
































































































ATTACHMENT 1 



 
 

February 23, 2024, Updated March 27, 2024 

Bea Bea Jiménez 
Division Manager 
Land Development 
OC Public Works 
601 North Ross Street 
Santa Ana, CA 92701 
 
SUBJECT:   
Application for “B” Vesting Tentative Tract Map 19307 within Rancho Mission Viejo (Ranch 
Plan) Planning Area 3, Subarea 3.4 for the AQ11 Tri Pointe project   

Dear Ms. Jiménez, 

PROPOSAL:   
Rancho Mission Viejo requests Subdivision Committee approval of Vesting Tentative Tract Map 
19306 within Rancho Mission Viejo (Ranch Plan) Planning Area 3, Subarea 3.4 for the AQ22 
project to allow 72 Planned Concept Detached Dwellings on 72 numbered residential lots and 
15 lettered lots for landscaped open space and private motor court purposes. 
  
ZONING:   
Ranch Plan Planned Community (PC) – Subarea Plan 3.4 Planned Concept Detached 
Dwellings and Duplexes (PC Text Section III.A.2) 
 
LOCATION:   
The AQ12 project site is located within the Ranch Plan Planned Community - Planning Area 3 
(PA3), Subarea 3.4 and Vesting Tentative Tract Map 17934, Lots 20-30 and Lot A in 
unincorporated Orange County, California.     

LANDOWNER/SUBDIVIDER:   
The specific land ownership entity for the proposed project site is RMV PA3 Development LLC 
(referred to as Rancho Mission Viejo, or “RMV”).  The site will eventually be owned by, and 
homes built by, a neighborhood builder company.    

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. 
 
The Master Area Plan and Subarea Plans for Planning Area 3 were approved on October 27, 
2022 including Subarea Plan 3.3 (PA22-0067). VTTM 17933 for Subarea Plan 3.3 and VTTM 
17934 for Subarea Plan 3.4 were approved by the OC Subdivision Committee on December 6, 
2023.  Grading for Subareas 3.3 and 3.4 are currently in progress under GRD22-0136 and 
GRD23-0059.   
 
PROPOSED PROJECT: 
 
The applicant (RMV) requests approval of Vesting Tentative Tract Map 19307 to allow 76 
Planned Concept Dwellings on 49 numbered residential lots and 24 lettered lots for landscaped 
open space and private motor court purposes, all within the proposed 10.51-acre project site.   
Subsequent Site Development Permit will be submitted by RMV on half of Tri Pointe Homes.  
Construction level building applications will be submitted by Tri Pointe Homes.  The project will 
also include street and infrastructure improvements, landscaping, and minor precise grading.  
 
The 49 numbered lots range in size from 4,037 square feet up to 9,305 square feet. The site 
has a net residential acreage of 8.01 acres (excluding streets, motorcourts, alleys and HOA 
slopes) for a net residential density of 9.49 dwelling units per acre.     
 
SURROUNDING LAND USE: 
Land uses immediately surrounding the project site include the following: 

• Westerly: Subarea 3.4 – future residential 
• Southerly: Subarea 3.4 – future residential  
• Easterly: Subarea 3.6 - future residential 
• Northerly: Subarea 3.10 – future residential 

 
REFERRAL FOR COMMENT AND PUBLIC NOTICE: 
The applicant understands that the 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. We also understand that the VTTM must be approved by the OC 
Subdivision Committee at a Public Meeting with a public notice mailed to all property owners of 
record within 300 feet of the subject, and posted at the site, at the Orange County Hall of 
Administration, and at 601 N. Ross Street, as required by established public meeting posting 
procedures.  
 
CONSISTENCY ANALYSIS: 
The proposed SDP and VTTM are 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 3.4 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).  

c. State Subdivision Map Act and County of Orange Subdivision Code and Manual – In 
Compliance. 
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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 3.4 (PA22-0067) 

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. 

g. Regulation Compliance Matrix – Clearance of all applicable conditions of approval have 
been confirmed per the Ranch Plan Regulation Compliance Matrix.    
   

Estimated Earthwork 
The proposed estimated grading quantities for this map are substantially consistent with or less 
than the earthwork quantities described under previous approvals (i.e. Master Area Plan 
(PA3&4), Subarea Plan 3.3, VTTM 17933, VTTM 17934, and Subarea 3.4 Rough Grading 
Permit GRD23-0059 currently in process. The proposed grading on this map has been 
addressed per CEQA document FEIR 589, together with Addendum 3.1 (PA140072-81) 
approved February 25, 2015. 
 
Drainage: 
The subject property is in the Ranch Plan Planned Community Runoff Management Plan Area. 
No Master Plan of Drainage (MPD) facilities have been identified or approved within the site and 
no MPD fees are required. 
 
Recreation and Open Space: 
The proposed map is not required to provide any improvements or dedications associated with 
the County Master Plan of Regional Recreation Facilities; Master Plan of Regional Riding and 
Hiking Trails; Resources Element (Open Space Component); or OCTA Strategic Plan for 
Bikeways. 

• Master Plan of Regional Recreation Facilities - There are no regional park dedication 
requirements of the subject map. 

• Master Plan of Regional Riding and Hiking Trails - There are no riding and hiking trail 
requirements of the subject map. 

• Master Plan of Local Parks (Local Park Code) - The proposed map is required to provide 
park land in accordance with the Master Plan of Local Parks (Local Park Code). The 
Local Park Code requirement for the subject map VTTM 19307 is 0.456 net usable acres 
of park land based upon a proposal to build 76 dwelling units at a gross residential 
density of 10.51/ac (76 du x .006 ac/du). Said requirement can be satisfied by an 
allocation of parkland credit from Park Modification PM07-01, the Local Park 
Implementation Plan (LPIP) for the Ranch Plan P.C. originally approved March 14, 2007, 
1st Amendment approved in June 2012, 2nd Amendment approved on July 16, 2014, 3rd 
Amendment approved November 7, 2019, and 4th Amendment approved December 6, 
2023.  Per the Ranch Plan LPIP, the total parkland acreage requirement for the entire 
Ranch Plan Planned Community is 94.0 acres, based on 14,000 approved dwelling units 
and the anticipated proportion of single-family and multi-family units. The Ranch Plan 
LPIP (PM07-01) indicates that far more acres of total community-wide parkland will be 
implemented in Planning Area 3&4 than would be required per County standards, based 
on the 7,500 dwelling units entitled by the PA3&4 Master Area Plan PA180030, per the 
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parkland generation factor for each unit (greater than 6.5 du/ac requires 0.006 acres and 
less than 6.5 du/ac requires 0.008 acres).  

• Resources Element - Open Space Component - There are no open space dedication 
requirements of the subject map. 

• OCTA Strategic Plan for Bikeways - There are no County-wide bikeways identified within 
the area of this map. 

 
Public Services & Utilities 

• Schools - This property is within the boundaries of the Capistrano Unified School District. 
The developer is subject to the provisions of Assembly Bill AB 2926, or other mitigating 
measures designed to provide for school facilities and/or funding, such as community 
facilities districts.  No school site is proposed for Subarea 3.4. 

• Facilities Fees Programs - This project area is included within the Ranch Plan Planned 
Community Development Facility Agreement area which phases development 
commensurate with public services and facilities. 

• Water/Sewer - This project is within the boundaries of the Santa Margarita Water 
District. The District stated in their “will-serve” letter dated ##/##/2024, that the District 
will be capable of providing water and sewage disposal service to this development. 

• Water Quality Control - This project will be required to operate in accordance with 
requirements prescribed by the California Regional Water Quality Control Board, San 
Diego Region. 

• Fire Protection and Safety - Existing and proposed fire protection services will be 
providing an adequate level of fire protection services to this development, per the 
TT19305 Fire Master Plan approved by OCFA ##/##/2024. Additionally, this property is 
within the area covered by the approved Ranch Plan Fire Protection Program, which 
includes all applicable conditions of approval and regulations. 

• County Service Area (CSA) - This property is within the boundaries of County Service 
Area No. 26. 

 
Traffic/Circulation 

• Scenic Highway Corridors - There are no Scenic Highways applicable to this map 
• Access/Highways/Streets/Roads - Access to the site is Lamkin Lane. Internal tract 

access will be provided by internal private alleys and motor courts. 
• Major Thoroughfare and Bridge Fee Program - This project lies within the area of benefit 

of the Foothill/Eastern Transportation Corridor. The developer is required to pay 
Foothill/Eastern Major Thoroughfare and Bridge fees in accordance with the adopted 
program. 

• Off-Site Fee Program – The project lies within the area of benefit of the South County 
Roadway Improvement Road Fee Program (SCRIP). The developer is required to pay 
SCRIP fees in accordance with the adopted program. 

 
 
Multiple Final Map Phasing 
As indicated by Note 19 on this TT19306, the option of multiple final maps phasing has been 
requested as part of the approval of this Vesting Tentative Tract Map. 
 
DEVIATIONS FROM STANDARDS OF DESIGN: 
The developer may request deviations from County standard design criteria in accordance with 
Subdivision Code section 7-9-291. In the absence of any specifically approved deviation 
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request, the County-approved standard design criteria will prevail. No deviations are requested 
with this map. 
 
ALTERNATIVE DEVELOPMENT STANDARDS: 
As indicated by Note 30 on this TT19306, 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. 
 
Upon review of this application our hope is that staff supports OC Subdivision Committee 
approval of the “B” tentative tract map.  Please contact me with any questions, or if you or your 
staff need any further information. 

 
Sincerely,  

 
Richard Vuong 
Project Director, Planning and Entitlement 
Rancho Mission Viejo 
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Santa Margarita Water District  26111 Antonio Parkway, Rancho Santa Margarita, CA 92688  
www.SMWD.com    (949) 459-6420  

June 18, 2024 

 

County of Orange 

OC Public Works 

OC Development Services  

601 N. Ross Street  

Santa Ana, California  92703 

 

Subject: Preliminary Water and Sewer Letter for RMV Community Development, LLC, 

VTTM 19307, Rancho Mission Viejo, in Improvement District No. 5 

 

Greetings: 

 

This letter is in response to a request by TRI Pointe Homes, LLC (Developer) for a preliminary water and 

sewer letter for the subject tract. 

 

The Santa Margarita Water District (District) supplies all of its current customers with domestic water 

purchased from the Metropolitan Water District of Southern California (Metropolitan) through the 

Municipal Water District of Orange County (MWDOC), which acts as a wholesaler to its member agencies.  

It is anticipated the subject tract would also be supplied with available domestic water purchased from 

Metropolitan through MWDOC.  Supplemental water for this development, if required, will be provided 

per the approved The Ranch Plan Planning Area 3 and 4 Water Supply Verification, dated October 2017.  

Subject to the Developer’s successful completion of the in-tract water and recycled water and the District’s 

construction of the off-site water and recycled water facilities, the District can and will provide domestic 

and recycled water service to each and every building parcel in the subject tract without exception. 

 

Furthermore, and subject to the Developer’s successful completion of the in-tract sewer facilities and the 

District’s construction of off-site sewer facilities, the District can and will provide sewer service to each 

and every building lot within the subject tract without exception. 

 

At this time, the Developer has not provided surety to guarantee the construction of the in-tract water, 

recycled water and sewer facilities.  A final will-serve will be issued upon your request when (1) the 

Developer has guaranteed the construction of the in-tract facilities and (2) construction of the District’s 

water and sewer facilities is assured. 

 

Should you have any questions or desire additional information, please call Karla Houlihan at (949) 459-

6581. 

Sincerely, 

SANTA MARGARITA WATER DISTRICT 

 

 

Patricia A Butler 

Chief Engineer 

 
S:\ENGINEERING\PRELIMINARY WILL SERVE\2024\Will Serve VTTM 19307.doc 

http://www.smwd.com/
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