial fee if 
an applicable 
fee program 
has been 
adopted by the 
Board of 
Supervisor at 
the time of 
presentation

Each 
PA

575 EIR 589 SC 4.11-2 
(cont.)

Prior to the 
release of the 
grading bond

Paleontology 
Resource 
Surveillance 
(cont.): 

Paleontology 
Resource 
Surveillance 
(cont.): 

Prior to the release of any grading bond, 
the contractor shall submit the 
paleontologist’s follow up report for 
approval by the County Manager, 
HBP/Coastal and Historical Facilities.  The 
report shall include the period of 
inspection, a catalogue and analysis of the 
fossils found, and the present repository of 
the fossils.  The contractor shall prepare 
excavated material to the point of 
identification.  The contractor shall offer 
excavated finds for curatorial purposes to 
the County of Orange, or its designee, on 
a first-refusal basis.    (County Standard 
Condition A07)

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Approval of 
the 
paleontologist’
s follow-up 
report

Each 
PA

576 EIR 589 SC 4.11-2 
(cont.)

Prior to the 
release of the 
grading bond

Paleontology 
Resource 
Surveillance 
(cont.): 

Paleontology 
Resource 
Surveillance 
(cont.): 

These actions, as well as final mitigation 
and disposition of the resources, shall be 
subject to approval by the HBP/Coastal 
and Historical Facilities.  The contractor 
shall pay curatorial fees if an applicable 
fee program has been adopted by the 
Board of Supervisors, and such fee 
program is in effect at the time of 
presentation of the materials to the County 
of Orange or its designee, all in a manner 
meeting the approval of the County 
Manager, HBP/Coastal and Historical 
Facilities. (County Standard Condition A07) 

County of Orange 
Manager, 
Harbors, 
Beaches & Parks 
HBP/Coastal and 
Historical 
Facilities          
OC Public 
Works/OC 
Planning*  

Verification of 
payment of 
curatorial fee if 
an applicable 
fee program 
has been 
adopted by the 
Board of 
Supervisor at 
the time of 
presentation

Each 
PA

* In Coordination with Manager, Land Development Division                                    Page 23 September 1, 2022



 

 
 
 
 
 

ATTACHMENT 1  



 
 

December 17, 2020 Updated August 24, 2021 

Bea Bea Jiménez 
Division Manager 
Land Development 
OC Public Works 
601 North Ross Street 
Santa Ana, CA 92701 
 
SUBJECT:   
Planning Application for a Site Development Permit PA200056 within Rancho Mission Viejo 
(Ranch Plan) Planning Area 3, Subarea 3.1 for Phase 1 of 2 of a Senior Living Facility   

Dear Ms. Jiménez, 

PROPOSAL:   
Rancho Mission Viejo and Pillar Properties request Zoning Administrator approval of Site 
Development Permit PA200056 to allow a Senior Living Facility on a 10.75-acre site in Rancho 
Mission Viejo (Ranch Plan) Planning Area 3, Subarea 3.1. “B” Vesting Tentative Tract Map 
TT19032 is being processed concurrently.  
  
ZONING:   
Ranch Plan Planned Community Program Text Section III.A.5.1.3)c) Senior Living Facility and 
III.D Urban Activity Center. 
 
LOCATION:    
The Merrill Gardens project site is located in unincorporated Orange County, California within 
Tract 17931, Lot 71, which is between Amanda Lane to the west and Horton Way to the east, 
between Cow Camp Road on the south and Saddle Way on the north.   

LANDOWNER/SUBDIVIDER:   
The current land ownership entity for the proposed project site is RMV PA3 Development, LLC 
(referred to as Rancho Mission Viejo, or “RMV”).  Eventual ownership will be a Joint Venture 
between RMV and Pillar Properties.     

BACKGROUND AND EXISTING CONDITIONS: 
In November 2004, the County of Orange approved the Ranch Plan Planned Community, which 
encompasses approximately 22,815 acres located east of I-5, north and south of Ortega 
Highway, within the Fifth Supervisorial District.  As approved, the Ranch Plan Planned 
Community encompasses 75 percent permanent open space, with development of 14,000 
dwelling units and 5,200,000 square feet (SF) of non-residential uses allowed within the 
remaining 25 percent. It is regulated by the Ranch Plan PC Program Text which addresses the 
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unique characteristics of the property and a development plan for the transition to 
suburban/urban uses occurring over a 25- to 30-year period. 
 
In February 2009, the Ranch Plan Planned Community Program Text (Zoning Document) was 
revised to reflect new State definitions for Senior Living Facilities as amended into the County 
Zoning Code in November 2008.  These definitions provided greater clarity for the contemplated 
CCRC use and are referenced in the subsequently revised Master and Subarea Plan actions 
below as well as revisions to the Ranch Plan Planned Community Program Text (zoning). 
 

The Master Area Plan and Subarea Plans for Planning Area 3 were approved on September 11, 
2019 including Subarea Plan 3.1 (PA180030). VTTM 17931 for Subarea Plan 3.1 was approved 
by the Subdivision Committee on November 20, 2019 and Final Tract Map 17931 was approved 
by the Board of Supervisors December 8, 2020 and recorded December ##, 2020.  Currently, 
Subarea 3.1 is currently being graded per Grading Permit GRD 19-0175.   
 
PROPOSED PROJECT: 
The applicants, RMV and Pillar Properties, request approval of Site Development Permit 
PA200056 to allow 607,410 square feet of Senior Living Facility uses on a 10.75-acre site.  
Previously, only Phase 1 (two of the three buildings) was proposed as part of PA20-0056. “B” 
Vesting Tentative Tract Map TT19032 is being processed concurrently for 10.61 acres including 
proposed Lots 1 and 2.  The proposed project will also include the westerly entry to the 
subterranean garage located within Final Tract Map 17931, Lot Y.  
 
Per PC Text Section III.D.1.a.2)ee), residential uses proposed within an Urban Activity Center 
district are permitted pursuant to the applicable standards in Residential Section III.A. 
Therefore, this project shall be subject to the Multiple-Family Dwellings and the Senior Housing 
Development Standards, with the additional UAC allowance for Zoning Administrator approval 
of buildings over 40 feet in height.   
 

The proposed project consists of a four-story 128,583 square foot East building, a four-story 
305,607 square foot West Building (including the subterranean garage), a 153,651 square foot 
North Building, a 4,031 square foot clubhouse, a 418 square foot vent building and seven 
cottages totaling 15,120 square feet, with a combined total building area of 607,410 square feet.  
 

A future private road (Merrill Gardens Way) will provide primary access to the proposed Senior 
Living Facility.  A surface parking lot serving visitors, staff and residents will be located 
southwest of the intersection of Saddle Way and Horton Way, to be accessed from Merrill 
Gardens Way.  In addition, a private subterranean parking garage will be accessible from 
Amanda Lane and Horton Way. 
 

The courtyard will include a 3,576-square footage clubhouse and a swimming pool.  Seven 
single-family cottages will be located in the southwesterly portion of the site, to be accessed by 
Amanda Lane.   
 

A project overview summary is provided in the table below: 
 
 Senior Living 

Rental Units 
Assisted 

Living Units  
Memory 

Care Units 
Independent 
Living Units 

Square 
Footages 

East Building  102 24  128,583 
West Building 149    305,977 
North Building 143    154,659 
Clubhouse     4,031 
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Vent Building     418 
Cottages    7 15,120 

Totals 292 102 24 7 608,878 
 
The proposed Merrill Gardens project is designed for residents over the age of fifty-five (55+) 
and is composed of the following components:  
 
1. Residences: The proposed project provides rental residences of varying sizes and styles, 

ranging from affordable studio apartments to spacious single-story independent living 
cottages. 

a. Residential: The 305,977.-37 square foot West Building (including the subterranean 
garage) includes 149 rental apartments. The 153,651 square foot North Building 
includes 143 rental apartments.   

b. Each residence in the West and North Buildings are single level apartment.  First 
floor apartments have walk up porches and exterior front doors.  Apartments on 
upper floors are accessed via an elevator and doors off interior hallways.  

c. Each apartment includes an active emergency call system to help facilitate the 
community’s obligation to monitor the overall well-being of the community’s 
residents.  

d. The West and North Buildings are four stories and located as conveniently as 
possible to the community clubhouse where residents will generally walk several 
times each day to participate in community activities.  

e. Cottages: Seven single-story single-family independent living rental cottages are 
proposed in the southwest portion of the project site. Each residence feature an 
attached two-car garage and a private patio, for a total of 15,120 square feet.  

2. Support Facilities: Residents of the community are provided extensive services and access 
to convenient amenities including a state-of-the-art fitness center and recreation facilities, 
fine dining in multiple on-site restaurant venues, housekeeping and transportation services 
and much more.  

a. Clubhouse: This 4,031 square foot, clubhouse building serves as the social nucleus 
of the community. It contains a large multipurpose room that can be used as a 
restaurant-style dining venue (served by a commercial kitchen located within the 
subterranean garage beneath the West Building), casual seating near open-air 
garage doors and an indoor/outdoor fireplace, restrooms, a storage room and a 
private dining room.    

b. A portion of the East Building (12,871 square feet) contains dining and leisure area 
shared by all three buildings and therefore is classified as non-“medical” (see 3.a. 
below). 

c. Outdoor Amenities: A number of outdoor amenities, both passive and active, 
including a pool, space, pickle/bocce ball courts, dog park, walking paths and a 
gardening center. 

d. Resident Services: Although residents of the West Building and the Cottages can 
typically live comfortably without regular support, each has access to on-site services 
designed to provide convenience and peace of mind while extending the period in 
their lives where they can live independently. These services include dining venues, 
regular housekeeping and home maintenance; landscape maintenance; 24-hour 
emergency call system monitored by trained first response professionals; scheduled 
and unscheduled transportation to shopping, medical, entertainment and religious 
venues; and other support services.  Residents are also supplied with medical alert 
devices to better facilitate timely responses to potential medical problems. 
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3. Care Facilities: Assisted Living and Memory Care Units:  

a. The 128,583 square foot East Building consists of 12,871 square feet of community 
amenities (dining room, wellness center, theater, etc…) and 115,712 square feet of 
care facilities, including 102 assisted living apartments and 24 memory care 
apartments, as well as all the facilities dedicated to the needs of residents.   

b. Each care facility residence in the four-story East Building is a single level apartment 
accessed via a covered interior walkway or elevator and includes an active 
emergency call system to help facilitate the community’s obligation to monitor the 
overall well-being of the community’s residents.  

c. The remaining 5,880 square feet of the East Building include offices, maintenance 
department, an employee lounge, storage, commercial laundry,and the health care 
center that support the entirety of the Merrill Gardens community. 

 
SURROUNDING LAND USE: 
Land uses immediately surrounding the project site include the following: 
• Northerly:  Park uses and future residential uses. 
• Easterly:  Future residential uses (Subarea 3.2) 
• Southerly: Cow Camp Road and future non-residential uses 
• Westerly:  Future residential uses (Subarea 3.1, Meritage MR16)  
 
REFERRAL FOR COMMENT AND PUBLIC NOTICE: 
The applicant understands that copies of the site development permit and concurrent tentative 
map application submittal will be distributed for review and comment to County staff and 
consultants, including Land Development, OC Infrastructure Programs, Inspection Services, 
Building & Safety, OC Survey, and Orange County Fire Authority. The applicant also 
understands that a Zoning Administrator hearing is required, per a public notice sent to all 
property owners within 300 feet of the project site. 
 
CEQA COMPLIANCE:  
Final EIR 589, previously certified on November 8, 2004; Addendum 1.0 (PA060023) approved 
July 26, 2006; Addendum 1.1 (PA110003-06) approved February 24, 2011; the Planning Area 2 
Addendum (PA130001-06) approved March 27, 2013; and Addendum 3.1 (PA140072-81) 
approved February 25, 2015. Further CEQA evaluation and clearances are not required for this 
proposed SDP or VTTM. 
 
CONSISTENCY ANALYSIS: 
The proposed Site Development Permit is consistent with the Ranch Plan PC Program Text Use 
Regulations & Development Standards (PC Program Text, Section III), as described below: 

a. General Plan – The OC General Plan Land Use Element designates Subarea 3.1 of 
Ranch Plan as “1B, Suburban Residential (0.5 to 18 du/ac)”, per GPA 01-01. The 
proposed SDP and VTTM are consistent with the 1B “Suburban Residential designation. 

b. Zoning – The proposed SDP and VTTM are consistent with the Ranch Plan Planned 
Community zoning, including all applicable requirements of the PC Program Text Use 
Regulations & Development Standards (PC Section III.D.1.a.2.ee) Urban Activity 
Center), including building height in excess of 40 feet, per Zoning Administrator 
approval.   
 
The proposed project is also compatible with Orange County Zoning Code Section 7-9-
142 (b) Senior Living Facilities, which is an allowed use within Section III.D:  “A Senior 
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Living facility may be permitted in any … planned community … area zoned for multi-
family residential or commercial uses … by an administrative site development permit in 
accordance with the base district regulations. Development standards shall be per the 
base district, unless the approving authority finds that a modified development standard 
will result in an equivalent or better project in terms of adverse impacts and public 
benefits to the immediate and surrounding community.  Each Senior Living facility use 
permit or site development permit application shall be reviewed on a case-by-case basis 
and shall: 
(1) Demonstrate compatibility with adjacent development; 
(2) Provide a parking study that will be used to determine if a modification to the base 

district parking standards will be necessary to accommodate the anticipated traffic 
generation and on-site parking demand of the residents, staff, employees and guests 
of the type and size of facility proposed; and 

(3) Provide the location of all services (including the dining hall, commercial kitchen, gift 
shop, salon, fitness center, meeting rooms, etc.) and how they are to be accessed by 
residents and non-residents, including deliveries, and including Universal Design 
features in compliance with the Americans with Disabilities Act (ADA).” 

c. State Subdivision Map Act and County of Orange Subdivision Code and Manual – In 
Compliance. 

d. Area Plans – The proposed SDP and VTTM are consistent with land uses and other 
details of PA3&4 Master Area Plan and Subarea Plan 3.1 (PA190030, approved by the 
OC Planning Commission on September 11, 2019).   

i. Specifically, Page 5 of Subarea Area Plan 3.1 (PA180030) approved:  
“Up to 120,000 square feet of Senior Living Facility uses, as allowed by 
Section III.A.5.a.3)c) (Senior Housing – Principal Permitted Uses) of the 
Ranch Plan Planned Community Program Text. Units compliant with Section 
III.A.5.a.3)c) (Senior Housing) would not count as dwelling units with respect 
to the Ranch Plan PC limit of 14,000 total allowed dwelling units. For the 
purpose of traffic impact analysis, a maximum of 480 facility units are 
assumed. The precise mix of nursing care beds, assisted living, and 
independent living would be determined when a specific project is proposed 
and would be evaluated as part of the site development permit process.” 

ii. The 126,000 square-foot Building 1 consists of 12,871 square feet of community 
amenities available to all residents (dining room, wellness center, theater, etc…) 
and 115,712 square feet specifically for care facilities, including 102 assisted 
living apartments and 24 memory care apartments, as well as all the facilities 
dedicated to the needs of the care facility residents.  Therefore, only 115,712 
square feet of the East Building specifically designated for care facilities shall be 
counted as “medical” non-residential square footage, and therefore the project 
does not exceed the 120,000 square feet of non-residential use per the approved 
Planning Subarea 3.1 Subarea plan, Table 2.  
 

e. CEQA – The proposed SDP and VTTM are consistent with Final EIR 589, previously 
certified on November 8, 2004; Addendum 1.0 (PA060023) approved July 26, 2006; 
Addendum 1.1 (PA110003-06) approved February 24, 2011; the Planning Area 2 
Addendum (PA130001-06) approved March 27, 2013; and Addendum 3.1 (PA140072-
81) approved February 25, 2015. 

f. Alternative Development Standards – All Alternative Development Standards 
incorporated into this project have been previously approved by the appropriate decision 
maker per the Ranch Plan Planned Community Program Text, General Regulation 25. 
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g. Regulation Compliance Matrix – Clearance of all applicable conditions of approval have 
been confirmed per the Ranch Plan Regulation Compliance Matrix.   
 

 
PARKING: 
Parking for the Merrill Gardens project is proposed to meet the requirements of Ranch Plan 
Alternative Development Standard (ADS) D-3 “Reduced Age Qualified Parking”.  Specifically, 
527 parking spaces are provided, which exceeds the 522.5 total space required per 418 senior 
living facility units x 1.25 spaces required per dwelling unit per ADS D-3b, which specifies the 
requirements for multiple-family dwellings without dedicated garages.  In addition, the 7 
independent living cottage units each provide two required covered parking spaces (two-car 
garages), plus 5 guest spaces in excess of the 1.4 guest spaces required. 
 
SITE DEVELOPMENT STANDARDS: 
The following matrix is a summary of the proposed project’s compliance with the Site 
Development Standards contained in the Ranch Plan Planned Community Program Text 
Section III.A.2 (Planned Concept Detached Dwellings), which are the Site Development 
Standards applicable for the proposal. 

PA20-0056   
Merrill Gardens Senior Living 
Facility 

Senior Living Facility (III.A.5.c.) 
Multiple-Family Dwellings III.A.5.d. 
Site Development Standards 

Compliance 

 

1) Minimum Building Site 
Area 

5,000 square feet The 10 numbered lots 
in VTTM 19032 range 

from 0.13 acres to 5.56 
acres 

2) Net Density Per Multi-Family standard (no 
minimum net density) 

Not Applicable 

3) Minimum size of units: 300 square feet  

4) Maximum Building Height Per Multiple family Senior Living and 
Urban Activity Center III.D.1.d.2: 75’ 
for Multi-Family senior housing plus 
architectural features, subject to a 
public hearing and an additional 1’ 
setbacks for each additional ft. in 
height above 40’ 

East Building – 54’-0” 
West Building – 55’-0” 
North Building – 54’-0” 

Clubhouse – 34’-0” 
Cottages – 22’-0” 

5) Building Setbacks Setbacks: Per Urban Activity Center 
III.D.1.d.3:  20’ from residential. 
Building Separation: Per Multi-Family 
building separation standards, 15’ 
Minimum Distance Between Buildings 
at 40’ bldg. ht. 

20-ft. met adjacent to 
residential (MR16 to 

west) 
Building separations 

met or exceeded 

6) Open Space  Per Multi-Family Usable Project Open 
Space at maximum building height of 
40’, 15% required 

31.0% exceeds 15% 
standard per 40’ 
building height.   

7) Off-Street Parking  
 

1.25 spaces per DU per ADS D-3b for 
multiple-family dwellings without 
dedicated garages.  Cottages per 
Single Family Detached 

522.5 spaces required 
(418 x 1.25), 527 

provided.  Independent 
living cottage includes 
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2-car garage, plus 
guest spaces (1.4 

required, 5 provided) 
8) Garage and Carport 
Placement 

For 7 independent living cottages, 
driveways 7’ or less, or 18’ or more 

18’ driveways provided 

9) Private Streets, Alleys and 
Driveways 

Multiple-family primary access shall 
be a minimum of 24 feet.    

Merrill Gardens Way 
(primary access off 
Saddle Way) is 42’ 
width, with parking on 
both sides (26’ through 
width).  Two 24’ access 
of Amanda Lane cul-
de-sac to independent 
cottages parking and 
driveways.  

10) Signs Shall be in conformance with Ranch 
Plan PC Text Section III.L, “Signage” 

In conformance 

11) Fences and Walls Within areas where main buildings 
may be placed, 6’ maximum 

None proposed 

12) Trash & Refuse Disposal All storage shall be shielded from view 
within a building or area enclosed 

In conformance 

13) Screening a) Abutting residential, 6’ wall required 
b) Parking areas abutting highways 
c) Elevation may be used in lieu of, or 
in combination with screening 
requirements 
d) Screening shall consist of one or 
any combination of walls, berms, 
fences or landscaping 

a) 6’ wall proposed 
along west and north 
boundary of indepen-
dent living cottages 
b) See “c)” below 
regarding screening 
from Cow Camp Road 
c) Elevation change 
along southerly 
boundary provides 
screening  
d) Walls provided per 
“a)” above, elevation 
change provided per 
“c)” above. 

14) Landscaping a) Boundary landscaping abutting 
arterial highways 
b) Boundary landscaping abutting 
public street: min. 5’, avg. 10’ 
c) Min. 4” curb separating parking 
from landscaping 
d) Irrigation to be provided 
e) Maintenance necessary 

a) Site does not 
physically abut Cow 
Camp Road – 
intervening Tract 
17931 Lots J & K (min. 
width 33’) and the 
elevation difference of 
between 15-25’ 
alleviates the need for 
boundary landscaping. 
b-e) Project complies 

15) Lights Direct light rays shall be confined to 
the premises 

Photometric Study 
sheet confirms 
compliance with  
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County Standard 
condition of approval 
for Light & Glare 

 

 
 
ALTERNATIVE DEVELOPMENT STANDARDS: 
As allowed by General Regulation #25 of the Ranch Plan Planned Community Program Text, 
proposed Alternative Development Standards are intended to be incorporated into the 
development as listed within the “Notes” portion of Sheet L-1. 
 
Upon review of this application our hope is that staff supports Zoning Administrator approval of 
the Site Development Permit (i.e., staff agrees that the project complies with all applicable 
requirements of the Ranch Plan PC Text, and no public notice of a Zoning Administrator hearing 
is required). 

Please contact me with any questions, or if you or your staff need any further information. 

Sincerely,  

 

Jay Bullock 
Vice President, Planning and Entitlement 
Rancho Mission Viejo 
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SITE DEVELOPMENT

SITE  PLAN

Jill Sweeney / Akin Smith
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NOTES:

Existing Land Use:
Vacant land, currently rough graded per Tract
17931 GRD19-0175.

Zoning:
Project area is zoned as a development area by
the Ranch Plan PC Text, and shall be processed
per the implementation procedures detailed in
Section III.D.1.a.2)ee), of the PC Text. Master
Area Plan PA18-0030 and Subarea Plan
PA18-0030, designate this project site for
Residential uses (including swimming pools and
clubhouses and recreation facilities allowing
alcoholic beverages). This Site Development
Permit specifically identifies this site as a Senior
Living Facility Residential Use, to be
plan-checked per PC Text Section III.A.3.a,
Section III.A.5, and by PC Text Urban Activity
Center Regulations in PC Text Section III.D.1.d.

Adjacent Land Use:
Existing and approved (but not yet built)
immediately adjacent land uses are:

North: Existing vacant previously graded land,
future roadway and approved (but not yet built)
residential and park uses.

East: Existing vacant previously graded land,
future roadway and approved (but not yet built)
residential uses.

South:  Existing vacant previously graded land,
future roadway and open space landscaped
area.

West: Existing vacant previously graded land,
future approved (but not yet built) residential
uses.

Water and Sewer:
Domestic water and sanitary sewer services are
provided by Santa Margarita Water District
(SMWD).

Utilities:
Gas is provided by Southern California Gas
Company and electricity is provided by San
Diego Gas and Electric. Proposed utility
locations shown on site plan are approximate.
All proposed utilities are to be underground.
Actual locations and easement widths will be
reflected on Final Tract Map.

Schools:
Project site is within Capistrano Unified School
District.

Access to Site:
Access to the site is proposed via Saddle Way
and Horton Way.

Drainage:
Drainage system will be developed in
accordance with the County of Orange Flood
Control District standards and the "Master Plan
of Drainage" for the VTTM No. 17931 prepared
by Rancho Mission Viejo. Storm flows tributary
to the site shall be intercepted and conveyed
around the site. Storm drain plans will be
prepared and submitted per building permit
requirements at a later date.

Grading:
Site currently graded per approved
GRD19-0175. Grading has been addressed per
the following CEQA documents: EIR No.
Addendum 3.1 to EIRs 584 and 589.

Slopes:
Slopes shall be constructed at the maximum
slope ratio of 2:1 unless otherwise noted.

Easements:
Easements and improvements in the County
right of way are subject to encroachment
permits.

Maintenance:
Maintenance to be provided by the property
Owner.

Site Distance:
Sight lines will provide adequate sight distance
and comply with Orange County Standard Plan
No. 1117.

Additional Notes:
Telephone and Cable TV Providers will be: AT&T or
Cox.

This project (Site Development Permit #) is
located on Lots 1, 2, A and B of Vested 
Tentative Tract No. 19302.

This project shall comply with 2016 CBC, CMC,
CPC, CEC, Cal Green, and California Energy
Code.

Refer to parking exhibit for site parking
tabulations and allocations.

Alternative Development Standards:
Per the Ranch Plan Planned Community-Wide
Alternative Development Standards (approved
March 14, 2007 and last Amended September
26, 2018; Subsequent revisions or additions
may also be approved), and as allowed by
Ranch Plan PC Text (General Regulation 25) the
following Alternative Development Standards
(ADS) are proposed: ADS A-36a Modified Curb,
B-2 Intersection Sight Lines, B-9 Detectable
Warning Surface Color, D-3 Reduced Parking,
D-6 Minimum Distance Between Buildings, D-10
Parking Requirements, G-3a Private Alley Drive,
G-4 Curb and Gutter, G-6 Catch Basin on
Private St., G-7 Reduced Depressions on Private
St., G-12 Modified Curb Ramp.

Ownership:
R.D. Merrill Real Estate Holdings, LLC”.

Legal Description:
Lots 71, 94. Y1, Y2, Y3 in the 
unincorporated territory of the County of 
Orange, State of California, as shown on 
Tract No. 17931.
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FUTURE RESIDENTIAL

SADDLE WAY
PROJECT SITE

SCHEDULE
SYM. DESCRIPTION

CONCRETE  WALKWAYS, POOL DECK, COURTYARD, MOW CURB, ETC.

EDGE OF GARAGE STUCTURE (BELOW)

SYNTHETIC TURF

PARALLEL PARKING STALL (9'-0" BY 24'-0")

TYPICAL PARKING STALL (9'-0" BY 18'-0")

A.D.A. PARKING STALL WITH SIGNAGE. SIGNAGE PER CBC 11B-502.

A.D.A. VAN ACCESSIBLE PARKING STALL WITH SIGNAGE. SIGNAGE
PER CBC 11B-502.
A.D.A. ACCESSIBLE RAMP W/ TRUNCATED DOMES,
PER APPROVED ADS.

ASPHALT FIRE ACCESS LANE PER OCFA REQUIREMENTS

FUTURE CHARGING STATION PER SECTION S.106.5.3 OF 2016 CAL.
GREEN. (E.V.C.) PLAN DESIGNATION

FUTURE ACCESSIBLE CHARGING STATION PER SECTION S.106.5.3 OF
2016 CAL. GREEN 11B-812 OF 2016 CBC
ABOVE GRADE PLANTER (3'-0" HIGH MAX.). CONCRETE OR BRICK
MASONRY WALLS. MATERIALS AND COLORS TO MATCH ADJACENT
ARCHITECTURE.

POOL

SPA

VINYL COATED CHAIN LINK FENCE (5'-6" HIGH MAX.)

POOL AND SPA SAFETY RULES SIGNS

POOL SAFETY EQUIPMENT

A.D.A. ACCESSIBLE POOL ENTRY

A.D.A. ACCESSIBLE POOL LIFT LOCATION

A.D.A. ACCESSIBLE RESTROOM

A.D.A. ACCESSIBLE DRINKING FOUNTAIN

TUBULAR STEEL FENCING (5'-6" HIGH MAX.)

A.D.A. ACCESSIBLE TUBULAR STEEL DOUBLE GATE  (5'-6" HIGH MAX.
BY 6'-8" MIN. OPENING). PER SECTION 11B-404

A.D.A. ACCESSIBLE TUBULAR STEEL SINGLE GATE  (5'-6" HIGH MAX.
BY 3'-1" MIN. OPENING). PER SECTION 11B-404

BUILT IN BARBECUE. (11'-0" LONG BY 34" TALL). MASONRY
ENCLOSURE. MATERIALS AND COLORS TO MATCH ADJACENT
ARCHITECTURE.

GAS FIRE PIT (2'-0" HIGH MAX.) CONCRETE OR METAL.
PREFABRICATED. NOT A CONSTRUCTED ITEM.

EXISTING MASONRY WALL (5'-8" HIGH). REFER TO APPROVED PA3.1,
TRACT #17931 APPROVED PLANS, SHEET FW-3 AND SHEET FW-5.

COURTYARD PAVILION STRUCTURE (14'-10" HIGH MAX. ) REFER TO
ELEVATION DETAIL SHEET A3.02.

COURTYARD PAVILION STRUCTURE (15'-11" HIGH MAX. ) REFER TO
ELEVATION DETAIL SHEET A3.02.

DOG PARK SHADE STRUCTURE (13'-3" HIGH MAX. ) REFER TO
ELEVATION DETAIL SHEET A3.02.
PRIMARY ENTRY MONUMENT WITH SIGNAGE. REFER TO MERRILL
GARDEN ENTRY COLOR AND MATERIAL ELEVATION SHEET S-1.
SECONDARY ENTRY MONUMENT WITH SIGNAGE. REFER TO MERRILL
GARDEN ENTRY COLOR AND MATERIAL ELEVATION SHEET S-2.
ENGINEERED RETAINING WALL WITH GUARDRAIL. HEIGHT VARIES.
REFER TO CONCEPTUAL GRADING SHEETS.

SEAT WALL (2'-0" HIGH MAX.) CONCRETE OR BRICK. MATERIALS AND
COLORS TO MATCH ADJACENT ARCHITECTURE.

BOCCE BALL COURT

PICKLE BALL COURT

FIRE DEPT APPARATUS

MASONRY GUARDRAIL. 42" HIGH MINIMUM. MATERIALS AND COLORS
TO MATCH ADJACENT ARCHITECTURE.

MASONRY PRIVACY\ SAFETY WALL (9'-7" HIGH). REFER TO ELEVATION
DETAIL (a), SHEET L2.
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R.O.W. LINE

PROPERTY LINE

EASEMENTS

CONCRETE  WALKWAYS, POOL
DECK, COURTYARD, ETC.

USABLE OPEN SPACE

HANDICAP ACCESSIBLE PATH OF TRAVEL
(4.9% MAX. SLOPE, 2% MAX. CROSS SLOPE)

CONSTRUCTION LEGEND
C.L. CENTER LINE
P.A. PLANTING AREA
P.L. PROPERTY LINE
R.O.W. RIGHT-OF-WAY

TOTAL SITE ACREAGE (10.754 ACRES)

NET RESIDENTIAL AREA:
(GROSS SITE AREA EXCLUDING STREETS,
DRIVEWAYS, HOA SLOPES)

REQUIRED USABLE PROJECT OPEN SPACE:
(15% NET RESIDENTIAL AREA)

PROVIDED USABLE PROJECT OPEN SPACE:
SIDEWALK AREA WITHIN USABLE PROJECT OPEN
SPCE DOES NOT EXCEED 25% PER SECTION
III.A.3.d.8, a, 4, OF THE RANCH PLAN PC TEXT.

USABLE PROJECT OPEN SPACE CALCULATION

8.647 AC

1.297 AC

1.509 AC

TOTAL SITE ACREAGE (10.754 ACRES) 468,449 SQ. FT.

LOT 1 ACREAGE=
NORTH BUILDING = 
EAST & WEST BUILDING
+ PARKING GARAGE =
CLUBHOUSE=
TOTAL BUILDING AREA =
44% OF LOT 1 AREA COVERED BY BUILDINGS

LOT 2 ACREAGE=
COTTAGE (7 UNITS AT 2,160 S.F. EACH) =
TOTAL BUILDING AREA =
28% OF LOT 2 AREA COVERED BY BUILDINGS

LOT A ACREAGE
LOT 8 ACREAGE
30% OF TOTAL SITE AREA COVERED BY BUILDINGS

SITE COVERAGE CALCULATION

410,288 SQ. FT.
39,375 SQ. FT.

137,438 SQ. FT.
4,031 SQ. FT.

180,844 SQ. FT.

53,813 SQ. FT.
15,120.00 SQ. FT.
15,120.00 SQ. FT.

3,254 SQ. FT.
1,093 SQ. FT.

SITE TABULATION
Project Site:
TTM #19032 (Lots 1, 2, and Lots A, B )
(10.754 Acres)

Buildings:
North Building (Multi-family) 1st Floor Area 
North Building (Multi-family) Full Floor Area 
East Building (Memory Care\ Assisted Living) 
1st Floor Area
East Building (Memory Care\ Assisted Living) 
Full Floor Area
West Building (Multi-family) 1st Floor Area 
West Building (Multi-family) Full Floor Area 
Clubhouse Gross Area
Cottage (7 units at 2,160 S.F. each) 
Combined Cottages Gross Area
Garage Exhaust Vent Structure

Parking:
North Building 143 units (Multi-family)
East Building 126 units (Assisted Living) 
West Building 149 units (Multi-family) 
Cottages          
Total Stalls Required (1.25 stalls per unit)    
Total Stalls Provided
Above Ground Facilities
Underground Ground Facility

Provided stall tabulation:

Total Parking Area:

39,537 S.F.(0.908 Acres)
154,659 S.F.(3.550 Acres)

33,523 S.F.(0.770 Acres)

128,583 S.F.(2.952 Acres)
47,864 S.F.(1.099 Acres)

305,977 S.F.(7.024 Acres)
4,031 S.F.(0.093 Acres)

15,120 S.F.(0.347 Acres)
418 S.F.(0.010 Acres)

178.75 Stalls
157.50 Stalls
186.25 Stalls

8.75 Stalls  
531.25 Stalls Required
541 Stalls Provided   
181 stalls provided  
359 stalls provided

467 Standard Stalls
15 Street Parking Stalls

 14 garage spaces      
12 Accessible Stalls

4 Van Accessible Stalls
Allow for 38 Future E.V.C. Stalls

Allow for 3 Future Van Accessible E.V.C. Stalls 
Allow for 1 Future Accessible E.V.C. Stalls

Above Ground 38,128 S.F.(0.875 Acres)
Below Ground 116,675 S.F.(2.678 Acres)

3,325 S.F.(0.076 Acres)
150 S.F.(0.003 Acres)

199,200 S.F.(4.573 Acres)
120,110 S.F.(2.757 Acres)
79,090 S.F.(1.816 Acres)

125,281 S.F.(2.876 Acres)
8,557 S.F.(0.196 Acres)

99,806 S.F.(2.291 Acres)
16,918 S.F.(0.388 Acres)

140,075 S.F.(3.216 Acres)
Total 468,449 S.F.(10.754 Acres)

Senior Living Facility :
Pool
Spa
Hardscape:

Concrete
Asphalt

Landscape Areas:
Synthetic Turf
Shrub Area
Turf Area

Buildings:
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PRIVACY\ SAFETY WALL

SCALE: 1/4"=1'-0"
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F.S.

71'-2" +/-

PRIVATE SIDE ELEVATION

MASONRY PLANTER.

MASONRY WALL.

DECORATIVE METAL PANELS SET INTO WALL.

WALL HEIGHT PER SAFETY REQUIREMENTS FOR

MEMORY CARE FACILITIES-RESIDENT SAFETY

(LIFE AND LIMB). PLANNING HEARING TO BE

REQUESTED IF REQUIRED TO ALLOW FOR THE

PROPOSED WALL HEIGHT.

MATERIALS AND COLORS TO MATCH ADJACENT

BUILDING.
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²9{¢ .¦L[5LbD π
C[hhw t[!b π
t!wYLbD [9±9[ tм

tL[[!w twht9w¢L9{
!¢ wa± π ±h[Φ LL
²9{¢ .¦L[5LbD

1/16" = 1'-0"(WB) A1.01
1 WEST BUILDING / EAST BUILDING - LEVEL P1 - SUBTERRANEAN PARKING GARGE

8' 64'0' 16' 32'

3/16" = 1'-0"(WB) A1.01
2 TYP. PARKING STALL DETAIL

P1 GROSS FLOOR 
AREA = 130,524 SF
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08.19.2021SDP REVISION 1 
10.07.2021SDP REVISION 2 

SDP REVISION 3 03.11.2022
SDP REVISION 4 06.20.2022

²9{¢ .¦L[5LbD π
C[hhw t[!b π [9±9[

м

tL[[!w twht9w¢L9{
!¢ wa± π ±h[Φ LL
²9{¢ .¦L[5LbD

1/16" = 1'-0"(WB) A1.02
1 WEST BUILDING - LEVEL 1

UNIT SCHEDULE - LEVEL 1

Name Count

UNIT - A.1 12
UNIT - A.4 1
UNIT - A.5 2
UNIT - A.6 2
UNIT - B.1 3
UNIT - C.1 2
UNIT - C.3 6

Total Unit Count: 28

8' 64'0' 16' 32'

ALL UNITS ARE SENIOR 
LIVING RENTAL UNITS

L1 GROSS FLOOR 
AREA = 47,391 SF
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08.19.2021SDP REVISION 1 
10.07.2021SDP REVISION 2 

SDP REVISION 3 03.11.2022
SDP REVISION 4 06.20.2022

²9{¢ .¦L[5LbD π
C[hhw t[!b π [9±9[

н

tL[[!w twht9w¢L9{
!¢ wa± π ±h[Φ LL
²9{¢ .¦L[5LbD

1/16" = 1'-0"(WB) A1.03
1 WEST BUILDING - LEVEL 2

UNIT SCHEDULE - LEVEL 2

Name Count

UNIT - A.1 13
UNIT - A.4 1
UNIT - A.5 2
UNIT - A.6 2
UNIT - B.1 7
UNIT - B.2 2
UNIT - B.3 2
UNIT - C.1 2
UNIT - C.2 1
UNIT - C.3 8
UNIT - C.6 1
UNIT - C.8 1

Total Unit Count: 42

8' 64'0' 16' 32'

ALL UNITS ARE SENIOR 
LIVING RENTAL UNITS
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1/16" = 1'-0"(WB) A1.04
1 WEST BUILDING - LEVEL 3

UNIT SCHEDULE - LEVEL 3

Name Count

UNIT - A.1 13
UNIT - A.4 1
UNIT - A.5 4
UNIT - A.6 2
UNIT - B.1 7
UNIT - B.3 2
UNIT - C.1 2
UNIT - C.2 1
UNIT - C.3 8
UNIT - C.6 1
UNIT - C.8 1

Total Unit Count: 42
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ALL UNITS ARE SENIOR 
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AREA = 44,395 SF
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ROOF NOTES

THIS PROJECT SHALL COMPLY WITH CBC CHAPTER 7A FOR 
MATERIALS AND CONTSTRUCTION METHODS FOR EXTERIOR 
WILDFIRE EXPOSURE

ROOF COLORS / MATERIALS SHALL BE VERIFIED FOR 
COMPLIANCE WITH MM4.7-3 PRIOR TO ISSUANCE OF 
BUILDING PERMITS

PER COUNTY OF ORANGE MEMORANDUM "COMPLIANCE 
WITH MITIGATION MEASURE MM 4.7-3. EIR 589" (2-23-21), 
RESIDENTIAL AND NON-RESIDENTIAL BUILDINGS THAT ARE 
CONSTRUCTED IN COMPLIANCE WITH TITLE 24 OF THE 2019 
CALIFORNIA BUILDING CODE AND THAT UTILIZE AN SRI OF 15 
TO 27 FOR ALL ROOFING MATERIALS ARE CONSIDERED TO 
BE IN COMPLIANCE WITH MM 4.7-3 OF EIR 589.
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1/16" = 1'-0"(WB) A1.05
1 WEST BUILDING - LEVEL 4

UNIT SCHEDULE - LEVEL 4

Name Count

UNIT - A.1 7
UNIT - A.2 7
UNIT - A.3 2
UNIT - A.4 1
UNIT - A.5 4
UNIT - A.6 2
UNIT - B.1 4
UNIT - B.3 2
UNIT - C.1 1
UNIT - C.4 5
UNIT - C.5 1
UNIT - C.6 1
UNIT - C.7 1

Total Unit Count:: 38

8' 64'0' 16' 32'

ALL UNITS ARE SENIOR 
LIVING RENTAL UNITS

L4 GROSS FLOOR 
AREA = 38,566 SF
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ROOF NOTES

THIS PROJECT SHALL COMPLY WITH CBC CHAPTER 7A FOR 
MATERIALS AND CONTSTRUCTION METHODS FOR EXTERIOR 
WILDFIRE EXPOSURE

ROOF COLORS / MATERIALS SHALL BE VERIFIED FOR 
COMPLIANCE WITH MM4.7-3 PRIOR TO ISSUANCE OF 
BUILDING PERMITS

PER COUNTY OF ORANGE MEMORANDUM "COMPLIANCE 
WITH MITIGATION MEASURE MM 4.7-3. EIR 589" (2-23-21), 
RESIDENTIAL AND NON-RESIDENTIAL BUILDINGS THAT ARE 
CONSTRUCTED IN COMPLIANCE WITH TITLE 24 OF THE 2019 
CALIFORNIA BUILDING CODE AND THAT UTILIZE AN SRI OF 15 
TO 27 FOR ALL ROOFING MATERIALS ARE CONSIDERED TO 
BE IN COMPLIANCE WITH MM 4.7-3 OF EIR 589.
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1/16" = 1'-0"(WB) A1.06
1 WEST BUILDING - ROOF PLAN
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tL[[!w twht9w¢L9{
!¢ wa± π ±h[Φ LL
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1/16" = 1'-0"(WB) A3.01
1 WEST BUILDING ELEVATION - WEST

1/16" = 1'-0"(WB) A3.01
2 WEST BUILDING ELEVATION - SOUTH

1/16" = 1'-0"(WB) A3.01
3 WEST BUILDING ELEVATION - NORTH LONG SIDE

1/16" = 1'-0"(WB) A3.01
4 WEST BUILDING ELEVATION - NORTH SHORT SIDE

1/16" = 1'-0"(WB) A3.01
5 WEST BUILDING ELEVATION - EAST LONG SIDE

1/16" = 1'-0"(WB) A3.01
6 WEST BUILDING ELEVATION - EAST SHORT SIDE

8' 64'0' 16' 32'

GENERAL NOTE:

PER COUNTY OF ORANGE MEMORANDUM "COMPLIANCE WITH 
MITIGATION MEASURE MM 4.7-3. EIR 589" (2-23-21), RESIDENTIAL AND 
NON-RESIDENTIAL BUILDINGS THAT ARE CONSTRUCTED IN 
COMPLIANCE WITH TITLE 24 OF THE 2019 CALIFORNIA BUILDING 
CODE AND THAT UTILIZE AN SRI OF 15 TO 27 FOR ALL ROOFING 
MATERIALS ARE CONSIDERED TO BE IN COMPLIANCE WITH MM 4.7-3 
OF EIR 589.
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bhw¢I .¦L[5LbD π
C[hhw t[!b π
[9±9[ п

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

1/16" = 1'-0"(NB) A1.04
1 LEVEL 4 - OVERALL (SDP)

8' 64'0' 16' 32'

UNIT SCHEDULE - LEVEL 4

Name Count

UNIT - A.1.1 9
UNIT - A.2 2
UNIT - A.3 2
UNIT - A.4 6
UNIT - A.5 1
UNIT - A.6 2

UNIT - B.1.1 5
UNIT - B.1.3 1
UNIT - B.3 1
UNIT - B.4 1
UNIT - C.1 1
UNIT - C.2 3

TOTAL UNIT COUNT: 34ALL UNITS ARE SENIOR LIVING RENTAL UNITS

L4 GROSS FLOOR 
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08.19.2021SDP REVISION 1 
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bhw¢I .¦L[5LbD π
C[hhw t[!b π
whhC

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

1/16" = 1'-0"(NB) A1.05
1 ROOF - OVERALL

ROOF NOTES

THIS PROJECT SHALL COMPLY WITH CBC CHAPTER 7A FOR 
MATERIALS AND CONTSTRUCTION METHODS FOR EXTERIOR 
WILDFIRE EXPOSURE

ROOF COLORS / MATERIALS SHALL BE VERIFIED FOR 
COMPLIANCE WITH MM4.7-3 PRIOR TO ISSUANCE OF BUILDING 
PERMITS

PER COUNTY OF ORANGE MEMORANDUM "COMPLIANCE WITH 
MITIGATION MEASURE MM 4.7-3. EIR 589" (2-23-21), RESIDENTIAL 
AND NON-RESIDENTIAL BUILDINGS THAT ARE CONSTRUCTED IN 
COMPLIANCE WITH TITLE 24 OF THE 2019 CALIFORNIA BUILDING 
CODE AND THAT UTILIZE AN SRI OF 15 TO 27 FOR ALL ROOFING 
MATERIALS ARE CONSIDERED TO BE IN COMPLIANCE WITH MM 
4.7-3 OF EIR 589.
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08.19.2021SDP REVISION 1 
10.07.2021SDP REVISION 2 
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06.20.2022SDP REVISION 4 

bhw¢I .¦L[5LbD π
¦bL¢ t[!b{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

2' 4' 8' 16'0'

1/4" = 1'-0"(NB) A2.01
6 UNIT A1.1 - ONE BEDROOM (SDP)

1/4" = 1'-0"(NB) A2.01
1 UNIT A1.2 - ONE BEDROOM DEN (SDP)

1/4" = 1'-0"(NB) A2.01
2 UNIT A2 - ONE BEDROOM (SDP)

1/4" = 1'-0"(NB) A2.01
3 UNIT A3 - ONE BEDROOM (SDP)

1/4" = 1'-0"(NB) A2.01
4 UNIT A4 - ONE BEDROOM (SDP)

1/4" = 1'-0"(NB) A2.01
5 UNIT A5 - ONE BEDROOM (SDP)
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bhw¢I .¦L[5LbD π
¦bL¢ t[!b{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

2' 4' 8' 16'0'

1/4" = 1'-0"(NB) A2.02
1 UNIT B1.1 - ONE BEDROOM DEN (SDP)

1/4" = 1'-0"(NB) A2.02
2 UNIT B1.2 - ONE BEDROOM DEN (SDP)

1/4" = 1'-0"(NB) A2.02
3 UNIT B2 - ONE BEDROOM DEN (SDP)

1/4" = 1'-0"(NB) A2.02
4 UNIT B3 - ONE BEDROOM (SDP)

1/4" = 1'-0"(NB) A2.02
5 UNIT B4 - ONE BEDROOM DEN (SDP)
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bhw¢I .¦L[5LbD π
¦bL¢ t[!b{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

2' 4' 8' 16'0'

1/4" = 1'-0"(NB) A2.03
1 UNIT C1 - TWO BEDROOMS (SDP)

1/4" = 1'-0"(NB) A2.03
2 UNIT C2 - TWO BEDROOMS (SDP)
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bhw¢I .¦L[5LbD π
/h[hw95 π
9[9±!¢Lhb{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

3/32" = 1'-0"(NB) A3.01
1 BUILDING ELEVATION - EAST (SDP)

3/32" = 1'-0"(NB) A3.01
2 BUILDING ELEVATION - NORTH EAST (SDP)

3/32" = 1'-0"(NB) A3.01
3 BUILDING ELEVATION - NORTH A (SDP)

3/32" = 1'-0"(NB) A3.01
4 BUILDING ELEVATION - NORTH B (SDP)

PER COUNTY OF ORANGE MEMORANDUM “COMPLIANCE WITH MITIGATION 
MEASURE MM 4.7-3, EIR 589” (2-23-21), RESIDENTIAL AND NON-
RESIDENTIAL BUILDINGS THAT ARE CONSTRUCTED IN COMPLIANCE WITH 
TITLE 24 OF THE 2019 CALIFORNIA BUILDING CODE AND THAT UTILIZE AN 
SRI OF 15 TO 27 FOR ALL ROOFING MATERIALS ARE CONSIDERED TO BE IN 
COMPLIANCE WITH, MM 4.7-3 OF ERI 589
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bhw¢I .¦L[5LbD π
/h[hw95 π
9[9±!¢Lhb{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD3/32" = 1'-0"(NB) A3.02

1 BUILDING ELEVATION - SOUTH (SDP)

3/32" = 1'-0"(NB) A3.02
2 BUILDING ELEVATION - SOUTH EAST (SDP)

3/32" = 1'-0"(NB) A3.02
3 BUILDING ELEVATION - WEST (SDP)

3/32" = 1'-0"(NB) A3.02
4 COURTARD ELEVATION - WEST (SDP) 3/32" = 1'-0"(NB) A3.02

5 COURTYARD ELEVATION - NORTH WEST (SDP)

PER COUNTY OF ORANGE MEMORANDUM “COMPLIANCE WITH MITIGATION 
MEASURE MM 4.7-3, EIR 589” (2-23-21), RESIDENTIAL AND NON-
RESIDENTIAL BUILDINGS THAT ARE CONSTRUCTED IN COMPLIANCE WITH 
TITLE 24 OF THE 2019 CALIFORNIA BUILDING CODE AND THAT UTILIZE AN 
SRI OF 15 TO 27 FOR ALL ROOFING MATERIALS ARE CONSIDERED TO BE IN 
COMPLIANCE WITH, MM 4.7-3 OF ERI 589
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06.20.2022SDP REVISION 4 

bhw¢I .¦L[5LbD π
/h[hw95 π
9[9±!¢Lhb{

w!b/Ih aL{{Lhb
±L9Wh  π bhw¢I
.¦L[5LbD

3/32" = 1'-0"(NB) A3.03
1 COURTYARD ELEVATION - SOUTH (SDP)

3/32" = 1'-0"(NB) A3.03
2 COURTYARD ELEVATION - SOUTH WEST (SDP)

PER COUNTY OF ORANGE MEMORANDUM “COMPLIANCE WITH MITIGATION 
MEASURE MM 4.7-3, EIR 589” (2-23-21), RESIDENTIAL AND NON-
RESIDENTIAL BUILDINGS THAT ARE CONSTRUCTED IN COMPLIANCE WITH 
TITLE 24 OF THE 2019 CALIFORNIA BUILDING CODE AND THAT UTILIZE AN 
SRI OF 15 TO 27 FOR ALL ROOFING MATERIALS ARE CONSIDERED TO BE IN 
COMPLIANCE WITH, MM 4.7-3 OF ERI 589
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1/8" = 1'-0"(NB) A4.02
1 NORTH SECTION - A (SDP)
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2 NORTH SECTION - B (SDP)
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/h¢¢!D9 π C[hhw
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wa± π /h¢¢!D9{

1/4" = 1'-0"(CO) A1.01
1 COTTAGE - LEVEL 1
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ROOF NOTES

THIS PROJECT SHALL COMPLY WITH CBC 
CHAPTER 7A FOR MATERIALS AND 
CONTSTRUCTION METHODS FOR EXTERIOR 
WILDFIRE EXPOSURE

PER EIR 589 MITIGATION MONITORING ITEM 
MM4.7-3 - LIGHT COLORED ROOF MATERIALS AND 
PAINT SHALL BE INCORPORATED INTO THE 
PROJECT TO HELP REFLECT HEAT

ROOF COLORS / MATERIALS SHALL BE VERIFIED 
FOR COMPLIANCE WITH MM4.7-3 PRIOR TO 
ISSUANCE OF BUILDING PERMITS

PER COUNTY OF ORANGE MEMORANDUM 
“COMPLIANCE WITH MITIGATION MEASURE MM 
4.7-3, EIR 589” (2-23-21), RESIDENTIAL AND NON-
RESIDENTIAL BUILDINGS THAT ARE 
CONSTRUCTED IN COMPLIANCE WITH TITLE 24 OF 
THE 2019 CALIFORNIA BUILDING CODE AND THAT 
UTILIZE AN SRI OF 15 TO 27 FOR ALL ROOFING 
MATERIALS ARE CONSIDERED TO BE IN 
COMPLIANCE WITH, MM 4.7-3 OF ERI 589

08.19.2021SDP REVISION 1 
10.07.2021SDP REVISION 2 
03.11.2022SDP REVISION 3 
04.27.2022SDP REVISION 4 
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1/4" = 1'-0"(CO) A1.02
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/h¢¢!D9 π /h[hw95
9[9±!¢Lhb{

wa± π /h¢¢!D9{

1/4" = 1'-0"(CO) A2.01
2 COTTAGE - COLOR ELEVATION C

1/4" = 1'-0"(CO) A2.01
1 COTTAGE - COLOR ELEVATION A

1/4" = 1'-0"(CO) A2.01
3 COTTAGE - COLOR ELEVATION B

1/4" = 1'-0"(CO) A2.01
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MATERIALS ARE CONSIDERED TO BE IN 
COMPLIANCE WITH, MM 4.7-3 OF ERI 589.
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Parking

Illuminance (Fc)

Average = 1.73

Maximum = 4.6

Minimum = 0.3

Avg/Min Ratio = 5.77

Max/Min Ratio = 15.33

Parking_1

Illuminance (Fc)

Average = 1.70

Maximum = 4.2

Minimum = 0.3

Avg/Min Ratio = 5.67

Max/Min Ratio = 14.00

1725 WESTLAKE AVE N, SUITE 300
SEATTLE, WA 98109

P: (206) 285-7100 F: (206) 285-7111

NOT FOR 
CONSTRUCTION

EXTERIOR SITE
PHOTOMETRIC
PLAN

EP1.01

GENERAL NOTES
A.  REFER TO SHEET EP1.00 FOR LUMINAIRE SCHEDULE. LIGHTING PLANS AND SCHEDULE TO BE READ IN CONJUNCTION WITH LUMINAIRE CUT
SHEET PACKAGE PROVIDED AS SUPPLEMENTAL DOCUMENT PACKAGE.

B.  REFER TO SHEET EP1.01 FOR LIGHTING CONTROL SEQUENCE OF OPERATIONS.

C.  EMERGENCY EGRESS LIGHTING DESIGNATIONS TO BE DEVELOPED. ALL DESIGNATED EXTERIOR EMERGENCY EGRESS LIGHTING TO HAVE
LUMINAIRES WITH INTEGRAL BATTERY BACKUP.

D.  PHOTOMETRIC EVALUATION HAS BEEN CALCULATED FOR ILLUMINANCE. VALUES EXPRESSED IN FOOTCANDLES USING 10' X 10' GRID
SPACING.  

E.  LUMINAIRE SELECTIONS AND LIGHTING DESIGN COMPLIES WITH IESNA RP-33-14 LIGHTING FOR EXTERIOR ENVIRONMENTS, SECTION 4.10-3
OF RANCH PLAN EIR 589,  AND MAXIUM BACKLIGHT, UPLIGHT, AND GLARE (BUG) RATINGS PER CALGREEN TITLE 24, PART 11 FOR LZ2.

1 SITE PHOTOMETRIC PLAN

SCALE = 1" = 40' FLAG NOTES

LIGHTING AT THIS LOCATION NOT INCLUDED IN SITE ILLUMINATION
LEVELS. LUMINAIRES EXIST UNDER CANOPY, SHELTER, OR OTHER
STRUCTURE NOT EXPOSED TO THE NIGHT SKY.

INTERNALLY ILLUMINATED SIGN BY OTHERS. REFER TO SIGNAGE
CONSULTANT DRAWING PACKAGE FOR DETAILS.
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S/F Monument Sign
Sign 03

Rancho Mission Viejo, CA

Logo, Colors & Exact Shape TBD - Position on Site and Overall Length to Remain

Sign 07 - S/F Monument Sign - Internally Illuminated
1/16" = 1'-0"

000 0  A D D R E S S

T B D  B R A N D I N G

3/8" = 1'-0"
Plan View

INTERNALLY ILLUMINATED
PUSH-THRU LETTERS/LOGO

ALUMINUM & PVC CONSTRUCTION

96"  84"

RAISED CONCRETE PAD

48" CUBIC FOUNDATION
3000 PSI CONCRETE

5" SCH 40 ST PIPE
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D/F Monument Sign
Sign 08

Rancho Mission Viejo, CA

Logo, Colors & Exact Shape TBD - Position on Site and Overall Length to Remain

Sign 08 - D/F Monument Sign - Internally Illuminated
3/8" = 1'-0"

3/8" = 1'-0"
Plan View

INTERNALLY ILLUMINATED
PUSH-THRU LETTERS/LOGO

ALUMINUM & PVC CONSTRUCTION

6" TALL NON-ILLUMINATED
ADDRESS

96"  84"

RAISED CONCRETE PAD

48" CUBIC FOUNDATION
3000 PSI CONCRETE

5" SCH 40 ST PIPE

SECTION
THRU SIGN END VIEW
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minimizes the diffusion of reflective 
light into surrounding neighborhoods 
and/or into the night 

ASmith
Text Box
S-2

RStein
OC-Approval



UP

UP

UP

D DD

D

4
'

3
5
5

3
6
0

3
5
0

3

5

0

3

5

5

3

5

5

3

4

5

3

4

5

3

4

5

3

5

0

3

5

5

3

4

5

3

5

5

3

5

4

3

4

7

3

4

7

3

4

9

3

4

8

3

4

6

3

5

1

3

5

3

3

5

6

3

5

4

3

5

4

3

5

3

3

5

8

3

5

7

3

5

9

3

5

2

3

5

6

3

5

8

3

5

9

3

5

7

3

5

2

3

4

8

3

5

2

3

5

4

3

4

6

3

5

3

3

5

1

3

5

3

3

4

9

3

5

2

1

0

0

A

1

1

0

1

0

4

A

1

0

0

B

1

0

7

D

1

0

6

B

1

0

5

1

0

7

B

1

0

7

C

1

0

6

C

1

0

8

A

1

0

8

B

1

0

9

1

0

7

A

1

0

6

A

1

0

3

1

0

4

B

1
0
0
A

110

1
0
4
A

1
0
0
B

1
0
7
D

1
0
6
B

1
0
5

1
0
7
B

1

0

7

C

106C

1
0
8
A

108B

109

1
0
7
A

1
0
6
A

1
0
3

1

0

4

B

100A

1

1

0

104A

100B

107D

106B

1

0

5

107B

1

0

7

C

1

0

6

C

108A

1

0

8

B

1

0

9

107A

106A

1

0

3

1

0

4

B

100A

1

1

0

104A

100B

107D

1

0

6

B

1

0

5

1

0

7

B

1

0

7

C

1

0

6

C

108A

1

0

8

B

1

0

9

107A

106A

1

0

3

1

0

4

B

1

0

0

A

1

1

0

1

0

4

A

1

0

0

B

1

0

7

D

1

0

6

B

1

0

5

1

0

7

B

1

0

7

C

1

0

6

C

1

0

8

A

108B

1

0

9

1

0

7

A

1

0

6

A

1

0

3

1

0

4

B

1
0
0
A

110

1
0
4
A

1
0
0
B

1
0
7
D

1
0
6
B

1
0
5

1
0
7
B

1

0

7

C

106C

1
0
8
A

108B

109

1
0
7
A

1
0
6
A

1
0
3

1

0

4

B

1

0

0

A

1

1

0

1

0

4

A

1

0

0

B

1

0

7

D

1

0

6

B

1

0

5

1

0

7

B

1

0

7

C

1

0

6

C

1

0

8

A

1

0

8

B

1

0

9

1

0

7

A

1

0

6

A

1

0

3

1

0

4

B

H

C

C
W
I
C
W
O

H

C

DD D

PRO
JECT BO

UNDARY

P
R

O
J
E

C
T

 
B

O
U

N
D

A
R

Y

PROJECT BOUNDARY

P
R

O
J
E

C
T

 
B

O
U

N
D

A
R

Y

PROJECT BOUNDARY

R.O.W.

R
.
O

.
W

.

R

.

O

.

W

.

R
.
O

.
W

.

R
.
O

.
W

.

R

.

O

.

W

.

R.O.W.

R

.
O

.
W

.

R
.
O

.
W

.

R

.

O

.

W

.

R
.
O

.
W

.

LOT 1

LOT 1

LOT 1

P

.
L

.

P
.
L
.

P

.
L
.

P.L.

LOT 1

LOT 1

LOT 1

LOT 1

P
.
L
.

P

.
L

. P
.
L
.

P
.
L
.

P
.
L
.

LOT 7

LOT L

LOT J

LOT K

LOT 89

L
O

T
 
1

L
O

T
 
1

0

LOT 2

LOT 7

LOT 8

LOT 8

P

.
L

.

P

.
L

.

P

.

L

.

P

.

L

.

P.L.

L
O

T
 
1

L
O

T
 
2

P.L.

LOT 10

L
O

T
 
B

L
O

T
 
A

P
.
L
.

L
O

T
 
9

5

EXISTING 2:1 SLOPE.

TOP OF SLOPE

DISTANCE TO TOE OF

SLOPE RANGES FROM

2'-0" to 5'-0".

A
M

A
N

D
A

 
L
A

N
E

H
O

R
T
O

N
 
W

A
Y

C
O

W

 C
A

M
P

 R
O

A
D

M
E
R

R
I
L
L
 
G

A
R

D
E
N

S
 
W

A
Y

AMANDA LANE

WEST BUILDING

MULTIFAMILY

WEST BUILDING

MULTIFAMILY

CLUBHOUSE

SADDLE WAY

S
I
G

H
T
L
I
N

E

S
IG

H
T
LIN

E

S

I
G

H

T
L
I
N

E

S

I

G

H

T

L

I

N

E

COTTAGE

COTTAGE

COTTAGE

COTTAGE

COTTAGE

COTTAGE

COTTAGE

VTTM 19031

MERITAGE

MR16

TR 17931

RMV

PA3.1

NORTH BUILDING

MULTIFAMILY

GARAGE ENTRY

GARAGE

ENTRY

S

I

G

H

T

L

I

N

E

VENT

BLDG

EAST BUILDING

MEMORY CARE\ ASSISTED LIVING

STD

STD

STD

20'-0"

SMWD

1
5
'
-
0
"

S
M

W
D

2
0
'
-
0
"

S
M

W
D

20'-0"

SMWD

1
0
'
-
0
"

1
5
'
-
0
"

2
0
'
-
0
"

38'-0"

SEWER

2
0
'
-
0
"

1
5
'
-
0
"

2

0

'

-

0

"

S

M

W

D

20'-0"

SMWD

2
0
'
-
0
"

S
M

W
D

20'-0"

SMWD

2
0
'
-
0
"

S
M

W
D

50'-0"

UTILITY

3

2

'
-

0

"

U

T

I

L

I

T

Y

4

7

'

-

6

"

U

T

I

L

I

T

Y

P R O J E C T   M A N A G E R

D R A W N

D A T E

1750 E DEERE AVE

SANTA ANA, CA 92705

O 949.250.4822

www.landconcern.com

C L I E N T R E V I S I O N S

S H E E T

#

M
e
r
r
i
l
l
 
G

a
r
d

e
n
s

R
M

V
 
P

A
3

.
1

S
i
t
e
 
D

e
v
e
l
o

p
m

e
n
t
 
P

l
a
n
s

R
a
n

c
h

o
 
M

i
s
s
i
o

n
 
V

i
e

j
o

,
 
C

A

T
r
a
c
t
 
#
 
T

T
M

 
1
9
0
3
2
 
(
L
o

t
s
 
1
,
 
2
 
a
n
d

 
L
o

t
 
A

,
 
B

)

R
.
D

.
 
M

e
r
r
i
l
l
 
R

e
a
l
 
E

s
t
a
t
e
 
H

o
l
d

i
n
g

s
,
 
L
L
C

1
9
3
8
 
F
a
i
r
v
i
e
w

 
A

v
e
n
u
e
 
E

a
s
t
,
 
S
u
i
t
e
 
3
0
0

S
e
a
t
t
l
e
,
 
 
W

A
 
9
8
1
0
2

C
o

n
t
a
c
t
:
:
 
S
c
o

t
t
 
 
H

a
i
n
e
s
 
(
2
0
6
)
 
4
5
0
-
1
9
9
0
 
 

M
e
r
r
i
l
l
 
G

a
r
d

e
n
s
 
S
i
t
e
 
D

e
v
e
l
o

p
m

e
n
t
 
P

l
a
n
s

Akin Smith

June 20, 2022

C O U N T Y  R E V I S I O N S

30 6015

SCALE: 1" = 30'

0

MR 16

KEY MAP

COW C
AMP R

D.

OPEN

SPACE

RMV PA3

3.1

A
M

A
N

D
A
 
L
N

.

L

E

G

A

D

O

 
R

D

.

H
O

R
T
O

N
 
W

A
Y

M
E
R
R
I
L
L

G
A
R
D

E
N

S
 
L
N

.

MR 23

FUTURE RESIDENTIAL

SADDLE WAY

PROJECT SITE

SITE DEVELOPMENT

LANDSCAPE  PLAN

Jill Sweeney

L-3

R.O.W. LINE

PROPERTY LINE

EASEMENTS

HANDICAP ACCESSIBLE PATH

OF TRAVEL (4.9% MAX. SLOPE,

2% MAX. CROSS SLOPE)

CONSTRUCTION LEGEND

C.L. CENTER LINE

P.A. PLANTING AREA

P.L. PROPERTY LINE

R.O.W. RIGHT-OF-WAY

LANDSCAPE IRRIGATION NOTE

THERE ARE NO EXISTING IRRIGATION SYSTEMS LOCATED ON

THIS SITE.

PROPOSED IRRIGATION SYSTEMS ARE LOCATED IN THE

LANDSCAPED AREAS.

ALL PROPOSED LANDSCAPE AND IRRIGATION SHALL BE IN

COMPLIANCE WITH THE COUNTY OF ORANGE LANDSCAPE

IRRIGATION CODE AND IMPLEMENTATION GUIDELINES

(ADOPTED 12/15/09).

THE IRRIGATION SYSTEM IS SERVED WITH RECYCLED WATER

AND WILL INCLUDE A WEATHER BASED IRRIGATION SYSTEM

WITH ONSITE WEATHER STATION AND COMPUTER.  THE

SYSTEMS WILL BE A COMBINATION OF SPRAY AND DRIP

IRRIGATION COMPLIANT WITH THE COUNTY OF ORANGE

MODEL WATER EFFICIENT ORDINANCE.  IRRIGATION WATER

USE WILL COMPLY WITH WATER ALLOTMENTS DEFINED IN

THE ORDINANCE.

COMPLETE LANDSCAPE IMPROVEMENT PLANS

WILL BE PROVIDED WITH CONSTRUCTION,

PLANTING AND IRRIGATION.

LANDSCAPE AREAS:

PLANTING NOTES

PLANTING AREAS (SHRUBS,

VINES, GROUNDCOVER, GRASSES,

SUCCULENTS, ETC.). REFER TO

CONCEPTUAL SHRUB PALETTES ON

SHEET L-4.

TOTAL SITE ACREAGE (10.754 ACRES)

PROJECT AREA = 468,449 SQ. FT.

LANDSCAPE AREA = 125,281 SQ. FT.

27% OF PROJECT AREA COVERED BY LANDSCAPING

LANDSCAPE CALCULATION

1. THE PROJECT SITE WILL BE SCREENED FROM NEIGHBORING
RESIDENCES WITH PLANT MATERIAL THAT WILL GROW BETWEEN
6'-0” AND 7'-0 IN HEIGHT.

2. THE PROJECT LANDSCAPING WILL CONSIST OF EVERGREEN OR
DECIDUOUS TREES AND / OR SHRUBS.

LANDSCAPE NOTES:

MAINTENANCE NOTE:

MAINTENANCE TO BE PROVIDED BY THE

PROPERTY OWNER.

SYNTHETIC TURF

TURF

SHADE TREES

FOCAL TREES

ACCENT TREES

SHADE TREES WILL BE INCORPORATED INTO PARKING LOT

DESIGNS (TO REDUCE EVAPORATIVE EMISSIONS FROM PARKED

VEHICLES); WHERE SHADE TREES CAN BE SITED (TO REDUCE

SUMMER COOLING NEEDS); SHADE TREES WILL BE

INCORPORATED INTO BICYCLE AND PEDESTRIAN PATH DESIGN.

REFER TO CONCEPTUAL TREE PALETTES ON SHEET L-4.
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SITE DEVELOPMENT

LANDSCAPE PALETTES

Akin Smith

L-4

SYMBOL BOTANICAL NAME COMMON NAME SIZE SPACING

MAGNOLIA SPECIES

LAGERSTROEMIA INDICA 'FAURIEI SPECIES'

ERIOBOTRYA SPECIES

ARBUTUS SPECIES

CITRUS SPECIES

FEIJOA SELLOWIANA

MAGNOLIA TREE

CRAPE MYRTLE

LOQUAT

STRAWBERRY TREE

CITRUS

PINEAPPLE GUAVA

24" BOX MIN.

24" BOX MIN.

24" BOX

24" BOX

24" BOX

24" BOX

N\A

N\A

N\A

N\A

N\A

N\A

ULMUS PARVIFOLIA 'DRAKE'

QUERCUS SPECIES

PLATANUS RACEMOSA

TRISTANIA CONFERTA

EVERGREEN ELM

OAK TREE

CALIFORNIA SYCAMORE

BRISBANE BOX

36" BOX

36" BOX MIN.

36" BOX

24" BOX MIN.

30 FT. O.C.

N\A

N\A

N\A

RHUS LANCEA AFRICAN SUMAC 36" BOX N\A

KOELREUTERIA BIPINNATA CHINESE FLAME TREE 36" BOX N\A
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FUTURE RESIDENTIAL

SADDLE WAY

PROJECT SITE

R.O.W. LINE
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HANDICAP ACCESSIBLE PATH

OF TRAVEL (4.9% MAX. SLOPE,
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PARKING EXHIBIT

ABOVE GROUND

A. Smith

P1

SITE TABULATION

Project Site:

TTM #19032 (Lots 1, 2, and Lots A, B )

(10.754 Acres)

Buildings:

West Building (Multi-family) Gross Area

East Building (Memory Care\ Assisted Living)

Gross Area

North Building (Multi-family) Gross Area

Clubhouse Gross Area

Cottage (7 units at 2,160 S.F. each)

Combined Cottages Gross Area

Parking:

West Building 149 units (Multi-family)

East Building 126 units (Assisted Living)

North Building 143 units (Multi-family)

Total Stalls Required (1.25 stalls per unit)

Total Stalls Provided

Above Ground Facilities

Underground Ground Facility

Above Ground Facilities

Underground Ground Facility

Future Charging Stations

Total Stalls Provided

47,864 S.F.(1.099 Acres)

33,523 S.F.(0.770 Acres)

39,537 S.F.(0.908 Acres)

4,031 S.F.(0.093 Acres)

15,120 S.F.(0.347 Acres)

178.75 Stalls

157.50 Stalls

186.25 Stalls

522.50 Stalls Required

527 Stalls Provided

168 stalls provided

359 stalls provided

145 Standard Stalls

15 Street Parking Stalls

5 Accessible Stalls

3 Van Accessible Stalls

Total Above Ground Stalls 168

322 Standard Stalls

7 Accessible Stalls

1 Van Accessible Stalls

29 Clean Air/ E.V./ Van Pool Stalls

Total Underground Stalls 359

Allow for (38) Future

E.V.C. Stalls

Allow For (3)Future

Van Accessible E.V.C. Stalls

Allow For (1)Future

Accessible E.V.C. Stalls

Stalls Provided 527

PARKING SCHEDULE

SYM. DESCRIPTION

TYPICAL PARKING STALL (9'-0" BY 18'-0")

A.D.A. PARKING STALL WITH SIGNAGE. SIGNAGE PER

CBC 11B-502.

A.D.A. VAN ACCESSIBLE PARKING STALL WITH SIGNAGE.

SIGNAGE PER CBC 11B-502.

FUTURE CHARGING STATION PER SECTION S.106.5.3 OF

2016 CAL. GREEN. (E.V.C.) PLAN DESIGNATION

FUTURE ACCESSIBLE CHARGING STATION PER SECTION

S.106.5.3 OF 2019 CAL. GREEN 11B-812 OF 2019 CBC
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PARKING SCHEDULE

SYM. DESCRIPTION

TYPICAL PARKING STALL (9'-0" BY 18'-0")

A.D.A. PARKING STALL WITH SIGNAGE. SIGNAGE PER

CBC 11B-502.

A.D.A. VAN ACCESSIBLE PARKING STALL WITH SIGNAGE.

SIGNAGE PER CBC 11B-502.

CLEAN AIR/ VAN POOL/ EV DESIGNATED PARKING

STALLS PER CAL GREEN SECTION 5.106.5.2 & 5.106.5.3.

DESIGNATED LOCATIONS SUBJECT TO CHANGE AT

CONSTRUCTION DRAWING LEVEL.

FUTURE CHARGING STATION PER SECTION S.106.5.3 OF

2016 CAL. GREEN. (E.V.C.) PLAN DESIGNATION

FUTURE ACCESSIBLE CHARGING STATION PER SECTION

S.106.5.3 OF 2019 CAL. GREEN 11B-812 OF 2019 CBC

SITE TABULATION

Project Site:

TTM #19032 (Lots 1, 2, and Lots A, B )

(10.754 Acres)

Buildings:

West Building (Multi-family) Gross Area

East Building (Memory Care\ Assisted Living)

Gross Area

North Building (Multi-family) Gross Area

Clubhouse Gross Area

Cottage (7 units at 2,160 S.F. each)

Combined Cottages Gross Area

Parking:

West Building 149 units (Multi-family)

East Building 126 units (Assisted Living)

North Building 143 units (Multi-family)

Total Stalls Required (1.25 stalls per unit)

Total Stalls Provided

Above Ground Facilities

Underground Ground Facility

Above Ground Facilities

Underground Ground Facility

Future Charging Stations

Total Stalls Provided

47,864 S.F.(1.099 Acres)

33,523 S.F.(0.770 Acres)

39,537 S.F.(0.908 Acres)

4,031 S.F.(0.093 Acres)

15,120 S.F.(0.347 Acres)

178.75 Stalls

157.50 Stalls

186.25 Stalls

522.50 Stalls Required

527 Stalls Provided

168 stalls provided

359 stalls provided

145 Standard Stalls

15 Street Parking Stalls

5 Accessible Stalls

3 Van Accessible Stalls

Total Above Ground Stalls 168

322 Standard Stalls

7 Accessible Stalls

1 Van Accessible Stalls

29 Clean Air/ E.V./ Van Pool Stalls

Total Underground Stalls 359

Allow for (38) Future

E.V.C. Stalls

Allow For (3)Future

Van Accessible E.V.C. Stalls

Allow For (1)Future

Accessible E.V.C. Stalls

Stalls Provided 527
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 MASTER INSTALLED FENCE & WALL LEGEND

SYMBOL DESCRIPTION / MATERIAL LANDSCAPE
REFERENCE

STRUCTURAL ENGINEER
FLOATING MASTER DETAIL

REFERENCES

Tubular Metal Fence on Precision Block
Slough Wall Detail (a), Sheet FW-4 Detail (11), Sheet S-2

T.S. Fence Down Slope with Top of Slope
Exposed Concrete Grade Beam

Detail (c & d), Sheet
FW-4

Details (12a, 12b, 13a, 13b, 14, 15),
Sheet S-2

T.S. Fence Parallel to Slope with Grade
Beam

Detail (h), Sheet FW-4 Details (12a, 12b, 13a, 13b, 14, 15),
Sheet S-2

Retaining wall per Civil Engineer's plans Detail (c, d, e, f, g),
Sheet FW-5

Detail (0 & 2), Sheet S-1

Utility Pad Precision Block Wall
(Retaining) Detail (b), Sheet FW-5 Detail (4), Sheet S-1

Temporary Construction Fencing Detail (g), Sheet FW-4 Not applicable

MSE Wall (Per Civil Plans) Per Civil Eng.'s Plans Per Civil Eng.'s Plans

High Precision Block Wall Detail (h), Sheet FW-5 Detail (3), Sheet S-1

High Precision Block Pilaster Detail (a), Sheet FW-5 Detail (5), Sheet S-1
Detail (18), Sheet S-2

Refer to GMU Structural Floating Master
Plans for all Structural Details

BUILDER INSTALLED LEGEND

Temporary Access Gate
(All temporary gates are installed by the
Builder)

Per Builder's Landscape
Plans

Per Builder's Structural Floating Master
Details.
Note: Construction gates are to be
constructed and meet all County of Orange
Requirements

A

1

2

4

3

5

6

B

7

8

FENCE AND WALL 
PLAN

Lindsey Givens

FW-3

SCALE: 1" = 30'
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12/16/2020

RON STEIN,  P.E.
WILLDAN ENGINEERING

REVIEWED FOR CODE COMPLIANCE
THESE PLANS AND DOCUMENTS HAVE BEEN REVIEWED  AND FOUND TO BE IN
COMPLIANCE WITH THE APPLICABLE JURISDICTION CODE REQUIREMENTS. 
ISSUANCE OF A PERMIT IS RECOMMENDED SUBJECT TO APPROVAL BY OTHER
DEPARTMENTS AND ANY NOTES  OR CONDITIONS.  THIS APPROVAL DOES NOT
RELIEVE THE ENGINEER OF RECORD OF THEIR RESPONSIBILITY TO PREPARE
THE PLANS, SPECIFICATIONS, MAPS AND OTHER RECORD DOCUMENTS PER
CURRENT CODES AND APPLICABLE STANDARDS OF PRACTICE.

SIGNATURE

Permits: BNR20-0391

Building&Safety: OCPWGutierrezP 12/21/2020
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SCALE: 1/2"=1'-0" (24)

HIGH PRECISION
BLOCK WALL (RETAINING)
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MINIMUM COVER PER
STRUCTURAL ENG. DETAILS
CONCRETE FOOTING
PER STRUCTURAL ENGINEER

HOMEOWNER
SIDE

RMVMMC
ASSOC.
SIDE WALL CAP PLAN VIEWRMVMMC ASSOC.

HOMEOWNER SIDE

FR
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IV

IL
8"

1"
MAX.

1" OVERHANG TO OCCUR ON
COMMON AREA (RMVMMC) SIDE.

PRECISION BLOCK CAP. 8"X2"X12". WALLS
SHALL BE SOLID GROUTED AT THE TOP
COURSE. SEE THE APPROVED SITE MATERIALS
& FINISHES MATRIX FOR CAP COLOR.

CUSTOM PRECISION BLOCK, 8"x6"x24" MEDIUM
WEIGHT RETAINING WALL PER CIVIL ENG.
(HATCH). BLOCK SIZE PER STRUCTURAL ENG.'S
DETAILS AND CALCULATIONS.

CUSTOM PRECISION BLOCK. 6"X6"X24" MEDIUM
WEIGHT PRECISION BLOCK. RUNNING BOND
PATTERN. SEE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR BLOCK COLOR.

HEAD (VERTICAL) JOINTS
SHALL BE FLUSH WITH THE
BLOCK.

BED (HORIZONTAL) JOINTS
SHALL BE 'RAKED'.

P.
L.

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE

SCALE: 1/2"=1'-0" (24)

HIGH PRECISION
BLOCK WALL (MULTIPLE COURSE STEP)
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*REFER TO HIGH PRECISION
BLOCK WALL DETAIL.

PRECISION BLOCK CAP. 8"X2"X16" CUT
DOWN TO A 8"X2"X12" SIZE. WALLS SHALL
BE SOLID GROUTED AT THE TOP COURSE.
SEE THE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR CAP COLOR.

*ALL WALLS WITH ELEVATION
TRANSITIONS SHALL STEP. DO
NOT SLOPE WALLS.

CUSTOM PRECISION BLOCK. 6"X6"X24"
MEDIUM WEIGHT PRECISION BLOCK.
RUNNING BOND PATTERN. SEE
APPROVED SITE MATERIALS & FINISHES
MATRIX FOR BLOCK COLOR.

BED (HORIZONTAL) JOINTS SHALL BE
'RAKED'.

24" MIN.

EQ.
24" MIN.

W
A
LL

S
TE

P

W
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LL

S
TE

P

HEAD (VERTICAL) JOINTS SHALL BE
FLUSH WITH THE BLOCK.

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

GRADE SLOPE
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THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE
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WALL AT RADIUS
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MINIMUM COVER PER
STRUCTURAL ENG. DETAILS
AND CALCULATIONS.

CONCRETE FOOTING PER
STRUCTURAL ENG.

PRECISION BLOCK CAP. 8"X2"X16"
SIZE. WALLS SHALL BE SOLID
GROUTED AT THE TOP COURSE.
SEE THE APPROVED SITE
MATERIALS & FINISHES MATRIX
FOR CAP COLOR.
CUSTOM PRECISION BLOCK.
6"X6"X16" MEDIUM WEIGHT
PRECISION BLOCK. RUNNING BOND
PATTERN. SEE APPROVED SITE
MATERIALS & FINISHES MATRIX FOR
BLOCK COLOR.

1" OVERHANG TO OCCUR
ON COMMON AREA
(RMVMMC) SIDE.

1"
MAX.

BED (HORIZONTAL) JOINTS SHALL BE
'RAKED'.

P.
L.

HEAD (VERTICAL) JOINTS
SHALL BE FLUSH WITH THE
BLOCK.

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

SCALE: 1/2"=1'-0" (24)SCALE: 1/2"=1'-0" (24)

HIGH PRECISION
BLOCK WALL

ELEVATION

(SINGLE COURSE STEP)

*REFER TO HIGH PRECISION
BLOCK WALL DETAIL.

PRECISION BLOCK CAP. 8"X2"X12". WALLS
SHALL BE SOLID GROUTED AT THE TOP
COURSE. SEE THE APPROVED SITE MATERIALS
& FINISHES MATRIX FOR CAP COLOR.

*ALL WALLS WITH ELEVATION
TRANSITIONS SHALL STEP. DO
NOT SLOPE WALLS.

GRADE SLOPE

CUSTOM PRECISION BLOCK. 6"X6"X24" MEDIUM
WEIGHT PRECISION BLOCK. RUNNING BOND
PATTERN. SEE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR BLOCK COLOR.

BED (HORIZONTAL) JOINTS SHALL BE
'RAKED'. TY
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4"

HEAD (VERTICAL) JOINTS SHALL BE
FLUSH WITH THE BLOCK.

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

SCALE: 1/2"=1'-0" (24)

LOW PRECISION
BLOCK WALL

2%

2%

F.G.

RMVMMC
ASSOC.
SIDE

HOMEOWNER
SIDE

SECTION

F.G.
ELEVATION

NOTE: FOR REINFORCEMENT INFORMATION, AND BLOCK
SIZE, SEE STRUCTURAL ENG.'S DETAILS AND CALCULATIONS.

PRECISION BLOCK CAP. 8"X2"X12". WALLS SHALL BE
SOLID GROUTED AT THE TOP COURSE. SEE THE
APPROVED SITE MATERIALS & FINISHES MATRIX FOR
CAP COLOR.

CUSTOM PRECISION BLOCK. 6"X6"X24"
MEDIUM WEIGHT PRECISION BLOCK.
RUNNING BOND PATTERN. SEE
APPROVED SITE MATERIALS & FINISHES
MATRIX FOR BLOCK COLOR.
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MINIMUM COVER PER
STRUCTURAL ENG. DETAILS
CONCRETE FOOTING
PER STRUCTURAL ENGINEER

CUSTOM PRECISION BLOCK, 8"x6"x24"
MEDIUM WEIGHT RETAINING WALL PER
CIVIL ENG. (HATCH). BLOCK SIZE PER
STRUCTURAL ENG.'S DETAILS AND
CALCULATIONS.2'
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1"
MAX.

1" OVERHANG TO OCCUR ON COMMON AREA (RMVMMC) SIDE.

(RETAINING)

P.
L.

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE
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SCALE: 1/2"=1'-0" (24)

UTILITY PAD PRECISION
BLOCK WALL (RETAINING)

ELEVATION
F.S.

SECTION

STEP WALL IN EVEN
INCREMENTS OF 6"
(1 BLOCK) TO MEET
RETURN WALL MAX.
HEIGHT.
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PRECISION BLOCK CAP. 8"X2"X12". WALLS SHALL BE
SOLID GROUTED AT THE TOP COURSE. SEE THE
APPROVED SITE MATERIALS & FINISHES MATRIX FOR
CAP COLOR.

ADJACENT UTILITY PAD.

EXPANSION JOINT WITH MASTIC.

UTILITY STRUCTURE. WALL
TO UTILITY CLEARANCE
DISTANCE PER BUILDING
CODE AND UTILITY
COMPANY GUIDELINES.

CLEARANCE
AS REQ.

CONCRETE FOOTING PER
STRUCTURAL ENGINEER.

PERF. DRAIN PIPE IN 1 CU. FT. PER L.F.
GRAVEL - TIE INTO DRAIN SYSTEM.

ELASTROMERIC MEMBRANE (DASHED).

MINIMUM COVER PER STRUCTURAL ENG. DETAILS.

RETURN WALL ENDS.

CUSTOM PRECISION BLOCK. 6"X6"X24" MEDIUM
WEIGHT PRECISION BLOCK. RUNNING BOND
PATTERN. SEE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR BLOCK COLOR.

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

SCALE: 1/2"=1'-0" (24)
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PRECISION BLOCK CAP. (2) 8"X2"X16"
MEDIUM WEIGHT SOLID WALL CAPS TO
FORM A 16" SQ. CAP. PILASTERS SHALL BE
SOLID GROUTED AT THE TOP COURSE. SEE
THE APPROVED SITE MATERIALS & FINISHES
MATRIX FOR CAP COLOR.

CUSTOM PRECISION COLUMN BLOCK.
16"X6"X16" MEDIUM WEIGHT PRECISION
BLOCK. SEE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR BLOCK COLOR.

16
" 

S
Q

.

BED (HORIZONTAL) JOINTS SHALL BE
'RAKED'. MORTAR SHALL BE IWR SPEC MIX.
SEE THE APPROVED SITE MATERIALS &
FINISHES MATRIX FOR MORTAR COLOR.

LEVEL TOP OF PILASTER WITH ADJACENT
WALL.

FLUSH JOINTS SHALL BE USED ON THE
PRECISION BLOCK CAP.

ADJACENT WALL

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
AND ACQUIRING A SOILS REPORT FOR FENCE AND WALLS
WITHIN THE NEIGHBORHOOD BUILDER'S SCOPE OF
WORK. REFER TO THE RMV FLOATING MASTER
STRUCTURAL ENGINEER'S DETAILS PREPARED BY G.M.U.
FOR MINIMUM STRUCTURAL DESIGN STANDARDS AND
SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE
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PRECISION BLOCK CAP. 8"X2"X12".
WALLS SHALL BE SOLID GROUTED AT
THE TOP COURSE. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX
FOR CAP COLOR.

CUSTOM PRECISION BLOCK.
6"X6"X24" MEDIUM WEIGHT
PRECISION BLOCK. RUNNING BOND
PATTERN. SEE APPROVED SITE
MATERIALS & FINISHES MATRIX FOR
BLOCK COLOR.

1" OVERHANG TO OCCUR
ON COMMON AREA
(RMVMMC) SIDE.

1"
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BED (HORIZONTAL) JOINTS SHALL BE
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BLOCK.

MORTAR SHALL BE IWR SPEC MIX. SEE THE APPROVED
SITE MATERIALS & FINISHES MATRIX FOR MORTAR COLOR.

MORTAR NOTE

THE NEIGHBORHOOD BUILDER IS RESPONSIBLE FOR
PREPARING STRUCTURAL CALCULATIONS AND DETAILS
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SUB-SURFACE INFORMATION; IE: STRUCTURAL STEEL,
WATERPROOFING, DRAINAGE AND COMPACTION.

CONTRACTOR NOTE
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RON STEIN,  P.E.
WILLDAN ENGINEERING

REVIEWED FOR CODE COMPLIANCE
THESE PLANS AND DOCUMENTS HAVE BEEN REVIEWED  AND FOUND TO BE IN
COMPLIANCE WITH THE APPLICABLE JURISDICTION CODE REQUIREMENTS. 
ISSUANCE OF A PERMIT IS RECOMMENDED SUBJECT TO APPROVAL BY OTHER
DEPARTMENTS AND ANY NOTES  OR CONDITIONS.  THIS APPROVAL DOES NOT
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THE PLANS, SPECIFICATIONS, MAPS AND OTHER RECORD DOCUMENTS PER
CURRENT CODES AND APPLICABLE STANDARDS OF PRACTICE.
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MEMORANDUM 

Date: March 16, 2021 

To: Jay Bullock, Vice President, Planning & Entitlement 
Rancho Mission Viejo 

From: Logan Aspeitia 
Steven J Brown, PE 

Subject: Merrill Gardens Trip Generation Assessment 

OC14-0290 

We completed a trip generation assessment  of the Merrill Gardens project located in subarea 3.1 
of the Rancho Mission Viejo (RMV or “Ranch Plan”) community. The assessment analyzed Merrill 
Gardens’ effect on the total trip generation of the community as an update to the 2019 Rancho 
Mission Viejo Planning Area 3-4 Transportation Study.  

PROJECT DESCRIPTION  

The proposed Merrill Gardens project in Subarea 3.1 (PA20-0056) includes 425 senior living facility 
units. Merrill Gardens will provide residents with various on-site services and amenities such as a 
pool, clubhouse, meals, and medical care, including memory care. All of which will support the 
senior living residents but will be closed to public use. This version of the project replaces the 
assumption of 480 Senior Living Facility Units in the 2019 transportation study. However, as senior 
living facilities do not count against the approved dwelling unit allocation for RMV, we assumed 
this project is additive to the totals analyzed in the 2019 transportation study. 

TRIP GENERATION 

We applied trip generation rates from Trip Generation, 10th Edition (Institute of Transportation 
Engineers [ITE], 2017)  to estimate the number of trips associated with the project  (Table 1). 
Specifically, we used  rates for a Continuing Care Retirement Community (CCRC) (ITE Code 255) 
which matches the nature of the proposed project..  Appendix A discusses the CCRC trip generation 
information presented in the ITE Trip Generation Manual, 10th edition.  

Merrill Gardens is expected to generate 1,063 daily trips, including approximately 64 trips (42 
inbound/22 outbound) during the AM peak hour and approximately 85 trips (34 inbound/51 
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outbound) during the PM peak hour (Table 1).  Many of these trips will stay within the RMV 
community, except for employees commuting to/from the facility.     We estimate that the external 
trip generation would be 90% of the above during the peak hour and 50% over the course of the 
day.
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Table 1: Merrill Gardens Trip Generation 

Proposed 
Use 

ITE 
Land 
Use 

Quantity Units 

AM Peak PM Peak 
Daily 
Total 

AM Peak PM Peak 

Trip 
Rate 

In/Out 
% 

Trip 
Rate 

In/Out 
% In Out Total In Out Total 

Proposed Merrill Gardens Total Trips 
CCRC 255 425 DU 0.15 65/35 0.2 40/60 1,063 42 22 64 34 51 85 

 

Proposed 
Use 

ITE 
Land 
Use 

Quantity Units 
AM Peak Hour PM Peak Hour Daily 

External 
Rate 

AM External Peak PM External Peak Daily 
External 

Trips 
External Trip 

Rate 
External Trip 

Rate In Out Total In Out Total 

Proposed Merrill Gardens External Trips 
CCRC 255 425 Units 0.9 0.9 0.5 38 20 58 31 46 77 532 

Notes: 
1. DUs = Dwelling Units 
2. Source: Trip Generation Manual 10th Edition (Institute of Transportation Engineers, 2017) 
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RMV TOTAL TRIPS 

With the assumption that  Merrill Gardens is additive to the total dwelling units in RMV, it will 
naturally cause the total trips to increase.  

Table 2 serves as an update to Table A-9 from the 2019 Study. It gives trip generation estimates 
for each land use located in PA3-4 and provides the ITE rates applied to determine each land use’s 
trip generation estimates. Trip generation rates from Trip Generation, 10th Edition (Institute of 
Transportation Engineers [ITE], 2017) were used only to estimate Merrill Gardens’ trips.  

Table 3 serves as an update to Table 1 from the 2019 Study. It compares the most recent RMV 
community’s total (internal and external) trip generation estimates to a 2015 trip generation for 
the RMV community in the Planning Area 3-4 Area Plan Traffic Analysis (Stantec Consulting, 
February 2015). While the 2021 estimates for RMV have increased from the previous 2019 study, 
the trip generation for RMV is still less than previous estimates presented in the 2015 study.  The 
2021 trip generation estimates approximately 18,544 fewer daily trips than the 2015 study, including 
693 fewer trips during the AM peak hour and 1,889 fewer trips  during the PM peak hour. 
 
Table 4 serves as an update to Table 2 from the 2019 Study. It demonstrates a comparison between 
the most recent external trip estimates for the entire RMV community and the original Ranch Plan 
EIR estimates. It presents details about each planning area’s trip generation and gives information 
regarding the estimated internal and external trips for the updated RMV community and the RMV 
community analyzed in the original EIR.  With the addition of Merrill Gardens, the external trip 
generation for RVM is still fewer than  estimates presented in the Ranch Plan EIR. The 2021 trip 
generation estimates are approximately 15,021 fewer external daily trips than the Ranch Plan EIR, 
including 1,460 fewer external trips during the AM peak hour and 1,853 less external trips  during 
the PM peak hour. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



In Out Total % ADT In  Out Total %ADT

SF Detached 2046 DU 389 1146 1535 7.90% 1289 757 2046 10.50% 19478

SF Attached 1514 DU 121 545 666 7.60% 530 257 787 8.90% 8796

AQ Housing 2905 DU 232 407 639 6.00% 465 320 785 7.30% 10690

Apartments 1035 DU 104 424 528 7.70% 414 228 642 9.30% 6883

Merrill Gardens 425 DU 42 22 64 6.00% 34 51 85 8.00% 1063

Commercial 325 TSF 195 117 312 2.20% 579 627 1206 8.70% 13878

Business Parl 950 TSF 1131 200 1331 11.30% 314 884 1198 10.10% 11818

Light Industrial 1085 TSF 879 119 998 13.20% 130 922 1052 13.90% 7562

Warehouse 1040 TSF 250 62 312 8.40% 83 250 333 9.00% 3702

Schools 2600 Students 650 520 1170 34.90% 182 208 390 11.60% 3354

TOTAL TRIPENDS 3993 3562 7555 8.70% 4020 4504 8524 9.80% 87224

888 2544 3432 7.30% 2732 1613 4345 9.30% 46910

3105 1018 4123 10.20% 1288 2891 4179 10.40% 40314

In Out Total In Out Total

SF Detached ITE 210 DU 0.19 0.56 0.75 0.63 0.37 1 9.52

SF Attached ITE 230 DU 0.08 0.36 0.44 0.35 0.17 0.52 5.81

AQ Housing ITE 251 DU 0.08 0.14 0.22 0.16 0.11 0.27 3.68

Apartments ITE 220 DU 0.1 0.41 0.51 0.4 0.22 0.62 6.65

Merrill Gardens ITE 255 DU 0.098 0.053 0.15 0.08 0.12 0.2 2.5

Commercial ITE 820 TSF 0.6 0.36 0.96 1.78 1.93 3.71 42.7

Business Parl ITE 770 TSF 1.19 0.21 1.4 0.33 0.93 1.26 12.44

Light Industrial ITE 110 TSF 0.81 0.11 0.92 0.12 0.85 0.97 6.97

Warehouse ITE 150 TSF 0.24 0.06 0.3 0.08 0.24 0.32 3.56

Schools ITE 520 Students 0.25 0.2 0.45 0.07 0.08 0.15 1.29

LU TYPE  AMOUNT UNITS

Table 2 (Table A‐9. PA3‐4 in 2019 Study)  Land Use and Trip Generation Summary 

7925 DU

Residential Tripends

Non‐residential Tripends

TRIIP GENERATION RATES

LU TYPE SOURCE UNITS
AM PEAK HOUR PM PEAK HOUR

ADT

AM PEAK HOUR PM PEAK HOUR
ADT
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Text Box
Notes:           1. The Highlighted Cells have been Updated from the 2019 Study     2. DUs = Dwelling Units   3. Source: Trip Generation Manual 10th Edition (Institute of Transportation Engineers, 2017)          4. Source: Trip Generation Manual 9th Edition (Institute of Transportation Engineers, 2012)



In Out Total In Out  Total

Previous (2015) 1287 135 383 591 974 931 708 1639 16420

Updated (2019) 1247 124 305 519 824 711 575 1286 13997

Difference ‐40 ‐11 ‐78 ‐72 ‐150 ‐220 ‐133 ‐353 ‐2423

Previous (2015) 2700 525 991 1478 2469 2162 1745 3907 42953

Updated (2019) 2758 540 1072 1491 2563 1774 1495 3269 33343

Difference 58 15 81 13 94 ‐388 ‐250 ‐638 ‐9610

Previous (2015) 7500 3400 4166 4026 8192 4634 4788 9422 93735

Previous (2019) 7500 3400 3951 3540 7491 3986 4453 8439 86161

Updated (2021) 7925 3400 3,993 3,562 7,555 4,020 4,504 8,524 87,224

Difference (2015 to 2021) 425 0 ‐173 ‐464 ‐637 ‐614 ‐284 ‐898 ‐6511

Previous (2015) 11487 4060 5540 6095 11635 7727 7241 14968 153108

Previous (2019) 11505 4064 5328 5550 10878 6471 6523 12994 133501

Updated (2021) 11930 4064 5370 5572 10942 6505 6574 13079 134564

Difference (2015 to 2021) 443 4 ‐170 ‐523 ‐693 ‐1222 ‐667 ‐1889 ‐18544

Total (PA1‐4)

Table 3 (Table 1 from 2019 Study ). Total Trip Generation

ADT
AM PEAK HOUR PM PEAK HOUR

PA SOURCE DU's TSF

PA1

PA2

PA3‐4
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Notes:          1. The Highlighted Cells have been Updated from the 2019 Study    2. DUs = Dwelling Units           3. The Non-residential Element of Merrill Gardens is strictly a Support Function for those Residents, and therefore, is not included in the Tabulation of Total Square Footage (TSF) for PA3-4   4. Source: Trip Generation Manual 10th Edition (Institute of Transportation Engineers, 2017)           5. Source: Trip Generation Manual 9th Edition (Institute of Transportation Engineers, 2012)



In Out Total % ADT In Out Total % ADT

Total 305 519 824 5.90% 711 575 1286 9.20% 13997

Total 1072 1491 2563 7.70% 1774 1495 3269 9.80% 33343

Total 3993 3562 7555 8.70% 4020 4504 8524 9.80% 87224

Total 5370 5572 10942 8.10% 6505 6574 13079 9.70% 134564

Total 5819 6648 12467 7.80% 8065 7593 15658 9.80% 159879

Intrnal (2019) 2371 2371 4743 7.30% 3164 3164 6328 9.80% 64881

Internal (2021) 2375 2373 4749 7.30% 3167 3169 6337 9.80% 65413

External (2019) 2957 3179 6135 8.90% 3307 3359 6666 9.70% 68620

External (2021) 2995 3199 6193 8.90% 3338 3405 6743 9.70% 69152

Total (2021) 5370 5572 10942 8.10% 6505 6574 13079 9.70% 134564

44.2 42.6 43.4 48.7 48.2 48.5 48.6

External 3412 4241 7653 9.10% 4534 4062 8596 10.20% 84173

External ‐417 ‐1042 ‐1460 ‐1196 ‐657 ‐1853 ‐15021

Table 4 (Table 2 from 2019 Study). External Trip Generation

PA2

PA3‐4 (Updated 2021)

PA1‐4 Totals (Updated 2021)

ADT

EIR TOTALS

Percent Internal Tripends

EIR EXTERNAL (PA1‐5)

Diference (EIR to 2021)

PA1‐4 Internal/External (Updated 

2021) 

AREA

PA1

PM PEAK HOURAM PEAK HOUR
TRIP TYPE
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Notes:           1. The Highlighted Cells have been Updated from the 2019 Study            2. Source: Trip Generation Manual 10th Edition (Institute of Transportation Engineers, 2017)           3. Source: Trip Generation Manual 9th Edition (Institute of Transportation Engineers, 2012)
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Conclusion 
 
This assessment serves as an update to the 2019 Rancho Mission Viejo Planning Area 3-4 
Transportation Study. Merrill Gardens will construct 425 senior living facility units which have been 
assumed to be additive to the RMV community dwelling unit totals, since senior living facilities do 
not count against the approved dwelling unit allocation for the community. The assessment 
concludes that while the addition of Merrill Gardens will increase the overall trip generation for the 
RMV community, the estimated external trips are still substantially lower than the estimates in the  
2015 study and original Ranch Plan EIR.   
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