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NORTH TUSTIN SPECIFIC PLAN 

ORANGE COUNTY, C.�IFORNIA 

Tile accompanying text constitutes the land use regulations under which 
development will be governed for the area hereinafter to be referred to 
as the North Tustin Specific Plan. Tile North Tustin Specific Plan was 
originally adopted by the Board of Supervisors by Ordinance Number 3348 
on September 29, 1982.  Amendment 2018-01 to the North Tustin Specific Plan 
revised the land use regulations text and the land use 1:1ap. 

I hereby certify that this text material, consisting of 34 pages plus a table of 
contents and land use districts exhibit, which will regulate the development of 
those properties shown on the Land Use Regulations Map, was approved by the 
Orange County Planning Commission on July  11, 2018 and adopted by Ordinance 
Number 18-006  by the Orange County Board of Supervisors on August 28, 2018. 

Orange County Planning Commission 
Trung "Joe" Ha, Chairman

By: 

Recording requested by 
OCPW Development Services/Planning, 
Exempt from Recording Fee per Govt. Code 6103

Robin Stieler 
Clerk of the Board of Supervisors 

. County of Orange 

III-ii

Colby Cataldi
Deputy Director

OC Public Works/OC Development Services

_________________________________ ______________________________   
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CHAPTER 1. GENE.RA!. PURPOSE AND APPLICATION 

A. General PUrpose
.

The North TUstin Specific Plan Land Use Regulations are adopted per 

• 

Government Code Sections 65450 through 65457 and Zoning Code Section 7-9-156
for the purpose of promoting the health, safety and general welfare of
residents of the North TUstin community, Orange County, and the future

. residents of this community. More specifically, these regulations are 
intended to provide the standards, criteria and procedures necessary to 
achieve the following objectives. 

1. Implement the intent and purpose of the elements of the General Plan of
the county of Orange as carried out by the North Tustin Specific Plan.

2. Provide maximum opportunities for innovative eonununity design and site
planning, consistent with orderly development and compatible with
existing COJlllllunity character, with a logical and timely sequence of
community and government review and input.

3. Improve the visual image and general aesthetics within the North Tustin
community.

B. Application

The interpretation and application of the North TUstin Specific Plan shall
be accCl!lplished in accordance with the following provisions:

l. The land use and development regulations shall be applied only in the
community of North Tustin as defined by the specific plan boundary.

2. When any issue, condition or situation arises or occurs that is not
covered or provided for by this division of the North Tustin Specific
Plan, those regulations of the Zoning Code that are applicable for the
most similar issue, condition or situation as determined by the
Director, EMA, shall apply.

3. If any portion of these regulations is, for any reason, declared by a
court of competent jurisdiction to be invalid or ineffective in whole or
in part, such decision shall not affect the validity of the remaining
portions thereof. The Board of Supervisors hereby declares that it
would have enacted these regulations and each portion thereof,
irrespective of the fact that any one or more portions be declared
invalid or ineffective.

4. Por the purpose of carrying out the intent and purpose of these
regulations, words, phrases and terms are deemed to have the meanings
ascribed to then in Sections 7-9-21 through 7-9-47 of the County of
Orange zoning Code, except as otherwise provided by these land use
regulations.
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CHAPTER 2. GENERAL PROVISIONS 

A. All building sites shall comply with the provisions of Section 7-9-126,
Building Site Requirements of the Orange Cowity zoning Code.

B. Setbacks shall be measured from the ultimate street right-of-way line.

c.· All parking requirements shall comply with the provisions of Section
. 7-9-145, Off-Street Parking Regulations of the Orange County zoning Code
· except as provided in these regulations.

D. All on-site lighting shall be designed and located so as to confine direct
rays to the premises.

E. All construction and development within the North Tustin Specific Plan shall
canply with applicable provisions of the Uniform Building Code and the
various related mechanical, electrical, plumbing codes, and the Grading and
Sign Codes, as currently adopted by the Board of Supervisors.

F. Any conditions, requirements, or standards, indicated graphically or in
writing, that are a part of an approved area plan, site development permit
or detail plan, approved in C0111pliance with these regulations shall �ave the
same force and effect as these regulations. Any use or development ,
established as a result of such approved permit or plan but not in
canplianee with all approved conditions shall be in violation of the North
Tustin Specific Plan and subject to Zoning Code section 7-9-154, Enforcement
provisions.

G. These Specific Plan Land Ose Regulations for residential development are
intended to·facilitate the location of affordable housing in the North
Tustin community by implementing the inelusionary housing provisions of the
Housing Element of the Orange Cowity General Plan.

B. The North Tustin Specific Plan may be amended by the same procedure as it
was originally adopted. Each amendment shall include all sections or
portions of the Specific Plan that are affected by the change. An amendment
may be initiated by the Board of Supervisors, the Planning Commission, or a
property owner, in compliance with the provisions of Section 7-9-156 of the
Orange County Zoning Code.

I. Temporary special community events, such as parades, pageants, community
fairs, athletic contests, carnivals, and other similar uses, may be
permitted in any area of the North Tustin Specific Plan by approval of the
Director, EMA, upon application for a certificate of use and occupancy per
Section 7-9-152 of the Orange County zoning Code.

J. Any person, firm or corporation, whether as principal, agent, employee or
otherwise, violating any provisions of these regulations shall be guilty of
a misdemeanor, and upon conviction thereof shall be punishable by a fine of
not JDOre than five hundred dollars ($500) or by imprisonment in the County
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Jail .of Orange for a term not exceeding six (6) months or by both such fine 
and imprisonment. such person, firm or corporation shall be deemed guilty 
of a separate offense for each and every day during any portion of which any 
violation of this article is committed, continued or permitted by such 
person, firm or corporation and shall be punishable as herein provided. 
Enforcement of these regulations shall be per Section 7-9-154 ef the Orange 
County Zoning Code. 
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CHAPTER 3. DISTRICT REGOIATIONS 

A. RSF - Residential Single Family District

l. Purpose and Intent:

The RSF District is intended to create, preserve and enhance
neighborhoods where permanent, one household, residential uses are
predominant. The detached dwellings and large private yards of RSF
areas allow for maximum privacy where desired, and opportunities for
outdoor living. Only those additional uses are permitted that are
ccmplimentary to, and can exist in harmony with, such a single-family
residential neighborhood.

2. Permitted Principal Uses:

Any of the following principal uses are permitted on each building site
in caapliance with the site development standards contained herein.

a. Single-family detached dwelling, one Cl) per building site, or
ai:ngle-family mobilehane per Zoning Code Section 7-9-149.S , one Cl)
pe.r building site.

b. Parks and playgrounds (noncommercial).

c. Riding and hiking trails.

d. Ccmmunity care facilities serving six (6) or fewer persons.

3. Principal Uses permitted subject to a site development permit.

The following principal uses are permitted subject to the approval of a
site development permit per Chapter 4.

a. Public or private utility structures and uses rendering direct
service to the public in the local area.

b. Grading and excavation over S,000 eubie yards per Zoning Code
section 7-9-139.

4. Principal uses permitted subject to a use permit.

a. Zoning Administrator

The following principal uses are permitted subject to the approval
of a use permit by the zoning Administrator per Chapter 4.

(1) Apiaries.

(2) Canmunity care facilities serving seven (7) to twelve (12)
·persons per Zoning Code'section 7-9-141.
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b. Planning Camnission

The following principal uses are permitted subject to the approval
of a use permit by the Planning Commission per Chapter 4.

(l) Churches, temples and other places of worship (minimum building
site area - 40,000 square feet).

(2) Educational institutions.

(3) Planned (unit) developments for residential uses per Zoning
Code section 7-9-110 and Chapters 5, 6, and 7 herein with 28
feet maximum building height, and a 25 foot setback where it is
abutting a single family district.

5. Temporary tJses and Structures:

Any of the following temporary uses are allowed, except as provided in
other subsections herein, per Zoning Code Section 7-9-136.

a. Model homes, temporary real estate offices and related signs within
subdivisions.

b. Temporary use of mobilehcme residence during construction.

c. Continued use of an existing building during construction of a new
building on the same building site.

6. Accessory Uses Permitted�

oses and structures when customarily associated with and subordinate to 
a permitted principal use on the same building site per zoning Code
section 7-9-137 which includes:

a. Garages and carports.

b. Swimnling pools.

c. Fences and walls.

d. Signs per Chapter 6.

e. Noncommercial keeping of pets and animals per zoning Code section
7-9-146.3.

f. Bcae occupations, per zoning Code section 7-9-146.6.

g. Guesthouses (one (1) per building site) in conformance with the
setback regulations for the main building.

7. oses Prohibited:

a. All uses not permitted above are prohibited.
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b. The storage of vehicles, equipment, or products related to a
ccmmercial activity not permitted in this district.

8. Site Development Standards:

The establishment, operation and maintenance of the uses permitted in
the RSF District shall be in canpliance with the following:

a. Building site area: Ten thousand (10,000) square feet minimum
required unless otherwise specified on the land use district map of
the North Tustin Specific Plan.

b. Building site width: No minimum requirement unless otherwise
specified by the use district map of the North Tustin Specific Plan.

c. Building height: Thirty-five (35) feet maximUJD unless otherwise
specified on the land use district map of the North TUstin Specific
Plan.

d. Setbacks.

(l.) Prent setback: Twenty-five (25) feet minimum required. 

(2) Rear setback: Twenty-five (25) feet minimum required.

(3) Side setback: Ten (10) percent of the average ultimate net
width of the building site - maximum twenty (20) feet.

{4) On panhandle building site the minimum setback fran any 
property line shall be ten {10) feet. 

e. Off-street parking: Per zoning Code section 7-9-145.

f. Building site coverage: Pifty ( 50) percent maximum.
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B. RMF - Residential Multiple Family District

l. Purpose and Intent:

The RMF District is intended to create, preserve and enhance areas where
two or more dwelling units on ·the same building site are p�edominant.
The RMF District compliments the RSF District by providing.for an
additional range of housing types to meet the varying needs of different
individuals and families within the specific plan boundary. Only those
additional uses are permitted that are complimentary to, and can exist
in harmony with, such a residential neighborhood.

2. Permitted Principal Uses:

Any of the following principal uses are permitted on a building site in
canpliance with the site development standards contained herein.

a. CClnmunity care facilities serving six (6) or fewer persons.

b. Single-family dwellings, attached and detached.

c. Mobilehomes per Zoning Code section 7-9-149.

d. Multifamily projects of four {4) or less dwelling units.

e. Parks, playgrounds, and athletic fields (noncommercial).

3. Principal uses permitted subject to a site development permit.

The following uses are permitted subject to the approval of a site
development permit per Chapter 4.

a. Public or private utility structures and uses rendering direct
service to the public in the local area.

b. Multifamily projects of five (5) or more dwelling units (except
condominium, stock cooperative, and community apartment projects}
per Zoning Code section 7-9-146.7.

4. Principal uses permitted subject to a use permit.

a. Zoning Administrator.

The following principal uses are permitted subject to the approval
of a use permit by the Zoning Administrator per Chapter 4.

(l) Canmunity care facilities serving seven (7) to twelve (12)
persons per Zoning Code section 7-9-141.
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b. Planning Canmission

Tbe following principal uses are permitted subject to the approval
of a use pemi� by the Planning Commission per Chapter 4.

(l) Churches, temples, and other places of worship (minimum
building site area - 40,000 square feet).

(2.) Educational institutions. 

(3) Mobilehome parks and mobilehome subdivisions per zoning Code
section 7-9-149.

(4) Residential condominium, stock cooperatives, and community
apar�nt projects per zoning Code section 7-9-147.

(5) Planned (unit) development for residential uses per Zoning Code
section 7-9-110 and Chapter 5, 6, and 7 herein with 28 feet
maximum building height.

5. Temporary oses and Structures:

Any of the following temporary uses are allowed, except as prc,,.,ided in 
other subsections herein, per zoning Code Section 7-9-136.

a. Temporary use of mobilehome residence during construction.

b. Continued use of an existing building during construction of a new
building on the same building site.

c. Model homes, temporary real estate offices and related signs within
subdivision.

6. Accessory Oses Permitted:

Uses and structures vhen customarily associated with and subordinate to
a permitted principal use on the same building site per Zoning Code
section 7-9-137 which include:

a. Garages and carports.

b. swimming pools.

c. Fences and walls.

d. Bane occupations, per Zoning Code section 7-9-146.6.

e. Signs per Chapter 6. 

f. Nonc01111'1ercial keeping of pets and animals per Zoning Code section
7-9-146.3.
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7. Uses Prohibited:

a. All uses not permitted by subsectio�s above are prohibited.

b. The storage of vehicles, equipment, or products related to a
commercial activity not permitted in this district. : 

8. Site Development Standards:

The establishment, operation and maintenance of uses permitted in the
RMF District shall be in compliance with the following:

a. Building site area: Ten thousand (10,000} square feet minimum
required unless otherwise specified on the land use district map of
the North TUstin Specific Plan.

b. Area per unit: Eighteen hundred (l,800) square feet minimum net
land area per dwelling unit unless otherwise specified on the land
use district map of the North TUstin Specific �lan.

c. Building site width: Seventy-five (75) feet minimum required unless
otherwise specified on the land use district map of the North TUstin
Specific Plan.

d. Building site coverage: Sixty (60) percent maximum permitted.

e. Building height: 'l'WO (2) stories and not to exceed thirty-five (35)
feet maximum.

f. Setbacks. Twenty (20) feet minimum from any public street,
otherwise:

(l) Front setback: Twenty (20) feet minimum required. Any main
building or portion thereof and any accessory building or
portion thereof in excess of eighteen (18) feet in height shall
be setback a minimum twenty-five (25) feet from an abutting RSF
district.

(2) Rear setback: TWenty-five (25) feet minimum required. Any
accessory building or portion thereof in. excess of eighteen
{18) feet in height shall be setback a minimum twenty-five (25)
feet from an abutting RSF district.

(3) Side setback: Five (5) feet minimum required. Any main
building or portion thereof and any accessory building or
portion thereof in excess of eighteen (18) feet in height shall
be setback a minimum of fifteen (15) feet from an abutting RSF
District.

g. Distance between main buildings: Fifteen (15) feet minimum.
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h. Landscaping. Per Chapter 5.

i. Off-street parking: Per Zoning Code Section 7-9-145, except that
all parking shall be on the rear half of the building site.
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c. RGO - Residential Garden Office District

1. Purpose and intent

The RGO District is intended to provide areas for the development of
profession.al and administrative offices and related uses in locations in 
close proximity to residential areas. Development of properties in the
RGO District create a suitable environment for professional and
administrative uses including office buildings of a residential
appearance especially designed for such uses with low traffic
generation, located on sites large enough to provide room for landscaped
open space, off-street parking facilities and buffering of abutting
residential areas. The district is located along Newport Avenue to a
point approximately 200 feet northeasterly of warren Avenue and designed
to intervene between the arterial highway and residential areas and
reduce the impacts of the arterial traffic on the residential areas.

2. Principal uses permitted subject to a site development permit.

The following uses are permitted subject to the approval of a site 
development permit per Chapter 4. 

a. PUblic and private utility buildings and structures.

3. Principal uses permitted subject to a use permit.

.

The following uses are permitted subject to the approval of a use permit
by the Planning Canmission per Chapter 4.

a. Professional offices for:

(1) Accountants

(2) Attorneys

(3) Doctors, dentists, optOl'lletrists, oculists, chiropractor and
others licensed by the State of California to practice the
healing arts, but not including veterinary hospitals for
overnight animal care.

(4) Engineers, architects, surveyors and planners.

(S) Other professional services requiring State licensing or
certification.

b. Advertising agency offices.

c. Insurance agents.

d. Studios for interior decorators, photographers, tailors,
seamstresses, artists and draftsmen.

e. Telephone answering services.
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f. '!'ravel agencies.

g. Typing and addressing services.

b. Stockbroker offices.

i. Escrow offices.

j. Secretarial services.

k. Real estate offices.

Temporary Uses and Structures: 

The following temporary uses are permitted, except as provided in other 
subsections herein, per Zoning Code Section 7-9-136. 

a. Commercial coaches.

5. Accessory Uses.

Accessory uses and structures are permitted when customarily associated
with and subordinate to a permitted principal use on the same building
site per zoning Code section 7-9-137 which includes:

a. Detached buildings.

b. Fences and walls.

c. Signs per Chapter 6. 

6. Prohibited uses:

All uses not permitted above are prohibited.

7. Site Development Standards:

a. Building site area: Ten thousand (10,000) square feet minimum
required.

b. Building site coverage: Thirty-five (35) percent maximum.

c. Building height: Two (2) stories and not to exceed thirty-five (35)
feet maximum unless otherwise specified on the land use district map
of the North TUstin Specific Plan. Buildings within Parcels 401-
211-61 and 401-211-63 shall be limited to one (1) story and not
exceed eighteen (18) feet in height.

d. Building site width: seventy-five (75) feet minimum required.

e. Setbacks: Twenty (20) feet minimum from any public street,
otherwise:
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(l) Front setback: Twenty (20) feet average and fifteen (15) feet
minimum.

(2) Side setback:

(a) Ten (10) feet minimum required from any priv�te street.

(b) Five (5) feet minimum required from any abutting RGO
district.

(c) Fifteen (15) feet minimum required £ran an RSF or RMF
district. Any main building or portion thereof in excess
of eighteen (18} feet in height shall be set back a
minimum twenty-five (25) feet fran an abutting RSF
district. •

(3) Rear ·setback: Twenty-five (25) feet minimum required. Any
building or portion thereof in excess of eighteen (18) feet in 
height shall be setback a minimum thirty-five (35) feet from
any abutting RSF district.

f. Off-street parking: Per Zoning Code Section 7-9-145 except that all
parking shall be on the rear half of the building site.

9. Vehicular access standards: Vehicular access shall be provided to
and on the site per Zoning Code section 7-9-145 and a vehicular·
access detail plan approved by the Director, EMA, as provided in
chapter 4 of these regulations. 'l'he vehicular access detail plan
shall be in substantial conformity with the following:

(l) The first street opening from an intersection should be a
minimum of one hundred fifty (150) feet fran the point of
intersection of the ultimate right-of-way lines of the abutting
streets.

(2) Any additional street openings should be a minimum of three
hundred (300) feet, from center to center, from any other
street opening.

(3) Any access driveway, parking aisle, or private roadway shall
not be closer than ten (10) feet to the boundary of a
residential district.

(4) No street opening shall be permitted within the southern
frontage of Warren Avenue. Reciprocal ingress and egress
easements shall be established where needed to permit access to
Newport Avenue for those parcels with legal access to Warren.
At the time of approval of the vehicular access detail plan,
said parcels shall submit to Orange County, an irrevocable
offer of dedication of vehicular access rights to warren
Avenue.
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The vehicular access detail plan shall be submitted to the Director, 
EMA, for his approval prior to the issuance of a building permit or 
grading permit. The Director shall weigh each application on its 
merits and may grant a inodification of any of the above guidelines 
if he finds that the efficiency of the arterial highway system will 
be maintained and that conditions or terrain indicate it is 
impractical or inadvisable to comply with the requirem�nts, or if 
these requirements will create or result in undue hardship to the 
abutting property. 

h. Lighting: All lighting shall be designed and located so as to
confine direct rays to the premises.

i. Trash and storage area: All storage of cartons, containers and
trash shall be enclosed by a building or wall not less than six (6)
feet in height. Such areas shall not be within the front or
exterior side of the building or within twenty-five (25} feet of an
abutting residential district.

j. Enclosed uses: All uses shall, unless otherwise specified by an
approved site development permit or use permit, be contained
entirely within a completely enclosed structure.

k. Screening and Landscaping. Per Chapter S.

1. Building Character and Orientation: Per Chapter 7 and Division II,
Chapter l.
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o. PQP - Public/Quasi-Public District

l. Purpose and Intent:

The PQP District is established to provide for the establishment and
maintenance of community services and facilities in locations which will
best serve the residents of the North Tustin Specific Plan area and
iJDJDediately surrounding community. It is intended that community
services and facilities be compatible with the basic permitted uses of
any land use district, and be located so that the specific plan area may
be efficiently serviced;

· 2. Permitted Principal uses subject to a site development permit.

Any of the following uses are permitted subject to a site development 
permit per Chapter•· 

a. Public community centers.

b. Public recreation centers and facilities including but not limited
to parks, playgrounds, clubhouses and other similar uses.

c. Police and fire stations.

d. Day nurseries or nursery schools.

e. Utility buildinr3�, structures, and facilities.

3. Principal uses permitted subject to a use permit.

The following principal uses are permitted subject to the approval of a
use permit by the Planning Canmission per Chapter 4.

a. Churches, temples, �nd other places of worship_.

b. Educational institutions.

4. Temporary Uses and Structures:

Temporary uses are allowed except as provided in other subsections
herein, per Zoning Code Section 7-9-136.

5. Accessory Uses Permitted:

Accessory uses and structures are permitted when customarily associated
with and subordinate to a permitted principal use on the same building
site per Zoning Code section 7-9-137 which includes:

a. Detached buildings.

b. Fences and walls.

c. Signs per Chapter 6.
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6. Prohibited Uses:

a. Al.l industrial uses.

b. Al.l commercial uses.

c. Residential uses.

d. Maintenance yards and any associated storage areas.

· e. Original impound area.·

f. Al.l uses not permitted are prohibited.

7. Site Development Standards:

The establishment, operation and maintenance of the uses permitted in
the PQP district shall be in ccnpliance vith the following provisions.

a. Building height: Twenty-eight (28) feet maximum.

b. Building site area: Ten thousand (10,000} square feet minimum
required.

c. Building site width: One hundred (100) feet minimum required.

d. Landscaping and screening: Per zoning Code section 7-9-132:

e. 

f. 

In addition, a twenty (20) percent minimum landscaped area is 
required. A landscaped area shall consist of trees, shrubs, vines,
grasses, ground cover, other ornamental plants, or any combination
thereof arranged.on the building site in accordance with Chapter 5
of these.regulations. Landscaped area will not include buildings,
paving, swimming pools, gravel or any other assemblage of building
materials upon or over the land.

Setbacks. Twenty (20) feet minimum from any public street, 
otherwise: 

(l.) Front setback: Twenty (20) feet minimum required. 

(2) Side setback: Ten (10) feet minimum required.

(3) Rear setback: Twenty-five (25) feet minimum required.

Off-street parking: Per zoning Code Section 7-9-145. 
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E. OSR - Open Space/Recreation District

l. PUrpose and Intent:

The OSR District is established to protect and preserve natural
resources, permit outdoor recreation and education, and pr�rnote health
and safety.

2. Permitted Principal uses:

Any of the following principal uses are permitted in compliance with the
site development standards contained herein.

a. Parming and horticulture.

b. Parks, and playgrounds, (noncommercial).

c. Biking trails.

d. Greenbelt and conservation corridors.

e. Nature study areas.

f. Public camnunity center.

3. Accessory uses.

Accessory uses and structures which are customarily associated with and
subordinate to a permitted principal use on the same building site and
which are consistent with the purpose and intent of this district are
permitted per zoning Code section 7-9-137.

4. Prohibited Uses:

a. Any industrial uses.

b. Any commercial uses.

c. All residential uses.

d. Maintenance yards and any associated storage areas.

e. Utility buildings, structures, and facilities.

f. Any use not permitted above is prohibited.

5. Site Development Standards:

The establishment, operation and maintenance of the uses permitted in
the OSR district shall be in compliance with the following provisions.

a. Building height: Eighteen (18) feet maximum allowed.

b. Building site area: No minimum required.
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c. Building site width: No minimum required.

d. Building site coverage: Ten (10) percent maximum.

e. Building setbacks: Ten (10) feet minimum.

f. Off-street parking: Per Zoning Code Section 7-9-145. •

g. Signs. No sign shall exceed six (6) square feet in area unless
otherwise provided for by an approved use permit or site development
permit.
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F. CI - Consolidation Incentive District {overlay)

1. PUrpose and Intent:

The CI District establishes an incentive in the form of an increased
number of dwelling units when problems of arterial access, structural
obsolescence, and incompatibility of land use with traffic-and noise
conditions are corrected by a residential development which, through
merger or consolidation of contiguous parcels of irregular shape
produces an integrated development project providing an environment of
stable, de sirable character which will be in harmony with existing and
potential development of the surrounding neighborhood.

The incentives of this district are intended to encourage the merger or
consolidation of contiguous parcels of irregular shape in order to
create a building site of a size whereby the land may be developed
utilizing design features which take advantage of modern residential
site planning techniques.

The regulations of this district are intended to produce residential
planned development projects which meet standards of open space, light
and air, and density of land use which provide for better use of common
areas, open space and off-street parking facilities, and provide for
safe and efficient vehicular and pedestrian circulation. These
regulations are intended to be utilized only for integrated residential
planned development projects on building sites resulting from merger or
consolidation of parcels and shall not be utilized for the establisbment
of individual residential uses or structures.

2. Application:

The CI District overlay shall only be applied in the RSF District. In
the RSF District, where the district symbol is followed by, as part of
such symbol, the letters •c1•, parcel merger or consolidation shall be
permitted and encouraged subject to the regulations of this section.
The RSF District shall constitute the •base district• and the (CI)
suffix shall constitute the •overlay district•.

Participation in the overlay district in those locations where it is
applied shall be optional. As such, the provisions of the overlay
district shall be in effect only when provided for by an approved use
permit and a final tract map. Prior to the provisions of the overlay
district being in effect, use of the building site shall be in
c:anpliance with the base district.

The inclusionary housing program of the Housing Element of the Orange
County General Plan shall be impleme�ted through the schedule of
permitted dwelling units established in the site development standards
of this section. Increased density above that established by the
schedule vill not be permitted for residential development projects
participating in the overlay district. FUrthermore, Section 7-9-140 of
the Orange County Zoning Code shall not be applicable concurrently with
the other incentives of this overlay district.
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3. Parcel Consolidation Procedures:

Building sites for residential development projects shall be created
according to any of the following procedures.

a. Merger of lots in compliance with the Subdivision Map Act.

b. Easement, deed restrictions or other means, approved by the Planning
Camnission, resulting in coordinated development of contiguous
parcels in compliance with the provisions of these regulations
provided recording of same is caapleted prior to approval of the
final tract map.

4. Principal uses permitted subject to a use permit.

The following principal uses are permitted subject to the approval of a
use permit by the Planning Commission per Chapter 4.

a. All uses permitted by the RS!' District.

b. Residential condominiums.

5. Prohibited Uses:

All uses not permitted above.

6. Site Development Standards:

The following site development standard� are in addition to the site
development standards of the RS!' District unless otherwise stated below.

a. Building site area: Por purposes of determining the building site
area, the project net area shall be used. However, in no case shall
the project net area be less than twenty-five thousand (25,000)
square feet.

b. Building site width: Minimum two hundred (200) feet required.

c. Number of dwelling uni ts: The maximum number of dwelling uni ts
permitted in any residential development project shall be determined
by dividing the project net area by the •land area per dwelling
unit• shown below.

Project Dwelling Units per Acre Land Area Per 
Net Area (Reference) Dwelling unit 

less than 0.75 acre 4.5 8,200 s.f. 
0.75 to 1.20 acres s.s 7,400 s.f. 
1.21 to 1.65 acres 6.5 6,500 s.f. 
1.66 to 2.10 acres 7.5 5,600 a.f. 
2.11 to 2.55 acres 8.9 5,000 s.f. 
greater than 2.55 acres 9.5 .f,500 s.f. 
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d. Standards for streets and accessways: 'l'he design and location of
access driveways shall consider providing future access to and frau
abutting parcel within the overlay district but not participating
in the incentive program at the time of site development permit
approval. ·The Planning Ccmmission may require the site development
permit to be accompanied by an irrevocable offer of reciprocal
ingress/egress easements at specific location to said •butting
parcels.

e. Building Site Setback: 25 feet minimum where it is abutting a
single family district.
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G. GO - Garden Office District (overlay)

l. Purpose and Intent:

The ·GO District overlay provides a method whereby residential property
may be used for garden office use with low traffic generation if uses
and structures are in compliance with specific site development
provisions and requirements for coordinating vehicular access and on­
site circulation, prohibiting direct line of sight into adjoining
residential properties and regulating the design of main and accessory
buildings so that a residential character is achieved which is 
canpatible with adjoining residential properties.

2. Application:

The GO District overlay shall be applied in residential districts only.
In any residential district where the district symbol is followed by, as
part of such symbol, the letters •GO•, development of garden pro­
fessional office and administrative uses shall be permitted subject to 
the regulations in this section. The residential district shall consti­
tute the •base district• and the (GO) suffix shall constitute the
•overlay district.•

Participation in the overlay district in those locations where it is 
applied shall be at the option of the property owner(s). As such, the 
provisions of the overlay district shall be in effect only when·provided 
for.by an approved use permit. Prior to the provisions and requirements 
of the O'lerlay district being in effect on any subject property, use of 
the building site shall be in compliance with the provisions and 
regulations of the base district. 

3. Principal uses Permitted subject to a use permit:

The following principal uses are permitted subject to the approval of a
use permit by the Planning Camnission per Chapter 4.

a. All uses permitted by the base district.

b. Professional offices for:

{l) Accountants

(2) Attorneys

(3) Engineers, architects, surveyors and planners.

c. Advertising agency offices. 

d. Insurance agents.

e. Telephone answering services.

f. Travel agencies.
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4. 

g. Typing and addressing services.

h. Stockbroker offices.

i. Escrow offices.

j. Secretarial services.

k. Real estate offices.

Accessory uses permitted. 

Accessory uses and structures are permitted when customarily associated 
with and subordinate to a permitted principal use on the same building 
site per Zoning Code section 7-9-137 which includes: 

a. Detached buildings

b. Fences and walls

c. Signs per Chapter 6.

s. Prohibited Uses:

All uses not permitted above.

6. Site Development Standards

The following site development standards are in addition to those of the
RGO district:

a. Building site area: Twenty-five thousand (25,000) net square fee�
mini.mum required.

b. Building site coverage: Thirty (30) percent maximum.

c. Building height: Two (2) stories and not to exceed twenty-eight
(28) feet maximum unless a lesser height is specified on the land
use district map of the North Tustin Specific Plan.

d. Building site width: One hundred (100) feet minimum required.

e. Front setback: Twenty (20) feet average and fifteen (15) feet
minimum.

f. Side setback:

(l) Ten (10) feet minimum required fran any ultimate right-of-way
line, unless otherwise specified herein.
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g. 

h. 

(2) Fi� (S) feet mini.mum required from any abutting RGO district.

(3 ) Fifteen (15) feet minimum required from an RSF or RMF district. 
Any main building or portion thereof. in excess of e.ighteen (18) 
feet in height shall be setback a mini.mum forty-five (45) feet 
from an abutting RSF district. 

Rear setback: TWenty-five (25) feet minimum. Any building or 
portion thereof in excess of eighteen (18) ·feet in height shall be 
setback a minimum forty-five (45) feet from any abutting RSF 
district. 

Off-street parking: Per zoning Code Section 7-9-145, except that 
al1 parking shall be on the rear half of the building site. 

Vehicular access standards: Vehicular access shall be provided to 
and on the site per Zoning Code section 7-9-145 and the vehicular 
access plan required within the use permit approved by the Planning 
Ccnmission. 

The vehicular access plan of the use permit shall be in compliance 
with the following: 

(l) Por the group of properties in the overlay district fronting
Newport Avenue and to the south of Vanderlip Avenue considered
in the aggregate and including assessor parcels 401-191-29,
401-191-30, 401-191-31 and 401-181-22, a maximum of two (2)
access driveways or street openings to Newport Avenue will be
permitted for the entire group. A minimum one hundred fifty
(150) feet, measured center to center, shall be maintained
between these openings and from these openings to any other
street opening. Each approved use permit application shall
include a condition for a recorded reciprocal ingress-egress
easement along interior property lines with adjoining
properties within the overlay district and an irrevocable offer
of dedication of vehicular access rights in compliance with the
vehicular access plan of the approved use permit prior to the
issuance of building permits.

(2) Por the group of properties in the.overlay district fronting
Newport Avenue and Vanderlip Avenue and to the north of
Vanderlip Avenue, considered in the aggregate and including
assessor parcels 401-091-ll, 401-091-12, 401-091-64, 401-091-
66, 401-091-69, 401-091-70 and 401-091-71, a maximwn of three
(3) driveways or street openings to Newport Avenue and one (l)

additional access opening to Vanderlip Avenue will be permitted
for the entire group of properties. These access driveways
shall be located as follows:

(a) The first street opening from an intersection shall be a
minimum of one hundred fifty (150) feet from the point .. of
intersection of the ultimate right-of-way lines of the
abutting streets.
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H. RCF – Residential Care Facility District (overlay)

1. Purpose and Intent:

The RCF District overlay provides a method whereby residential

property may be used for Senior Living Facilities (as defined by

Zoning Code Section 7-9-40) where structures are in compliance

with the North Tustin Specific Plan’s site development provisions

and requirements, and where the design of the building(s) achieves

compatibility with adjoining properties. Units contained in any

RCF facility shall not be considered “dwelling units” and shall

not be subtracted from the total number of allowed dwelling units

for the North Tustin Specific Plan area.

2. Application:

The RCF District overlay shall be applied in residential districts

only. In any residential district where the district symbol is

followed by, as part of such symbol, the letters “RCF”,

development of Senior Living Facilities shall be permitted subject

to the regulations in this section. The residential district shall

constitute the “base district” and the (RCF) suffix shall

constitute the “overlay district.”

Participation in the overlay district in those locations where

it is applied shall be at the option of the property owner(s),

subject to the regulations in this section. As such, the

provisions of the overlay district shall be in effect only when

provided for by an approved use permit and adoption of a

Development Agreement (as defined by Government Code section

65864 et seq.) by the Board of Supervisors.

3. Permitted Principal Uses:

Any of the principal uses permitted by the base district in

compliance with the site development standards of the base

district.

4. Principal Uses permitted subject to a Site Development Permit:

The following principal uses are permitted subject to the

approval of a Site Development Permit per Chapter 4.

a. Public or private utility structures and uses rendering

direct service to the public in the local area.

b. Grading and excavation over 5,000 cubic yards per Zoning Code

Section 7-9-139.

III-26



5. Principal Uses Permitted subject to a Use Permit and

Development Agreement:

The following principal uses are permitted subject to the approval 

of a use permit by the Planning Commission per Chapter 4 and adoption 

of a Development Agreement (as defined by Government Code section 

65864 et seq.) by the Board of Supervisors. 

a. Senior Living Facilities as defined by Zoning Code Section 7-

9-40, Definitions (s), “Senior Living Facilities.”

6. Temporary Uses and Structures:

Any of the following temporary uses are allowed, except as

provided in other subsections herein, per Zoning Code Section 7-9-

136.

a. Model homes, temporary real estate offices and related signs

within the site.

b. Temporary use of modular buildings during construction.

7. Accessory Uses Permitted:

Uses and structures when customarily associated with and

subordinate to a permitted principal use on the same building site

per Zoning Code Section 7-9-137 which includes:

a. Garages and carports.

b. Swimming pools.

c. Fences and walls.

d. Signs per Chapter 6.

e. Chapel only for use by residents of a Senior Living Facility

(not open to the general public).

f. Other related uses as may be determined by Board of Supervisors

to be consistent with and compatible with the allowed uses.

8. Uses Prohibited:

a. All uses not permitted above are prohibited.

9. Site Development Standards:

The establishment, operation and maintenance of the uses permitted

in the RCF District overlay shall be in compliance with the
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following: 

a. Building site area: Six (6) acres minimum required.

b. Building site coverage: Forty (40) percent maximum.

c. Building height: One (1) story and not to exceed twenty (20) feet

maximum; with an allowance for appurtenances, limited to chimneys

and tower elements, not to exceed twenty-eight (28) feet maximum.

d. Building site width: Three-hundred (300) feet minimum required.

e. Front setback: Twenty (20) feet minimum required measured from

any ultimate right- of-way line.

f. Side setback: Twenty-five (25) feet minimum required measured

from property line of any abutting RSF District.

g. Rear setback: Twenty-five (25) feet minimum required measured

from property line of any abutting RSF District.

h. Off-street parking: A parking study shall be provided to determine

the anticipated traffic generation and on-site parking demand

of the residents, staff, employees and guests of the type and

size of the Senior Living Facilities proposed.

i. Landscaping: Twenty percent (20%) minimum of the building site

shall be landscaped per Chapter 5.
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CHAPTER 4. PROCEDURES 

All discretionary permits {e.g., use permits, site development permits, and 
variance permits) shall be subject to and processed per Zoning Code section 
7-9-150. However, a site development permit application shall be acted upon by
the Zoning Administrator at a public hearing if requested by the N"0rth Tustin
MAC.

The Director, EMA, shall forward all discretionary permit.applications to the 
North Tustin MAC for review and camnent at least twenty-one {21) calendar days 
prior to final action by the approving authority, 

All discretionary permits shall ach1eve substantial conformance to the design 
criteria and guidelines contained in Division II, Chapter l. 

In addition to the requirements of Section 7-9-150 of the Zoning Code, site 
development and use permit applications shall include all information required 
by the district regulations and the additional information required herein: 

(l) A legal description of the property included in the site development
permit application and a boundary map showing the dimensions of the
property, easements existing on the property, and the name and distance
to the nearest cross street.

(2) Existing topography of the property with contours at not more than two­
foot intervals.

(3) The gross land area and project net area, the present land use district
classification thereof, and the land use district classification on the
surrounding properties.

(4) All existing structures and land uses on the property and the location
of any uses and structures on the adjoining properties.

(5) A proposed development plan with.at least the following details shown to
scale and dimensioned:

(a) Loca�ion and use or uses·proposed for each existing or proposed
structure in the subject property, the number of stories, building
height, gross floor area and building coverage.

{b) A topographic map of the property with typical cross sections or 
sketches showing the proposed grading for adapting the project to 
the site including the relationship to uses and structures on 
adjoining properties. 

{c) All existing and proposed curb cuts, driving lanes, parking areas, 
loading areas, storage areas and trash storage. 

(d) All pedestrian walks and open areas for use by the occupants of the
proposed development and the public.

(e) Types of surfacing proposed for all walks, driveways and other
aceessways.
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(f) A landscape plan for the project including the height, Materials,
and location of all fences and walls, the location, type and size of
plant materials and the method by which the landscaping, fences and
walls will be preserved and maintained. Where landscaping is
required as a buffer for adjoining residential districts, a cross
section showing the relationship of the uses and structures proposed
for the subject property, the buffer planting and the uses and
structu·res on the adjoining residential property shall also be
included.

(g) A plan showing all existing or proposed facilities and features such
as hydrants, utility structures, wells, sewage disposal facilities,
outside lighting and recreation facilities, and a statement setting
forth the method by which these facilities and structures are to be
removed, relocated, preserved and maintained.

(h) Plans, including cross sections and elevations of each type of
structure to indicate architectural type,·· materials of construction
and relationship to uses and structures on adjoining properties.

(i) A drainage plan showing the method for control and disposal of all
waters flowing into, across and from the project and the effects
upon uses and structures on adjoining properties of the methods to 
be app.lied upon.

(j) A vehicular access plan showing the location of access driveways to
public rights-of-way and any existing or proposed access easements
to adjoining properties within the same land use district including
a description of the manner in which the easements are to be used
and dedicated or recorded.

(k) A statement of how the proposed development will avoid direct line
of sight into adjoining residential properties and structures.

(l) LOcation, lighting, material, copy, dimensions and design of signs.

If an approved plan is found to be inconsistent with the intent and provisions 
of the General Plan, the North Tustin Specific Plan, applicable district 
regulations,.or any other plan or project officially approved at a public 
hearing by the Planning Commission or the Board of Supervisors, such plan shall 
not .be approved. 
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CHAPTER S. LANDSCAPING, BUFFERING, AND SCREENING 

A. Landscaping

The RGO and GO districts, planned {unit) developments, and multifamily
projects of five or more units shall be subject to Zoning Code section
7-9-�2.2 .and the following landscaping requirements:

l. A minimum of fifteen (15) percent (and twenty (20) percent for planned
developments) of building site or project net area shall be landscaped.
A landscaped area shall consist of trees, shrubs, vines, ground cover,
or any combination thereof. Landscaped area shall not include
buildings, paving, swimming pools, gravel or any other assemblage of
building materials upon or over the land.

2. Existing mature trees shall be preserved and integrated into the
landscape plan wherever possible . .. Existing mature trees which are
removed shall be replaced at a minimum rate of one (l) specimen of
twenty-four (24) inch box size per one (l) mature tree removed.

3. Boundary landscaping along primary and major arterial highways shall
create a parkway appearance which softens/screens undesirable views.
Street trees shall be randomly grouped to.create an informal or natural
character and be pr09ided at a rate of not less than one (l) tree per
twenty-five (25) feet of road frontage.

4. In the interest of public safety, street trees shall be planted a
minimum of twenty-five (25) feet fran the beginning of curb returns at
intersections and a minimum of ten (10) feet from street lights, fire
hydrants and driveways.

s. Outdoor off•street parking areas shall be planted at a rate of one Cl)
tree per one thousand (l,000) square feet of parking area surface and at
a minimum of every fifth parking space in parking bays exceeding ten
(10) spaces in length.

6. The required use permit or site development permit shall include a
landscape plan in canpliance with the above requirements.

B. Buffering from Residential Areas

The RGO and GO districts shall be subject to the following requirements
where an interior property line abuts a residential district/area.

l. Satisfy •a• and •b• below.

a. Provide and maintain a landscape buffer at least eight (8) feet
wide. Landscape materials within the buffer shall include trees and
shrubs. Trees shall be spaced a maximum of twenty (20) feet on
center and create an opaque screen above the wall within twenty-four
(24) months from initial installation. Shrubs shall achieve a
mature height of between two (2) and six (6) feet. Such landscaping
shall be in compliance with Zoning Code section 7-9-137.S, •Fences
and walls.•
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b. Provide solid masonry wall per Zoning Code section 7-9-132.l.

2. Such buffer or opaque screen shall be included on the required landscape
plan.

C. Screening Parking Areas

The RGO and GO districts shall screen outdoor parking areas from public
streets by use of evergreen plant materials in combination with one or more
of the following:

·· l. Walls: A wall shall consist of colored concrete, stone, brick, tile or
similar type of solid masonry material a minimum of four (4) inches 
thick and three (3} feet high but not more than three and one-half (3-
1/2) feet high. 

2. Fences, solid: A solid fence shall be constructed of wood, masonry or
other materials to form an opaque screen of at least three (3) feet in
height but not more than three and one-hal.f (3-l/2) feet high.

3. Fences, open: An open-weave or mesh type fence shall be combined with
plant materials to form an opaque screen of at least three (3) feet in
he·ight but not more than three and one-hal.f (3-1/2) feet high.

4. Berm: Earth material when used as a screen shall be seeded with grass
or planted with an evergreen ground cover. The berm height shall have a
minimum height of three (3) feet but not more than three and one-half
(3-1/2) feet high.
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CHAPTER 6. SIGNS 

The North Tustin Specific Plan shall be subject to zoning. Code section 7-9-144. 

Business signs, outdoor advertising signs, roof signs, and projecting signs 
shall be prohibited. 

Additionally, planned (unit) developments, multifamily projects of five or more 
units, the RGO, PQP, and GO districts shall be subject to the following 
regul.ations. 

l. Only two (2) single-faced or one (1) double-faced identification sign at
the main point of entry to the development containing only the name and
address of the development, not exceeding twenty-four (24) square feet
in area for each face shall be permitted. One {l) additional twenty­
four (24) square foot single-faced identification sign shall be
permitted along any public street right-of-way upon which the propoerty
has frontage providing such street frontage exceeds three hundred thirty
(330) feet. Said signs shall not have internal lighting. External
lighting fixtures used to i1luminate permitted signs shall be concealed
within plant materials or attached to and designed as an integral -part
of the sign.

2. Permitted signs at the main entry point or along any other public street
right-of-way shall not exceed six (6) feet in height including any earth
berm, pedestal, base or similar structure upon which the sign may be
mounted. Height to top of sign shall be measured fran the top of curb
for the adjacent public street.

3. Wall signs shall not exceed six (6) square feet in area. Said signs
shall not be located above the roof faeia or eaves, shall not have
internal lighting and shall be made of a material compatible with the
materials of the building.

III-33



' 

CHAPTER 7. BUILDING ORIENTATION ANO CHARACTER 

In addition to the general guidelines contained in Division II, Chapter l of 
this specific plan, the following standards shall be incorporated in project 
design. 

l. Roofs shall be sloped, of hip, gable or shed design. RoofS" shall have a
minilllum pitch of one Cl) foot of rise to three (3) feet of run and shall
have a maxi.mum pitch of one Cl) foot of rise to one (1) foot of run.

2. Direct line of site to abutting residential districts from second story
openings, windows, balconies, stairways, stairway landings or other
architectural features shall be prohibited. Design solutions for
meeting this standard include, but are not lilllited to, clear story
windows, skylights, opaque screens designed as an integral part of the
building, recessed windows, setback of the second story, and building
siting or orientation. Landscape materials may be used in combination
with but not as a substitution for an architectural design solution.

3. Buildings shall create a residential appearance in conformity with the
design guidelines and criteria of the North TUStin Specific Plan.

4. All roof equipment shall be screened from view. The screening material
shall be in harmony with building lines, materials and color. Special
consideration will be given to mechanical equipment typically located on·
the roof being enclosed within the building attic (pitched roof),
located at grade and screened from view, or located below grade when
accessible frcn subterranean parking facilities or a parking structure.

5. The reflectivity of all exposed surfaces (walls, roofs, windows, frames,
and paved surfaces) shall be mitigated by such devices as overhangs,
awnings, trellises, plantings and similar features.
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