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Introduction

The purpose of this Master Area Plan for Ranch Plan Planned Community (PC)
Planning Areas 3 and 4 is to provide a process to demonstrate that the intent of
conceptual development policies contained in the General Plan and the Ranch Plan PC
will be realized through more precise discretionary actions. The Area Plan process for
the Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan.
The Master Area Plan focuses on a Planning Area (or in this case two planning areas)
in their entirety and addresses more regional topics/issues. The Subarea Plan focuses
on segments of the Planning Area(s) and community level topics/issues.

A Master Area Plan consists of a map, a set of statistics and other information that
describe the general location and type of proposed uses; A Master Area Plan is a
process for the refinement of development and open space boundaries and statistical
information on an individual and overall Planning Area basis. The map and statistical
information presented in the Master Area Plan will be the impetus for refinements and
amendments to the PC Development Map and PC Statistical Table. All subsequent
projects within the planning area shall be in substantial conformance with the provisions
of the approved Master Area Plan. The Planning Commission is the approving authority
for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Development Services, as specified in PC Program Text
Section [ILA.4.

1. BACKGROUND:

Entitlements: On November 8, 2004, the Orange County Board of Supervisors
approved a General Plan Amendment (Resolution No. 04-291), Zone Change
(Resolution No. 04-292 and Ordinance No. 04-014), and Development Agreement
(Resolution No. 04-293 and Ordinance No. 04-015) for the original 22,815-acre Ranch
Plan Planned Community area.

CEQA: Concurrent with the foregoing planning efforts, the Board of Supervisors
adopted Resolution No. 04-290, certifying FEIR 589 as complete, adequate, and in full
compliance with the requirements of CEQA and the State CEQA Guidelines. A
Statement of Findings and Overndlng ConS|derat|ons were adopted as part of the
approval process. Fi were made for the
following topical ared§:dandyustCarad pele V@it Rildmigingpegriduitural resources, water
resources, air quality, noise,Geséiheticpmadtvisuabessourced, mineral resources, fire
protection services gnd facilities, traffic and circulation, and biological resources.

Settlement Agree nt:r:'C?r!M Blengrﬁé\el?LSY 26‘8{%%‘%% of Mission Viejo (City) and a
coalition of concerngd environmental groups (Resource Orggnizations) filed separate
actions in the Orangp wg%@wew&%%&}gﬁ”ﬁ@%th Board of Supervisors’
approval of the Rangh Rlag Riciggkane #sgestification of FEJIR 589. Following a series
of meetings and negptiations between representatives of thg County, the City, the
applicant, and the Rgsource Organizations, the parties achigved full settlement of the
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outstanding issues on June 9, 2005 (City) and August 16, 2005 (Resource
Organizations), with dismissal of the individual lawsuits following thereafter. The terms
of the individual settlements were memorialized in separate settlement agreements
executed by and between the parties on the identified dates. Notably, the provisions of
the August 16, 2005, settlement agreement (Resource Organizations) resulted in
certain refinements to the Ranch Plan project that, in effect, increased the amount of
open space that will be permanently protected and managed (i.e., from approximately
15,132 gross acres to 16,942 gross acres) and reduced the acreage available for
development activities (i.e., from approximately 7,683 acres to 5,873 acres).

Resource Agency Approvals: The Southern Subregion NCCP/MSAA/HCP and
associated Environmental Impact Report/Environmental Impact Statement (EIR/EIS)
was prepared by the County of Orange in cooperation with the CDFG and the USFWS
to provide for the conservation of designated State- and federally listed and unlisted
species and associated habitats that are currently found within the 132,000-acre
NCCP/MSAA/HCP study area (i.e., the “Southern Subregion”). The NCCP/MSAA/HCP
creates a permanent habitat reserve consisting of (1) 11,950 County of Orange-owned
acres contained within 3 existing County regional and wilderness parks (O’Neill
Regional Park, Riley Wilderness Park, and Caspers Wilderness Park) and (2) 20,868
acres owned by Rancho Mission Viejo (RMV). The USFWS distributed the Final EIS for
public review on November 13, 2006. The Implementation Agreement (I1A) was signed
by the Participating Landowners (i.e., the County, RMV, and the Santa Margarita Water
District [SMWD]) in December 2006. CDFG issued an MSAA for the Ranch Plan on
September 29, 2008. The MSAA covers the activities associated with implementation of
the approved development. The covered activities include: (1) development in Planning
Areas 2, 3, 4, 5, and 8; (2) cultivation of orchards; (3) roadway improvements; (4)
construction of bikeways and trails; (5) sewer and wastewater facilities; (6) drainage,
flood-control, and water quality facilities; (7) maintenance of existing facilities within the
Ranch Plan boundary; (8) habitat restoration; (9) geotechnical investigations; and (10)
relocation of the RMV headquarters.

Special Area Management Plan: A Special Area Management Plan (SAMP) is a
voluntary watershed-level planning and permitting process involving local landowners
and public agencies that seek permit coverage under Section 404 of the Federal Clean
Water Act for future actions that affect jurisdictional “Waters of the U.S.”. The SAMP,
which was approved by the USACE in 2007, establishes three regulatory permitting
procedures: (1) Regional General Permit Procedures for Maintenance Activities Outside
of the Ranch Plan P ity ission Procedures for Future
Qualifying Applicant idelines Review Outside
the Ranch Plan Planned CoffBaKgtomie (@ SedrigeFerm Individual Permits/Letters of
Permission for Dredg@e and Fill Activities within the Ranch Plan Planned Community.
With respect to the ancﬂ%ﬁ%ﬂﬁé&-boﬁ\ﬁﬁﬁ?ﬂ% USACE issued an Individual
Permit of extended duration to specify allowable impacts to §Waters of the U.S.” over
the life of the Ranch|Plan project. The long-term Individual Hermit would require
additional review an nggfﬁhﬁgg@' ELt8ar€ Proposed within the Ranch Plan
Planned Community{{o"sHSUire c6hsi c@ th allowable injpacts and the terms and

conditions of this long-term Individual Permit. The USACE wpould review specific
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activities under the Letter of Permission procedures for the geographic area covered by
the Individual Permit as each activity is proposed for implementation.

Annexation: In 2009 a 132-acre area was sold to the City of San Juan Capistrano and
annexed into the City as recreational open space. This change in status of a portion of
the overall Ranch Plan area resulted in administrative corrections to the Ranch Plan
Planned Community Development Map and Ranch Plan Statistical Table. The balance
of the 22,683-acre RMV Planning Area, totaling approximately 16,915 acres (or
approximately 74.57 percent), was identified for open space uses with 5,768 acres set
aside for future development uses.

2. LOCATION AND EXISTING USES

This Master Area Plan addresses Planning Areas 3 and 4 which are a portion of the
Ranch Plan Planned Community shown graphically on Exhibit 1: Regional Location
Map, and Exhibit 2: Local Vicinity Map. The approximately 22,683-acre Ranch Plan
project site is located in southeastern Orange County located within unincorporated
Orange County.

The 3,313-gross acre Planning Areas 3 and 4 development use area is located north
and south of Ortega Highway, east of Antonio Parkway, the planned community of
Ladera Ranch, and the Ranch Plan village of Sendero, south of the planned community
of Coto de Caza, west of Planning Area 4 and Caspers Regional Park. Planning Area 3
is located in Gobernadora Canyon. Gobernadora Creek flows in a southerly direction
along the westerly boundary of the Planning Area to its confluence with San Juan
Creek, which is a dominant physical feature extending northeast and southwest through
the larger Ranch Plan Planned Community, is located south of Planning Area 3.

The Planning Area 4 development use area is located south of Ortega Highway, east of
Antonio Parkway, the planned community of Ladera Ranch, the Ranch Plan village of
Sendero, Planning Area 3 and south of Caspers Regional Park. Planning Area 4 is
located in Central San Juan Creek Canyon. San Juan Creek, which is a dominant
physical feature extending northeast and southwest through the larger Ranch Plan
Planned Community, is located north of Planning Area 4.

Future Cow Camp Road traverses Planning Area 3 in a generally east-west direction
and existing Ortega Highway traverses the westerly portion of Planning Area 4 in a
generally north-south direction.

Portions of Planning Area 3 have been used for agricultural, nursery and other lease
uses for the past 120 years. EX|st|ng non- re3|dent|al agrlcultural land uses within
Planning Area 3 incl{ig¢ I.C feapb and barley fields. Color
Spot Nursery is also Iocated@lﬁl@,m Fﬁ%@rﬁ%tﬁ{e sevefal industrial type leases
including CR&R/Soldg Disposal Company, Calmat, Ewles Materials, Olsen
Pavingstone, Ceme) and: Grasnstona iMatenais: pajorgthe $outhern boundary of
Planning Area 3 is ap area known historically as Cow Camp] Existing uses in this area
include homes for ranch agricultural employees, ranch officds, a horse riding arena,
pastures and stock yargs;tack roenm| shem eatipinant sterade and restroom facility.
There are several urjpavedvanchtroatzdaedted within the Planning Area. The
Gobernadora Ecological Restoration Area (GERA) is locateq within the Planning Area 3
open space adjacenj to Planning Area 3.
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3. MASTER AREA PLAN PROPOSAL

As required by Ranch Plan PC Program Text Section |.C, Condition of Approval No. 1, a
Master Area Plan is required for each of the development Planning Areas including
Planning Areas 3 and 4. Exhibit 3 on the following page depicts the Ranch Plan
Planning Process, and identifies the Master Area Plan in the context of all of the
required Ranch Plan entitlement plans, programs and requirement sources.

As defined by PC Program Text Section 11.B, a Master Area Plan consists of a map, set
of statistics, and other information that describes the general location and type of
proposed uses and is a process for the refinement of development and open space
boundaries and statistical information on an individual and overall Planning Area basis.
All subsequent projects within the planning area must be in substantial conformance
with the provisions of the approved Master Area Plan.

3.1 PC Development Map and PC Statistical Table Amendment:

Two of the key components of the Ranch Plan PC Program Text are the PC Statistical
Table and the Development Map. The PC Statistical Table regulates the land uses in
each planning area and reflects the overall development level throughout the Ranch
Plan Planned Community area. The PC Development Map reflects the type of
development within each Planning Area. Although the overall zoning, which includes the
zoning map and development regulations, was adopted by ordinance, the PC Statistical
Table and PC Development Map were adopted by resolution. This was done because
the County recognizes that the zoning regulations allow modifications to the PC
Statistical Table and PC Development Map, including transfer of development between
planning areas. Modifications to the PC Statistical Table and PC Development Map
would require Planning Commission, not Board of Supervisors’ action, except for those
reallocations and other adjustments that may be approved by the Director, OC
Planning, as noted above.

The land use plan for the 3,313-gross acre Planning Areas 3 and 4 includes, residential
and non-residential uses within the limits of the Ranch Plan Planned Community
Development Map and Statistical Table limits as depicted on Table 1, Planned
Community Statistical Table Revision. The Planning Areas 3 and 4 acreage and square
footage totals are reflected in the shaded portion of Table 1, PC Statistical Table
Revision.
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3.2 Land Use Plan and Master Area Plan Development Table:

The Master Area Plan is intended to show the general location, acreage and type of
land use for each Planning Subarea. Eight Subareas are contained for Planning Areas

3 and one Subarea is contained within Planning Area 4. The Land Use Plan (Exhibit 4)
depicts the general location of each proposed Subarea Plan within Planning Areas 3
and 4, as required by Ranch Plan PC Program Text Section 11.B.3.a.2. The distribution
of these land use types is also depicted on Table 2, PA3-4 Master Area Plan
Development Table. The location of each of the Subareas is also depicted in Exhibit 4
(Land Use Plan).

The Planning Areas 3 and 4 Master Area Plan include residential, Urban Activity Center
(UAC), Business Park, Neighborhood Center and open space uses as well as public
facilities and public parklands, and open space. Table 2 provides statistical information
for Planning Areas 3 and 4. Exhibit 4, Planning Areas 3 and 4 Land Use Plan, depicts
the 30-foot grading contours and identifies the land uses within Planning Areas 3 and 4.
In summary, 2,416-gross acres of residential use allowing 7,500 total dwelling units, 270
gross acres and 3,400,000 square feet of non-residential uses (201 acres of Urban
Activity Center, 19 acres of Neighborhood Center and 50 acres of Business Park) are
proposed within the 2,686-gross acre development area portion of Planning Areas 3
and 4. 2,171-acres of the 2,186-gross acre PA3 is development area, with 15 acres of
open space to be determined at the time of subdivision approvals. The non-
development area portion of the 1,127 Planning Area 4 (612-gross acres) will be
dedicated as permanent open space reserve. The provision of open space dedications
associated with Planning Areas 3 and 4 is discussed further in Section 4.1.D.

The Planning Area 4 Master Area Plan would include Urban Activity Center uses,
residential uses, and open space. Table 2 provides statistical information for Planning
Area 4. Exhibit 4, Planning Areas 3 and 4 Land Use Plan, depicts the 30-foot grading
contours and identifies the land uses within Planning Area 4.

The nine Planning Subareas within PA3 and PA4 are generally described below,
including proposed land uses, and described in detail in each specific Subarea Plan.
Subarea 3.1

The 257-gross-acre Subarea 3.1 is located in the southwesterly portion of Planning
Area 3. Cow Camp Road would traverse the southerly boundary of the subarea in a
generally east-west direction. Gobernadora Canyon is located westerly of Subarea 3.1.
The following land ugesargypodsadje - OC Public Works

. 254 gross acrs of re§lantiAT QRUSIBLAEEHE ST ea, allofving a total of 962 dwelling
units, including 39 - ifi it is residentfal area may also include,
but not be lim edﬁ(ﬁmsel?ﬁ#vﬁ%?sépa;l%@vﬁy Sgction III.A (Residential) of
the Ranch Plgn Planned Community Program Text:

- A poteftial affordable hpusing site of up to 3-gfoss-acres, in compliance

i éﬁﬁ&ﬁ%ﬁ%@%@@ éﬁé"r%%ﬁ%ﬂ Aireement (AHIA).
« Up to 12 acres of community facility uses (incl§ding, but not limited to a
potentipl K-8 school and a day care center).
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« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 5 acres of public parkland

« Up to 3 acres and up to 15,000 square-feet of uses allowed by Section Ill.C.1.a
(Neighborhood Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.2

The 269-gross-acre Subarea 3.2 is located in the middle-westerly portion of Planning
Area 3. “C” Street would traverse the westerly portion of the subarea and “K” Street
would traverse the easterly boundary of the subarea, both in a generally north-south
direction. Gobernadora Canyon is located westerly of Subarea 3.2. The following land
uses are proposed:

« 266 gross acres of residential development area, allowing a total of up to 1,154
dwelling units, including approximately 468 age-qualified units. This residential
area may also include, but not be limited, to the following uses allowed by
Section Ill.A (Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 5 acres of public parkland

« Up to 3 acres and up to 15,000 square-feet of uses allowed by Section IIl.C.1.a
(Neighborhood Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.3

The 252-gross-acre Subarea 3.3 is located in the north-central portion of Planning Area
3. “C” Street would traverse the westerly boundary of the subarea and “K” Street would
traverse the middle g=Hae-sebarea—both--a~gereraty=Rertaysouth direction.
Gobernadora CanyoH 8464486 as@ely el YLak.
easterly of Subarea B.3. ThEfolEWHRPHRR FEEYLRE propoded:

include, but npt be limited, to the following uses allowgd by Section IlI.A

. Program Text:

« A poteptialcaffordable hdsiag isite of up to 6-gfoss-acres in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potefptial Home Based Business Enclave (HBBE).
Permits: PA140072-81 Master & Subarea Plans
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« Up to 2 acres of community facility use (including, but not limited to a
potential fire station and a day care center).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 5 acres of public parkland

« Up to 3 acres and up to 15,000 square-feet of uses allowed by Section IlI.C.1.a
(Neighborhood Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.4

The 252-gross-acre Subarea 3.4 is located in the northerly portion of Planning Area 3.
"K” Street would traverse the southwesterly portion of the subarea, in a generally east-
west direction. Gobernadora Canyon is located westerly, Gobernadora Basin is located
northwesterly, Coto de Caza is located northerly and Caspers Wilderness Park is
located easterly of Subarea 3.4. The following land uses are proposed:

« 242 gross acres of residential area, allowing a total of up to 881 dwelling units,
including approximately 357 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 3-gross-acres in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 5 acres of public parkland

« Upto 10 acres and up to 100,000 square-feet of uses allowed by Section
[11.C.1.a (Neighborhood Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.5

The 178-gross-acre Subarea 3.5 is located in the central portion of Planning Area 3.
Cow Camp Road would traverse the southerly boundary of the subarea in a generally
east-west direction, and “K” Street would traverse the easterly boundary of the subarea
in a generally north- ed by Subarea 3.1 to the
west, Subarea 3.2 tg s? fba area (o] Ot east, Subarea 3.6 to the
east and Subarea 3.B to the sou|$ e"}%ﬂowrng(tand uses fare proposed:

« 128 gross acres of f&sidamtidl Ard, ahdARG EEtal of up to 700 dwelling units,
including appfoximately 284 age-qualified units. Thisjresidential area may also
include, but npt be limited, to the following uses allowgd by Section III.A
(Residential) pithe Ranch P8R Pianméd Qormraunity Program Text:

. A potehi@IPAffsrdaIE hdESIRg Site of up to 6-gfoss-acres in compliance
with the Affordable Housing Implementation Agreement (AHIA).
« A potefptial Home Based Business Enclave (HBBE).
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- Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 20 acres of community facilities (including, but not limited to
potential community center, church, fire station and library)

« Up to 5 acres of public parkland

« Up to 50 acres and up to 305,000 square-feet of uses allowed by Section
[lI.E.1.a (Business Park — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.6

The 335-gross-acre Subarea 3.6 is located in the southeasterly portion of Planning Area
3. Cow Camp Road would traverse the middle of the subarea in a generally east-west
direction. San Juan Creek and Planning Area 4 located easterly of Subarea 3.6. The
following land uses are proposed:

« 282 gross acres of residential area, allowing a total of up to 1,171 dwelling units,
including approximately 515 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE)

« Up to 17 acres of community facility use (including, but not limited to a
potential K-8 school site, a fire station and a day care center).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 20 acres of public parkland

« Up to 53 acres and up to 750,000 square-feet of uses permitted by Section
[11.D.1.a (Urban Activity Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 3.7

The 319-gross-acre Subarea 3.7 is located in the east-central portion of Planning Area
3. "K” Street would traverse the westerly boundaw of the subarea in a generally north-
south direction. Ca of Subarea 3.7. The

following land uses 4re proﬂ'&ie

range - ublic' Works

evelopment Services

« 319 gross acts of residential area, allowing a total of up to 1,131 dwelling units,
including appfoxirG&aiblp 190 g eLqgtalfEROWEDThisjresidential area may also
include, but npt be limited, to the following uses allowgd by Section III.A
(Residential) f the Ranch Plan Planned Community Program Text:

« Up to J-aeres \ofcomnilimityi facilityruse ¢imcluding, but not limited to a
@ﬁﬂ@yﬁ)_Date: 2/25/2015
- A poteftial affordable housing site of up to 6-gfoss-acres in compliance

with thg¢ Affordable Housing Implementation Alreement (AHIA).
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« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to clubhouses,
swimming pools, sports fields, sports courts, tot lots, and pedestrian and
bike trails.

« Up to 5 acres of public parkland.

Subarea 3.8

The 309-gross-acre Subarea 3.8 is located in the southerly portion of Planning Area 3.
Cow Camp Road would traverse the northern boundary of the westerly portion of the
subarea in a generally an east-west direction. San Juan Creek is located southerly of
Subarea 3.8. The following land uses are proposed:

« 274 gross acres of development area generally zoned residential, which may
include, but not be limited to, the following uses allowed by Section Ill.A
(Residential) of the Ranch Plan Planned Community Program Text:

« Up to 50 acres of proposed sports park uses.

« Approximately 80 acres of detention basins and water quality basins, as
allowed by Section Ill.F.1.1.1)b) (Community Facilities) of the Ranch Plan
Planned Community Program Text.

« Approximately 75 acres of uses allowed by Ranch Plan Planned
Community Text Section Ill.H: Agricultural and Other Existing and On-
Going Uses (including but not limited to Item Il1.H.2.d: “Ranching facilities
also used periodically for recreational purposes (including “Cow Camp” at
31471 Ortega Highway.”

« Up to 35 acres and up to 500,000-square-feet of uses permitted by Section
[11.D.1.a (Urban Activity Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

Subarea 4.1

Subarea 4.1 is the only Subarea proposed within Planning Area 4. The 1,127-gross
acre Planning Area 4 includes the 515-gross acre Subarea 4.1 boundary that is
coterminous with the Development Area portion of Planning Area 4. Ortega Highway
would traverse the westerly portion of the subarea in a generally east-west direction.
San Juan Creek is located northwesterly of Subarea 4.1. The following land uses are
proposed:

« 402 gross acres of residential area, allowing a total of up to 500 dwelling units.
This residential area may also include, but not be limited, to the following uses
allowed by SqEOR in Planned Community

oC Develnpment Services
« A poteptial affordable housing site of up to 3-gloss-acres in compliance

with the Aftersiableideusing/mpigmentation Agreement (AHIA).
« A potefptial Home Based Business Enclave (HBBE).
- Privatgrecreational uses, including but not limfted to clubhouses,

swimming praledsperis fields sports.eeuds, tqt lots, and pedestrian and
bike trdilspproval Date: 2/25/2015
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« Upto 113 acres and up to 1,700,000 square-feet of uses permitted by Section
[11.D.1.a (Urban Activity Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

« The remaining undeveloped 612-acres of Subarea 4.1 would be open space,
with other potential uses including but not limited to a future reservoir and
Agricultural and Other Existing and On-Going Uses allowed by Ranch Plan
Planned Community Text Section Ill.H.2.d.

The Planning Areas 3 and 4 Master Area Plan Development Table (Table 2)
incorporates the PC Statistical Table use acreages and detailed acreages for proposed
land use within each Subarea Plan, as required by Ranch Plan PC Program Text
Section I1.B.3.a. 2, 3, 4 and 6. Specifically, Table 2 denotes the proposed gross and net
acreage in the Residential, Urban Activity Center, Neighborhood Center and Business
Park categories.

The maximum dwelling unit totals for each Subarea Plan and an estimated senior
housing (age qualified) dwelling unit total for the planning area are also provided, as
required by PC Program Text Section |.A, General Regulation 27.

An analysis of compatibility with existing, adjacent land uses is required by Ranch Plan
PC Program Text Section 11.B.3.d.1. The nearest land uses to PA3-4 will be within PA2
and PAS5 of the Ranch Plan community. PAZ2 is being developed prior to and concurrent
with the development of PA3-4. It is the intent of the master development that all
Planning Areas within the Ranch Plan be compatible with each other.

The Planning Areas 3 and 4 Master Area Plan Development Table (Table 2) provides
more detailed information on each Subarea as required by PC Program Text Sections
I1.B.3 and 11.B.4, including an initial estimate of the intensity of non-residential
development for purposes of analyzing traffic generation, land use compatibility and
infrastructure phasing. More specific non-residential acreages and square footages will
be provided with each applicable Subarea Plan.

The Planning Areas 3 and 4 Master Area Plan Development Table (Table 2) also
identifies proposed park acreage, which will incrementally satisfy the Ranch Plan’s
General Plan Recreation Element parkland requirements as addressed by PC Program
Text General Regulation 18 and Section 11.B.3.a.6. The Park Implementation Plan is a
program designed to plan and monitor the provision and development of local parks
within the Ranch Plan in accordance with Quimby Act requirements. The Park
Implementation Plan will be maintained and updated over time as the Project is
implemented.

County of Orange - OC Public Works
3.3 Preliminary CorjceptuabGradingpment Services

The proposed PA3-4 Land Use Plan (Exhibit 4) provides the] PA3-4 preliminary
conceptual grading 4t 30cfobtidhioA irtervalB P480E&lired by Ranch Plan PC Program
Text Section 11.B.3.aj10. A more detailed Concept Grading Plan, at ten-foot contour
intervals, will be proyided as part of each applicable Subared Plan, as required by PC
Program Text SectigniihB S/b@BBY THerConeéptr@rasting Plan for each Subarea Plan
and all subsequent Bi6h (&M@ gradirg Bermits must bejconsistent with the
preliminary concept grading shown on the proposed PA3-4 land Use Plan (Exhibit 4),
or an Area Plan amgndment will be required.

Permits: PA140072-81 Master & Subarea Plans
PA3-4 Master Area Plan February 25, 2015
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3.4 Infrastructure:

It is important to note that development phasing, including residential, non-residential
and infrastructure, is not specified in this Master Area Plan, nor in the Subarea Plans for
Subareas 3.1 through 4.1. The project must satisfy all infrastructure requirements as
each phase is implemented, but the order of implementation of each Subarea is yet to
be determined. Infrastructure components for Planning Areas 3 and 4 are addressed by
the text below, and on Exhibits 5 through 11.

Roadways: Exhibit 5 identifies new arterial locations per the Orange County
Transportation Agency’s Master Plan of Arterial Highways, including the following:

* Cow Camp Road (Segment 2). Cow Camp Road is proposed as an east-west
major arterial highway with up to a 60 mile per hour design speed that will extend
from Antonio Parkway to the existing Ortega Highway near the common
boundary of the Rancho Mission Viejo Planned Community and Caspers
Wilderness Park. A portion of Cow Camp Road, known as Segment 1, is located
within Planning Areas 1 and 2. The segment adjacent to and within Planning
Area 3 is known as Segment 2 and would include four signalized intersections
and a bridge at Cafiada Gobernadora (Gobernadora Bridge) and over San Juan
Creek to Planning Area 4. To adhere to existing hillside contours, construction
phasing, habitat preservation, and provide enhanced wildlife crossings the
eastbound and westbound lanes across Cafiada Gobernadora would be built as
two separate bridge structures. A similar design would also be used for the
bridge across San Juan Creek. The typical cross-section for Cow Camp Road
would be consistent with the County of Orange Standard Plans for a major
arterial highway. In its ultimate configuration there would be 6 general-purpose
lanes (3 westbound and 3 eastbound) lanes west of “C” Street and 4 general
purpose lanes east of “C” Street to Ortega Highway. The roadway would have 8-
foot-wide shoulders, 6-foot-wide sidewalks with a raised curbed median 20 feet
wide on the western reach and would transition to a collector roadway of two
lanes (one lane in each direction). Cow Camp Road was addressed in FEIR 589
as New Ortega Highway. Cow Camp Road is designated as a Scenic Highway
Landscape Corridor by the General Plan. In compliance, a 25-foot scenic
highway easement from curb-line will be clear of structures and signage.

* “K” Street. "K” Street is proposed as an east-west secondary arterial highway or
collector street with a 50 miles per_hour minimum design speed. It will extend
from the prop@sediyantidranigeeh &g @ aili-WStkaeq in Planning Area 2, cross
Canada GobgrnadoraCandetrpressesSeRlarnsing Arda 3 along a southeasterly
alignment ang connects to Cow Camp Road. Basefl on the current PA3 and 4
Addendum TiafficCSMENTIaHtBiIbaiedRBRIGEETRIly tlips on “K” Street would not
meet the thrgshold of classification as a secondaryarterial highway. Exhibit 5
depicts “K” Sfreet as an arterial consistent with the [County of Orange Standard
Plans for a s Waw%ﬁériﬁﬂ&gg ofoursaree uridivided roadway); however,
the cross-segtioi? fordalebiiet! (two-lane ufdivided roadway) may be
sufficient for the bridge crossing Cafnada Gobernado

Permits: PA140072-81 Master & Subarea Plans
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* “C” Street. “C” Street is proposed as a north-south two-lane secondary arterial
located on the western edge of Planning Area 3 that will intersect with Cow
Camp Road in the south-west corner of the Planning Area.

* Gibby Road. Gibby Road is an existing ranch road that provides access to
industrial uses in Planning Area 3. The roadway will be improved to County
standards and a bridge structure will replace the existing Arizona crossing of San
Juan Creek. The bridge will be two lanes wide and connect to the existing traffic
signal on Ortega Highway at Gibby Road.

* Ortega Highway. Ortega Highway will be modified to allow the connection of
Cow Camp Road. This will include options for an at-grade intersection or round-
about. Portions of Ortega Highway may be realigned in the vicinity of Planning
Area 4 while maintaining the two lane configuration. Minor roadway and
drainage improvements would be constructed with the adjacent property
development. An additional roundabout or signalized intersection would be
added northeast of the Cow Camp Road intersection to provide access to the
adjacent lots.

* PA 4: Roadways within Planning Area 4 will provide two-lane access from
Ortega Highway into the adjacent residential and commercial use areas within
Planning Area 4.

As one of the key Ranch Plan adopting actions, the South County Roadway
Improvement Program (SCRIP Part I) will provide for the imposition, collection and
disbursement of fees to facilitate construction of transportation improvements in Orange
County that will relieve traffic congestion on existing and future transportation systems
as the Ranch Plan is developed.

The County General Plan Circulation Element Scenic Highway Plan designates Cow
Camp Road (from Antonio Parkway east to Ortega Highway) as a landscape corridor.
Project compliance with the Scenic Highway Plan along this arterial roadway shall be
consistent with Orange County General Plan Transportation Element Figure IV-15 on
Page 1V-39.

Intersection geometrics may be revised in conjunction with each subsequent applicable
Subarea Plan, if consistent with the traffic study. More detailed infrastructure facility
locations will be located as part of each applicable Subarea Plan.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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Water & Wastewater Conveyance Facilities:

Exhibits 6 and 7 depict the location of proposed facilities for domestic and non-domestic
water, respectively, which would include four domestic water reservoirs, three non-
domestic water reservoirs and the installation of water mains for both domestic and non-
domestic water located predominately within future. One of the domestic water
reservoir sites is located easterly of the development area boundary within the open
space (Habitat Reserve) area, as previously addressed by FEIR 589. All other
reservoirs and water conveyance facilities would be located within the development
areas, with no impacts beyond those identified for the development areas.

Exhibit 8 depicts the location of proposed wastewater facilities, which would include
distribution and collection lines internal to the Planning Areas and two sewer lift stations
is anticipated, one in the southwesterly portion of Planning Area 3 and the other in the
westerly portion of Planning Area 4. Impacts associated with these main facilities have
been previously analyzed in FEIR 589 and an Addendum to FEIR 589 and EIR 584 for
Chiquita Canyon Water facilities.

Storm Drain Facilities and Outfalls:

Consistent with the Master Plan of Drainage, new storm drains and outfalls would be
constructed in conjunction with the development of Planning Areas 3 and 4. The
location of these facilities is depicted in Exhibit 9, including:

* 11 outfalls to San Juan Creek.
* 1 outfall to Gobernadora Canyon

The PA-3 & 4 Master Area Plan/Subarea Plans approval relies on the April 2013,
County approved Comprehensive Regional Stormwater Plan, Ranch Plan Planned
Community, Runoff Management Plan (CRSP ROMP) San Juan Creek Watershed.
Due to the magnitude of the project area, phasing of development ROMP and drainage
for PA3 and 4 will be identified after approval of the Master Area Plan with the
submittal of more detailed plans, as County policy deferral of Master Area Plan
approval by Planning Commission. As a result, subsequent and more detailed ROMP
studies will be developed at the level of Tentative Map approvals prior to Rough Grade
Plan approvals. This would address refinements for defining specific land use,
grading, and phasing of both development for PA3 and 4, together with updated
phasing to existing condition of Regional ROMP document.

range - QC P

The proposed waterlq%%‘ﬁpyt’f ':gllg{%% é'ssocqtgéﬂyitims‘ﬁf’ar#r% Areas 3 and 4, as

depicted on Exhibit 40, have been Siz&d fo retain runoff voldme from the 85
percentile, 24-hour design-stQsip 9 e JeVveloppeaias tribptary to each proposed
outfall. Outfalls thatjdo not discharge to the San Juan Creek floodplain are also
designed to achievefthe flow duration control standard for hydromodification control. No
hydromodification is Fequiregkof gacilitieswhichdraindiegotlyjinto a major drainage
channel such as Sar| dggroGreeki(ses ibedlaster Area Plan|Water Quality
Management Plan fdr reference).

Permits: PA140072-81 Master & Subarea Plans
PA3-4 Master Area Plan February 25, 2015 Page 22 of 36



Planning Area 5 & 4

LEGEND
\'0 = === Ranch Plan Boundary
\‘ Planning Area Boundary
‘\ —1 Planning Subarea Boundary
. L~ /' . [ 1 DevelopmentArea
\..—" N—e— l = Existing Arterials
Subarea 3.4 o e Proposed Arterials
. Residential, \ 30’ Interval Grading
Neighborhood Center & Existing Domestic Water Main
. S:ba:e? ?3 --------- Proposed Domestic Water Main
esidential, .
Neighborhood Center (@) Proposed Reservoir
0/0
Subarea 3.7 '
Residential .
PA-2 | e
Subarea 3.6 .,r
Residential, /
lH Urban Activity Commercial H
Subarea 3.2— : |
Residential, ‘ .
Neighborhood Center I\& l
)
)
r‘?§/“‘
f'. . ’?é"/
LT T T "an
h Subarea 4.1
Ortega Highway Residential,
Subarea 3.1 Swbareas: - Urban Activity Center
o ESidential, Subgr€ndidity of Ugangm - OC Public Works
eighborhood Center Resiflential, ; ; .
Urban aery Conter OC [Besersfhent Services
CONDITIONALLY APPROVED
1500’ 3000’ 6000’

Exhibit: 6

MASTER AREA PLAN
CONCEPTUAL DOMESTIC WATER SYSTEM

Ranch Plan Planned vumm uu_l'b,‘v

PA-3 & 4 Master Area Plan February 25, 2015 Page 23 of 36



Planning Area 5 & 4

LEGEND
\i‘ — - —
\ =1
. . A. "
\,'/- .\-"—--/ l —
Subarea 3.4 \ """"
Residential, \ A
Neighborhood Center & ——
— T . Subarea 3.3 e
s S Residential,
ELEX Neighborhood Center (@)
O
Subarea 3.7
! “\ Residential
PA-2 \
5 N Subarea 3.6
I Residential,
{ \ Urban Activity Commercial
Subarea 3.2—\ i~ :
Residential, Y
Neighborhood Center

Subarea 3.1 S— -
Residential, areand e
W Stal;i iy 8ty of Gzange - OC Public Works

OC [evwsrsfafient Services

30007

MASTER AREA PLAN
CONCEPTUAL NO!M-DOMESTIC WATER SYSTEM

Ranch Plan Planned vumm uu_l'b,‘v

PA-3 & 4 Master Area Plan February 25, 2015

Ranch Plan Boundary

Planning Area Boundary

Planning Subarea Boundary
Development Area

Existing Arterials

Proposed Arterials

30’ Interval Grading

Existing Non-Domestic Water Main
Proposed Non-Domestic Water Main

Proposed Reservoir '.’-
Proposed Pump Station /
0/0
0’-\"/
4
Subarea 4.1
Residential,
Urban Activity Center

Exhibit: 7

Page 24 of 36




Planning Area 5 & 4

—~
[ ‘e
\‘_/ N —

Subarea 3.4

Residential,
Neighborhood Center

ELEV

PA-2

Subarea 3.2—\  ‘ -

Residential,
Neighborhood Center

Subarea 3.3

Residential,
Neighborhood Center

Subarea 3.7

Residential

15007 3000’

MASTER AREA PLAN
PRELIMINARY WAGTEWATER SYSTEM

Ranch Plan Planned vumm uu_l'b,‘v

PA-3 & 4 Master Area Plan

Subarea 3.1
Residential, e
Neighborhood Center Sl#:si ential

odiity of Orange - OC Public Works |

OC Development Services

February 25, 2015

LEGEND

AN Subarea 3.6

Residential,
Urban Activity Commercial

Ranch Plan Boundary
Planning Area Boundary
Planning Subarea Boundary
Development Area

Existing Arterials

Proposed Arterials

30’ Interval Grading

Existing Sewer Main
Existing Sewer Force Main

Proposed Sewer Main r
Proposed Sewer Force Main S
Proposed SMWD Lift Station ,/
0/
0’-\"/

Subarea 4.1

Residential,
Urban Activity Center

Exhibit: 8

Page 25 of 36



Planning Area 5 & 4

Subarea 3.1

Residential,
Neighborhood Center

Subexlibity of |- OC Public Works
Urbarsisc! meaéenter oc mﬁﬂent Services

CONDITIONALLY APPROVED

0 15007

MASTER AREA PLAN
PRELIMINARY STCRM DRAINAGE SYSTEM

30007

6000’

Ranch Plan Planned vumm uu_l'h,‘v

PA-3 & 4 Master Area Plan February 25, 2015

LEGEND
..
—""
\ = —
. . A. L]
\“/- .\_______/ l ........
Subarea 3.4 : .
Residential, \ —
Neighborhood Center . —_—
\ Subarea 3.3 ®
Residential,
Neighborhood Center
[
Subarea 3.7
Residential
PA-2
Subarea 3.6
Residential,
Urban Activity Commercial
Subarea 3.2—\\
Residential, !
Neighborhood Center

Ranch Plan Boundary

Planning Area Boundary

Planning Subarea Boundary

Development Area

Existing Arterials

Proposed Arterials

30’ Interval Grading

Existing Storm Drain

Proposed Storm Drain

Proposed Outfall Locations Per EIR 589 & ROMP
Regional Flood Control Basin (ROMP) T
Local Flood Control Basin (ROMP) /'

Subarea 4.1

Residential,
Urban Activity Center

Exhibit: 9

Page 26 of 36



3.5 Master Trail and Bikeway Implementation Plan:
Final Program EIR 589, Mitigation Measure 4.12-1, requires that:
“In conjunction with approval of the first Master Area Plan, the applicant shall
develop a Master Trail and Bikeways Implementation Plan for the Ranch Plan
that would establish viable routes for trails and bikeways to provide connectivity
to community trails and bikeways in adjacent developments and with existing and
proposed recreational facilities. The Master Trail and Bikeways Implementation
Plan shall meet with the approval by the [Director, OC Planning] in consultation
with the [Manager, OC Parks].”
In satisfaction of this mitigation measure, a Master Trail and Bikeways Plan was
approved by the County in 2011. The location of Master Trail and Bikeway facilities will
be per the approved September 2011 Master Trail and Bikeways Implementation Plan
(Implementation Plan). Within Planning Areas 3 and 4 (see Exhibit 11), the following
facilities are to be provided as specified in the Implementation Plan:
* San Juan Creek Class | Bikeway proposed along the northern side of San Juan Creek.
* Community Trail “X”, which provides linkage as a designated regional riding and hiking
trail, constructed with PA3, but only after County constructs the portion of trail westerly of
Trail “X” known as Wagon Wheel Trail connecting with General Thomas F. Riley
Wilderness Park.
* Community Trail “Z” is to be implemented with PA3, but only after County constructs the
portion of trail westerly of Trail “X” known as Wagon Wheel Trail connecting with General
Thomas F. Riley Wilderness Park.

3.6 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 12
identifies the existing location of all current agricultural and other existing and on-going
uses within Planning Areas 3 and 4, as required by PC Program Text Section I1.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland and citrus trees.

3.7 Compatibility with Caspers Wilderness Park:

PC Program Text General Regulation 21 and 22 generally relate to the compatibility of
development with Caspers Wilderness Park General Regulation 21 requires that
exterior lighting adja to confine direct rays to
the premises, and p M%’#& r{;g\ h the eastern edge of PA3
shall minimized refrgctive lig FI of ki Srﬁel‘é?]borhoc ds and into the night sky.
This compatibility wi be% P pliahce with County Standard
Condition LGO1 (Light a are 6‘%2 z'géglﬂég% ecember 13, 2013 PC Program
Text Guidance Doc

ent.

Approved By: Planning Commission
Approval Date: 2/25/2015
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General Regulation 22 requires a broad color palette be provided for the exterior walls
and roofing materials of future homes and businesses with a specific emphasis on
roofing materials visible from Caspers Regional Park to ensure on-going compatibility
with the natural surroundings. This compatibility will be ensured when Rancho Mission
Viejo builders submit their Site Development Permits and/or construction plans to the
County or Orange for approval.

4. MASTER AREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Planning Areas 3 and
4 Master Area Plan, and all Ranch Plan Master Area Plans, must comply with the

following specific requirements in Section | and Il of the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. NCCP / HCP Planning Guidelines, Condition of Approval No. 3 (Section |.C, page 7)

3. Area Plans for Planning Areas 1 through 9, including Planning Reserve
areas and Planning Area 10 (Open Space) shall utilize the
recommendations of the draft NCCP/HCP Planning Guidelines
(prepared by NCCP/SAMP Working Group, April 2003) developed for
the Southern Subregion, Orange County, California and draft
Watershed and Sub-Basin Planning Principles (prepared by
NCCP/SAMP Working Group, February 2003) developed for the San
Juan/Western San Mateo Watersheds, Orange County, California.

As described in Final Program EIR 589 (Section 4.9 Biological Resources and the
biological alternative analysis in FEIR 589 Appendix M), each sub-basin (and
therefore each development Planning Area, inclusive of Planning Areas 3 and 4) is
in compliance with the abovementioned Watershed Planning Principles.

B. Fire Protection Program, Condltlon of Approval No. 8 (Section I.C, page 8)
and Final Program

adaptive mpanagement tools (grazing, prescribed fires, etc.) for
controlling| thergrowthEor VEgetatie -surdliding Ranch Plan
developménPAre Yot $iiécesstid A vegetation trgnsitions from Fuel
Model 2 (fM2) to Fuel Model 4 (FM4), as classified by the BEHAVE
Fire Behavior Fuel Modeling System, OCFA may bpt to require Fuel
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PC Program Text Sdction. Jl.. Im

Modification zone widths based on the BEHAVE model anticipated
flame lengths plus 20-feet for defensible space.

The Orange County Fire Authority (OCFA) was the approval authority for the July
2007 Ranch Plan Fire Protection Program which satisfies this requirement for the
entirety of the Ranch Plan Area. OCFA has approved the updated Preliminary Fuel
Modification Plan for PA3-4 Master Area Plan, per the Ranch Plan Fire Protection
Program Condition of Approval No. 3.b).

. Runoff Management Plan (except PA-1) & Master Plan of Drainage, Condition of
Approval No. 4 (Section I.C, page 7) and Final Program EIR 589 Mitigation
Measures No. 4.5-1 and 4.5-2

4. Prior to the approval of the first Master Area Plan, with the exception of
Planning Area 1, the applicant shall:

a. Prepare a Runoff Management Plan (ROMP) satisfactory to
Manager, Flood Control Division and Manager, Watershed and
Coastal Resources Division.

b. Prepare a Master Plan of Drainage (MPD) satisfactory to Manager,
Flood Control Division and Manager, Watershed and Coastal
Resources Division showing all flood control and storm drain
features within the affected watershed(s).

The Ranch-wide ROMP and PA3-4 MPD have been submitted for approval prior to
approval of the PA3-4 Master Area Plan.

. Open Space Agreement. Conditions of Approval #9 (Section |.C, page 8) and
Final Program EIR 589 Project Design Features (PDF) 4.9-1 and 4.9-2

9. Perior to the approval of the first Master Area Plan, the landowner shall
enter into an agreement with the County regarding the 16,915-acre
RMYV Open Space.

Condition 9, above, has been satisfied per the July 25, 2006 Open Space
Agreement between the landowner and County, which occurred prior to the July 26,
2006 approval of the first Master Area Plan. Dedicated gross open space acreage
associated with Planning Areas 3 and 4 will include 627 total acres of permanent

open space resef\Eo Uity Wit RatgeRARPPUBAa'WARE q12-gross acres within the
PA4 boundary) I} additioncthefrgimeraserageement results in additional
permanent open gpace dedications to the Reserve exterfpal to PA3& 4 within
Planning Area 10. Batbifibemhahexid extexpalRpeEBpace will be phased with
development of ifdividual Subareas.

T\ PPTOVCU .

The Master Area Plgr*e8htet feiGirérheri{dare found in thd approved Ranch Plan PC
Program Text Sectigh 11.B.3.a, pages 14-15, as listed below jn italics. Following each
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PC Program Text requirement are specific notes on how this Master Area Plan is in
compliance:

7)

2)

3)

4)

Legal description (metes and bounds) of the overall Planning Area boundary and
graphic depiction of each Planning Subarea.

See Attachment 1, Planning Areas 3 and 4 Dvelopment Boundaries (Huitt-
Zollars, dated January 20, 2015).

The general location, acreage and type of land use for each Planning Subarea.
See Section 3.2 above and refer to Exhibit 4 and Table 2.

Proposed maximum number of dwelling units for each Planning Subarea.
See Section 3.2 above and refer to Exhibit 4 and Table 2.
Proposed maximum number of gross and net acres for non-residential land uses,

including community facilities and service stations to be located within Neighborhood
Centers, Urban Activity Centers and/or Business Parks.

See Section 3.2 above and refer to Exhibit 4 and Table 2.

5) A listing of agricultural and other existing and on-going uses, per Section lll.H. [PC

6)

7)

5)

Program Text], and consistent with [PC Program Text] General Regulation 16.

See Section 3.2 & 3.6 above and refer to Exhibit 12.

Estimated acres of park, recreation and other open space uses will be provided in
accordance with [PC Program Text] General Regulation No. 18, and the provisions
of the Orange County Local Park Code as contained in the Park Implementation
Plan for the Ranch Plan PC Area.

See Section 3.2 above and refer to Exhibit 4 and Table 2. The acreage of public
parkland proposed in Planning Areas 3 and 4 far exceeds the 29 acres of
projected by the July 7, 2014 Ranch Plan Local Park Implementation Plan.
When an applicant exceeds the LPIP acreages, it does not require an
amendment to the document. However, the LPIP is to be updated by RMV and
approved by the Subdivision Committee periodically to accurate reflect as-built
acreages.

Identification of jcabjeqirojeatale siga featitre SV oritigdtion measures and
Development AgkeemeniCstipwiatiopsnaniieaviedbe Planfing Area.

See _Section 3.2 aE&\‘?o?%ﬁﬁE‘iE‘% Emjpihé)eggthe Regulation Compliance

Matrix.

Other relevant prp rams ol:c:es and uidelines containgd in the Ranch Plan PC,
as may be requirg @f"vf/ﬁ?;' Y'dedcription of how they are
being implementg %? he Area | an
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Refer to the Planning Areas 3 and 4 Regulation Compliance Matrix (separate
submittal) for all applicable requirements and provisions.

9) A Traffic Analysis that supplements the Final Program EIR 589 traffic study (Austin
Foust Associates, Inc., May 2004) shall be submitted for review (per Mitigation
Measure 4.6-2) and approval by the Director, PDS. The traffic analysis shall include:

a) An evaluation of how any proposed refinements to [the Ranch Plan] circulation
system and/or milestones remain in substantial compliance with appropriate
Development Agreement obligations and Final Program EIR 589 mitigation
measures.

b) Average Daily Trips generated by uses proposed within the Planning Area, as
distributed onto the surrounding circulation system (both within the Ranch Plan
PC Area, and in the surrounding vicinity) including the peak hour characteristics
of those trips.

Refer to the Planning Areas 3 and 4 Traffic Analysis (separate submission) for a

full evaluation per “a” and “b” above relating to Planning Areas 3 and 4.

10) Phasing of infrastructure for the entire planning area, including arterial highway
locations (including secondary and collector arterials, if appropriate and known),
sewer, storm drainage and a Runoff Management Plan (ROMP), Master Plan of
Drainage (MPD), including the location of water quality facilities.

See Section 3.4 above and refer to Exhibits 5 through 10.

11) A broad color palette shall be provided for the exterior walls and roofing materials of
future homes and businesses. Specific emphasis shall be placed on roofing
materials visible from Caspers Regional Park to ensure on-going compatibility with
the natural surroundings.

See Section 3.7 above.

12) Demonstrate compliance with OCFA Ranch Plan Fire Protection Program, including
an updated Preliminary Fuel Modification Plan, per [PC Program Text] Condition of
Approval 8. (also required by Final EIR 589, Mitigation Measures 4.15-1 and 4.15-3).

See Section 4.1.B. above and refer to Ranch Plan Fire Protection Program

13) Annual MonitorinBiZeRejt SiaB1aWgEk- OC Public Works

A Ranch Plan| Planne@ €8/ #IarRme a9 nitorind Report framework was
approved by the Director, RDMD (predecessor to OC{Public Works) on February

19, 2008. Thd 20 FONMRIONALLY SASRREY FPcompliance with this

requirement.

14) Preliminary concgpiURyrREtInY &t B0fo6t corfdlFs On
Approval Date: 2/25/2015

See Section 3.2 above and refer to Exhibit 4.
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i. The Planning Commission shall approve each Master Area Plan for Planning Areas
2, 6, 7 and 8 per a finding ascertaining whether the applicable Planning Reserve
remains in effect. If so, the Master Area Plan shall be approved per a condition of
approval restricting development until the Planning Reserve designation is lifted.

Not applicable. The Planning Reserve concept was abandoned per the 2005
Resource Organization Settlement Agreement (ROSA).

ii. Special consideration of Planning Area 4 shall be per [PC Program Text]
General Regulations 21 and 22.

See Section 3.7 above.

4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements as shown on Exhibit 3 (Ranch Plan Planning Process). Over
time, the Regulation Compliance Matrix may be supplemented with added requirements
as more detailed plans and programs are approved for the Ranch Plan Project. The
Regulation Compliance Matrix represents a single source of the Project’s requirements
that will be maintained and available for application to subsequent entitlement plans.
The program allows for the sorting of the measures to determine which measures at
applicable to each p #g Area), as well as at each
level of entitlement.

County of Orange - OC Public Works

OC Development Services ]
Specifically, two Final EIR 589 Mitigation Measures that are fequired to be addressed

as part of the Maste§ Areadiin A@esLiofowsPPROVED

* MM 4.7-2: With the submittal of each Master Area Plgn, the project applicant

shall identify | &aB%\?eW'B%reﬁHﬁH“ﬁ&\@ fueling facilitles could be sited.

Two s rvPcIO Sta /gn%%r%/%%/ 81})ated within Plahning Areas 3 and 4, both

along €ow Camp Road, consistent with Ranch Plan Planned Community
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Development Map (PC Program Text, Exhibit 6). Neighborhood Electrical
Vehicle (NEV) charging stations are anticipated in Planning Areas 3 and 4.

* MM 4.7-3 (Regulation Compliance Matrix Item #109): With the submittal of each
Master Area Plan, the project applicant shall identify how shade trees can be
incorporated into parking lot designs (to reduce evaporative emissions from
parked vehicles); where shade trees can be sited (to reduce summer cooling
needs); and how shade trees would be incorporated into bicycle and pedestrian
path design.

Shade trees within parking lots are anticipated, with plans to be finalized
as part of appropriate site development permits for non-residential uses.

* MM 4.7-3 (Regulation Compliance Matrix ltem #110): As a part of each Master
Area Plan, 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

As implemented in PAs 1 and 2, the means of ensuring this technique is
incorporated is the requirement that “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.

* MM 4.14-14 (Regulation Compliance Matrix ltem #198): The Master Area Plan
prepared for those Planning Areas containing oil wells (Planning Areas 3 and 9)
shall graphically depict the location of all oil wells. Prior to issuance of building
permits for those locations with oil wells, the applicant shall submit verification
that final building plans have undergone review by the Department of
Conservation, Division of Qil, Gas, and Geothermal Resources and remedial
action in compliance with well abandonment procedures has been completed.

Two “wildcat” explorations wells in PA3 were both abandoned as dry holes
that never produced oil or had any oil shows while drilling.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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HUITTZOLIARS

HUITT-ZOLLARS, INC. 1 2603 Main Street 1 Suite 400 v Irvine, CA 92614-4250 1 949.988.5815 phone 1 949.988.5820 fax 1 huitt-zollars com

PLANNING AREA 3 - DEVELOPMENT BOUNDARY

Parcel name: PA3

North: 113776.9657 East : 130505.5117
Line Course: N 04-54-40 W Length: 2962.22
North: 116728.3105 East : 130251.9157

Curve Length: 1356.50 Radius: 900.00
Delta: 86-21-28 Tangent: 844.53
Chord: 1231.70 Course: N 38-16-04 E

Course In: N 85-05-20 E Course Out: N 08-33-12 W
RP North: 116805.3596 East:131148.6115
End North: 117695.3497 East:131014.7545

Curve Length: 2311.34 Radius: 9000.00
Delta: 14-42-52 Tangent: 1162.06
Chord: 2304.99 Course: N 88-48-14 E

Course In: S08-33-12 E Course Out: N 06-09-40 E
RP North: 108795.4491 East : 132353.3242
End North: 117743.4654 East : 133319.2453

Curve Length: 814.53 Radius: 1600.00
Delta: 29-10-05 Tangent: 416.29
Chord: 805.76 Course: $ 69-15-17 E

Course In: S06-09-40 W  Course Out: N 35-19-45 E
RP North: 116152.7069 East :133147.5260
End North: 117458.0563 East : 134072.7628

Curve Length: 425.53 Radius: 600.00
Delta: 40-38-05 Tangent: 222.15
Chord: 416.66 Course: § 34-21-13 E

Course In: §$ 35-19-45W  Course Out: N 75-57-50 E
RP North: 116968.5503 East : 133725.7990
End North: 117114.0703 East : 134307.8848

Line Course: S 14-02-1 :312.58
North: 116810.823pCounkysef Qsagmess$PC Public Works
Line Course: $31-29-54 E LengtG4geyelopment Services

North: 116513.8218 Fast : 134565.6
Line Course: §$23-14-28 W e{r?g @Iﬁ?ﬁzd_‘i\z} APPROVED

North: 116051.570D East : 134367.1955

Line Course: S 03-31-5 Edﬁf@%&@?:sﬁlanning Commission
North: 114714.573Appr asl 344496395015

Line Course: §24-57-21 E Length: 509.58
North: 114252.571') East : 134664.7002

Permits: PA140072-81 Master & Subarea Plans

PA3-4 Master Area Plan February 25, 2015
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Line Course: S 50-26-18 E Length: 706.93

North: 113802.3213

East : 135209.7005

Line Course: S 57-33-15 E Length: 647.16

North: 113455.1187
Curve Length: 887.59

Delta: 39-07-09

Chord: 870.45

East:135755.8382

Radius: 1300.00
Tangent: 461.88
Course: $37-59-40 E

Course In: §32-26-45W Course Out: N 71-33-54 E

RP North: 112358.0500 East: 135058.3855

End North: 112769.1472 East:136291.6735
Line Course: S 18-26-06 E Length: 338.44

North: 112448.0749

East : 136398.6979

Line Course: S 35-20-32 E Length: 485.77

North: 112051.8267

East : 136679.6959

Line Course: S 55-02-55 E Length: 403.23

North: 111820.8238
Line Course: N 87-52-53
North: 111837.3231

East:137010.1986
E Length: 446.31
East: 137456.2036

Line Course: S 88-48-21 E Length: 743.66

North: 111821.8248

East:138199.7020

Line Course: S 21-18-39 E Length: 726.42

North: 111145.0755

East: 138463.7030

Line Course: S 13-28-48 E Length: 780.76

North: 110385.8244

East : 138645.7027

Line Course: S$52-59-54 E Length: 608.55

North: 110019.5757

East:139131.7017

Line Course: S 15-16-37 E Length: 288.44

North: 109741.3282

East : 135207.7013

Line Course: S 10-02-31 E Length: 194.99

North: 109549.3254

East:139241.7015

Line Course: S 12-25-16 W Length: 2133.95

North: 107465.3245
Line Course: S 01-29-02
North: 106731.8206
Line Course: S 30-57-49
North: 106559.3185

Line Course: S 44-15-11 W Length: 176.26

North: 106433.0697

Line Course: S 37-24-02 pAR&HgeER YiaPlanning Commission

North: 105772.5665
Line Course: S 53-40-49
North: 105599.8190

PA3-4 Master Area Plan

East:138782.6992

Cou 'u DC Public Works
P ¢ Ig%’}%ﬁs

evelopment Services
Length 01 P

CoNDITFONALLY APPROVED

East: 138537.1982

APPEQYR! Pgifn2(65/7010

Length: 291.66
East-137797.1976
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Line Course: S 63-24-01
North: 105268.0686
Line Course: S 58-31-57
North: 105044.0668
Line Course: S 49-47-02
North: 104830.5687
Line Course: S 23-42-54
North: 104400.3209

W Length: 740.92
East:137134.6992
W Length: 429.11
East:136768.6957
W Length: 330.66
East: 136516.1989
W Length: 469.93
East:136327.1990

Line Course: S 69-32-00 W Length:
North: 104111.8214 East:
Line Course: S 58-02-40 W Length:
North: 104014.8237 East:
Line Course: N 87-03-09 W Length:
North: 104024.3232 East:
Line Course: N 74-35-10 W Length:
North: 104102.0720 East :
Line Course: N 88-18-44 W Length:
North: 104142.3222 East:
Line Course: N 86-39-12 W Length:
North: 104196.8226 East:
Line Course: N 86-13-24 W Length:

825.08
135554.2015
183.27
135398.7044
184.74
135214.2088
292.52
134932.2105
1366.59
133566.2133
933.59
132634.2155
159.91

North: 104207.3554
Curve Length: 759.51

Delta: 62-10-00

Chord: 722.80

East:132474.6528

Radius: 700.00
Tangent: 421.99
Course: S 62-41-36 W

Course In: S03-46-36 W  Course Out: N 58-23-24 W

RP North: 103508.8756
End North: 103875.7698

Curve Length: 286.24
Delta: 72-53-25
Chord: 267.32

East:132428.5455
East : 131832.4006
Radius: 225.00
Tangent: 166.16
Course: S 68-03-18 W

Course In: N 58-23-24 W Course Out: S 14-30-01 W

RP North: 103993.70
End North: 103775.86]
Line Course: N 75-29-59
North: 103934.0752
Line Course: N 56-27-29
North: 104037.8270
Line Course: N 84-53-10
North: 104049.3264
Line Course: N 49-11-06
North: 104187.0765

PA3-4 Master Area Plan

WQC Public Works

ment Services
W Length: 631.86

JENDIPISRRAIIBY APPROVED
W Length: 187.77

East: 130816.2103

MR qugloflanmng Commission

APPE \s/tal BkeAa360%

Length: 210.75
- 2137
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Line Course: N 21-13-07
North: 104382.8305
Line Course: N 53-48-32
North: 104622.0814
Line Course: N 65-50-02
North: 104846.3253
Curve Length: 33.15
Delta: 75-58-46
Chord: 30.78
Course In: N 24-09-58

W Length: 209.99
East : 130452.2120
W Length: 405.18
East: 130125.2107
W Length: 547.76
East:129625.4551
Radius: 25.00
Tangent: 19.52
Course: N 27-50-39 W
E Course Out: N79-51-16 W

RP North: 104869.1344 East: 129635.6897
End North: 104873.5381 East: 129611.0806

Line Course: N 10-08-44
North: 104879.8380
Line Course: N 48-53-38
North: 105017.0030
Line Course: N 30-07-10
North: 105294.9041
Line Course: N 43-57-30
North: 105379.0324
Curve Length: 178.03
Delta: 20-24-02
Chord: 177.09

E Length: 6.40
East:129612.2079
W Length: 208.63
East: 129455.0066
W Length: 321.28
East : 129293.7869
W Length: 116.87
East:129212.6634
Radius: 500.00
Tangent: 89.97
Course: N 54-09-31 W

Course In: S 46-02-30 W  Course Out: N 25-38-28 E

RP North: 105031.9649 East : 128852.7410
End North: 105482.7260 East : 129069.1074
Line Course: N 64-21-32 W Length: 31.27
North: 105496.2575 East : 129040.9168

Line Course: N 58-28-54 W Length: 262.18
North: 105633.3177 East:128817.4154
Line Course: N 60-37-10 W Length: 106.35

North: 105685.4939
Line Course: N 68-01-32
North: 105700.9967
Line Course: N 44-27-52
North: 105722.8498
Line Course: N 25-29-51
North: 105892.2234
Line Course: N 08-15-34
North: 106075.5619
Line Course: N 17-28-29
North: 106235.2363

East: 128724.7441

Cou - DC Public Works
ER ol g

cpment Services
W Length: 30.62

CONDIZRASAESY APPROVED
W Length: 187.65

East 128584.0977
Y§d &2 81anning Commission

App"e%sf’" P& 780t

Length: 167.40

Eqct - 1')Qg\7 ZolZ

PA3-4 Master Area Plan
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Line Course: N 35-11-19 E Length: 157.97
North: 106364.3387 East: 128698.7851
Line Course: N 28-36-04 W Length: 8.54
North: 106371.8366 East: 128694.6969
Line Course: N74-27-43 W Length: 111.06
North: 106401.5872 East: 128587.6958
Line Course: N 57-37-26 W Length: 191.87
North: 106504.3287 East:128425.6518

Curve Length: 230.36 Radius: 105.00
Delta: 125-42-00 Tangent: 204.75
Chord: 186.86 Course: N 05-13-34 E

Course In: N 32-22-34E Course Out: N 21-55-26 W
RP North: 106593.0066 East : 128481.8766
End North: 106690.4131 East : 128442.6723
Curve Length: 19.31 Radius: 40.00
Delta: 27-39-48 Tangent: 9.85
Chord: 19.13 Course: N 54-14-40 E
Course In: N 21-55-26 W Course Out: S 49-35-14 E
RP North: 106727.5203 East : 128427.7373
End North: 106701.5887 East : 128458.1930
Line Course: N 40-24-46 E Length: 873.07
North: 107366.3388 East : 129024.1953
Line Course: N 44-24-28 E Length: 290.81

North: 107574.0869 East : 129227.6926
Line Course: N 28-37-12 E Length: 236.95
North: 107782.0854 East: 129341.1913

Line Course: N 43-48-51 E Length: 298.99

North: 107997.8333 East : 129548.1885
Line Course: N 06-58-22 E Length: 140.04

North: 108136.8376 East:129565.1891
Line Course: N 25-49-06 E Length: 132.95

North: 108256.5164 East:129623.0913
Curve Length: 327.50 Padine 100000

Delta: 18-45-51
Chord: 326.04
Course In: N 64-10-54
RP North: 108692.03
End North: 108569.2280
Line Course: N 07-03-15
North: 110649.6402
Curve Length: 880.37
Delta: 42-02-05

Coursepﬁﬁ?f(ﬂff plent Services
EvRoMBRALEY4APPROVED

East: 128722.9119
East : 129715.3424

APPRYR! B 27816010

Radius: 1200.00
1.05

Gary. of Qeange - OC Public Works

R@MezoBs 2B lanning Commission

PA3-4 Master Area Plan February 25, 2015

Permits: PA140072-81 Master & Subarea Plans
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Chord: 860.76 Course: N 28-04-17 E
Course In: S 82-56-45E Course Out: N 40-54-40 W
RP North: 110502.2710 East: 131163.6982
End North: 111409.1428 East : 130377.8333

Line Course: N 49-05-20 E Length: 41.60

North: 111436.3861 East: 130409.2715
Line Course: N 10-53-20 E Length: 749.28

North: 112172.1756 East: 130550.8143
Line Course: N 09-33-53 W Length: 435.91

North: 112602.0258 East:130478.3827
Line Course: N 66-48-41 E Length: 34.47

North: 112615.5987 East : 130510.0680
Line Course: N 00-13-30 W Length: 1161.38

North: 113776.9697 East : 130505.5073
Line Course: N 85-11-22 E Length: 0.00

North: 113776.9697 East : 130505.5073

Perimeter: 42089.31 Area: 95,211,880 sq.ft. 2,185.764 acres

Mapcheck Closure - (Uses listed courses, radii, and deltas)
Error Closure: 0.0060 Course: N 47-18-10 W

Error North: 0.00407 East : -0.00441
Precision 1:7,014,886.67

nty of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Date: 1/20/2015
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PA3-4 Master Area Plan

HUITT-ZOLIARS

HUITT-ZOLLARS, INC, r 2603 Main Street v Suite 400 1 Irvine, CA 92614-4250 1 949 988.5815 phone 1949,988.5820 fax * huitt-zollars.com

PLANNING AREA 4 - DEVELOPMENT BOUNDARY

Parcel name: PA4

North: 109309.2614 East: 144701.7551

Line Course: S 43-30-07 W Length: 485.79

North: 108956.8931 East: 144367.3474
Line Course:S 18-12-59 E Length: 103.47

North: 108858.6088 East: 144399.6928
Line Course: S 36-36-24 E Length: 349.29

North: 108578.2169 East : 144607.9808
Line Course: S 21-25-38 W Length: 279.92

North: 108317.6443 East : 144505.7207
Line Course: S 30-20-35 E Length: 875.79

North: 107561.8234 East : 144948.1490
Line Course: S 53-40-08 W Length: 669.87

North: 107164.9584 East : 144408.4973
Line Course: S 49-50-20 W Length: 672.82

North: 106731.0305 East : 143894.3054
Line Course: S 21-40-13 W Length: 428.66

North: 106332.6663 East: 143736.0164
Line Course: S 47-14-34 W Length: 613.74

North: 105916.0024 East:143285.3858
Line Course: S22-34-23 W Length: 894.13

North: 105090.3709 East: 142942.1640
Line Course: S 72-58-00 W Length: 522.08

North: 104937.4391 East : 142442.9853
Line Course: S 04-23-03 E Length: 397.73

North: 104540.8729 East ;: 142473.3892
Line Course: S 86-55-50 W Length: 1023.18

North: 104486.0854 Fast: 1414516771

Curve Length: 490.37 | CountysrkQeange - OC P“wic Works
Delta: 15-36-32 TangeREFAg¥Alopment Services

Chord: 488.85 Cegﬁnl]lﬂ%}m}& APPROVED

Course In: N 82-00-08 E  Course Out: N 82-23-2

RP North: 104736.5310 East: 143234.1633

End North: 104974.98533 provERFB y4P1aPA1R9 Commission
Curve Length: 382.15 | AppreediuD408.a025/2015

Delta: 54-44-22 Tangent: 207.07
Chord: 367.78 Course: N 19-45-36 W

Permits: PA140072-81 Master & Subarea Plans

February 25, 2015
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Course In: N 82-23-25 W  Course Out: N 42-52-13 E

RP North: 105027.905

1 East : 141053.5385

End North: 105321.0635 East: 141325.6748

Curve Length: 783.83
Delta: 14-58-12
Chord: 781.61

Radius: 3000.00
Tangent: 394.16
Course: N 54-36-53 W

Course In: $42-52-13 W  Course Out: N 27-54-01 E
RP North: 103122.3757 East : 139284.6525
End North: 105773.6658 East : 140688.4548

Curve Length: 320.46
Delta: 122-24-23
Chord: 262.90

Radius: 150.00
Tangent: 272.88
Course: S 56-41-49 W

Course In: S 27-54-01 W  Course Out: S 85-29-38 W
RP North: 105641.1013 East: 140618.2647
End North: 105629.3165 East : 140468.7283

Curve Length: 473.13
Delta: 39-51-55
Chord: 463.64

Radius: 680.00
Tangent: 246.59
Course: §$ 15-25-36 W

Course In: § 85-29-38 W Course Out: S 54-38-27 E
RP North: 105575.8920 East : 139790.8302
End North: 105182.3759 East : 140345.3977

Curve Length: 177.28
Delta: 81-15-39
Chord: 162.79

Radius: 125.00
Tangent: 107.25
Course: S05-16-16 E

Course In: S 54-38-27 E Course Out: S 44-05-54 W
RP North: 105110.0384 East : 140447.3403
End North: 105020.2701 East : 140360.3538

Curve Length: 385.78
Delta: 49-07-08
Chord: 374.07

Radius: 450.00
Tangent: 205.64
Course: $21-20-32 E

Course In: S 44-05-54 W  Course Out: S 86-46-58 E

RP North: 104697.104

End North: 104671.849

Curve Length: 356.60
Delta: 81-43-38
Chord: 327.13

Course in: N 86-46—589n/ Course Out: S 05-03-20 E

RP North: 104685.87
End North: 104436.85
Curve Length: 224.23
Delta: 122-21-29

1 East: 140047.2024

—Fgst—1464964932
Cou&t&rwcg e - OC Public Works

evelopment Services
Tangent: 216.28

CogNDfMONAUMNY APPROVED

East : 140246.8872
Approgged Byighiargig Commission
APPEg Bk Ag06/2>/2015

Tangent: 190.83

Chord: 183.99

PA3-4 Master Area Plan

Coursac S 224500 AL
Permits: PA140072-81 Master & Subarea Plans

February 25, 2015
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Course In: S 05-03-20 E

Course Qut: S 52-35-11W

RP North: 104332.2609 East: 140278.1704
End North: 104268.4666 East : 140194.7720

Curve Length: 404.92
Delta: 29-00-02
Chord: 400.61

Radius: 800.00
Tangent: 206.90
Course: $22-54-48 E

Course In: $52-35-11 W Course Out: N 81-35-13 E
RP North: 103782.4149 East : 139559.3558
End North: 103899.4617 East : 140350.7470

Curve Length: 556.79
Delta: 127-36-22
Chord: 448.64

Radius: 250.00
Tangent: 508.14
Course: S 55-23-24 W

Course In: S 81-35-13 W Course Out: S 29-11-35 W
RP North: 103862.8846 East:140103.4372
End North: 103644.6393 East : 139981.4988

Curve Length: 347.90
Delta: 9-58-00
Chord: 347.46

Radius: 2000.00
Tangent: 174.39
Course: N 55-49-25 W

Course In: N 29-11-35E Course Out: S 39-09-35 W
RP North: 105390.6017 East : 140957.0065
End North: 103839.8245 East : 139694.0377

Curve Length: 673.01
Delta: 38-33-39
Chord: 660.38

Radius: 1000.00
Tangent: 349.81
Course: N 31-33-36 W

Course In: N 39-09-35E Course Out: S77-43-14 W
RP North: 104615.2131 East : 140325.5221
End North: 104402.5332 East : 139348.4002

Curve Length: 134.36
Delta: 69-59-09
Chord: 126.16

Radius: 110.00
Tangent: 77.00
Course: N 47-16-21 W

Course In: $77-43-14 W  Course Out: N 07-44-05 E
RP North: 104379.1385 East:139240.9167

End North: 104488.137
Curve Length: 556.71
Delta: 15-56-55
Chord: 554.91

Course In: S 07-44-05 \I: Course Qut: N 08-12-50 W
4

RP North: 102506.33
End North: 104485.817
Curve Length: 160.86
Delta: 36-51-55

F—tast—1392557243

Co uj‘éa e - OC Public Works
lkgaiﬂ?) é?&gpment Services

Tangent: 280.17

CoganDITIONEIVLY APPROVED

East : 138986.5479 N
ﬁpproy&@ﬁgglﬂj@@qmg Commission
APHESH s 38lfoq’>"/ 2015

Tangent: 83.32

Chord: 158.09

PA3-4 Master Area Plan

_Course: N79-46-53 W
Permits: PA140072-81 Master & Subarea Plans

February 25, 2015
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Course In: N08-12-50 W  Course Out: S 28-39-05 W
RP North: 104733.2527 East : 138665.0929
End North: 104513.8644 East : 138545.2231
Line Course: N 61-20-55 W Length: 387.24
North: 104699.5379 East : 138205.3994

Curve Length: 869.86 Radius: 1530.00
Delta: 32-34-29 Tangent: 447.04
Chord: 858.19 Course: N 32-07-10 E

Course In: N41-35-35W  Course Out: S 74-10-04 E
RP North: 105843.7921 East : 137189.7310
End North: 105426.3754 East : 138661.6900
Line Course: N 15-49-56 E Length: 238.09
North: 105655.4334 East : 138726.6460

Curve Length: 213.05 Radius: 698.87
Delta: 17-28-01 Tangent: 107.36
Chord: 212.23 Course: N 24-33-56 E

Course In: S74-10-04 E Course Out: N 56-42-03 W
RP North: 105464.7667 East : 139399.0042
End North: 105848.4538 East : 138814.8779

Curve Length: 173.95 Radius: 1368.71
Delta: 7-16-54 Tangent: 87.09
Chord: 173.83 Course: N 36-56-24 E

Course In: S56-42-03 E Course Out: N 49-25-09 W
RP North: 105097.0174 East : 139958.8668
End North: 105987.3909 East : 138919.3466

Curve Length: 287.54 Radius: 895.02
Delta: 18-24-27 Tangent: 145.02
Chord: 286.31 Course: N 49-47-05 E

Course In: $49-25-09E Course Out: N 31-00-42 W

RP North: 105405.1623 East : 139599.1044

End North: 106172.2503 East : 139137.9788
Curve Length: 82.21 Radius: 5477.20

Delta: 0-51-36 ST BC Bublic Work
Chord: 82.20 ‘Ec?#?ggg%fﬁqgﬁ i Qe Torks
evelopment Services
Course In: S 31-00-42 Course Out: N 30-09-06 W

RP North: 1014779481 CENDITIOMRISNY3 APPROVED
End North: 106214.0745 East : 139208.7548
Line Course: N 26-13-37W Length: 148.25
North: 106347.0643| APPEQ¥d Byi4B|3563ng Commission
Curve Length: 212.68 App&g&ﬁﬁL:E%%ggb&/ZS/ZOlS
Delta: 44-18-39 Tangent: 111.98
Chord: 207.42

Permits: PA140072-81 Master & Subarea Plans
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Course In: N 63-46-23 E  Course Out: N 71-54-58 W
RP North: 106468.5944 East: 139389.9279
End North: 106553.9569 East:139128.5121
Line Course: N 18-05-02 E Length: 708.01
North: 107226.9934 East: 139348.2848

Curve Length: 156.36 Radius: 1000.00
Delta: 8-57-32 Tangent: 78.34
Chord: 156.20 Course: N 13-36-16 E

Course In: N 71-54-58 W Course Out: S 80-52-30 E
RP North: 107537.4026 East:138397.6818
End North: 107378.8137 East : 139385.0265

Curve Length: 382.90 Radius: 1000.00
Delta: 21-56-19 Tangent: 193.82
Chord: 380.56 Course: N 20-05-40 E

Course In: S 80-52-30 E Course Out: N 58-56-11 W
RP North: 107220.2248 East:140372.3712

End North: 107736.2142 East: 139515.7762
Curve Length: 801.92 Radius: 5500.00
Delta: 8-21-14 Tangent: 401.68
Chord: 801.22 Course: N 35-14-26 E

Course In: S58-56-11 E Course Qut: N 50-34-57 W
RP North: 104898.2724 East: 144227.0485
End North: 108390.5882 East: 139978.0803

Curve Length: 737.44 Radius: 5500.00
Delta: 7-40-56 Tangent: 369.28
Chord: 736.90 Course: N 35-34-35 E

Course In: N 50-34-57 W Course Out: S 58-15-53 E
RP North: 111882.9040 East:135729.1122
End North: 108989.9292 East : 140406.7929

Curve Length: 215.28 Radius: 2000.00
Delta: 6-10-02 Tangent: 107.74
Chord: 215.17 Course: N 34-49-08 E

- \A/

Course In: S 58-15-53 o
RP North: 107937.938 C“““E%??@‘ﬁ'qg%ﬁc Public Works
C Deve Dd]g.IS%gt Services

End North: 109166.5747 East : 14052
Curve Length: 330.78 STNDITFONMLLY APPROVED
Delta: 12-38-05 Tangent: 166.06
Chord: 330.10 Course: N 31-35-07 E
Course In: N 52-05-51 WAPRERY&IORY: SHam3Rg Commission
RP North: 110088.0578" PP" 248 Baa2/ 0eAP 1o
End North: 109447.7831 East : 140702,5514

Curve Length: 480.75 : 00
Permits: PA140072-81 Master & Subarea Plans

PA3-4 Master Area Plan February 25, 2015 Sheet 7 of 9



Delta: 61-12-39
Chord: 458.21

Course In: S 64-43-56 E

.7009
End North: 109704.8512

RP North: 109255

Curve Length: 17.32
Delta: 4-57-41
Chord: 17.31

Course In: N 03-31-
RP North: 109904.4736
End North: 109706.
Line Course: N 81-31-
North: 109733.8023

Curve Length: 62.17
Delta: 11-52-24
Chord: 62.06

Tangent: 266.19
Course: N 55-52-24 E
Course Out: N 03-31-17 W
East: 141109.4966
East: 141081.8571
Radius: 200.00
Tangent: 8.66
Course: N 83-59-52 E
17W Course Out: S08-28-58 E
East : 141069.5728
East: 141099.0753
02 E Length: 183.99
East:141281.0525
Radius: 300.00
Tangent: 31.20
Course: N 87-27-14 E

6616

Course in: S08-28-58 E Course Out: N03-23-26 E

RP North: 109437.0843
End North: 109736.5591

Curve Length: 500.42
Delta: 15-55-44
Chord: 498.81

East:141325.3061
East: 141343.0486
Radius: 1800.00
Tangent: 251.83
Course: S78-38-42 E

Course In: S03-23-26 W  Course Out: N 19-19-10 E

RP North: 107939.7099
End North: 109638.3496

Curve Length: 32.19
Delta: 18-26-46
Chord: 32.06

East: 141236.5934
East: 141832.0958
Radius: 100.00
Tangent: 16.24
Course: S 61-27-27 E

Course In: S 19-19-10 W  Course Out: N 37-45-56 E

RP North: 109543.9807
End North: 109623.0331

Curve Length: 95.72
Delta: 1-49-41
Chord: 95.71

Course In: N 37-45-56
RP North: 111994.603

End North: 109565.63(0

Line Course: N 76-32-55
North: 109572.0805
Curve Length: 80.89
Delta: 48-47-04

East : 141799.0123
East : 141860.2555
Radius: 3000.00
“Fangent4/+86
‘E&HE‘&?S %gyg - OC Public Works

evelopment Services
Course Out:'S 35-56-15 W

CORDITRSRAIASY3 APPROVED
East : 141936.8441

F Length: 27.73

Apptgyﬁdledalgmmng Commission
Ap %%Yl?slz B)g\t& 2/25/2015

Tangent: 43.08

)

Chord: 78.47

PA3-4 Master Area Plan

m' Q 7%\2-?2 E
Permits: PA140072-81 Master & Subarea Plans

February 25, 2015
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Course In:S13-27-05E Course Out: N 35-19-59 E
RP North: 109479.6866 East: 141985.9123
End North: 109557.1880 East : 142040.8535

Curve Length: 195.33
Delta: 20-55-09
Chord: 194.25

Radius: 535.00
Tangent: 98.77
Course: $ 65-07-36 E

Course In: N 35-19-59 E Course QOut: S 14-24-50 W
RP North: 109993.6432 East : 142350.2592
End North: 109475.4835 East : 142217.0845

Curve Length: 370.20
Delta: 28-16-53
Chord: 366.46

Radius: 750.00
Tangent: 188.95
Course: S 85-43-37 E

Course In: N 14-24-50 E Course Out: S 13-52-03 E

RP North: 110201.8756 East : 142403.7780

End North: 109473.7362 East : 142583.5360
Line Course:S72-43-42 E Length: 77.62

North: 109450.6906
Line Course: N 55-18-23
North: 109691.5310

East : 142657.6560
E Length: 423.13
East : 143005.5566

Line Course:S53-27-21 E Length: 575.46

North: 109348.8778
Line Course: N 63-58-28
North: 109458.8034

East : 143467.8801
E Length: 250.53
East : 143693.0060

Line Course: S 60-04-53 E Length: 492.90

North: 109212.9600
Line Course: N 67-15-44
North: 109416.0307

East: 144120.2195
E Length: 525.39
East : 144604.7780

Line Course:S$42-14-58 E Length: 144.23

North: 109309.2681

East : 144701.7525

Perimeter: 24226.40 Area: 22,433,326 sq.ft. 514.998 acres

Mapcheck Closure - (Use
Error Closure: 0.0072
Error North: 0.00668

Precision 1:3,364,775.00

PA3-4 Master Area Plan

OC Development Services
listed courses, radii, and deltas)

CANBI TIONALIYY APPROVE
East : -0.00266

Approved By: Planning Com
Approval Date: 2/25/2015

February 25, 2015
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.1

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section Il.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND e - OC Public Works
As shown on the Repional LoeatienMameRxBinitidedhe 257 gross-acre Subarea 3.1 is
located in the southwesterly portion of Planning Area 3. Cow Camp Road would
traverse the southerly batiodaryred ieisubamama'geperally east-west direction.
Gobernadora Canyoh is located easterly of Subarea 3.1.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.1 February 25, 2015 Page 2 of 16
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.1 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.1 Development Table:

All of the required Ranch Plan entitlement plans are shown in their planning context on
Exhibit 3 titled “Ranch Plan Planning Process”. As depicted in the exhibit, each
Subarea Plan addresses a specific Planning Subarea, and must be consistent with the
Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 257 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 254 gross acres of residential development area, allowing a total of 962 dwelling
units, including 390 age-qualified units. This residential area may also include,
but not be limited, to the following uses allowed by Section IIl.A (Residential) of
the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 3-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« Up to 12 acres of community facility uses (including, but not limited to a
potential K-8 school and a day care center).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

- Upto BEOP ublic Works

+ Up to 3 acresfand up 152000 pgeat&feetes uses allowed by Section II1.C.1.a

(Neighborhood Center — Principal Permitted Uses) ofjthe Ranch Plan PC
Program Tex CONDITIONALLY APPROVED

The Subarea 3.1 Deyelopment Table (Table 1) expands updn the PC Statistical Table
and Planning Areas B’atid @/ MaSterArea Pk DeVefspaient Table to include the details
listed below, followefi By Lourts: 6f 1hE Pequirement for inclusion in the Subarea
Plan:

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.1 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

* Residential:

a.

Gross and net acres of residential uses, along with a maximum dwelling unit
count, are provided for each Planning Subarea within Planning Areas 3 and 4.

Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a

particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.1. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

The Subarea Plan 3.1 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.1 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the
Development Table.

Age Qualified Housing: The Subarea 3.1 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.1 are
submitted, they must be consistent with two aspects of the Subarea 3.1 Development

Table 1:
1.

2. The Residentlal Cate%éles columns, includin
Dwellings”, “H anrfed

5 Acres”, “Net Acres” and

Con\(ﬁ/‘ntional Single-Family
”, ‘Multiple-Family Dwellings”,

eV diicril

and “Estate Dwellings” totals.

Planning refinements ?é{\‘ﬁg Bils w
estimates shift and oPeoa%\fgll

totals will be monito

d engineering
d and mOdIerd over time to reflect as-ruilt details.

BSH3e Residential Categories
studies are finalized. These

Permits: PA140072-81 Mast
Subarea Plan 3.1

er & Subarea Plans
February 25, 2015

Page 9 of 16



3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.1 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.1
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.1 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated areas are to be provided throughout the project area to provide sufficient

storage for runofrfémmmmmwgischarges and to offset
impacts of existindgdevdjopfigririge - OC Public Works

OC Development Services
Also, in conjunction With the preparation of each Subarea Plgan, the applicant will be
required to submit aJVd réceNBIdHRMABLST PSUARBEERIan-Igvel Water Quality
Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.1 February 25, 2015 Page 10 of 16



3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.1.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.1
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.1 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.1 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.1 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.1 February 25, 2015 Page 13 of 16



PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.1 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section III.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POINPEASIRIEGS riding knd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3&4 Master Area Plan.

8) Concept grading zﬁ%ﬁ%@ﬁ &%@E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.1 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):

9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PA3&4 Master Area Plan.

10) Specify community facility locations, including schools.

See Section 3.1 above and refer to Exhibit 4 and Table 1.

11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be
approved per a condition of approval restricting development until the

Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection
Prograra @PeHIVed feslréquirieR\Edhditidn of Approval No. 8) prior to
Master Area Plan approval. (Note: The Rarjch Plan Fire Protection
Program was approved by the Orange County Board of Supervisors on

July Bnpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.2

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section Il.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND e - OC Public Works
As shown on the Repional LoeatienMameRxBinitidedhe 269 gross-acre Subarea 3.2 is
located in the middlg-westerly portion of Planning Area 3. “QF" Street would traverse the
westerly portion of the subareEI BameNKl StreaiPpoudd/eaversg the easterly boundary of
the subarea, both infa generally north-south direction. Gobgrnadora Canyon is located
westerly of Subarea[3.2.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.2 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.2 Development Table:

All of the required Ranch Plan entitiement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 269-gross acres of development land uses within
a terraced and hillside setting, which may include:

« 266 gross acres of residential development area, allowing a total of up to 1,154
dwelling units, including approximately 468 age-qualified units. This residential
area may also include, but not be limited, to the following uses allowed by
Section Ill.A (Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

« Up to 5 acres of public parkland

« Up to 3 acres and up to 15,000 square-feet of uses allowed by Section IIl.C.1.a
(Neighborhoof el o ORI R PG Rk he Ranch Plan PC

Program Text ocC Develpment Services
The Subarea 3.2 Dejelopment Table (Table 1) expands upI the PC Statistical Table

and Planning Areas B arld@NIAERNARYPIAPBEEYEHMent] Table to include the details

listed below, followedl by the source of the requirement for irfclusion in the Subarea

Plan:
Approved By: Planning Commission

* Residential: Approval Date: 2/25/2015

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, are ' ' ithin Planning Areas 3 and 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.2 Development Table (continued):

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.2. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 3.2 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.2 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

e. Age Qualified Housing: The Subarea 3.2 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.2 are
submitted, they must be consistent with two aspects of the Subarea 3.2 Development
Table (Table 1):

1. The Subarea 3.2 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

2. The Residential Categories columns, including “Conventional Single-Family

Dwellings”, Eﬁnﬂmwﬂwm Multiple-Family Dwellings”,
and “Estate limyg"dbatange - OC Public Works

OC Development Services
Planning refinement$ and revisions may be made as these Residential Categories
estimates shift and roreCdeHiEd @MRhInG aNBRREGIKEEring btudies are finalized. These
totals will be monitored and modified over time to reflect as-puilt details.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 9 of 16



3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.2 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.2
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.2 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated areas are to be provided throughout the project area to provide sufficient

storage for runof%mwwwmcharges and to offset
impacts of existinddevdjopfiaririge - OC Public Works

OC Development Services
Also, in conjunction With the preparation of each Subarea Plgan, the applicant will be
required to submit aJVd réceNBIAHRMABLST PSIARBEERIan-Ipvel Water Quality
Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 10 of 16



3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.2.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 11 of 16
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.2
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.2 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.2 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.2 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 13 of 16



PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.2 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section III.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENPERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3 & 4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master
Area Plan.

10) Specify community facility locations, including schools.

See Section 3.1 above and refer to Exhibit 4 and Table 1.

11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be
approved per a condition of approval restricting development until the
Planning Reserve designation is liffed.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.2 February 25, 2015 Page 16 of 16
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.3

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

As shown on the Repjional LEEaHBHeMEp eRkAMItI4§the 252 gross-acre Subarea 3.3 is
located in the north-¢entral %‘ortion of Planning Area 3. “C” Btreet would traverse the

HAOMAkLY 5 &%E@raveljrse the middle of the

2. LOCATION ANDFQSMN@ Q@gEwe - OC Public Works

westerly boundary o the’&d
subarea, both in a gLneraIIy north-south direction. Goberna

westerly and Caspers Wilderness Park is located easterly o
Approved By: Planning Commissio

Approval Date: 2/25/2015

ora Canyon is located
Subarea 3.3.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 2 of 16



Planning Area 5 & 4

Rancho
Santa Margarita

Mission |
Viejo
j Regional Location
Oso Cleveland National
%, Coto Forest

— de -

Caza i

&
/S
atkway /
mel‘\“ﬂmF

Laguna

| Plannin:
Niguel .

Area 3

San Juan cs"ga

Riverside Co.

Capistrano San Diego Co.
Coamttierodn® m;ﬂéﬂﬁp bli& Work
A 4 R ra ’u orks
T S OC Development Servides
| CONDITIONALLY APPROVED
AT NN,
s :" Camp Pendleton

REGIONAL LOCAT Ui MAP Exhibit: 1 N

Ranch Plan Planned vumm uu_l'b,‘v Not To Scale ‘ \

Subarea Plan 3.3 February 25, 2015 Page 3 of 16



. “"\Subarea 3.4
\ ‘Residential,
Neighborhood \ »
of Ao N "~ Subarea 3.3
P ST A & 3 Residentjal,
Neighborhc_iod Center

¥y
p

ubarea 3.7
\'}s‘{i@e_gqential

i,
b

’

i; “" _ Planning Area3 ‘4

b7 “Residential,
& Neighborficod
vvCenter ;

Subarea 4.1

RN s ! \ \ _ Residential,
Subarea 8.1 A o S Urban Activity Center

Residential; VUMAISa ViV
Neighborhood c};nter' ?I!:::.: ;\!;::Lk

£

SUBAREA PLAN Exhibit: 2
LOCAL VICINITY MiP

Ranch Plan Planned vumm uui'u,y

Subarea Plan 3.3 February 25, 2015 Page 4 of 16




Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.3 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.3 Development Table:

All of the required Ranch Plan entitiement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 252 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 249 gross acres of residential area, allowing a total of up to 1,001 dwelling units,
including approximately 406 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« Up to 2 acres of community facility use (including, but not limited to a
potential fire station and a day care center).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

- Upto Qel‘é'étls[@%!ﬂf’ﬁérkﬁﬁ’op“b"" Works

Development Services _
« Up to 3 acresjand up to 15,000 square-feet of uses ajowed by Section IIl.C.1.a

(Neighborhood Certesci Ranginal Pempitigahl/ses) ofjthe Ranch Plan PC
Program Tex

The Subarea 3.3 Deyelgpment Bablei4fiablg thexpandsrupdn the PC Statistical Table
and Planning Areas BrampddvMasier: Rréa/Rlan Developmenti Table to include the details
listed below, followedl by the source of the requirement for irfclusion in the Subarea
Plan:

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, are provided for each Planning Subarea within Planning Areas 3 and 4.

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.3. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 3.3 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.3 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

e. Age Qualified Housing: The Subarea 3.3 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.3 are
submitted, they must be consistent with two aspects of the Subarea 3.3 Development
Table (Table 1):

1. The Subarea 3.3 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

2. The Resident » W@W@T ntional Single-Family

Dwellings”, “Hlanne 8@@9&@' %@ﬁggg wellings®, “Multiple-Family Dwellings”,
and “Estate Dwellings” totals.

_ _ CONDITIONALLY APPROVED , _ _

Planning refinement$ and revisions may be made as these Residential Categories

estimates shift and rpore detailed planning and engineering tudies are finalized. These

totals will be monitored andpedified auertimede falers as-puilt details.

Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 9 of 16



3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.3 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.3
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.3 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated areas are to be provided throughout the project area to provide sufficient

storage for runofr%ummwwmcharges and to offset
impacts of existinddevdjopfigririge - OC Public Works

OC Development Services
Also, in conjunction With the preparation of each Subarea Plgan, the applicant will be
required to submit aId réceNBIdHRMAELST 2PSUARBEERIan-Ibvel Water Quality
Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 10 of 16



3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.3.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 11 of 16
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.3
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.3 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.3 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.3 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 13 of 16



PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.3 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENPERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3 and 4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PA3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.
See Section 3.1 above and refer to Exhibit 4 and Table 1.
11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be

approved per a condition of approval restricting development until the
Planning Reserve designation is liffed.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 15 of 16



4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.3 February 25, 2015 Page 16 of 16
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Ranch Plan Planned Community
Subarea Plan « Planning Areas 3 and 4 « Subarea 3.4

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND
As shown on the Repional Legatie

e - OC Public Works
pmeRKBRIidddhe 252 gross-acre Subarea 3.4 is

located in the northefly portion of Planning Area 3. "K” Stregt would traverse the
southwesterly portiop of themsDba@aADLY generatpeast-west direction. Gobernadora
Canyon is located wgsterly, Gobernadora Basin is located nl)rthwesterly, Coto de Caza
is located northerly gnd Caspers Wilderness Park is locatedjeasterly of Subarea 3.4.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 2 of 16
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.4 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.4 Development Table:

All of the required Ranch Plan entitiement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 252 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 242 gross acres of residential area, allowing a total of up to 881 dwelling units,
including approximately 357 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 3-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

« Up to 5 acres of public parkland

« Upto 10 acre ~fe allowed by Section
I1I.C.1.a (Nei Réo@Cerege PRRCDENIFYMtied Uses) of the Ranch Plan PC
Program Tex OC Development Services

The Subarea 3.4 DelelopRER TEAHbIATRRPARR up]n the PC Statistical Table

and Planning Areas B and 4 Master Area Plan DevelopmentiTable to include the details

listed below, followed by the source of requirement for inclugion in the Subarea Plan:
Approved By: Planning Commission

» Residential: Approval Date: 2/25/2015

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, arejprovided for each Planning Subarea within Planning Areas 3 and 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.4. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 3.4 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.4 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

e. Age Qualified Housing: The Subarea 3.4 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.4 are
submitted, they must be consistent with two aspects of the Subarea 3.4 Development
Table (Table 1):

1. The Subarea 3.4 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

2. The Residential Categories columns, including “Conventional Single-Family

Dwellings”, Wmmm Multiple-Family Dwellings”,
and “Estate gy abfarange - OC Public Works

OC Development Services
Planning refinement$ and revisions ma)(nbe made as these Residential Categories

estimates shift and rhore"fetdiEd Pihhing SMNERRAGKEEYIng btudies are finalized. These

totals will be monitored and modified over time to reflect as-built details.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 9 of 16



3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.4 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.4
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.4 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated areas are to be provided throughout the project area to provide sufficient

storage for runofrfémmmmmwgischarges and to offset
impacts of existinddevdjopfigririge - OC Public Works

OC Development Services
Also, in conjunction With the preparation of each Subarea Plgan, the applicant will be
required to submit aJVd réceNBIdHRIABLST PSUARBEERIan-Igvel Water Quality
Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 10 of 16



3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.4.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 11 of 16
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.4
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.4 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.4 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.4 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 13 of 16



PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.4 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENPERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3&4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.
See Section 3.1 above and refer to Exhibit 4 and Table 1.
11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be

approved per a condition of approval restricting development until the
Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 15 of 16



4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.4 February 25, 2015 Page 16 of 16
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.5

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section Il.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

jional Lg@ﬁﬁggﬁ,gﬁghm,ggghe 1784gross-acre Subarea 3.5 is
located in the central portion of Planning Area 3. Cow Camp Road would traverse the

f the sulEiraa e genesdiyreastEwmest direction, and “K” Street

: ' eferally north-south direction.
irea 3.2 to the northwest,
barea 3.8 to the south.

Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.5 February 25, 2015 Page 2 of 16
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.5 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.5 Development Table:

All of the required Ranch Plan entitlement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4 on Page 8) depicts 178 gross acres of development land
uses within a terraced and hillside setting, which may include:

« 128 gross acres of residential area, allowing a total of up to 700 dwelling units,
including approximately 284 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

« Up to 20 acres of community facilities (including, but not limited to
potential community center, church, fire station and library)

- Upto BEOP ublic Works

+ Up to 50 acrep and utoB39&0pMsqtiaesvieet of useq allowed by Section

llI.E.1.a (Busipess Park — Principal Permitted Uses) df the Ranch Plan PC
Program Tex CONDITIONALLY APPROVED

The Subarea 3.5 Deyelopment Table (Table 1) expands updn the PC Statistical Table
and Planning Areas B’atid @/ MaSterArea Pk DeVefspaient Table to include the details
listed below, followefi By Lourts: 6f 1hE Pequirement for inclusion in the Subarea
Plan:

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.5 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

a.

Gross and net acres of residential uses, along with a maximum dwelling unit
count, are provided for each Planning Subarea within Planning Areas 3 and 4.

Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a

particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.5. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

The Subarea Plan 3.5 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.5 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

Age Qualified Housing: The Subarea 3.5 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.5 are
submitted, they must be consistent with two aspects of the Subarea 3.5 Development
Table (Table 1):

1.

The Subarea 3.5 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

The Resident|dt @41866fiEy 2BAMARCiRdIG MY CKRvEntional Single-Family
Dwellings”, “Alanned E&A Deessheq ™atlings”, “Multiple-Family Dwellings”,

and “Estate

R OAASNALLY APPROVED

Planning refinement$ and revisions may be made as these Residential Categories
estimates shift and rl%re detaile Ig ninﬁ and en?(iine_ering studies are finalized. These
2

totals will be monitore B%rﬁgﬁ

G0 Yefgtt hs-built details.

ied 5V

Permits: PA140072-81 Master & Subarea Plans
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3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.5 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.5
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.5 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

‘Dedicated area ject area to provide sufficient
storage for runoff Gelumyg sofoQmitigate Cr€asdis Mpeek ischarges and to offset
impacts of existirjg develognientlopment Services

Also, in conjunction ith @{&NPEDSIEAA-8f HERIBANGa Plhn, the applicant will be
required to submit aJVd receive approval of a Subarea Plan-lgvel Water Quality

Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.
Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.5.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.5 February 25, 2015 Page 11 of 16



Plannlng Area 3 & 4

o mlmﬂﬂqu @ ©'Connell Landscaping Yard
o John B. Ewles, Inc. aka Ewles Materials @ South Ferty
Solag Disposal, Inc.
4 pf 0 angs. QG Public Works
0 @& Bevelopment Services
Olsen Pavingstones Inc.
ouﬁ%mu? APPROVED
wnmamm

@ St. Augustine's Training Center
(22} M&M]mmmm

AGRICULTURAL AND OTHER EXiST I‘vb O.N GOING |JSES

e LTFOR S

Ranch Plan Planned Summ u.u_li;,y

Planning Boundaries
Planning Area Boundary
Development Boundary
Ranch Plan Boundary

Existing Land Use Legend

| Existing Uses

|| Lease Areas
GERA Mttigation Area

@ RMV Residence

Existing Agriculture
Citrus Troos

557 imigated Pasture Land

| Barey Flalds

Exhibit: 5

Not To Scale

Subarea Plan 3.5 February 25, 2015

Page 12 of 16



4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.5
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.5 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.5 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.5 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.5 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENPERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3 & 4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.
See Section 3.1 above and refer to Exhibit 4 and Table 1.
11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be

approved per a condition of approval restricting development until the
Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.6

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND e - OC Public Works

As shown on the Repjional LEEatBKeAap eRLAMItiI4§the 3354gross-acre Subarea 3.6 is

located in the southdasterly portion of Planning Area 3. Cow Camp Road would
traverse the middle ¢f th& Mggmbgneﬁﬂwgﬂest( irection. San Juan Creek

and Planning Area 4}located easterly of Subarea 3.6.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.6 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.6 Development Table:

All of the required Ranch Plan entitiement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 335 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 282 gross acres of residential area, allowing a total of up to 1,171 dwelling units,
including approximately 515 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section IlI.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« Up to 17 acres of community facility use (including, but not limited to a
potential K-8 school site, a fire station and a day care center). .

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also in i iliti

County of Orange - OC Public Works
* Up to 20 acres o pbliBAIKA S rvices

« Up to 53 acrep and up to 750,000 square-feet of useq permitted by Section
11.D.1.a (Urban ABHFUHITERNALLPHNEIBBReSfFitted Uses) of the Ranch Plan PC

Program Tex

The Subarea 3.6 Del Rt ﬁab!%limamg ¢Pexpardsupdn the PC Statistical Table
and Planning Areas B 3Hd %' M&&tEr Aréd P1an Development| Table to include the details
listed below, followedl by the source of the requirement for irfclusion in the Subarea
Plan:

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.6 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, are provided for each Planning Subarea within Planning Areas 3 and 4.

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.6. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 3.6 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.6 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

e. Age Qualified Housing: The Subarea 3.6 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.6 are
submitted, they must be consistent with two aspects of the Subarea 3.6 Development
Table (Table 1):

1. The Subarea 3.6 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

2. The Resident » W@W@T ntional Single-Family

Dwellings”, “Hlanne 8@@9&@' %@ﬁggg wellings®, “Multiple-Family Dwellings”,
and “Estate Dwellings” totals.

_ _ CONDITIONALLY APPROVED , _ _

Planning refinement$ and revisions may be made as these Residential Categories

estimates shift and rpore detailed planning and engineering tudies are finalized. These

totals will be monitored andpedified auertimede falers as-puilt details.

Approval Date: 2/25/2015
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3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.6 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.6
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.6 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

‘Dedicated area ject area to provide sufficient
storage for runoff Gelumyg sofoQmitigate Cr€asdis Mpeek ischarges and to offset
impacts of existirjg develognientlopment Services

Also, in conjunction ith @{&NPEDSIEAA-8f HERIBANGa Plhn, the applicant will be
required to submit aJVd receive approval of a Subarea Plan-lgvel Water Quality

Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.
Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.6.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.6
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.6 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.
Subarea 3.6 is located adjacent to an arterial designated as a Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.6 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.6 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENAERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3-4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.6 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.

See Section 3.1 above and refer to Exhibit 4 and Table 1.

11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be
approved per a condition of approval restricting development until the
Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Bnpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 3.7

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND Fmﬂ ~OC Public Works
As shown on the Repjional LEEaHBHeMEp eR%AMItI4§the 319gross-acre Subarea 3.7 is

located in the east-cgntral portion of Planning Area 3. "K” Sfreet would traverse the
westerly boundary of the HAAGNS \ﬁelgﬁyp ﬁ&%%uthldirection. Caspers

Wilderness Park is I¢cated easterly of Subarea 3.7.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.7 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.7 Development Table:

All of the required Ranch Plan entitiement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 319 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 319 gross acres of residential area, allowing a total of up to 1,131 dwelling units,
including approximately 499 age-qualified units. This residential area may also
include, but not be limited, to the following uses allowed by Section Ill.A
(Residential) of the Ranch Plan Planned Community Program Text:

« A potential affordable housing site of up to 6-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Up to 3-acres of community facility use (including, but not limited to a
potential church).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

+ Up to 4 Gorestpfofidlingarki@fdP ublic Works
OC Development Services
The Subarea 3.7 Defelopment Table (Table &FZ expands upI the PC Statistical Table

and Planning Areas 3anGQNﬂéEl@NAr'e|a"Pl BEYEHMment Table to include the details

listed below, followed by the source of the requirement for irfclusion in the Subarea

Plan:
Approved By: Planning Commission

* Residential: Approval Date: 2/25/2015

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, are ithin Planning Areas 3 and 4.
Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.7 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

a. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

b. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.7. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

c. The Subarea Plan 3.7 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.7 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

d. Age Qualified Housing: The Subarea 3.7 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 3.7 are
submitted, they must be consistent with two aspects of the Subarea 3.7 Development
Table (Table 1 on Page 10):

1. The Subarea 3.7 row, including the appropriate “Gross Acres”, “Net Acres” and
“Maximum Dwelling Unit” totals.

2. The Residential Categories columns, including “Conventional Single-Family

Dwellings”, “Planned Concept Detached DweIIings , “Multiple-Family Dwellings”,

and “Estate Dweilling$ dp@tange - OC Public Works

OC Development Services
Planning refinement$ and revisions may be made as these Residential Categories

estimates shift and rhoreieiiliEd @ianning anEBrRROWEEring ptudies are finalized. These
totals will be monitoned and modified over time to reflect as-bpuilt details.

Approved By: Planning Commission
Approval Date: 2/25/2015
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3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.7 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.7
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.7 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

‘Dedicated area ject area to provide sufficient
storage for runoff Gelumyg sofoQmitigate Cr€asedis Mpeek §ischarges and to offset
impacts of existirljg devel6gnientlopment Services

Also, in conjunction With {&NIPEDSHIfdA-8f SRR ISUNERa Pln, the applicant will be
required to submit aJVd receive approval of a Subarea Plan-lIgvel Water Quality

Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.
Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.7 February 25, 2015 Page 10 of 16



3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.7.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.7
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.7 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.

No portion of Subarea 3.7 is located adjacent to an arterial designated as a
Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.7 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.7 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENPERINGS riding &nd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3-4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.7 February 25, 2015 Page 14 of 16



PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.
See Section 3.1 above and refer to Exhibit 4 and Table 1.
11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be

approved per a condition of approval restricting development until the
Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Ranch Plan Planned Community
Subarea Plan « Planning Areas 3 and 4 « Subarea 3.8

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND je - OC Public Works

As shown on the Repjional LEEaHBKeMEp eR%AMItI4§the 309 gross-acre Subarea 3.8 is
located in the southdrly portion of Planning Area 3. Cow Camp Road would traverse

the northern boundafy oﬁﬁé‘@gégﬂﬁbb ioAoFh2'\¢ERaredin a generally an east-west

direction. San Juan|[Creek is located southerly of Subarea 3.8.

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 3.8 February 25, 2015 Page 2 of 16
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 3.8 PROPOSAL

3.1 Land Use Plan and Subarea Plan 3.8 Development Table:

All of the required Ranch Plan entitlement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 309 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 274 gross acres of development area generally zoned residential, which may
include, but not be limited to, the following uses allowed by Section III.A
(Residential) of the Ranch Plan Planned Community Program Text:

« Up to 50 acres of proposed sports park uses.

« Approximately 80 acres of detention basins and water quality basins, as
allowed by Section Ill.F.1.1.1)b) (Community Facilities) of the Ranch Plan
Planned Community Program Text.

« Approximately 75 acres of uses allowed by Ranch Plan Planned
Community Text Section Ill.H: Agricultural and Other Existing and On-
Going Uses (including but not limited to Item Il1.H.2.d: “Ranching facilities
also used periodically for recreational purposes (including “Cow Camp” at
31471 Ortega Highway.”

« Up to 35 acres and up to 500,000-square-feet of uses permitted by Section
[11.D.1.a (Urban Activity Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text.

The Subarea 3.8 Del/ERPAER EABIRIT 206 PublisWRr B dhn the PC Statistical Table
and Planning Areas B and 4 YaS@reREMEREDeVRTopment| Table to include the details

listed below, followedl by {he S0 f the requirement for infclusion in the Subarea
Plan: UGSHERRILS ABBRBR

* Residential:
a. Gross and Aetaeres éfresldentizl Gsasmatengwith a maximum dwelling unit
count, are|rBRIG¢d fBPEacHPI2Rhing Subarea wifhin Planning Areas 3 and 4.

Permits: PA140072-81 Master & Subarea Plans
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 3.8. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 3.8 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 3.8 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the

Development Table.

e. Age Qualified Housing: The Subarea 3.8 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future development proposals within Subarea 3.8 are submitted, they
must be consistent with the Subarea 3.8 row of Table 1, including the appropriate

“Gross Acres”, “Net Acres” and “Maximum Square Footage” totals. These totals will be
monitored and modified over time to reflect as-built details.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 3.8 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 3.8
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 3.8 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated area ject area to provide sufficient
storage for runoff Gelumyg sofoQmitigate Cr€asdis Mpeek ischarges and to offset
impacts of existirlg develognientlopment Services

Also, in conjunction ith @{&NPEDSIEAA-8f HERISANGa Plhn, the applicant will be
required to submit aJVd receive approval of a Subarea Plan-lgvel Water Quality

Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.
Approved By: Planning Commission
Approval Date: 2/25/2015
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3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 3.8.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 3.8
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 3.8 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.
Subarea 3.8 is located adjacent to an arterial designated as a Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 3.8 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 3.8 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

No residential land uses are proposed within Subarea 3.8.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

No HBBE land uses are proposed within Subarea 3.8.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section IIL.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr PO4INPEASIRIEGS riding bnd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3 & 4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures (continued):
9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PAs 3 and 4 Master Area
Plan.

10) Specify community facility locations, including schools.
See Section 3.1 above and refer to Exhibit 4 and Table 1.
11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be

approved per a condition of approval restricting development until the
Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entitlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection

July Brpa0@w By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Ranch Plan Planned Community
Subarea Plan ¢ Planning Areas 3 and 4 « Subarea 4.1

Introduction

The purpose of this Subarea Plan for Ranch Plan Planned Community (PC) Planning
Areas 3 and 4 is to provide a process to demonstrate that the intent of conceptual
development policies contained in the General Plan and the Ranch Plan PC will be
realized through more precise discretionary actions. The Area Plan process for the
Ranch Plan PC is divided into two levels, a Master Area Plan and Subarea Plan. The
Master Area Plan focuses on a Planning Area in its entirety and addresses more
regional topics/issues. The Subarea Plan focuses on segments of the Planning Area
and community level topics/issues.

A Subarea Plan consist of a map, set of statistics and other information that describe
the location and type of proposed uses within the context of a Master Area Plan,
including specific types of residential uses. The Planning Commission is the approving
authority for the Master Area Plan and Subarea Plan applications and any subsequent
amendments, with the exception of reallocations and other adjustments that may be
approved by the Director, OC Planning, as specified in PC Program Text Section 1l.A.4.
All subsequent project proposals within this Subarea shall be in substantial
conformance with this Subarea Plan and the previously approved Master Area Plan for
PA-3-4.

1. BACKGROUND:

On November 8, 2004, the Orange County Board of Supervisors approved a General
Plan Amendment (Resolution No. 04-291), Zone Change (Resolution No. 04-292 and
Ordinance No. 04-014), and Development Agreement (Resolution No. 04-293 and
Ordinance No. 04-015) for the 22,815-acre RMV Planning Area. A 132-acre area (of
which 105 acres are located within PA 1) had been sold to the City of San Juan
Capistrano and annexed into the City as recreational open space. This change in
status of a portion of the overall Ranch Plan area resulted in administrative corrections
to the Ranch Plan Planned Community Development Map and Ranch Plan Statistical
Table in February of 2011. The balance of the 22,683-acre RMV Planning Area, totaling
approximately 16,915 acres (or approximately 74.57 percent), was identified for open
space uses with 5,768 acres set aside for future development uses.

2. LOCATION AND e - OC Public Works

As shown on the Repjional LBtk ap tRLAMItiG§SSubareh 4.1 is the only Subarea
proposed within Plarining Area 4. The 1,127-gross acre Plahning Area 4 includes the
515-gross acre Subdrea Q%J}ﬂa&kh& i&@&%ﬁ&s th the Development Area
portion of Planning Area 4. Ortega Highway would traversé the westerly portion of the

subarea in a generally east-west direction. San Juan Creeklis located northwesterly of
Subarea 4.1. Approved By: Planning Commission

Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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Existing land uses within Planning Area 3 include avocado and citrus production areas
and barley fields. Color Spot Nursery is also located in Planning Area 3 as are several
industrial type leases including CR&R/Solag Disposal Company, Calmat, Ewles
Materials, Olsen Pavingstone, Cemex and Greenstone Materials. Along the southern
boundary of Planning Area 3 is an area known historically as Cow Camp. Existing uses
in this area include homes for ranch agricultural employees, ranch offices, a horse riding
arena, pastures and stock yards, tack room, shop equipment storage and restroom
facility. There are several unpaved ranch roads located within the Planning Area.

3. SUBAREA PLAN 4.1 PROPOSAL

3.1 Land Use Plan and Subarea Plan 4.1 Development Table:

All of the required Ranch Plan entitlement plans are shown in their planning context on
the exhibit on the following page titled “Ranch Plan Planning Process”. As depicted in
the exhibit, each Subarea Plan addresses a specific Planning Subarea, and must be
consistent with the Master Area Plan for that Planning Area.

The Land Use Plan (Exhibit 4) depicts 515 gross acres of development land uses within
a terraced and hillside setting, which may include:

« 402 gross acres of residential area, allowing a total of up to 500 dwelling units.
This residential area may also include, but not be limited, to the following uses
allowed by Section Ill.A (Residential) of the Ranch Plan Planned Community
Program Text:

« A potential affordable housing site of up to 3-gross-acres, in compliance
with the Affordable Housing Implementation Agreement (AHIA).

« A potential Home Based Business Enclave (HBBE).

« Private recreational uses, including but not limited to sports fields, sports
courts, tot lots, pedestrian and bike trails, swimming pools and
clubhouses; the Master Maintenance Corporation owned and operated
community facilities may allow the service of alcohol and construction of a
60-foot tall, 30-foot wide by 30-foot wide architectural feature that may
also include wireless facilities.

« Upto 113 acres and up to 1,700,000 square-feet of uses permitted by Section
[11.D.1.a (Urban Activity Center — Principal Permitted Uses) of the Ranch Plan PC
Program Text

. . |County of Orange - OC Public Works
« The remainin undevggmgg&ﬁgﬁ%m%@area 4.4 would be open space,

with other potential uses including but not limited to ajfuture reservoir and

Agricultural apd QthegErtiRnga0e OReping/Epes ajlowed by Ranch Plan
Planned Community Text Section Ill.H.2.d.

Planning Areas 3 anfix Masteémnea PrarcDevelopment Tabje to include the details
listed below, followedl by the source of requirements for incldsion in the Subarea Plan:

The Subarea 4.1 DeEz%?pm@éﬂ Ehabieathhexpandsremnthe PC Statistical Table and
b

Permits: PA140072-81 Master & Subarea Plans
Subarea Plan 4.1 February 25, 2015 Page 5 of 16
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3.1 Land Use Plan and Subarea Plan 3.1 Development Table (continued):

a. Gross and net acres of residential uses, along with a maximum dwelling unit
count, are provided for each Planning Subarea within Planning Areas 3 and 4.

b. Maximum dwelling unit totals are provided for specific residential categories
within Planning Areas 3 and 4, as required by the Ranch Plan PC Program,
Section I1.B.3.b.2. The specific Subarea locations of dwelling units within a
particular residential category will be identified with the submittal of builder’s
tentative tract maps and site development permits.

c. Gross acres of community-level parkland, as required by the Ranch Plan PC
Program, Section 11.B.3.b.3, and General Regulation 18. No community park
locations are proposed within Subarea 4.1. Details regarding provision of
parkland acreage have been specified by the Ranch Plan Local Park
Implementation Program (LPIP) approved by the Subdivision Committee on
March 14, 2007 and revised on July 16, 2014.

d. The Subarea Plan 4.1 Master Development Table (to be submitted by RMV
and tracked by OC Planning as part of the AMR process) will provide columns
for tracking of “Building Permits”, “Certificates of Occupancy” and “Equivalent
Dwelling Units” (a factor used to determine milestones for the South County
Roadway Improvement Program). When future residential development
proposals within Subarea 4.1 are submitted, tracking will occur via the Annual
Monitoring Report. At that time these columns will be added to the
Development Table.

e. Age Qualified Housing: The Subarea 4.1 Development Table specifies the
proposed senior citizen housing (age qualified) dwelling units by Planning
Subarea, as required by the Ranch Plan PC Program, Section |.B., General
Regulation 27.

In summary, when future residential development proposals within Subarea 4.1 are
submitted, they must be consistent with two aspects of the Subarea 4.1 Development
Table (Table 1):

1. The Subarea 4. 1 row, including the appropriate “Gross Acres”,
“Maximum D nit” fotals
of. Dran - OC. P c W,

2. The Resident (f%JaQe"%%l 3 Cofimns ? Qfonvhntlonal Single-Family

Dwellings”, “Hlanned ncept?%?gglln We lings”, “Multiple-Family Dwellings”,
and "Estate DwellgRgHRINALLY APPROVED

Planning refinement$ and revisions may be made as these Residential Categories

estimates shift and rpare defailes, planping, grehenginegring ptudies are finalized. These
totals will be monitorgdzndaodii ied oyentime to reflect as-built details.

Net Acres” and

Permits: PA140072-81 Master & Subarea Plans
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3.2 Conceptual Grading:

Exhibit 4 (Land Use Plan) provides the Subarea 4.1 concept grading at 10-foot contour
intervals, as required by Ranch Plan PC Program Text Section 11.B.3.b.8. The Concept
Grading Plan for each Subarea Plan must be generally consistent with the Preliminary
Conceptual Grading Plan within the Master Area Plan for Planning Areas 3 and 4, and
all subsequent subdivision and grading permits must be consistent with Subarea 4.1
concept grading (Exhibit 4), or a Master Area Plan amendment will be required.

3.3 Circulation and Infrastructure:

The Circulation and infrastructure plans for Subarea 4.1 are consistent with the
circulation and infrastructure components discussed in Section 3.4 and depicted on
Exhibits 5-10 of the Planning Areas 3 and 4 Master Area Plan. Compliance with these
circulation and infrastructure requirements satisfies the following requirements of any
Subarea Plan:

* Arterial highway locations, including secondary and collectors, as required by the
Ranch Plan PC Program, Section I1.B.3.b.7.

* County Bikeway, Regional Riding & Hiking Trail and Community Trail locations, as
required by the Ranch Plan PC Program, Section II.B.3.b.7. (Note: The Trail and
Bikeways Implementation Plan for the Ranch Plan was originally approved July 18,
2006 by the Director, OC Planning and the Director OC Parks, and modified per the
approval of the Manager OC Planned Communities on September 11, 2011.)

» Storm Drain, Water & Wastewater infrastructure, as required by the Ranch Plan PC
Program, Section 11.B.3.b.9.

An extensive network of extended detention basins and flood control and runoff
management features will be incorporated into the Planning Areas 3 and 4 land use
plan, as addressed by Final Program EIR 589, Project Design Feature (PDF) 4.5-2,
which requires:

“Dedicated area ject area to provide sufficient
storage for runoff Gelumyg sofoQmitigate Cr€asdis Mpeek §ischarges and to offset
impacts of existirlg develGghienlopment Services

Also, in conjunction ith @{&NPEDSIEAA-8f HERIBANEa Plhn, the applicant will be
required to submit aJVd receive approval of a Subarea Plan-Igvel Water Quality

Management Plan, ger Final Program EIR 589 Mitigation Mgasure 4.5-4.
Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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3.4 Agricultural And Other Existing And On-Going Uses:

PC Program Text General Regulation 16 and Section Ill.H address how existing ranch
infrastructure facilities may be maintained in place and/or relocated. Exhibit 5 identifies
the existing location of all current agricultural and other existing and on-going uses
within Planning Areas 3 and 4, as required by PC Program Text Section 11.B.3.a.5.
Agricultural and other existing and on-going uses within PA3-4 are limited to grazing,
cropland, citrus trees and the existing San Diego Gas and Electric Substation in the
southeasterly portion of Subarea 4.1.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015

Permits: PA140072-81 Master & Subarea Plans
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4. SUBAREA PLAN REQUIREMENTS

4.1 Ranch Plan PC Program Text Requirements

The Ranch Plan Planned Community Zoning (PC Program Text) was approved by the
Orange County Board of Supervisors on November 8, 2004. This Subarea Plan 4.1
complies with the following specific requirements and provisions of Sections | and Il of
the Ranch Plan PC Program Text:

PC Program Text Section |. General Provisions & Conditions of Approval

A. Additional Area Plan Content (Section 11.B.3.d, Page 16):

d. Where required, the Area Plan may provide additional information
through text or graphics to demonstrate how the Area Plan complies
with the intent and policies contained in the General Plan and the
Ranch Plan PC Program. Such additional information may include the
following:

1) Compatibility with existing, adjacent land uses.

No proposed land uses within Subarea 4.1 are located adjacent to existing land
uses. Land use compatibility is addressed in Section 3.1 above.

2) Scenic highway treatments.
Subarea 4.1 is located adjacent to an arterial designated as a Scenic Highway.

3) Proposals for treatment of vegetation, biological resources or
geological features that may be affected.

No proposed land uses within Subarea 4.1 are located adjacent to significant
biological resources or geological features that may be affected.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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PC Program Text Section Il. Implementation Procedures

The Subarea Plan content requirements are found in the approved Ranch Plan PC
Program Text Section 11.B.3.b, pages 15-16, as listed below in italics. Following each
PC Program Text requirement are specific notes on how this Subarea Plan is in
compliance:

1) Consistency analysis of all components listed in [PC Program Text] Section 11.B.3.a.

Subarea Plan 4.1 has been prepared consistent with all components of the
Master Area Plan for Planning Areas 3 and 4.

2) The specific residential use categories (i.e., senior housing, estate housing, etc.) and
other non-residential uses.

See Section 3.1 above and refer to Table 1.

3) Locations and more detailed acreage of park, recreation and other open space uses
in accordance with [PC Program Text] General Regulation No. 18

See Section 3.1 above and refer to Exhibit 4.

4) Specify Home Based Business Enclave (HBBE) locations per Section Ill.A.6 [PC
Program Text], with particular emphasis on compatibility with surrounding land uses

See Section 3.1 above and refer to Exhibit 4.
5) A legal description (metes and bounds) of the edge of development.

See Attachment 1 to Master Area Plan PA14-0072, Planning Areas 3 and 4
Development Boundaries (Huitt-Zollars, dated January 20, 2015).

6) A listing of agricultural and other existing and ongoing uses, per [PC Program
Text] Section III.H..

See Section 3.4 above and refer to Exhibit 5.

7) Circulation featJ@&tumlaéfﬂgﬂmésté}cfﬂyﬁ"aﬁ“fwii Highways (MPAH)
arterial highwayd, collectsr POLINAPENAERINGS riding knd hiking trails and

pedestrian facilitips. . \OITIONALLY APPROVED
See Section 3.3 above and refer to Exhibit 5 of the PA3 & 4 Master Area Plan.

8) Concept grading rﬁ%ﬁ%@ﬁ &}%E%%gommission

See Section 3.2 above and refer to Exhibit 4.

Permits: PA140072-81 Master & Subarea Plans
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PC Program Text Section Il. Implementation Procedures (continued):

9) Conceptual stormwater drainage, water and wastewater system locations.

See Section 3.3 above and refer to Exhibits 6-10 of the PA3-4 Master Area Plan.

10) Specify community facility locations, including schools.

See Section 3.1 above and refer to Exhibit 4 and Table 1.

11) The Planning Commission shall approve each Master Area Plan for Planning
Areas 2, 6, 7 and 8 per a finding ascertaining whether the applicable
Planning Reserve remains in effect. If so, the Subarea Plan shall be
approved per a condition of approval restricting development until the

Planning Reserve designation is lifted.

Not applicable.

County of Orange - OC Public Works
OC Development Services

CONDITIONALLY APPROVED

Approved By: Planning Commission
Approval Date: 2/25/2015
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4.2 Other Regulatory Compliance Requirements:

In conjunction with the approval of The Ranch Plan, the County Board of Supervisors
adopted a Mitigation Monitoring and Reporting Program (MMRP) pursuant to Public
Resources Code Section 21081.6. The MMRP included all the project design features
(PDF), standard conditions (SC) and mitigation measures (MM) that were adopted in
conjunction with approval of the project. In addition, there are a number of other
compliance measures that apply to the project that also serve to reduce environmental
impacts. These include provisions from the following:

Development Agreement requirements

Planned Community Zoning Regulations/Conditions

South County Roadway Improvement Program (SCRIP) requirements
Litigation Settlement Agreement requirements

Service Provider Agreement requirements

Recognizing the number of conditions that apply to the Ranch Plan, a program for
monitoring their implementation has been developed. The Mitigation and Regulation
Compliance Matrix that recites and categorizes all of the Project’s mitigations (from the
MMRP), conditions and other project requirements adopted with the initial approving
actions and agreements. Over time, the Regulation Compliance Matrix may be
supplemented with added requirements as more detailed plans and programs are
approved for the Ranch Plan Project. The Regulation Compliance Matrix represents a
single source of the Project’s requirements that will be maintained and available for
application to subsequent entitlement plans. The program allows for the sorting of the
measures to determine which measures at applicable to each portion of the Ranch Plan
(i.e., by Planning Area), as well as at each level of entittlement. The measures within the
Mitigation and Regulatory Compliance Matrix applicable to Planning Areas 3 and 4 have
been included as part of the Addendum to Final EIR 589 pertaining to this Subarea Plan
(under separate cover).

A. Final Program EIR 589, MM 4.15-2 requires:
“As part of the Area Plan and tentative tract map process, the developer shall
coordinate with OCFA on street design to ensure arterial highways and local
streets meet OCFA requirements, provide adequate turn around locations and
widths, and signal preemption is installed in all new traffic signals within the

Ranch Plan a ¢ opening devices shall be
installed.” County of Orange - OC Public Works

OC Development Services
Thdse requirements are addressed as partlof the Fire Protection
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