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Appendix A Findings 
VTTM 19325 

 
 

1                                                       EIR AND ADDENDUM                            VTTM 19325 (Custom) 
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 PA130006) approved on March 27, 2013; 
Addendum 3.1 (PA140072 81) approved February 25, 2015; and the Planning Area 3 & 4 Amendment and Addendum (PA180030) approved 
September 11, 2019 prior to project approval. The addendums are approved for the proposed project based upon the following findings: 

a. Together, these documents are adequate to satisfy the requirements of CEQA by the decision-maker; 

b. The additions, clarifications and/or changes to the original document caused by the Addendums, do not raise new significant issues which were 
not addressed by the EIR and none of the conditions described in CEQA Guidelines Section 15162 applies; and 

c. The consideration of the EIR and approval of the Addendums for the proposed project reflect the independent judgment of the Lead Agency. 

2                                             ENVIRONMENTAL MONITORING                  VTTM 19325 (Custom) 
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), Addendum 3.1 (PA140072 81), and the Planning Area 3 & 4 Amendment 
and Addendum (PA180030). 

3  GENERAL PLAN CONSISTENCY  VTTM 19325 
That the proposed map is consistent with the Orange County General Plan. 

4  DESIGN & IMPROVEMENT  VTTM 19325 
That the design and improvement of the proposed subdivision are consistent with the Orange County General Plan. 

5  DEVELOPMENT TYPE  VTTM 19325 
That the proposed site is physically suitable for the proposed type of development. 

6  DEVELOPMENT DENSITY  VTTM 19325 
That the proposed site is physically suitable for the proposed density of development. 

7  ENVIRONMENTAL DAMAGE  VTTM 19325 
That the design of the subdivision or the proposed improvements are not likely to cause substantial environmental damage or substantial and avoidable 
injury to fish or wildlife or their habitat. 

8  PUBLIC HEALTH  VTTM 19325 
That the design of the subdivision and the type of improvements proposed are not likely to cause serious public health problems. 

9  PUBLIC EASEMENTS  VTTM 19325 
That the design of the subdivision and the type of improvements proposed will not conflict with easements of record or established by court judgment 
acquired by the public-at-large for access through or use of property within the proposed subdivision. 

10  SUBDIVISION / ZONING CODE CONSISTENCY  VTTM 19325 
That the proposed subdivision complies with the requirements set forth in the Orange County Subdivision Code and the Orange County Zoning Code. 

11  ZONING CONSISTENCY  VTTM 19325 
That the design and improvement of the proposed subdivision are suitable for the uses proposed, and the subdivision can be developed in compliance with 
applicable zoning regulations pursuant to Section 7-9-254 of the Subdivision Code. 

12  SEWER SYSTEM  VTTM 19325 (Custom) 
That the discharge of waste from the proposed subdivision into the existing sewer system of t h e  Water District will not result in violations of existing 
requirements prescribed by the California Regional Water Quality Control Board, San Diego Region. 

13  NATURAL HEATING AND COOLING  VTTM 19325 
That the design of the subdivision and its improvements do provide, to the extent feasible, for future passive or natural heating or cooling opportunities as 
specified in Section 66473.1 of the Government Code (Subdivision Map Act). 

14  FEE PROGRAMS  VTTM 19325 
That the following determinations apply to fees required by Sections 7-9-700 through 713, Codified Ordinances of Orange County: 

A. Purpose of fees: Fire protection, paramedic, law enforcement, library, and general County services. 

B. Use of fees: Construction of new fire station, sheriff substation, library, and general County facilities in newly developing areas which have 
inadequate service. 

C. Relationship between use of fees and type of development: Dwelling units and commercial/industrial structures and their occupants require fire 
protection, paramedic, law enforcement, library, and general County services. 

D. Relationship between need for facilities and type of project: Project is located in newly developing area which has inadequate fire protection, 
paramedic, library services, and sheriff substation and general County facilities. 

E. Relationship between amount of fees and cost of the portion of the facilities attributable to the development: Fees represent project´s pro rata 
share of the cost of the fire station, sheriff substation, library, and general County facilities. 
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15  EXPIRATION OF MAPS  VTTM 19325 
That because of participation in fee programs for off-site improvements, this project will qualify for consideration under Section 66452.6 of the Subdivision 
Map Act. 

16  LOCAL PARK CODE  VTTM 19325 (Custom) 
That the Local Park Code requirement can be met by an allocation of park lands credit from PM 07-01, the park implementation plan for the Ranch Plan 
Planned Community. 

17                                               DEVELOPMENT AGREEMENT                     VTTM 19325 
That the Development Agreement contains provisions requiring developer participation in fee programs, facility construction and development phasing and is 
therefore in compliance with the adopted Growth Management Element in terms of public services and facilities being made available to accommodate 
development. 

18                                                    APPEAL OF EXACTIONS                         VTTM 19325 
That the applicant is hereby provided notice that the fees, dedications, reservations or other exactions imposed on this project are as described in this 
approval as well as the reports and actions accompanying this approval and that the 90-day approval period in which the applicant may protest pursuant to 
Government Code Section 66020 has begun. 
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Appendix B Conditions 
of Approval  
VTTM 19325 

1  RANCH PLAN REGULATION COMPLIANCE MATRIX VTTM 19325 (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 Recordation: 
139: EIR 589 Mitigation Measure 4.9-27 – Invasive Plants CC&R Prohibition 
524: EIR 589 Stand. Cond. 4.4-3 (G04) – Off-site Letter of Consent (if necessary) 
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 
529: EIR 589 Standard Condition 4.5-2 (D02a) – Drainage Improvements 
532: EIR 589 Standard Condition 4.5-4 (D04b) – Master Plan of Drainage 
533: EIR 589 Standard Condition 4.5-5 (D06b) – Subordination of Easements 
534: EIR 589 Standard Condition 4.5-5 (D06b) – SMWD Easements 
535: EIR 589 Standard Condition 4.5-6 (D07b) – Regional Facility 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) 
544: EIR 589 Standard Condition 4.6-2 (T01) – Vehicular Access Rights 
545: EIR 589 Standard Condition 4.6-3 (T02) – Private Street Improvements 
546: 546.1: 546.2 & 546.3: SC 4.6-4: (T04) – Street Improvements 
549: EIR 589 Standard Condition 4.6-7 (T08) – Traffic Signal Conduit 
550, 550.1, 550.2 & 550.3: EIR 589 Stand. Cond. 4.6-8 (T12) – Internal Circulation 
551: EIR 589 Standard Condition 4.6-9 (T13b) – Traffic Signal Maintenance Easement 
552: EIR 589 Standard Condition 4.6-10 (T14b) – Traffic Signal Installation 
559 & 559.1: EIR 589 Standard Condition 4.8-3 (N01) – Sound Attenuation 
589.1: EIR 589 Standard Condition 4.15-1 – Water Improvement Plans 
597: EIR 589 Standard Condition 4.15-9 – Capistrano Unified School District fees 
619: Ranch Plan Fire Prot. Program Cond. 4 – OCFA Administrative Approval 

b. Prior to Approval of Site Development Permit 
109: EIR 589 Mitigation Measure 4.7-3 – Shade Trees in Parking Lot Design 
110: EIR 589 Mitigation Measure 4.7-3 – Use of Light-Colored Roof Materials 

c. 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 
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 

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

e. 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 
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 
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589: EIR 589 Standard Condition 4.14-2 – Hazardous Materials 
617: Ranch Plan Fire Prot. Program Cond. 3.e. – Vegetation Clearance 

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

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

h. 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) 

     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 

i. 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                                       WATER QUALITY MANAGEMENT PLAN            VTTM 19325 
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. 

3                                            BEST MANAGEMENT PRACTICES                 VTTM 19325 (Custom) 
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. 

4.              COMPLIANCE WITH THE NPDES IMPLEMENTATION VTTM 19325 
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 Homeowner’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. 
(Appendix C - Items 539, 539.1, 539.2) 

5                                                         INDEMNIFICATION                               VTTM 19325 (Custom) 
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. 

6                                                 BUYER NOTIFICATION MAP                      VTTM 19325 (Custom) 
Prior to the issuance of any building permits for residential construction, the developer RMV Community Development, LLC, shall prepare a ma p denoting 
the existing and proposed land uses, arterial highways, and public facilities within the surrounding area for the approval of the Manager, OC Planning. The 
map content, display, and distribution shall be in accordance with the Buyer Notification Program guidelines listed in Board of Supervisors Resolution 82-
1368 and as amended.  
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7                                            MANEUVERABILITY EASEMENT                      VTTM 19325 (Custom) 
Prior to recordation of the final tract map, the subdivider shall demonstrate that all necessary ingress/egress easements for vehicle maneuverability within motor 
courts/alleyways are identified on the final map subject to the satisfaction of the Manager, Land Development. The easement shall prohibit property owners from 
installing any improvements within the easement area or interfering with the use or maintenance of the easement.  
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May 1, 2025, Updated June 18, 2025, Updated July 15, 2025 

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 19325 within Rancho Mission Viejo (Ranch 
Plan) Planning Area 3, Subarea 3.5 for the MR40 Shea Homes project

Dear Ms. Jiménez,

PROPOSAL:  
Rancho Mission Viejo requests Subdivision Committee approval of Vesting Tentative Tract Map
19325 within Rancho Mission Viejo (Ranch Plan) Planning Area 3, Subarea 3.5 for the MR40
project to allow 60 Conventional Single Family Detached Dwellings on 60 numbered residential 
lots and 19 lettered lots for landscaped open space purposes.

ZONING:  
Ranch Plan Planned Community (PC) – Subarea Plan 3.5 Conventional Single Family 
Detached Dwellings (PC Text Section III.A.1)

LOCATION:  
The MR40 project site is located within the Ranch Plan Planned Community - Planning Area 3 
(PA3), Subarea 3.5 and Vesting Tentative Tract Map 17935, Lots 33-39, and Lots KK, NN, and 
PP 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 (Shea Homes).   

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 3.5 (PA22-0067) and again in October 2024 (PA24-0104).  VTTM 
17935 for Subarea Plan 3.5 was approved by the OC Subdivision Committee on October 16, 
2024.  Grading for Subarea 3.5 is approved and currently under construction.   
 
PROPOSED PROJECT: 
 
The applicant (RMV) requests approval of Vesting Tentative Tract Map 19325 to allow 60 
Conventional Single-Family Detached Dwellings on 60 numbered residential lots and 19 lettered 
lots for landscaped open space purposes, all within the 10.13-acre project site.   Subsequent 
model sales complex and construction level building applications will be submitted by Shea 
Homes.  The project will also include street and infrastructure improvements, landscaping, and 
minor precise grading.  
 
The 60 numbered lots range in size from 3,963 square feet up to 6,152 square feet. The site 
has a net residential acreage of 6.80 acres (excluding streets, motorcourts, alleys and HOA 
slopes) for a net residential density of 8.82 dwelling units per acre.     
 
SURROUNDING LAND USE: 
Land uses immediately surrounding the project site include the following: 

• Westerly: Chaquita Canyon – open space / public street 
• Southerly: Subarea 3.5 – future residential  
• Easterly: Subarea 3.5 – public street / future residential 
• Northerly: Subarea 3.5 – 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 3.5 (PA22-0067 & PA24-0104) 

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 3.5, VTTM 17935 and Subarea 3.5 Rough Grading Permit GRD24-0045 
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 19325 is 0.48 net usable acres 
of park land based upon a proposal to build 60 dwelling units at a gross residential 
density of 5.93/ac (60 du x .008 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 
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).  
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 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 3.5. 

 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 07/02/2025, 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 
TT19325 Fire Master Plan approved by OCFA 05/28/2025. 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 Laster 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 22 on this TT19325, 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 
request, the County-approved standard design criteria will prevail. No deviations are requested 
with this map. 
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ALTERNATIVE DEVELOPMENT STANDARDS: 
As indicated by Note 30 on this TT19325, 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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July 2, 2025

County of Orange
OC Public Works
OC Development Services 
601 N. Ross Street
Santa Ana, California  92703

Subject: Preliminary Water and Sewer Letter for Shea Homes, VTTM 19325, Rancho Mission Viejo, 
in Improvement District No. 5

Greetings:

This letter is in response to a request by Shea Homes (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\2025\Will Serve VTTM 19325.doc

SANTA MARGA

Patricia A Butler
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 NOTED 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.

TAIT & ASSOCIATES INC. 

Signature                                                                 Date

08/27/201907/24/2025

TAIT & ASSOCI
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