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Guidelines for the Preparation of 
Water Quality Management Plans 

for the Ranch Plan Planned Community 
 
 
 

The purpose of these guidelines is to clarify for OC Public Works staff, plan check 
consultants, and development applicants, the process for preparation and review of 
Water Quality Management Plans (WQMPs) within the Ranch Plan Planned Community. 
This document is meant for guidance purposes only and does not include all compliance 
requirements. 

 
A unique Watershed Based Approach to Water Quality Management within the 
Ranch Plan Planned Community was set forth by the Board of Supervisors as part of 
the November 2004 approval of the Ranch Plan Planned Community and certification of 
EIR 589, including Section 4.5 (Water Resources) and Technical Appendix C-2 
(Community-Wide WQMP). 

 
This unique watershed based approach (i.e., allowable use of regional Best 
Management Practices [BMPs]) is recognized by the San Diego Regional Water Quality 
Control Board (South Orange County) MS4 Permit (December 2009) and the Orange 
County Stormwater Program New Development/Significant Redevelopment Program 
Technical Guidance Document for Preparation of Conceptual, Preliminary, and Project 
WQMPs, which states: 

 
"Where a development project greater than 100 acres in total project size, or smaller 
than 100 acres in size yet part of a larger common plan of development that is over 
100 acres, has been prepared using watershed and/or sub-watershed based water 
quality, hydrologic, and fluvial geomorphologic planning principles that implement 
regional LID BMPs in accordance with the sizing and location criteria of the South 
County Permit and acceptable to the San Diego Regional Board, such standards shall 
govern review of projects with respect to Section F.1 of the South County Permit and 
shall be deemed to satisfy the South County Permit requirements for LID site design, 
buffer zone, infiltration and groundwater protection standards, source control, treatment 
control, and hydromodification control standards. Regional BMPs in such plans shall 
clearly exhibit that they will not result in a net impact from pollutant loadings over and 
above the impact caused by capture and retention of the design storm with on-site LID 
BMPs." 

 
A Project-Specific WQMP will be required for each Regional BMP if the BMP Is not 
included and adequately addressed in another WQMP prepared for a larger project 
area. 
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Ranch Plan Community-Wide, Watershed Based WQMP (Approved): 

 
The November 2004 approval of the Ranch Plan Planned Community and 
certification of EIR 589, including Section 4.5 (Water Resources) and Technical 
Appendix C-2 (Community-Wide WQMP) is the parent document of all subsequent 
Ranch Plan WQMPs (noted below). 

 
Each subsequent WQMP must be prepared in compliance with the San Diego 
Region Water Quality Board Order No. R9-20013-001 as amended by Order Nos. R9-
2015-0001 and R9-2015-0100, the current Model Water Quality Management Plan 
(Model WQMP) for South Orange County, t he  cu r ren t  Orange County Technical 
Guidance Manual (TGD) and the  cu r ren t  South Orange County Hydromodification 
Management Plan (HMP). In addition, each WQMP must be prepared utilizing the 
appropriate c u r r e n t  South Orange County WQMP Template. 

 
The above documents can be found online at: 

http://www.ocwatersheds.com/documents/wqmp 
 

The process by which Rancho Mission Viejo will demonstrate and the County of 
Orange will verify compliance with the above documents will comprise three levels of 
WQMPs including: 

 I. Conceptual Planning Area WQMP 

 II. Rough Grade “A” TTM  WQMP 

 III. Project Specific “B” TTM WQMP 
 

The County of Orange OC Development Services and OC Watersheds will plan check, 
provide comments, review updated WQMPs, and ultimately approve RMV WQMPs for 
each of the three levels identified above.  
 
The detai ls of each of the WQMP levels identi f ied above and the process by 
which Rancho Mission Viejo will demonstrate and the County of Orange will verify 
compliance with the above documents will be: 

 
I. Conceptual Planning Area WQMP- Individual Planning Area Scale (Master 

Area Plans): 
 
The Conceptual Planning Area WQMP will include and reference the full name of and be 
consistent with the Runoff Management Plan (ROMP) for the Planning Area it is covering. 
Conceptual Planning Area WQMP will include and reference any 401 Certifications in the 
Planning area. The following are the specifics of the Conceptual Planning Area WQMP:  

 
a.  Prior to the approval of a Master Area Plan for each Planning Area, the 

applicant shall prepare a Conceptual Planning Area WQMP that: 
 

i)   is consistent with the terms and content of the Conceptual Water 
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Quality Approach for the Ranch Plan-  EIR 589,Section 4.5 (Water 
Resources) and Technical Appendix C-2 (Community-Wide WQMP), 
and 

 
ii)  provides more particularized information and detail concerning how the 

provisions of the Watershed Based Approach to Water Quality 
Management Within the Ranch Plan- EIR 589, Section 4.5 (Water 
Resources)  and Technical Appendix C-2 (Community-Wide WQMP) will 
be implemented within the area covered by the individual Master 
Area Plan. 

 
b. At a minimum, each Conceptual P lann ing Area WQMP will provide 

supplemental and refined information concerning: 
 

i)  how site design, source control, treatment control, and 
hydromodification control BMPs will be implemented at the Master 
Area Plan level for the area in question, consistent with 
current Technical Guidance Document (Section 3 and 
Section 6).   

 
ii)  potential LID/DCV treatment BMPs and hydromodification control 

facility sizing and location within the subject Master Area Plan 
area, and 

 
iii)  monitoring, operation and maintenance of stormwater BMPs within the 

relevant Master Area Plan area. (EIR 589, Mitigation Measure 4.5-3). 
 

c.  Each Conceptual  P lanning Area WQMP will include analyses that 
demonstrate that proposed regional treatment and hydromodification control 
BMPs will not result in a net impact from pollutant loadings over and above 
the impact caused by capture and retention of the design storm with on-site 
LID BMPs, per the requirement of the South Orange County MS4 Permit. 

 
II. Rough Grade “A” TTM  WQMP - Subarea Scale (Master "A" Tentative Tract 

Map): 
 
The Rough Grade “A” TTM (Tentative Tract Map) WQMP will include and reference the 
full name of and be consistent with the Runoff Management Plan (ROMP) for the 
Planning Area it is located in. The Rough Grade “A” TTM WQMP will include and 
reference the full name of the Conceptual Planning Area WQMP for the Planning Area it 
is located in.  Rough Grade “A” TTM WQMP will include and reference any 401 
Certifications in the Subarea. If a BMP in the Rough Grade “A” TTM WQMP shares 
capacity with another Rough Grade “A” TTM WQMP it must be identified and accounted 
for in both Rough Grade “A” TTM WQMPs. The following are the specifics of the Rough 
Grade “A” TTM WQMP:  
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a. P r i o r  to first TTM leve l  Rough Grade permit within each Master "A" 
Tentative Tract Map for any portion of the project area that is the subject 
of an approved Master Area Plan, the applicant shall prepare a R o u g h  
G r a d e  “ A ”  T T M  WQMP that: 

 
i)  is consistent with the terms and content of the Community -Wide 

WQMP, 
 

ii)  is consistent with the terms and content of the relevant Conceptual  
      Planning Area WQMP (see MM 4.5-3), and 

 
iii)  provides more particularized information and detail concerning how the 

provisions of the Conceptual P lann ing  Area  WQMP will be 
implemented within the area covered by the individual Subarea Plan. 

 
iv)  provides detailed information (by amendment if necessary) about RMV 

community facilities and amenities (e.g. community recreation facilities, 
dog parks).  

 
b. At a minimum, each Rough Grade “A” TTM WQMP will provide supplemental 
and refined information concerning: 
 

i)  How LID/DCV treatment BMPs, and hydromodification control BMPs 
will be implemented at the Subarea Plan level, 

 
ii)  The specific calculations for size, location and design features to be 

used for the construction of the LID/DCV treatment BMPs and 
hydromodification control facilities to be developed  within the subject 
Subarea Plan, and 

 
iii) Monitoring, operation and maintenance of the stormwater BMPs within 

the relevant Subarea Plan (EIR 589, Mitigation Measure 4.5-4), 
 

iv) Specifically, if there are WQ basins included within the grading 
permit boundaries, the WQMP must provide evidence the sizing of 
these facilities is adequate, 

 
v) The BMP Exhibit (Site Plan) for the RMV community facilities and 

amenities (e.g. community recreation facilities, dog parks), which must 
meet all requirements in the Model WQMP and WQMP Template and 
must also: 

a) include the proposed uses in the project description;  
b) depict footprints of all buildings and facilities; 
c) all items listed in (vi.) below; 
d) be consistent with associated grading and building plans for project 

site. 
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vi) For the RMV community facilities and amenities (e.g. community 

recreation facilities, dog parks), prior to the issuance of any precise 
grading or building permit, the applicant shall submit for review and 
approval by the Manager, Land Development, a  Rough Grade “A” TTM 
WQMP that meets the requirements of the Model WQMP and WQMP 
Template for the RMV community facilities and amenities that: 

 
a)  Specifically identifies applicable LID/DCV treatment BMPs and 

hydromodification control BMPs from the applicable C o n c e p t u a l  
Planning Area WQMP that will be used to control runoff from the 
Subarea except for Project Scale (Precise Grading Plans for Site 
Development Permits), where the Rough Grade “A” TTM  WQMP 
shall 1) identify the LID/DCV treatment BMPs and hydromodification 
control BMPs by reference for the Subarea;  2) identify the 
impervious area for the Subarea; and 3) include Site Design and 
Source Control BMPs for the RMV community facilities and 
amenities as identified in Sections a.2 and a.3, below. This Rough 
Grade “A” TTM WQMP shall:  

 
1.  Identify the regional water quality and/or 

hydromodification control facilities (if applicable) for 
the project and the capacity utilized by the project of the 
regional water quality and/or hydromodification control 
facilities; 

2. Include the applicable Site Design BMPs as defined in the 
current Technical Guidance Document (Section 6), such as 
minimizing impervious areas, maximizing permeability, 
minimizing directly connected impervious areas, creating 
reduced or "zero discharge" areas, and conserving natural 
areas for the RMV community facilities and amenities; 

 
3. Include the applicable Routine structural and non-

structural Source Control BMPs as defined in the current 
Drainage Area Management Plan (DAMP) and the current 
Technical Guidance Document (Section 3 and Section 6) for 
the RMV community facilities and amenities.  (County 
Standard Condition WQ01) 

 
b)  Demonstrates 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) 
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III. Project Specific “B” TTM WQMP - Project Scale also known as Builder WQMP 
(Precise Grading Plans for Site Development Permits and "B" Tentative Tract 
Maps). 

The Project Specific “B” TTM (Tentative Tract Map) WQMP will include and reference the 
full name of and be consistent with the Runoff Management Plan (ROMP) for the 
Planning Area it is located in. The Project Specific “B” TTM WQMP will include and 
reference the full name of the Conceptual Planning Area WQMP for the Planning Area it 
is located in.  The Project Specific WQMP will include and reference the full name of the 
Rough Grade “A” TTM WQMP for the Subarea it is located in. The Project Specific “B” 
TTM WQMP will include and reference any 401 Certifications in the Subarea. The 
following are the specifics of the Project Specific “B” TTM WQMP:  

 
a. A Project Specific WQMP is not necessary for any project that has been 

covered by a previously approved Project Specific WQMP and which has had 
no changes from the previous site plan.  A copy of the previously approved 
Project Specific WQMP that covers the tract/site  is required at time of 
submittal of the Project Specific “B” TTM. A Project Specific “B” TTM WQMP 
is not needed for the RMV community facilities and amenities (e.g. community 
recreation facilities, dog parks), which are included in the Rough Grade “A” 
TTM WQMP.  
 

b.  The BMP Exhibit (Site Plan) included in each Project Specific “B ”  T T M  
WQMP must meet all requirements in the Model WQMP and WQMP 
Template and must also: 

 
i)  include the proposed uses in the project description 

ii)  depict footprints of all buildings and facilities 

iii)  all items listed in (c.) below 
 

iv) be consistent with associated grading and building plans for project 
site 

 
c.  Prior to the issuance of any precise grading or building permit, the applicant 

shall submit for review and approval by the Manager, Land Development, a 
Project Specific “B” TTM WQMP that meets the requirements of the Model 
WQMP and WQMP Template that: 

 
i)  Specifically identifies applicable LID/DCV treatment BMPs and 

hydromodification control BMPs from the applicable C o n c e p t u a l  
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Planning Area and Rough  Grade  “A ”  TTM WQMPs that will be 
used to control runoff from the project, except for Project Scale (Precise 
Grading Plans for Site Development Permits and "B" Tentative Tract 
Maps including amenities) that have already been included in the 
applicable Rough Grade “A” TTM WQMP, where the Project Specific “B” 
TTM WQMP shall 1) identify the LID/DCV treatment BMPs and 
hydromodification control BMPs by reference to the applicable Rough 
Grade “A” TTM WQMP;  2) verify that the impervious area associated with 
the project scale area is no greater than that assumed in the Rough 
Grade “A” TTM WQMP; and 3) include Site Design and Source Control 
BMPs as identified in Sections i.2 and  i.3, below. This Project Specific 
“B” TTM WQMP shall: 

 
1.  Identify the regional water quality and/or hydromodification 

control facilities (if applicable) for the project and the 
capacity utilized by the project of the regional water quality 
and/or hydromodification control facilities; 

 
2. Include the applicable Site Design BMPs as defined in the 

current Technical Guidance Document (Section 6), such as 
minimizing impervious areas, maximizing permeability, 
minimizing directly connected impervious areas, creating 
reduced or "zero discharge" areas, and conserving natural 
areas for the RMV community facilities and amenities ; 

 
3. Include the applicable Routine structural and non-structural 

Source Control BMPs as defined in the current Drainage Area 
Management Plan (DAMP) and the current Technical Guidance 
Document (Section 3 and Section 6).  (County Standard 
Condition WQ01) 

 
ii)  Demonstrates 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) 

 
Regional BMP Tracking, County Plan Check, & WQMP/BMP Close Out 
Procedures 

A Regional BMP tracking form will be submitted as part of Rough Grade “A” TTM 
WQMP submittals.  All of the projects where Project Specific “B” TTM WQMPs will 
be developed in the TTM will be identified in the tracking spreadsheet with the 
impervious and pervious area thresholds and water quality volume and 
hydromodification volumes identified for each project identified. The County Plan 
Checker will use this tracking spreadsheet  as Project Specific “B” TTM WQMPs are 
submitted to the County for review to verify if impervious and pervious area 
thresholds and water quality volume and hydromodification volumes associated with 
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a project have not been exceeded.  The County Plan Checker will notify RMV and 
the Project Specific “B” TTM WQMP submitter if the thresholds have been exceeded 
for the project.  Once all Project Specific “B” TTM WQMPs have been approved the 
final tracking spreadsheet  will be amended to the Rough Grade “A” TTM WQMP 
and integrated into the County’s Land Management system (LMS).  A screen shot of 
the Regional BMP Tracking Spreadsheet Template is provided in Figure 1 below: 
 
Figure 1: County of Orange-RMV Regional BMP Tracking Spreadsheet 

Template 

 
 
 
 
 
 

 

 

 

  

 

Subarea X.1

BMP Facilities Utilized for WQMP Mitigation: 

Basin Category(ies) (List all that apply):  
Include if basin is being used for hydromodification compliance (if applicable)

Tract  Total Project Area (Acres)

Proposed Impervious Area 

(Acres)

Proposed Pervious 

Area (Acres) Impervious % Pervious %

Low impact development 

design capture volume 

required per WQMP 

(LID/DCV, in cubic feet)

Hydromodification Volume                       

(cubic feet)                                                                    (if 

applicable)  Basin(s) Utilized 

% of Basin's 

Tributary 

Drainage Area

% of the Basin 

DCV

% of the Basin 

Hydro V GB No.

Project 

Complete 

(Y/N)

Final Project 

verification   

(BMP 

Commissioning)

RMV Facilities

Canyon House  ‐ FMXXXXX (Example)  3.30 1.23 2.07 37.27% 62.73% 6,145.27 10,000.00 Biofiltration Basin No. 3X 16.50% 24.58% 20.00% GB140125

Brioso Park ‐ FMXXXXX (Example) 0.60 0.06 0.54 10.00% 90.00% 1117.31 5,000.00 Infiltration Basin No. 3Y 0.00% 0.00% #DIV/0! GB150014

FMXXXXX Lot 52 Esencia Norte (Example) 4.1 2.39 1.71 58.29% 41.71% 7,836.90 15,000.00 Biofiltration Basin No. 3X 20.50% 31.35% 30.00% GB160043

FMXXXXX AQ1  Lyon  (Example) 5.55 3.99 1.55 71.89% 27.93% 12,511 20,000.00 Infiltration Basin No. 3Y 0.00% #DIV/0! #DIV/0! GB160044

Total 13.55 7.67 5.87 56.61% 43.32% 27,610 #DIV/0! #DIV/0! #DIV/0!

Biofiltration Basin No. 3X (If Applicable) (Example)  20.00

Biofiltration Basin No. 3X Total DCV Capacity for all sub areas (Example) 25000

Biofiltration Basin No. 3X Allocated DCV Capacity for sub area X.1 (Example) 25000

Biofiltration Basin No. 3X Used DCV Capacity for subarea X.1 (Example) 55.93% 13,982.17

Biofiltration Basin No. 3X Remaining DCV Capacity for subarea X.1 (Example) 44.07% 11,017.83

Biofiltration Basin No. 3X Total Hydromodfication Capacity for all sub areas (if applicable) (Example) 50000

Biofiltration Basin No. 3X Allocated Hydromodification Capacity for sub area X.1 (if applicable) (Example) 50000

Biofiltration Basin No. 3X Used Hydromodification Capacity for subarea X.1 (if applicable) (Example) 50.00% 25,000.00

Biofiltration Basin No. 3X Remaining Hydromodification Capacity for subarea X.1 (if applicable) (Example) 50.00% 25,000.00

Biofiltration Basin No. XX (If Applicable) ‐ Repeat Lines 38‐46 for all biofiltration basins in Subarea X.1 0.00 <Fill in Cell B38 with Basin TDA>

Biofiltration Basin No. XX Total DCV Capacity for all sub areas 0 <Fill in Cell G41 with Basin DCV>

Biofiltration Basin No. XX Allocated DCV Capacity for sub area X.1  0 <Fill in Cell G41 with Basin DCV for Sub area X.1>

Biofiltration Basin No. XX Used DCV Capacity for subarea X.1  #DIV/0! 0.00 <Fill in Cell G42 with SUM of DCVs for Sub area X.1>

Biofiltration Basin No. XX Remaining DCV Capacity for subarea X.1  #DIV/0! 0.00

Biofiltration Basin No. XX Total Hydromodfication Capacity for all sub areas (if applicable)  0 <Fill in Cell H44 with Hydro V>

Biofiltration Basin No. XX Allocated Hydromodification Capacity for sub area X.1 (if applicable)  0 <Fill in Cell H45 with Basin Hydro V for Sub area X.1>

Biofiltration Basin No. XX Used Hydromodification Capacity for subarea X.1 (if applicable)  #DIV/0! 0.00 <Fill in Cell H46 with SUM of Hydro Vs for Sub area X.1>

Biofiltration Basin No. XX Remaining Hydromodification Capacity for subarea X.1 (if applicable)  #DIV/0! 0.00

Infiltration Basin No. 3Y (If Applicable) (Example)  30.00

Infiltration Basin No. 3Y Total DCV Capacity for all sub areas (Example) 35000

Infiltration Basin No. 3Y Allocated DCV Capacity for sub area X.1 (Example) 35000

Infiltration Basin No. 3Y Used DCV Capacity for subarea X.1 (Example) 38.94% 13,628.31

Infiltration Basin No. 3Y Remaining DCV Capacity for subarea X.1 (Example) 61.06% 21,371.69

Infiltration Basin No. 3Y Total Hydromodfication Capacity for all sub areas (if applicable) (Example) 70000

Infiltration Basin No. 3Y Allocated Hydromodification Capacity for sub area X.1 (if applicable) (Example) 70000

Infiltration Basin No. 3Y Used Hydromodification Capacity for subarea X.1 (if applicable) (Example) 35.71% 25,000.00

Infiltration Basin No. 3Y Remaining Hydromodification Capacity for subarea X.1 (if applicable) (Example) 64.29% 45,000.00

County of Orange ‐ Rancho Mission Viejo ‐ Regional BMP Tracking Form Template

Ex. Basin 3B‐1, 3B‐5

Biofiltration, Infiltration, Detention with Capture & Use, Detention Only (Hydromodification management only)
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Table 1: RMV WQMP Nomenclature 
 

WQMP 
Level 

Planning Level Previous Nomenclature Proposed 
Nomenclature 

OCPW Reviewer 

EIR Ranch 
Planned 
Community 

  Community Wide WQMP 
 Technical Appendix C-2 

Community Wide 
WQMP 

OCPW OC 
Development Services 
OCPW Watersheds 

Planning 
Area  

Master Area 
Plan 

 Planning Area WQMP 
 Conceptual Master Area 

Plan WQMP 
 Draft Master Area Plan 

WQMP 
 Final Master Area Plan 

WQMP 

Conceptual 
Planning Area 
WQMP 

OCPW OC 
Development Services 
OCPW Watersheds 

Planning 
Subarea 

Subarea 
Plan/Master “A” 
Tentative Tract 
Map/GA 
(interim) 
grading permit 

 Interim Grading WQMP 
 Project Specific Subarea 

WQMP 
 Conceptual Sub-Area 

Plan WQMP 
 Sub-Area Plan WQMP 
 Final Project Specific 

WQMP- Sub Area 
 Master Subarea “A” TTM 

WQMP 

 Rough Grade “A” 
TTM WQMP 

OCPW OC 
Development Services 
OCPW Watersheds 

Project  Builder WQMP, 
Precise Grading 
Plans, “B” 
Tentative Tract 
Maps 

 Builder WQMP 
 Conceptual Project 

Specific WQMP 
 Project Specific WQMP 
 Final Project Specific 

WQMP – Project Scale 

Project Specific 
“B” TTM WQMP 

OCPW OC 
Development Services 
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List of Acronyms 

BMP - Best Management Practice 

EIR – Environmental Impact Report 

DAMP - Drainage Area Management Plan 

DCV – Design Capture Volume 

HMP - Hydromodification Management Plan  

LID – Low Impact Development  

MS4 – Municipal Separate Storm Sewer System 

RMV - Rancho Mission Viejo 

ROMP - Runoff Management Plan 

TGD - Technical Guidance Document 

TTM – Tentative Tract Map 

WQMP - Water Quality Management Plan  
 
 
 
 

 

 

 

  



 

Memorandum 
 

300 N. Flower Street, Santa Ana, CA  92703  www.ocpublicworks.com 

P.O. Box 4048, Santa Ana, CA 92702-4048 714.667.8800   |   Info@OCPW.ocgov.com 

 

DATE:  February 3, 2015 

TO:  OC Development Services/Land Development 
Project Manager: Rose Fistrovic 

FROM:  Manager, Water Quality Compliance 

SUBJECT:  Applicability of Regional Low Impact Development Best Management Practices for the 
Ranch Plan Planned Community 

 
Further to our discussions, Water Quality Compliance has reviewed the two guidance memoranda 
prepared by Geosyntec, specifically, the memoranda of December 20, 2013 (Geosyntec to Richard Boon) 
and January 9, 2015 (Geosyntec to Gene Strojek). These memoranda are not found to be presenting 
conflicting interpretations of the Model Water Quality Management Plan (Model WQMP)/Technical 
Guidance Document (TGD). Moreover, in the unique and specific case of the Rancho Mission Viejo 
Project, this project’s emphasis on the use, in the first instance, of Regional Best Management Practices 
(BMPs) is appropriate and consistent with the south Orange County Municipal Stormwater Permit 
(Board Order ‐ R9‐2009‐0002). 
 
Section F.1.d of Board Order R9‐2009‐0002 requires the County to ensure that development project 
proponents mitigate potential water quality impacts by incorporating Low Impact Development (LID) 
BMPs into the project starting with consideration of the project’s site. The use of regional BMPs must be 
a subordinate consideration in all instances except one. The Geosyntec memo of December 20, 2013 
discusses the differences in implementation of the Model WQMP/TGD in north versus south Orange 
County since these documents deal with two sets of municipal stormwater permit requirements. The 
memo did not discuss the single exception to the primacy of onsite mitigation created in Section 
F.1.d(11) of Board Order R9‐2009‐0002. 
 
Section F.1.d(11) of Board Order R9‐2009‐0002 (see language below) allows the use of master planned 
regional LID BMPs where a specific set of criteria are met. The “regional approach” to LID BMP 
implementation being taken by the Rancho Mission Viejo Project is consistent with this provision and it 
has been deemed acceptable by the San Diego regional Water Quality Control Board (see attached letter 
dated March 13, 2014 from David Gibson to Mary Anne Skorpanich).   
 
The project documentation must, however, demonstrate that that the regional BMPs are capturing and 
retaining the volume of runoff produced from the 24‐hour 85th percentile storm event as defined in 
section F.1.d.(6)(a)(i) such that the regional approach performs equivalently to an on‐site mitigation 
scheme. The Geosyntec memo of January 9, 2015 presents this same interpretation. Section F.1.d(11) 
provides additional guidance in the event that  portion of the design capture volume is not retained. 
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F.1.d(11):  Where a development project, greater than 100 acres in total project size or 
smaller than 100 acres in size yet part of a larger common plan of development that is 
over 100 acres, has been prepared using watershed and/or sub‐watershed based water 
quality, hydrologic, and fluvial geomorphologic planning principles that implement 
regional LID BMPs in accordance with the sizing and location criteria of this Order and 
acceptable to the Regional Board, such standards shall govern review of projects with 
respect to Section F.1 of this Order and shall be deemed to satisfy this Order’s 
requirements for LID site design, buffer zone, infiltration and groundwater protection 
standards, source control, treatment control, and hydromodification control standards. 
Regional BMPs must clearly exhibit that they will not result in a net impact from 
pollutant loadings over and above the impact caused by capture and retention of the 
design storm. Regional BMPs may be used provided that the BMPs capture and retain 
the volume of runoff produced from the 24‐hour 85th percentile storm event as defined 
in section F.1.d.(6)(a)(i) and that such controls are located upstream of receiving waters. 
Any volume that is not retained by the LID BMPs, up to the design capture volume, must 
be treated using LID biofiltration (emphasis added). Where regional LID implementation 
has been shown to be technically infeasible (per section F.1.d.7.b) any volume up to and 
including the design capture volume, not retained by LID BMPs, nor treated by LID 
biofiltration, must be treated using conventional treatment control BMPs in accordance 
with Section F.1.d.(6) and participation in the LID waiver program in Section F.1.d.(7). 
[R9‐2009‐0002; page 41 of 91; December 16, 2009] 

 
In order to demonstrate compliance with Permit Provision F.1.d(11), RMV Community Development, 
LLC, or the builders will need to provide an accounting of post‐development runoff volume showing  
that the collective runoff volume from each development sub‐section does not exceed the design 
volume of water quality treatment basin(s) in the approved Master Area WQMP for each respective 
Planning Area.  Attached is an example summary of Builder WQMP post‐development runoff 
assumptions for Planning Area 2. 
 
Notwithstanding the above, the Conceptual WQMP for the Rancho Mission Viejo Project, dated June 7, 
2004, intended to consider and incorporate, where applicable and feasible, site design BMPs (see 
attached excerpt from the Conceptual WQMP for the Rancho Mission Viejo Project).  The intent to 
incorporate these site design principals was carried forward into the Planning Area 2 South Rough 
Grading WQMP, dated January 20, 2014 (see attached excerpt from the Rough Grading WQMP for 
Planning Area 2 South).     
 
Water Quality Compliance therefore concludes that the reliance by RMV Community Development, LLC, 
and the builders on regional BMPs is an approach that conforms with Permit Provision Permit Provision 
F.1.d(11).  However, for the project to proceed in a manner that it is consistent with the commitments 
made in approved environmental documentation, such as the Conceptual WQMP, site design BMPs 
must be considered and incorporated where feasible at the Project WQMP scale. 
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Guidelines for the Preparation of  
Water Quality Management Plans 

for the Ranch Plan Planned Community 
 
 

The purpose of these guidelines is to clarify for OC Public Works staff, plan check 
consultants, and development applicants, the process for preparation and review of 
Water Quality Management Plans (WQMPs) within the Ranch Plan Planned 
Community.  This document is meant for guidance purposes only and does not include 
all compliance requirements. 
 
A unique Watershed Based Approach to Water Quality Management within the 
Ranch Plan Planned Community was set forth by the Board of Supervisors as part of 
the November 2004 approval of the Ranch Plan Planned Community and certification of 
EIR 589, including Section 4.5 (Water Resources) and Technical Appendix C-2 
(Community-Wide WQMP).    
 
This unique watershed based approach (i.e., allowable use of regional Best 
Management Practices [BMPs]) is recognized by the San Diego Regional Water Quality 
Control Board  (South Orange County) MS4 Permit (December 2009) and the Orange 
County Stormwater Program New Development/Significant Redevelopment Program 
Technical Guidance Document for Preparation of Conceptual, Preliminary, and Project 
WQMPs, which states: 
 

“Where a development project greater than 100 acres in total project size, or smaller 
than 100 acres in size yet part of a larger common plan of development that is over 
100 acres, has been prepared using watershed and/or sub-watershed based water 
quality, hydrologic, and fluvial geomorphologic planning principles that implement 
regional LID BMPs in accordance with the sizing and location criteria of the South 
County Permit and acceptable to the San Diego Regional Board, such standards 
shall govern review of projects with respect to Section F.1 of the South County 
Permit and shall be deemed to satisfy the South County Permit requirements for LID 
site design, buffer zone, infiltration and groundwater protection standards, source 
control, treatment control, and hydromodification control standards.  Regional BMPs 
in such plans shall clearly exhibit that they will not result in a net impact from 
pollutant loadings over and above the impact caused by capture and retention of the 
design storm with on-site LID BMPs.” 

 
A Project-Specific WQMP will be required for each Regional BMP if the BMP is not 
included and adequately addressed in another WQMP prepared for a larger project 
area. 
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 Ranch Plan Community-Wide, Watershed Based WQMP (Approved):  
 

The November 2004 approval of the Ranch Plan Planned Community and 
certification of EIR 589, including Section 4.5 (Water Resources) and Technical 
Appendix C-2 (Community-Wide  WQMP) is the parent document of all subsequent 
Ranch Plan WQMPs (noted below).   
 
Each subsequent WQMP must be prepared in compliance with the San Diego 
Region Water Quality Board Order No. R9-2009-0002, the Model Water Quality Plan 
(Model WQMP) for South Orange County, Orange County Technical Guidance 
Manual (TGD) and South Orange County Hydromodification Management Plan 
(HMP).  In addition, each WQMP must be prepared utilizing the appropriate South 
Orange County WQMP Template.   
 
The above documents can be found online at:  
   http://www.ocplanning.net/WaterQuality.aspx.  
 
The process by which Rancho Mission Viejo will demonstrate, and the County of 
Orange will verify, compliance with the above documents will be: 
 
Planning Area WQMP – Individual Planning Area Scale (Master Area Plans): 
 

a. Prior to the approval of a Master Area Plan for each Planning Area, the 
applicant shall prepare a Master Area Plan WQMP that:  

 
i) is consistent with the terms and content of the Conceptual Water 

Quality Approach for the Ranch Plan - EIR 589, Section 4.5 (Water 
Resources) and Technical Appendix C-2 (Community-Wide WQMP), 
and  

 
ii) provides more particularized information and detail concerning how the 

provisions of the Watershed Based Approach to Water Quality 
Management Within the Ranch Plan - EIR 589, Section 4.5 (Water 
Resources) and Technical Appendix C-2 (Community-Wide  WQMP) 
will be implemented within the area covered by the individual Master 
Area Plan.   

 
b. At a minimum, each Master Area Plan WQMP will provide supplemental and 

refined information concerning: 
 

i) how site design, source control, treatment control, and 
hydromodification control BMPs will be implemented at the Master 
Area Plan level for the area in question,  

 
ii) potential structural treatment and hydromodification control facility 

sizing and location within the subject Master Area Plan area, and  
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iii) monitoring, operation and maintenance of stormwater BMPs within the 

relevant Master Area Plan area. (EIR 589, Mitigation Measure 4.5-3). 
 

c. Each Master Area Plan WQMP will include analyses that demonstrate  that 
proposed regional treatment and hydromodification control BMPs will not 
result in a net impact from pollutant loadings over and above the impact 
caused by capture and retention of the design storm with on-site LID BMPs, 
per the requirement of the South Orange County MS4 Permit.  

 
Interim Grading WQMP - Subarea Scale (Master “A” Tentative Tract Map): 
 

a. Prior to first GA (interim) grading permit within each Master “A” Tentative 
Tract Map or Subarea Plan for any portion of the project area that is the 
subject of an approved Master Area Plan, the applicant shall prepare a 
Interim Grading WQMP that: 

 
i) is consistent with the terms and content of the Community - Wide 

WQMP,  
 
ii) is consistent with the terms and content of the relevant Master Area 

Plan WQMP (see MM 4.5-3), and  
 
iii) provides more particularized information and detail concerning how the 

provisions of the Conceptual WQMP and the relevant Master Area 
Plan WQMP will be implemented within the area covered by the 
individual Subarea Plan.   

 
b. At a minimum, each Interim Grading WQMP will provide supplemental and 

refined information concerning:  
 

i) How site-design, source-control, treatment control, and 
hydromodification control BMPs will be implemented at the Subarea 
Plan level,  

 
ii) The specific calculations for size, location and design features to be 

used for the construction of the structural treatment and 
hydromodification control facilities to be developed within the subject 
Subarea Plan, and  

 
iii) Monitoring, operation and maintenance of the stormwater BMPs within 

the relevant Subarea Plan (EIR 589, Mitigation Measure 4.5-4), 
 
iv) Specifically, if there are WQ basins included within the GA grading 

permit boundaries, the WQMP must provide evidence the sizing of 
these facilities is adequate, 
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v) Also, if model homes are Project Scale (precise grading and building 

permit approved) improvements allowed per this Interim WQMP, the 
applicant must demonstrate that interim Regional BMPs are in place 
prior to the eventual installation of permanent Regional BMPs, and 

 
vi) Information regarding the option selected (“basin” or “lake”) for that 
 Subarea, as described in the approved Master WQMP for that 
 Planning Area 
 

c. Prior to issuance of the each GA (interim) grading permit, a condition shall be  
added to the project require the submittal of a Project Specific WQMP prior to 
issuance of a subsequent GB (precise) grading permit.  

 
 
 
Conceptual Project Specific WQMP – Project Scale (Discretionary Review 
Process) 
 

a. A Conceptual WQMP is not necessary for any project that has been covered 
by a previously approved Project Specific WQMP and which has had no 
changes from the previous site plan.  Evidence of inclusion in a previously 
approved WQMP (e.g., copy of approved BMP Exhibit/Site Plan) is required 
at time of submittal. 
 

b. A Conceptual Project Specific WQMP must be submitted with each Planning 
Application submitted for discretionary approval. 

 
c. The Conceptual WQMP must address all of the items listed in the Project 

Specific WQMP  below and must meet the requirements of the Model WQMP 
and WQMP Template. 

 
d. The Conceptual WQMP must be submitted in the format described in the 

“Instructions to Prepare a Conceptual WQMP.” 
 
e. The Conceptual WQMP must be used as the basis for the Final WQMP that is 

submitted prior to issuance of any subsequent grading permit or building 
permit associated with the site development permit. 

 
 

Final Project Specific WQMP -  Project Scale (Precise Grading Plans for Site 
Development Permits and “B” Tentative Tract Maps):  
 

a.   A Final Project Specific WQMP is not necessary for any project that has 
been covered by a previously approved Project Specific WQMP and which 
has had no changes from the previous site plan.  Evidence of inclusion in a 
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previously approved WQMP (e.g., copy of approved BMP Exhibit/Site Plan) is 
required at time of submittal. 

 
b. The BMP Exhibit (Site Plan) included in each Final Project Specific WQMP 

must meet all requirements in the Model WQMP and WQMP Template and 
must also:  

 
i)  include the proposed uses in the project description 
 
ii) depict footprints of all buildings and facilities 
 
iii) all items listed in (c.) below 
 
iv) be consistent with associated grading and building plans for project 
site 

 
c. Prior to the issuance of any GB precise grading or building permit, the 

applicant shall submit for review and approval by the Manager, Planned 
Communities, a Final Project Specific WQMP that meets the requirements of 
the Model WQMP and WQMP Template that:  

 
i) Specifically identifies applicable structural treatment and 

hydromodification control BMPs from the applicable Planning Area and 
Interim Grading WQMPs that will be used to control runoff from the 
project. This Project WQMP shall:   

 
1. Identify the regional water quality and/or hydromodification 

control facilities (if applicable) for the project; 
 
2. 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;  

 
3. Include the applicable Routine structural and non-structural 

Source Control BMPs as defined in the current Drainage Area 
Management Plan (DAMP).  (County Standard Condition 
WQ01)  

 
ii) Demonstrates 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) 
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