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Chapter 1 - INTRODUCTION
Section 1.1 - Purpose
The purpose of the Comprehensive Development Plan (CDP)
is to provide for the development of a planned community
consisting of a hotel and a variety of office, service, gallery and
retail uses. It is designed to integrate with the surrounding
community and to encourage the use of modern land planning
and design techniques that will facilitate creating a
development that will add to the amenities and mix of uses
currently in downtown San Juan Capistrano. The site has
direct freeway access and will provide a quality shelter for
visitors to the downtown along with complementary services.
The site design will promote walkability from the hotel to the
mission and into the downtown area. The development is
designed to reduce conflicts between the needs of pedestrians
and vehicle accessibility, creating a clear and safe path of
travel within the project with connectivity to the mission and
downtown, and to provide public open space and recreation
areas with a sense of romance and historic park feeling.
In accordance with the Planned Community District regulations
outlined in Section 9-3.315 of the City of San Juan Capistrano
Zoning Ordinance, adoption of a CDP will facilitate the
development of the Planned Community (PC).
It is the purpose and intent of this CDP to provide for a
diversity of uses, site-specific development standards and
building relationships to achieve a coordinated and wellplanned development project in compliance with the General
Plan. Additionally, the CDP will outline proper land use
regulations, permitted and conditionally permitted uses to
insure that they are regulated in a manner that will result in a
high quality planned community that is compatible with, and
complements, the existing historic uses in both the immediate
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and downtown areas. The development regulations are
contained within Chapter 3 of this document. When adopted,
this CDP will become the zoning for the Planned Community
(PC) to be applied to the Plaza Banderas Hotel & Mixed-Use
project area and will ensure that future development will be
implemented in accordance with the General Plan, the
Development Plan, and the City’s Architectural Design
Guidelines.

Section 1.2 - Organization
The CDP is organized in the manner listed below and sets
forth the regulations and requirements governing the
development of the CDP Area:
• Chapter 1 - provides a general introduction, purpose
and intent statement, a project description and a
discussion of the related land uses.
• Chapter 2 - provides a purpose and intent statement,
applicability, definitions, related zoning and building
codes, and adoption and amendment procedures.
• Chapter 3 - contains the specific development
regulations (i.e., setbacks, parking requirements, etc.)
for the Planned Community project area.
• Chapter 4 - contains specific design criteria (i.e.,
architectural style, architectural design elements,
landscaping) and incorporates those sections of the
City of San Juan Capistrano design guidelines that are
applicable to the CDP area.

Section 1.3 - Project Description
Plaza Banderas will consist of an approximately 76,000
square-foot hotel comprised of 124 guest rooms and an
approximately 16,000 square-foot commercial center with
retail and restaurant uses on the ground floor, and a small
private office on the second floor. The project will be
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developed in compliance with the City of San Jan Capistrano
General Plan and this CDP to provide for the orderly
development of the project site, and to allow for a variety of
permitted and conditionally permitted land uses designed
within a modern, urban development concept. Further, the
project will be designed to promote and complement the
existing land uses and historic buildings in the immediate
vicinity and within the downtown area in general. Immediately
adjacent to the mission, this project has been planned as the
gateway to the City of San Juan Capistrano’s historic
downtown. The design draws its influence from the history of
San Juan Capistrano and the Mission using architectural
styles reminiscent of Early California Historic architecture from
the Mission period that will complement and enhance the
visual sense of history of the downtown and Mission San Juan
Capistrano.
The proposed development project requires a change to the
General Plan Land Use and Zoning from General Commercial
(GC) to Planned Community (PC), as well as approval of a
CDP to establish development standards and design
guidelines for implementation of the PC. Other supporting
applications include a Tentative Parcel Map to consolidate
several parcels into a single lot, a Grading Plan Modification to
accommodate grading the site, Architectural Control for
specific architectural review, a Site Plan Review for
compliance with City Plan documents, a Sign Program
(Business Sign Regulations Permit) to establish signage and
sign regulations, a Tree Removal Plan for conformance with
the City’s regulations for tree removal, OCFA review and a
Water Quality Management Plan (WQMP).
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Section 1.4 - Planned Community District Project
Area
Section 1.4.1: Project Area Location and Boundaries
The Planned Community project area referred to within this
CDP includes the properties generally located between Ortega
Highway on the south, El Camino Real on the west, Spring
Street on the north and Interstate 5 freeway on the east (refer
to Exhibit 1, Page 9). The parcels that comprise the project
site are identified as Assessor Parcel Nos. 124-17-012, 014,
015, and 016. Together they create a project area that is
approximately 3.18 acres in size.
The project site currently contains a public parking lot (used
frequently by downtown visitors), a Stroscher Companies
temporary site office and vacant land. The site formerly
contained a small motel (Mission Inn), a service station and a
restaurant. Adjacent to the project site is Mission San Juan
Capistrano to the west, the San Juan Elementary school to the
north, and to the south across Ortega Highway is a service
station, a public parking lot and a drive-through restaurant.
Section 1.4.2: Existing & Proposed Zoning Designation
All properties contained within the boundary of the existing
project area are currently zoned General Commercial (GC).
The intent of this proposal is to change the land use and
zoning from their current designations to a Planned
Community (PC) District to facilitate the adoption of the Plaza
Banderas Hotel & Mixed-Use Development CDP. Exhibit #1-2
illustrates the existing & proposed zoning designations for the
project site.
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Section 1.4.3: Existing & Proposed General Plan Land Use
Designation
All properties contained within the boundary of the existing
project area presently have a land use designation of General
Commercial (LU 31) The intent of this proposal is to change
the land use and zoning from their current designations to a
Planned Community (PC) District to facilitate the adoption of
the Plaza Banderas Hotel and Mixed-Use Development CDP.
Exhibit #1-3 illustrates the existing & proposed land use
designations for the project site.
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Section 1.5 - CEQA Compliance
Development of the Plaza Banderas Hotel and Mixed-Use
Development CDP shall comply with all applicable
requirements of the California Environmental Quality Act
(CEQA) Guidelines for Environmental Impact Reports (EIR’s)
in compliance with Public Resources Code, Section 21000 et
seq. The EIR certified as part of this CDP shall apply to all
development within the proposed project area, and all
applicable mitigation measures adopted in the EIR shall apply
to each development activity within the project area. It is the
responsibility of the City of San Juan Capistrano to ensure that
all environmental requirements and mitigation measures
applicable to this CDP are implemented in accordance with
state law as the project site develops.
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EXHIBIT 1-1
Location/Vicinity Map

I-5
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EXHIBIT 1-2
Existing and Proposed Zoning Designation

Existing Zoning
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Proposed Zoning
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EXHIBIT 1-3
Existing and Proposed General Plan Land Use Designation

Existing Land Use
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Proposed Land Use
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CHAPTER 2 - Development Plan
Section 2.1 - Goals, Objectives, Issues
The Plaza Banderas Hotel and Mixed-Use Development
project site has been in the same family ownership for over
100 years and the property will stay in the family when built.
Plaza Banderas Hotel is being designed to complement the
Mission using architectural styles reminiscent of Early
California Historic architecture from the Mission period, and
also to become a landmark that instills pride in the community.
Plaza Banderas goals include:
 Contributing to the tax base of the City through hotel
transient occupancy taxes, retail sales taxes and property
tax,
 Providing new jobs,
 Providing needed quality lodging for residents’ guests and
Mission visitors, and
 Providing event space for weddings, graduations, and
special occasions.
Issues have been identified that will be addressed in the Development Plan. The project site and surrounding area is historically, culturally and archaeologically sensitive due to the
presence of the Mission and various historic and archaeological sites and is subject to the requirements of Senate Bill (SB)
18 regarding Native American consultation. The adjacent mission, Mission San Juan Capistrano, is listed in the National
Register of Historic Places, and the Stroschein House on the
corner, not a part of the project, was considered by the California Historical Resources Commission in July 2009 and
added to the National Register. A part of the project area is
located within the 100-year flood zone. The existing public
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water lines serving the project site do not have sufficient
pressure to serve the proposed 3-story hotel and must be
upgraded. This will be addressed and coordinated with all City
departments, public agencies and other organizations
concerned. A project traffic study will be required to assess
impacts on the existing transportation system.

Section 2.2 - Development Plan Description
The design and construction of the Plaza Banderas Hotel and
Mixed-Use Development will be unique and particularly
sensitive to San Juan Capistrano’s history. The superior
quality of the development will include prominent California
friendly landscaping, and a garden plaza connecting the hotel
with restaurants and shops. The Plaza Banderas Hotel and
Mixed-Use Development is intended to attract residents, local
clientele, as well as providing a unique hotel, dining and
shopping experience for out of town guests and vacationers.
The Plaza Banderas Hotel and Mixed-Use Development
project encompasses the development of an approximately
76,000 square-foot 124-room hotel at the north side of the site
and a commercial development of approximately 16,000
square feet at the corner of Ortega and El Camino Real.
There will be café dining and an event center in the hotel with
other amenities such as an outdoor swimming pool and
Jacuzzi, exercise room, media room, restaurant, and laundry
facilities.
The
commercial
component
consists
of
approximately 6,500 square feet of retail, 6,000 square feet of
restaurant, and 3,500 square feet of private office (owner
occupied). The Conceptual Development Plan is illustrated in
Appendix “B”.
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Section 2.2.1: Design & Architecture
The design of the proposed Plaza Banderas Hotel and MixedUse Development project draws its inspiration from the historic
heritage of San Juan Capistrano and architectural styles
reminiscent of Early California Historic architecture from the
Mission period.
The two story office and retail building is reminiscent of the
early settlements from the time that California's vast Ranchos
were connected together by the string of Missions situated
along El Camino Real. The one story restaurant structure is to
provide the look of a hacienda that may have been found on
the rancho's. They often used double pitch roofs for shade.
The structure walls were typically adobe with a plaster finish.
To further enhance the sense of history, the ground floor retail
spaces will be accentuated with colorful Banderas (flags).
The hotel architecture beckons one back to a time of growth
and prosperity in California when many of the settlers traveled
the Camino Real exploring the western coast. These travelers,
many from Spain and the Mediterranean coasts, brought their
architecture influences. Visitors are welcomed to the hotel by a
port'e cochere with its stone columns and roof supported by
trusses that continue into the lobby. The exterior walls of the
lobby have the look of the Mission’s stone walls which are
visible from the plaza. The main hotel structure steps up from
each end to emulate a hillside slope and blend with its
surroundings. Reflect the classic architectural scale, the three
stories place the lighter, open decks or openings on the third
floor, medium size openings and structural supports on the
second floor, and the stronger, dominant arches mainly on the
lower floor. The wall colors come from the exposed adobe
walls of the Mission structures.
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The goal of both the owner and the design team is to achieve
design excellence through attention to detail to ensure that the
authenticity of the architectural style is not compromised.
Architectural Elevations are shown in Appendix A.
Section 2.2.2: Site Design
The main project entrance/access from Ortega Highway will be
a right-in and a right-out for traffic safety with additional access
to the development on El Camino Real.
Key components include an internal/external pedestrian
circulation system that connects the public spaces,
commercial center and the hotel and also includes connectivity
to the mission and additional downtown facilities. The
circulation pattern for automobiles will be free flowing and
clearly identified. It will not interfere with the pedestrian
circulation systems. Directional signage indicating clear paths
of travel will be clearly displayed. The Spring Street cul-de-sac
will be maintained as City property.
There are 190 parking spaces to serve visitors and guests
throughout the development. Project parking will be available
throughout the property. All project parking will be surface
parking at grade.
Parking lot lighting will be directed
downward, away from adjacent properties and public rights-ofway preventing spillover onto adjoining property, streets, or
skyward.
Section 2.2.3: Landscaping
The landscape palette will be designed in consideration of the
City's preferred California friendly and drought tolerant plant
palette (Top 50 Native Plants, "Nifty Fifty"). The project will be
designed with low water use, recycled water, irrigation
systems to the maximum extent practicable, and with the
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inclusion of smart timer(s), rain shut off valves and moisture
sensors.
Plaza Banderas’ courtyards, verandas, and patios are
synonymous with the architectural style of a romantic period in
early San Juan Capistrano history. Landscaping will be
comprised of California friendly plants that lend themselves to
the authenticity of the architectural style and the history of the
site such as orange trees, bougainvillea, antique roses and
select species that have adapted to California’s gardens of
today. The utilization of terra cotta and hand-wrought iron
continues the connection to the past characterized by the
natural landscape design.
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Section 2.2.4: Grading
Prior to any grading occurring on the project site, the property
owner shall submit a grading plan to the City in compliance
with the procedures and requirements outlined in Section 92.323 of the Zoning Ordinance.
Section 2.2.5: Construction & Phasing
The owner of the property, Stroscher G3 LLC, is proposing to
construct the project in one phase. The commercial and hotel
components may not be completely concurrent but both
buildings are planned for completion within one year of each
other.
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CHAPTER 3 - Comprehensive Development
Plan Regulations
Section 3.1 - Purpose and Intent
The purpose and intent of these Comprehensive Development
Plan (CDP) regulations is to provide for the orderly
development of all the components within the proposed project
site, outline a list of permitted and conditionally permitted land
uses and establish the framework for how the project site will
be developed in accordance with the General Plan and Zoning
Ordinance. Further, these regulations are intended to facilitate
the use of modern land planning techniques in a mixed-use
design concept to create a high quality, well-designed
development project with land uses that are compatible with
and will complement the historic downtown area.

Section 3.2 - Administration/Applicability
The regulations and procedures contained within this CDP
shall apply to all development activity within the project area.
Development of each building shall comply with the
development regulations and design criteria contained within
this document.
Where specific regulations are not addressed in this CDP, all
other regulations of the San Juan Capistrano Municipal Code
shall govern.
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Section 3.2.1: Architectural Control Review
Any development plan submitted under this CDP must be
submitted to the City of San Juan Capistrano for Architectural
Control (AC) approval.
The conceptual development plan submitted for City approval
concurrently with this CDP is subject to Sec. 9-2.313 of the
City’s Municipal Code, Architectural Control review. The AC for
Plaza Banderas Hotel and Mixed-Use Development is being
processed concurrently with this CDP.
Section 3.2.2: Conditional Use Permit/Public Hearings
Certain land uses listed in this CDP are required to obtain a
conditional use permit. When a conditional use permit is
required the processing of such permit shall be in accordance
with the procedures outlined in Section 9-2.317 of the City’s
Municipal Code.
When a land use specified within this CDP requires a public
hearing, it shall be in accordance with the provisions and
procedures outlined in Section 9-2.302(f) of the City’s
Municipal Code.
Section 3.2.3: Comprehensive Development Plan Amendments
The property owner may from time to time desire to amend the
CDP due to market conditions, economic conditions, etc.
Approval of an amendment to the plan rests with the Planning
Commission. The Planning Commission must determine that
the proposed amendment is consistent with the overall
purpose and general design of the originally adopted CDP. If
this finding can be made, the Planning Commission may
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approve the amendment by resolution. The amended CDP
shall then become the specific CDP associated with the
adopted PC district designation on the Official Zoning Map.
If the Planning Commission determines that the proposed
amendment is not consistent with the overall purpose and
general design of the originally adopted CDP, or there will be
any alteration of land boundaries, the Planning Commission
may direct the property owner to submit the proposed
amendment, together with a new district change petition, for
processing pursuant to the provisions of the Zoning
Ordinance.

of the San Juan Capistrano Land Use Code, except in cases
where a development regulation is not addressed in the CDP,
the appropriate provisions of the San Juan Capistrano Code
shall regulate.
3.5.1: General Provisions:
A)

Section 3.3 - Definitions
The terms used within this CDP shall have the same meaning
as those described in Appendix A of the San Juan Capistrano
Municipal Code.

•
•
•
•
•

Section 3.4 - Related Land Use and Building Codes
Notwithstanding any provision of this CDP, no construction
shall be permitted within the designated Planned Community
project area unless such construction fully complies with the
requirements of Title 8 of the Municipal Code and all other
related construction codes adopted by the City of San Juan
Capistrano for general applicability.

Section 3.5 - Comprehensive Development Plan
Regulations
The following development regulations shall apply to
development of the planned community area, and
development shall be in accordance with this CDP. These
development regulations shall supersede other requirements
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Individual development projects proposed as part of
this CDP shall be consistent with the provisions of
this CDP and shall be subject to the development
review procedures of the Municipal Code of the City
of San Juan Capistrano. Project plans required for
development review of projects within this CDP shall
include:
Site plans or development plans
Grading plans
Landscape and lighting plans
Architectural Elevations
Zoning district designation

B)

Development standards pertaining to minimum lot
size, building coverage, building setbacks and height,
parking requirements and FAR shall be governed by
this CDP.

C)

All proposed projects within the PC District that are
visible from Ortega Highway, Interstate 5 freeway, or
El Camino Real shall be subject to the provisions of
the scenic corridor regulations of the General Plan
Community Design Element of the City of San Juan
Capistrano.

Page 16

3.5.2: Permitted & Conditionally Permitted Uses
It is the purpose and intent of this section to provide a list of
permitted and conditionally permitted uses (Table 1 following)
allowed within the project area that will complement the
proposed project and provide for a specific range of retail and
service commercial uses, including tourist and office uses in
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accordance with the General Plan. Any use not specifically
listed as permitted or conditionally permitted in this section is
prohibited, unless a determination is made by the Community
Development Director that the proposed use is compatible with
the overall intent and character of this CDP.
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Table 1 – Land Use Matrix
Land Use Type

Permitted Use

Conditional Use

Retail Uses, General:
Art, art & photography galleries, studio, museum

P

Audio/video media

P

Antique stores

P

Bakery/candy shop

P

Bookstore, newspapers, magazine

P

Clothing store

P

Computer sales

P

Cosmetic & notions sales

P

Fabric Store

P

Florist

P

General merchandise

P

Curios, gift, novelty shop

P

Jewelry store

P

Stationery store

P

Service Oriented Uses:
Automated teller machine (not in bank)

P

Bank, credit union, financial

C

Barber, beauty shop, day spa

P

Business support, secretarial services

P

Comprehensive Development Plan
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Hotel (with ancillary uses)

P

Copy Shop

P

Tailor shop

P

Food Service
Coffee Shop

P

Delicatessen or sandwich shop

P

Ice cream or yogurt shop

P

Restaurant/outdoor dining (no alcohol)

P

Restaurant/outdoor dining (with alcohol)

P

Professional Office Uses (not medical or dental):
Certified Public Accountant

P

Insurance

P

Professional services

P

Property management

P

Real estate

P

Stock broker

P

Travel agency

P

Notes:

P = Permitted By Right


C = Conditional Use Permit

Comprehensive Development Plan
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3.5.3: Site Development Standards

b)

1) Lot Size Requirements
A minimum of one (1) acre
2) Building Form/Setback Requirements
This Section establishes standards to ensure the provision of
open areas around structures for access to structures, natural
light, ventilation; separation of incompatible land uses; space
for landscaping, privacy, and recreation; and visibility and
traffic safety. The following requirements shall apply to each
building developed under this CDP: (all setbacks are
measured from the ultimate property line)
a)

Ortega Highway Frontage – Any retail commercial
building frontage on Ortega Highway shall border
the street right of way to encourage pedestrian
vitality, enhance visibility to motorists and to
complement historic downtown patterns of
development. A portion of the building elevation
may be set back to allow for outdoor use, such as
outdoor patio dining.
One or Two Stories: A variable front setback shall
be used where the average setback is greater than
five (5) feet, if two (2) stories or less.
Three Stories: If three (3) stories, the setback is
sixty (60) feet from ultimate property line. Patios,
trellis’s, architectural features and outdoor dining
areas are encouraged to be located within the
setback/landscape area.
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El Camino Real Setback - To better articulate and
take advantage of the clear pedestrian-focus of the
adjacent Mission, the commercial uses lining El
Camino Real shall orient their entries to face the
street, or add additional landscaping and detail to
create the same effect. This will protect the unique
streetscape, and aide in merchant success and
retention as visitors and new customers experience
an interesting and pleasant street front.
One or Two Stories - If two (2) stories or less the
setback is five (5) feet.
Three Stories: If three (3) stories, the setback is
fifty-five (55) feet, from the property or right-of-way
line. Patios, trellis’s, architectural features and
outdoor dining areas are encouraged to be located
within the setback/landscape area.

c)

Spring Street Setback - The setback along Spring
Street, if two (2) stories or less, is a minimum of ten
(10) feet from the property line for the first story and
if three (3) stories the setback is fifteen (15) feet
from the property line. Patios, trellises, architectural
features and outdoor dining areas are allowed to be
located within ten (10) feet of the property line.

d)

Interstate 5 (San Diego Freeway) Setback – The
setback from the property line adjacent to the
Interstate 5 right-of-way from one (1) story and up,
is a variable landscape buffer with a minimum five
(5) foot average. The freeway landscape buffer
shall contain sufficient screening to provide a visual
buffer from the freeway. Parking lots or ancillary
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structures may be provided adjacent to, but not in,
the landscape buffer area.
e)

Intersection Visibility Setback – At the intersection
of Ortega Highway and El Camino Real, there shall
be a setback of 25 feet in a diagonal “corner-cutoff” area, which shall be designed in a manner that
is consistent with Section 9-3.559 of the Zoning
Ordinance as illustrated in Figure 3-10 of said
section.

3) Building Height Requirements
The building height requirements are designed to prevent
adverse visual impacts to the adjacent mission. The
following building height limitations shall apply to each
building developed under this CDP (all building heights
shall be measured from the on-site finished pad elevation
to the highest point of the roof or parapet):
Distance from Right of
Way
0’ – 30’
Greater than 30’

Maximum Building Heights
3O’
45’ (for hotel only)

4) Landscape Setback Requirements
The minimum landscape setback requirements for the
proposed project shall be as follows (landscape setbacks
shall be measured from the property line subsequent to
the future alignment of Ortega highway which will
establish the final right of way, or property line):
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a) Parking – A variable buffer zone with an average 5-foot
buffer is required where parking spaces are adjacent to
Ortega Highway exclusive of any parking overhang and
shall consist of permanent landscaping.
5) Landscape Design/Conservation Standards
a) All landscaping proposed within the Plaza Banderas
CDP shall comply with the landscape design and
conservation standards outlined in Section 9-3.527 of
the Zoning Ordinance. Additional Landscape design
requirements are found in Chapter 4.2.2,9 –
Architectural Design Guidelines, Landscape.
b) The irrigation system will conform to San Juan
Capistrano’s model water ordinance. A master valve
and flow sensor will be installed to provide mainline
protection. A smart irrigation controller will be
installed on site. The smart irrigation controller will
provide water savings by adjusting the irrigation run
times per the weather conditions on site. High
efficiency spray nozzles and drip irrigation will be
utilized on site to further the water savings of the
irrigation system.
c) Plants will be hydrozoned to improve plant health and
reduce water usage.
d) All areas of the project outside of the building
footprints shall be fully landscaped with plantings,
hardscape, or enhanced paving, exclusive of parking
and the automotive circulation system.
e) The combined impervious site coverage for individual
building sites (including buildings, parking, plazas,
sidewalks, and drives) shall be limited to a maximum
of 80 percent of each site’s land area.
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6) Lighting Standards
The intent of these provisions is to balance the goals of
the General Plan to maintain a small-village, rural
atmosphere, with the need to provide for the safe
movement of vehicles and people in all districts. To meet
this intent, recommended lighting levels will be defined to
 Satisfy functional and decorative needs
 Designate minimum levels that will both provide
security and safe passage for the public
 Complement the architectural style of the building
and retain a pedestrian scale while providing
illumination of building façades and entrances
 Enhance the desired atmosphere of the downtown
community.
Therefore, all on-site lighting for the proposed project
shall comply with Section 9-3.529 of the Zoning
Ordinance.
a) Parking areas shall have lighting capable of providing
adequate illumination for security and safety. Lighting
standards shall be energy-efficient and in scale with
the height and use of the on-site structure(s).
b) All illumination, including security lighting, shall be
directed downward, away from adjacent properties and
public rights-of-way preventing spillover onto adjoining
property, streets, or skyward.
c) Lighting systems should be designed for normal levels
during operating hours and reduced intensity levels
throughout late, non-operational hours (for security
purposes).
d) Any new street lighting shall match the existing fixtures.

Comprehensive Development Plan

7) Walls, Fences & Hedges
Walls, fences and hedges will be used throughout Plaza
Banderas Hotel and Mixed-Use Development project to
complement the overall design theme, establish
community identity, provide protection from roadway and
other noise, and allow privacy and security. All walls,
fences, and hedges shall comply with the requirements
of Section 9-3.517 of the Zoning Ordinance.
8) Sign Regulations
In recognizing that the primary purpose of signs for Plaza
Banderas Hotel and Mixed-Use Development is to allow
for proper business identification for the public and
business, the design and placement of all signs
permitted within the Plaza Banderas Hotel and MixedUse Development project must adhere to specific design
standards as set forth below. It is recognized that the
primary purpose of signs is effective communication;
therefore, in considering signs allowed under the Plaza
Banderas Hotel and Mixed-Use Development project,
close attention is given to adequate sign visibility and
legibility.
a) Site Specific Approval - all signs are subject to
approval based on the City-approved sign program.
b) Sign Design - Signs shall consist of high-quality
materials and color palettes that reflect the
architectural theme of Plaza Banderas, as well as
complement the existing architectural design of the
San Juan Mission and surrounding area.
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c) Prohibited Signs – The following signs shall not be
allowed within the Plaza Banderas Hotel and MixedUse Development Project:
(1) Signs mounted on or above roofs;
(2) Signs which incorporate in any manner flashing,
moving, including signs manipulated by
individuals, or intermittent lighting;
(3) Signs which incorporate mechanical movement
of any kind such as but not limited to, rotating,
revolving, moving, or animated signs;
(4) Signs with plastic faces, internal illumination, or
neon.
(5) Trailer signs and signs attached to the roof,
trunk, hood, or other part of a vehicle, unless
specifically permitted by subsection (f)(2)(H) of
this section;
(6) Valances, balloons and pennants;
(7) Signs which are supported in whole or in part
from any public utility installation or any tree or
other utility pole on public or private property.
(8) Signs which by color, wording, design, location,
or illumination resemble or conflict with any
traffic control devices or with the safe and
efficient flow of traffic;
(9) Signs which create a safety hazard by
obstructing the clear view of pedestrian or
vehicular traffic;
(10) Signs which do not conform to the design
standards of the sign program.
d) Sign Program – A master sign program is required in
order to create a compatible design theme for all signs
within Plaza Banderas. The sign program will create a
visually pleasing method of providing compatible and
complementary signs throughout the project site; to
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inform users and tenants of desired sign
characteristics; to minimize visual clutter; and to unify
the appearance of the development site so as to create
a distinctive sense of place. All signs shall comply with
the design standards of this section, the approved sign
program and the City's adopted Architectural Design
Guidelines.
No signs shall be permitted until the sign program has
been approved.
e) Sign Permit Review Procedures – A sign permit
application shall be processed in accordance with the
requirements and provisions of Section 9-2.343 of the
City’s Municipal Code and shall not be issued unless
the proposed sign conforms to the approved sign
program. Each business owner within the project area
shall comply with this provision.
f)

Exceptions – Exceptions to the design standards of
the Plaza Banderas Hotel and Mixed-Use Development
Sign program may be granted by the Planning
Commission after conducting a duly noticed meeting in
accordance with Section 9-2.343(c) of the City’s
Municipal Code.

9) Parking Requirements
The provisions of this section are established to provide
for the parking of motor vehicles for the Plaza Banderas
Hotel and Mixed-Use Development site. This CDP
provides for a mix of uses with differing peak parking
demand times and specific use needs.
a) Design and Improvement Standards – On site parking
lot stalls with a parking angle of 75 to 90 degrees shall
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follow the following design criteria: Parking stalls shall
be a minimum of 9’-0" wide by 18”-0" deep, including
2’-0‘ landscape overhang. Drive aisles shall be a
minimum of 24’-0" wide.

b) Parking Lot Landscaping Requirements – The parking
area within this CDP shall provide parking lot
landscaping in compliance with the requirements of
Section 9-3.527(g) of the Municipal Code.

All other Parking angles shall adhere to the minimum
city standards in the Municipal Code Sec. 9-3.535. Parking.

Standard Parking Dimensions
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CHAPTER 4 - Architectural Design Guidelines
Section 4.1 - Introduction
These design standards are intended to provide clear and useful
recommendations for the design, construction, review, and
approval of development in Plaza Banderas Hotel and Mixed-Use
Development. These standards incorporate the applicable areas of
the City of San Juan Capistrano Architectural Design Guidelines
and are a reference point for a common understanding of the
minimum tangible design expectations. The standards are a way of
achieving attractive and functional projects that will realize the
goals of both the City and the development community. All
development within this CDP shall conform to the design standards
to every extent possible.
4.1.1: Overall Goals
The Plaza Banderas Hotel and Mixed-Use Development project
shall comply with design principals from the City’s General Plan
Community Design Element;
1) Reinforce and enhance the City’s downtown as one of the primary focal points of the
community;

Courtesy of San Juan Capistrano Historical Society

2) Contribute to the existing pedestrian-oriented “village-like” environment;
3) Complement the scale, proportion and character of development in the surrounding area;
4) Establish attractive, inviting, imaginative and functional site arrangement of buildings and parking areas;
5) Create a high quality architectural and landscape design which provides proper access, visibility and identity; and
6) Provide stylistically diverse and creative architectural design solutions, which convey a sense of timelessness and
elegance.
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4.1.2: Architectural Design Expectations
Architectural design within this CDP shall meet the following expectations:
1) The Plaza Banderas Hotel and Mixed-Use Development project shall comply with the
design principals in the City’s General Plan Community Design Element;
2) The Plaza Banderas Hotel and Mixed-Use Development project shall comply with the
applicable policies of the City's adopted Architectural Design Guidelines;
3) Design features that detract from the architectural design including, but not limited to,
paint-on façades, super graphics, and structures which visually dominate historic
sites or buildings shall be prohibited; and
4) This proposed development will be scaled to the historic San Juan Capistrano town
center and Mission, which it adjoins and with which it shares common circulation,
pedestrian linkages, public parking, public transportation and environment. Buildings
shall be arranged around an internal courtyard to provide convenient pedestrianoriented access to entrances and open space and to provide connectivity to
neighboring attractions.

Courtesy of San Juan Capistrano
Historical Society

Section 4.2 - Design Standards
The design standards identify the major elements of a comprehensive design policy, and
serve as a framework for each individual structure within the Plaza Banderas Hotel and
Mixed-Use Development. Adherence to these standards will help to ensure that projects
develop in a sensitive manner, are respectful of adjacent properties, and exhibit the
degree of architectural and design integrity that is desired and required by the City.
Ultimately, the goal of these design standards is to ensure that any development within
the Plaza Banderas Hotel and Mixed-Use Development CDP area is a source of
tremendous pride for City residents, and creates an environment that compels people to
visit, shop, and spend time in downtown San Juan Capistrano.
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4.2.1: General Standards
All development within this CDP shall conform to the following:
1) Site Planning
a. The site arrangement of structures, parking, circulation areas and open
spaces should recognize the particular characteristics of the site and should
relate to the surrounding built environment in pattern, function, scale,
character and materials.
b. Siting of buildings along street frontages is encouraged. Zero or minimal
building setbacks should be considered, where appropriate.
c. Continuity of pedestrian oriented activities along street frontages is
encouraged. Avoid disrupting the pedestrian experience by parking lots and
blank walls.
d. The site shall be organized to encourage pedestrian circulation. Walkways
should be attractive and embellished with landscaping, ornamental light
fixtures, furniture, trellises, and/or other decorative features.
e. Storefronts and major building entries should be oriented towards streets,
courtyards or plazas. Avoid placement of "dead spaces” such as storage
areas along street frontages.
f. Modulate building massing to accommodate pedestrian plazas, landscaping,
seating areas and public art along the street wall and at prominent
intersections.
g. Locate parking at the rear of lots and devote all parking lot areas not
specifically required for parking spaces or circulation to landscaping.
h. Create pedestrian paseos to parking lots that are located behind buildings.

Building siting along with shared parking and
access serve to connect commercial projects

2) Grading
a. Landform preservation should shape and guide site development of
commercial proposals. Grading should not substantially alter natural grades
to increase the area of developable land.
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Walkways with plantings add connectivity and
dynamics to the streetscape environment
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b. Innovative grading concepts such as contour grading that incorporate use of
variable slopes and meandering tops and toes of slopes techniques are
encouraged. Smooth, gradual transitions between manufactured and natural
slopes are recommended.
c. Use of retaining walls should be minimized. Where use of retaining walls
cannot be avoided, they should be screened to the maximum extent possible
and use of plantable retaining walls systems or vine-covered walls should be
employed as part of the design solution.
3) Compatibility
a. Project design should complement the surrounding built environment in
pattern, function, scale, character and materials. Natural site features
including streams, scenic vistas and stands of mature trees should be
integrated into the overall project design
b. The placement of structures, circulation patterns and open space location
should acknowledge the site’s characteristics.
c. Increased setback buffers, intensified landscaping, and building orientation
and design techniques should be utilized to attain the greatest degree of
compatibility between commercial developments and lower intensity land
uses.

Project design orients the building to the street and
complements the surrounding built environment in
both function and style

4) Building Siting
a. Structure siting should take into consideration surrounding context, location of
incompatible uses and unique site characteristics.
b. The placement and design of structures on corner and mid-block parcels,
should create a strong visual and physical connection to the street frontage.
c. Building and site arrangements should facilitate pedestrian activity, screen
parking and foster public use of spaces.
Freestanding buildings should be grouped around a
common focal point or design feature
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d. Clustering of structures to create plazas and pedestrian malls is encouraged.
When clustering is not feasible, visual and physical linkages between
separate structures should be established by the selected architectural style,
freestanding architectural elements (e.g. arcade systems, trellises)
landscaping and hardscape.
e. The building design of structures sited adjacent to street corners should
recognize the importance and visibility of the “local” by incorporating
appropriate building massing and forms to “anchor” the intersections.
Angled or curvilinear building forms and plazas are encouraged at corner
locations.
f. Extensive parking lot areas between buildings and right-of-ways are
discouraged along pedestrian oriented as well as auto oriented corridors.
g. Use of landscaping and architectural elements to enhance perimeter parking
areas is encouraged.

Corners structures need to incorporate visibility into
the design and may use focal elements to anchor
the corner and provide substance

5) Vehicular Access/ Circulation/ Parking
a. Site access and circulation design should promote safety, efficiency, and
convenience for vehicular and pedestrian traffic.
b. Site entries may be accentuated by ornamental landscaping, decorative
paving, raised medians, gateway structures, and monument signage.
c. Use of streets to fulfill internal circulation needs is not permitted. A continuous
circulation network system should be provided throughout the site to the
greatest extent possible. Dead-end driveways should be minimized.
Adequate areas for maneuvering, stacking, truck staging, loading and
emergency vehicle access shall be provided on site.
d. The number of site access points should be proportional to the functional
needs and scale of the development. Placement of driveway entrances in
proximity to street intersections should be avoided. Use of common or
shared driveways is encouraged.
e. Driveway entry locations should be aligned with existing or planned median
openings and driveways on the opposite side of the roadway.
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A master plan for a development with shared
parking and access provides a well-defined
circulation system
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f.

The parking lot design, particularly of larger parking lots, should differentiate
and provide the following: major access drives with no direct access to
parking spaces; primary circulation drives with minimal parking; and parking
aisles for direct parking space access.
g. Parking should not dominate street frontages. Parking areas should be
screened by landscaping and structures.
h. Larger parking lots should be divided into a series of interconnected areas.
i. A raised walkway and landscape strip should be provided between parking
areas and buildings. Walkway and landscape strip dimensions should amply
accommodate anticipated functions, intensity of use, landscaping theme and
associated planting materials.
j. Placement of parking areas along primary circulation driveways and adjacent
to building entrances is discouraged.

Well-planned parking and circulation design
provides easy access to spaces

6) Pedestrian Circulation
a. Pedestrian linkages should be established between buildings, sidewalks and
parking areas.
b. Clearly defined pedestrian paths should be provided from sidewalks and
parking areas to primary building entrances.
c. Pedestrian pathways should be separated from vehicular traffic by a change
in grade level. Use of raised pedestrian pathways in conjunction with
enhanced paving, landscaping and bollards to delineate pedestrian paths is
recommended.
d. Parking areas should be designed in a manner that allows pedestrians to
walk parallel to moving cars and minimize the need for pedestrians to cross
parking aisles and landscape islands to reach building entries.
7) Plazas and Courtyards
a. Inclusion of plazas and courtyards within commercial developments is
encouraged. Entries to plazas and courtyards should be inviting and well lit.
b. Landscaping, water features, and public art should be incorporated into plaza
and courtyard design.
c. Courtyards should be buffered from parking areas and drive aisles.

Comprehensive Development Plan

The internal circulation pattern should provide a
clear path of travel for pedestrians
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d. Primary access to public plazas and courtyards should be provided from the
street. Secondary access may be provided from retail shops, restaurants,
offices and other uses within the development.
e. Shade trees or architectural elements which provide shelter and relief from
direct sunlight should be provided within plazas and courtyards.
f. Secondary entrances from plazas, paseos, or rear parking areas may act as
a secondary storefront.
g. The rear and side entry door design shall be compatible with the front door.
Special security glass (i.e. wire imbedded) is allowed.
8) Loading and Delivery Areas
a. Loading and delivery service areas should be located and designed to
minimize their visibility, circulation conflicts and adverse noise impacts.
b. The building structure(s), architectural wing walls, freestanding walls and
landscape should be used to screen loading and delivery service areas.
c. Placement of loading and delivery areas within setback areas is discouraged.
d. The loading and unloading area shall be of sufficient size to accommodate
the number and types of vehicles that are likely to use this area, given the
nature of the use.

Landscaping shall complement and enhance the
character of the structures and create a sense of
place

9) Utility and Mechanical Equipment
a. Utility, service areas and mechanical equipment should be screened from
view. All screening devices should be compatible with the architecture,
materials and colors of adjacent structures.
b. Utility apparatus such as transformer units, valves and timers, which are
required to be installed along street frontages, should be under grounded or
otherwise screened from public view with landscaping.
10) Refuse and Storage Areas
a. Trash and storage enclosures should be architecturally compatible with the
project design. Landscaping should be provided adjacent to the enclosure(s)
to screen them and to deter graffiti.
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Loading and unloading areas may be designed as
an integral part of the structure
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b. Trash storage should be enclosed within or adjacent to the main structure or
located within separate freestanding enclosures.
c. The location of trash enclosures should be easily accessible for trash
collection and should not impede general site circulation patterns during
loading operations.
d. Trash enclosures should be sited to minimize nuisance to adjacent
properties.
e. Trash and loading facilities shall be located either:
i.
At the rear of the site where they can be screened appropriately;
ii.
Along the sides of the buildings not visible from a public street; or
iii.
Incorporated into the building design.

Drought tolerant landscaping and walls that match
the façade provide attractive equipment screening

11) Walls and Fences
a. Walls and fences should be designed to complement the project’s
architecture. Landscaping should be used to soften the appearance of wall
and fence surfaces.
b. Solid wall enclosures with pilasters, decorative caps and offsets are
recommended for screening purposes.
c. Solid walls and fences within front and exterior side yards of commercial sites
should be avoided.
d. The design of outdoor dining enclosures should be integrated within the
overall project design and should be consistent with the architectural theme.

Vines and plantings soften the surface of the wall

12) Paving
a. Paving materials should complement the overall architectural theme. Use of
unadorned concrete paving solutions is generally discouraged. Use of
decorative paving materials is recommended.
b. Decorative paving should be incorporated into the design of, driveway
entries, pedestrian walkways and crosswalks on private property.
c. The use of pavers is encouraged. Use of stone and brick is acceptable,
where such materials are deemed appropriate.
Paving materials complement the storefronts
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13) Lighting
a. The type and location of parking lot and building lighting should preclude
direct glare onto adjoining property, streets, or skyward. Lighting systems
should be designed for two operating levels; a higher intensity lighting level
for business operating hours and a reduced intensity level for non-operating
hours.
b. The design of the light fixtures and their structural support should be
architecturally compatible with the theme of the development.
c. Pedestrian scale/decorative light fixtures are encouraged. “High mast” poles
are discouraged.
d. Lighting should be designed to satisfy functional and decorative needs.
Security lighting should be designed as part of an overall lighting plan.
e. Storefront lighting should complement the architectural style of the building
while providing illumination of building façades and entrances.
f. Use of accent architectural lighting is encouraged.
g. The lighting of building elements and garden walls is an effective and
attractive lighting technique that is encouraged. However, light sources for
wall washing and tree lighting should be hidden.

Lighting fixtures match the architectural style of the
building and are consistent throughout

14) Site Amenities
a. All site amenities should be coordinated in terms of color, materials and
design in order to convey a cohesive project appearance and distinctive
character.
b. Seating should be included within plazas, courtyards and along pedestrian
circulation areas.
c. Tree grates should be utilized along street frontages and plaza areas where a
decorative and/or continuous walking surface is desirable. Grates should be
a minimum of four feet in diameter and should incorporate knockouts to
accommodate the growth of the tree trunk over time.
d. Tree guards should be provided to protect trees in high activity areas. Their
design should be compatible with site furnishings.
e. Bollard design should be consistent with the overall project theme and should
complement other site furnishings.
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Incorporating street furniture, art, and landscaping
into the design of plaza areas creates a specific
atmosphere to enhance the character of the
development
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f.

The placement of planters and pots may be used to organize, accent and
direct pedestrian traffic flow.
g. Planters and pots should be utilized to provide visual interest and color
accent building recesses, at locations where access is discouraged and
adjacent to blank walls.
h. Planter colors and materials should be compatible with the architectural
theme.
i. Newspaper racks should be consolidated wherever possible and carefully
sited to ensure provision of adequate pedestrian circulation clearance around
them.
j. Newspaper rack design should be enhanced by masonry and/or metal
elements that complement other streetscape furnishings.
k. Bicycle rack design should be consistent with other streetscape furnishings.
Use of “loop racks” and “ribbon bars” are encouraged.
l. Bicycle racks should be located in visible areas.
4.2.2: Design Standards
New infill developments and renovation of existing structures in the downtown district
must be respectful of their surroundings. An informal character and sense of
individuality is desired to preserve the ambiance and historic integrity of downtown San
Juan Capistrano.
High quality, creative architecture that complements “historic” structures may be
integrated within the urban fabric if designed appropriately. Such design concepts will
be evaluated and may be permitted, if found appropriate for the project site and district
context, on a case-by-case basis.

Pots and planters can make an entry more inviting
while the alcove provides relief from the elements
for the pedestrian passing by

1) Architectural Imagery
a. The architectural style/ design should enhance the site’s context and should
be harmonious with existing building massing, scale, proportions, colors and
materials. In all cases the selected architectural style should be utilized on all
building elevations.
b. Architectural details and variations in form should be incorporated in the
building design in order to create visual interest.
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Architectural details are true to the architectural
style of the building, provide symmetry and are
compatible with surrounding structures
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c. Structures that incorporate building elements with “human scale” proportions
are encouraged.
d. Incorporating landscaping and architectural detailing at the lower level of
buildings could be used as a design technique to diminish the overall impact
of larger structures and soften their appearance.
e. Project design should establish or maintain “rhythm” while avoiding
monotony. This can be accomplished by arranging repeated major building
elements into manageable groups. Repetition of existing façade modules and
components (e.g. bulkheads, arches, arcades, and balconies) is strongly
encouraged.
f. Buildings facing pedestrian streets and plazas should incorporate design
features that provide visual interest at the street and plaza levels.
g. Building façades, and storefronts should be designed to enhance the visibility
of merchandise and store related activities by pedestrians.
h. Outdoor activity areas such as plazas and dining areas should be visible to
the passing pedestrians.
i. The design of first floor commercial buildings should be based on a high ratio
of void (windows) to solid (wall) areas. The lower building level (storefront)
should be predominantly comprised of transparent surfaces to foster
pedestrian activity and accommodate retail-merchandising needs.

The plaza is accessible from ground floor uses and
provides focal elements for project integrity

2) Building Form and Mass
a. The form and mass of new buildings should create a pleasing transition to
surrounding development and relate to the scale of adjacent structures.
b. The architectural design and placement of “Anchor buildings” on site should
balance and not overshadow minor “in-line” tenant spaces and “freestanding
pad” structures.
c. Building façade design should complement downtown’s pedestrian scale
environment. This can be achieved by increasing the degree of building
detail at the street level, articulating individual floor levels with horizontal
bands and by proper use of color.
d. Variations in building height and massing as well as articulated façades are
strongly encouraged as they contribute to community image, provide a
human scale, and improve the pedestrian experience.
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Historical buildings have a high degree of design
integrity evident in each minute detail
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e. Taller buildings should be made less imposing by incorporating horizontal
massing offsets.
f. Each building shall incorporate building plane off-sets, windows, entrances and/or
other architectural features compatible with the building design to avoid long
linear unbroken walls.
g. The predominance of transparent surface (window and door) to solid surface
(wall) ratio along the street level elevations is encouraged.
3) Building Materials and Colors
a. Materials and colors should be selected to unify the building appearance and fit
into the pedestrian realm context.
b. The complexity of building materials shall be based on the complexity of the
building design. More complex materials shall be used on simpler building
designs and vice versa. In all cases, storefront materials shall be consistent with
the materials used on the proposed building and adjacent buildings.
c. All Plaza Banderas Hotel and Mixed-Use Development exterior building materials
will complement those used in the surrounding area. Materials are limited to:
i. brick
ii. stucco
iii. granite
iv. terra cotta
v. stone
vi. wood
d. Accent materials should be used to highlight building features and provide
visual interest. The following building materials may be utilized:
vii. brick
viii. concrete
ix. stone
x. wood
xi. tile (bulkhead, wall enclosures and fenestration)
xii. copper
xiii. painted metal
xiv. wrought iron
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Dimension in design elements and detail give the
storefront structural substance

Brick, stucco, granite, terra cotta, stone and wood
are approved structural materials
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e. Color palettes harmonious with those found in the surrounding area that
complement the Spanish Monterey architectural style are permitted for
buildings in Plaza Banderas
f. Contrasting or more intense colors may be used to accent architectural
details and entrances.
g. Use of building materials such as tile, brick, stone, and copper in their natural
finish color is encouraged.
4) Roofs and Upper Story Details
a. Roof design shall be consistent with the Early California Historic architecture
from the Mission period:
i. Low pitched gable or cross-gabled roof; sometimes hipped;
ii. Complex, multilevel roof form that complements an asymmetrical
massing;
iii. Eave with small overhang;
iv. Flat roof with parapet; and
v. Red two-piece barrel clay tile or manufactured “faux” wood
shingles.
b. If flat roofs are used within the building design, they shall be screened with
parapets on all sides of the building. If rooftop mechanical equipment is
placed on rooftops, the parapet shall be at least two (2) feet in height to
visually screen the equipment. If parapets are not practical, then other
screening methods may be used at the discretion of the Development
Services Director.
c. Roof-mounted mechanical or utility equipment should be architecturally
integrated within the overall building design.
d. The design and finish of chimneys, roof flashing, rain gutters, downspouts,
vents and other roof protrusions should be architecturally integrated into the
structure design and complement the overall architectural theme.
e. The inclusion of balconies in the overall building design is encouraged. The
design of such spaces should complement the overall architectural theme in
terms of location, size, and detail.
f. Where architecturally appropriate, sloped roofs shall provide articulation and
variations to soften the massiveness of the roof. Sloped roofs shall also
include exposed wood eaves.
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Barrel tiles are true to the Spanish Mission style
architecture

The tile roof complements the soft color palette and
decorative trim
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g. All rooflines must be broken up through the use of gables, dormers, plantons, cut-outs or other appropriate architectural elements compatible with the
main building design.
5) Entrances, Store Fronts, Façades
a. Projects located at intersections should ensure the design treatments are
continued around the corner and that an appropriate transition between the
project improvements and the adjacent public and private improvements is
provided.
b. Provision of a prominent corner entry to buildings located at street
intersections is recommended.
c. Main building entries should be emphasized by utilizing one or more of the
following design techniques:
i. Recessed or projecting architectural features such as porticos,
storefront bays, towers etc;
ii. Landscaping planters, paving or other hardscape details; or
iii. Roofline changes.
d. Building entries should evoke a “sense of arrival” by being distinctively
designed and readily identifiable.
Variations in massing, architectural
detailing, colors and materials are encouraged to articulate entry areas.
e. Use of high quality door design, storefronts and hardware details is
encouraged.
f. Doors for retail shops should include a high percentage of glass area.
g. All wall surfaces visible to the public should be architecturally enhanced.
h. Where vertical architectural elements (e.g. clock towers, stair towers) are
proposed as focal points, their scale and relationship to the main structure
should be carefully considered.
i. Stairways should be designed as an integral part of the building architecture.
j. Stairway projections which complement the architectural massing and form of
the building are encouraged.
k. Stairway design should be consistent with the overall architectural theme.
Where appropriate, decorative features such as tile risers and rails may be
utilized to create visual interest.
l. The design and positioning of balconies should be compatible with the design
of the building (e.g., relate to overall massing, window placement and
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Continuity should be maintained through the use of
complementary design features, such as windows,
entries and pedestrian amenities

The corner architecture continues on both sides of
the structure while emphasizing individual
storefronts

This stairway is integral to the building structure
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proportion, etc.). Balconies having some inset aspect are encouraged, and
should not appear to be an afterthought.
m. Gutters and downspouts should be concealed, unless designed as a
decorative architectural feature.
n. Mechanical equipment should be fully screened. All screening enclosures
should be compatible with the building’s architecture, colors and materials.
o. Building signage should be integral to the façade design, placed in the sign
band above the first floor entry or on blank wall areas specifically intended for
signage.
6) Windows
a. Traditional, rather than freeform window shapes, are preferred. Multi-paned
windows are encouraged. Use of clear glass (at least 88% light transmission)
on first floor storefronts is recommended.
b. The storefront window design should maximize visibility of displays and
interior retail spaces. The average storefront bulkhead height in the
downtown district (18-inches) should be considered in the design of storefront
elevations. Maximum bulkhead heights for new construction should not
exceed 36 inches.
c. Window designs which permit additional light penetration within building
spaces are encouraged.
d. Windows on upper floors should be proportioned and placed in relation to
groupings of storefront or other windows and elements in the base floor.
Windows should have a vertical emphasis.
e. Casement windows which can provide large openings and add interest to
adjacent pedestrian areas should be provided where appropriate. Such
window treatments are especially encouraged for restaurant uses.
f. Window details could add to the architectural variety along street frontages.
Use of the following window enhancements should be considered:
i. Tile border surrounds
ii. Colored window framing
iii. Wood shutters
iv. Plant-on relief features
v. Iron or wooden grilles
vi. Window boxes
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Windows, recessed entry and roof articulation
express welcome and shelter to the visitor

Window detail with design integrity adds visual interest
to the project appearance

Page 39

vii. Deep recesses
viii. Plaster surrounds
7) Arcades
a. Arcades could positively contribute towards fulfilling visual and functional
building needs. They can take a stylistically traditional appearance or may be
introduced as a “sculptural” colonnade design element giving articulation and
depth to the façade. Regardless of the selected style, care must be taken to
ensure that the design of arcades appears “authentic” to the selected
architectural theme.
b. The massing of all arcade components should be proportional to its overall
size.
c. Archways should be designed with semi-circular or slightly flat arcs.
d. Column size must relate in scale to the building. The column height should be
approximately 4-5 times the width of the column.
e. The use of column bases, capitals and bands is encouraged when use of
such details is “authentic” to the selected architectural style and positively
contributes to the proposed building design.

Dimension in design elements gives a building the
appearance of structural substance

8) Plazas/ Courtyards/ Paseos
a. Plazas and courtyards are encouraged within downtown San Juan
Capistrano. Ample seating should be provided within plaza areas.
b. Inclusion of a visual focal point such as a fountain or public art within the
courtyard area is recommended.
c. Paseos shall be designed as an integral part of the project. Provision of
alcoves, plazas and courtyard along paseos’ edges or at their terminus points
is encouraged.
d. Paseos shall be of adequate width to accommodate anticipated functions,
including but not limited to access, circulation, light and ventilation.
e. Landscaping, art, decorative lighting fixtures, enhanced paving, and seating
shall be included within the paseo design to enhance the pedestrian
experience within its space.
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Outdoor living spaces and landscaping elements
invite transition between outdoor and indoor areas
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9) Landscaping
a. All use of California friendly planting, vines, flowering plants, arbors, trellises
and container planting is encouraged.
b. Inclusion of courtyards, gardens, and fountains in the overall project design is
encouraged. Landscaping within courtyards should include a balance of
hardscape and landscape materials. Emphasis should be placed on
California and Mediterranean landscapes and gardens.
c. Boxed and container plants in decorative ceramic, terra cotta, wood, or
stucco planters should be used to enhance street frontages, plazas and
courtyards.
d. Planters may be incorporated into seating and stair areas. Such planters
should be open to the earth below and should incorporate permanent
irrigation systems.
e. All trees in paved areas should be provided with “Deep Root” barriers
automatic irrigation and metal grates.

Continuity should be maintained through the use of
unified architecture, landscaping and design
features

10) Parking Lot Landscaping
a. Parking lot landscaping should accent driveways, frame the major circulation
aisles, and highlight pedestrian pathways.
b. Parking areas should provide interior planting islands in accordance with Title
9 requirements of the San Juan Capistrano Municipal Code. These
landscaping areas should be planted with trees, low shrubs and groundcover.
c. All parking lot street frontages should be screened by landscaping. Parking
lot landscape screening should be implemented by utilizing one or more of
the following:
i. A 32-inch high (max) evergreen hedge;
ii. A 32-inch high (max) earth berm with a slope no greater than
3.5:1; or
iii. Trees planted at a distance of 35 ft. on center. Trees should be a
12-16 ft. high minimum from finish grade, or as recommended by
conditions of approval.
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11) Slope Vegetation and Erosion Control
a. All proposed slopes with a gradient greater than 6:1 and a vertical height of 3
ft. or greater, should be vegetated within 30 days of completion of grading.
b. All plant materials should be appropriately spaced to control soil erosion.
c. Trees, shrubs, and ground covers should be planted in undulating groupings
to improve the character of manufactured slopes.
d. Vegetation of permanent slopes should include permanent irrigation systems.
12) Walls and Fences

Small details in design create a sense of
completeness

a. Wall and fence enclosure design should be addressed as part of the overall
development concept.
b. The selected wall and fence design concept should consider and preserve
scenic views available to the community, to the greatest extend possible.
c. Where appropriate to the selected architectural style and project location,
stucco or brick wall enclosures, enhanced with decorative inset tiles,
ornamental metal fencing, entry gates, or planters are encouraged.
13) Sign Design
a. Signs should establish rhythm, scale and proportion in façades and arcades.
Sign placement should complement building elements rather than block
them. The sign size should be proportional and in scale with the building’s
façade elements.
b. Sign colors should be compatible with the building color palette. Use of a light
background with dark sign copy provides visually effective signage and is
strongly encouraged. No more than two primary colors should be used on a
sign. A third, secondary color, may be used for accent or shadow details.
c. Sign copy should be kept to a minimum. Use of fewer words creates a more
effective sign message. As a general rule, letters should not occupy more
than 75% of the sign area.
d. The overall sign shape should be kept generally simple so as not to detract
from the message.
e. Avoid hard-to-read and overly intricate typefaces. The selected letter style
should complement the building design.
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Signs should be easy to read with a simple
straightforward design
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f.

Ground level signs should be smaller than those on upper levels. Signs
oriented to pedestrian traffic should be smaller than automobile oriented
signs.
g. Careful consideration should be given to a sign’s location. The placement of
signs provides visual clues to the business entry location and affects the
design integrity of the entire building.
14) Franchise and Corporate Business
a. The distinct architectural designs of many franchise and corporate
businesses are typically not appropriate for historic areas such as downtown
San Juan Capistrano. Franchises or national chains must respect the
architectural standards of the CDP to create unique buildings that are
compatible with the existing structures and character of downtown San Juan
Capistrano.
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4.2.3: Hotel Standards
Hotels provide visitors with a strong first impression of San Juan Capistrano and
therefore deserve special attention within the guidelines. They are quasi-residential uses
and shall be designed and sited to minimize the effect of noise from major streets. Hotel
architecture is often thematic, which presents a strong temptation to exaggerate the
design of the building front and to neglect the other sides. However, all sides of a
building shall be stylistically consistent.
1) Site Organization
a. Some short-term parking spaces (no more than 5 spaces) shall be provided near the
office for visitors to check in to the hotel.
b. Recreational facilities such as swimming pools shall be designed to offer privacy to
facility users.
c. Mechanical equipment of all types, including swimming pool equipment, shall be
located and screened to minimize impacts on adjacent uses.

Balance can be achieved by offsetting a horizontal
mass with a vertical accent to diminish the overall
effect

2) Safety
Safety and security for persons and property are of paramount concern. At night, lighting
is an integral component of the built and natural environment. Effective lighting provides
safety and direction for vehicles and pedestrians and visibility and security for the hotel
businesses.
a. All external corridors shall have clear instructions for emergency exits, as well as fire
extinguishers and alarm buttons where appropriate.
b. Landscaping shall maintain adequate sight lines for visual safety, visibility and
efficient security.
c. Pedestrian areas, paseos, sidewalks, parking lots and building entrances should be
adequately lit to provide safety and security.
d. Lighting should be designed to provide ambiance, safety, and security without
unnecessary spillover or glare onto adjacent properties and light intensity should be
of satisfactory quality to ensure visibility, safety, and security.
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3) Building Design
a. Public or semi-public spaces (hotel/motel lobby, restaurants, meeting rooms, and
banquet facilities) sited at ground level adjacent to a pedestrian walkway or a major
street shall use glass and transparent materials between the height of three feet (3’)
and eight feet (8’) above the walkway or street grade.
b. Noise attenuation techniques shall be included in the design of buildings near major
noise generators (e.g., major streets and highways). Techniques may include:
double pane glass, berms, or lowering the grade of the subject building below the
roadway elevation.
c. Air conditioning units shall not be visible from public streets. Vents for PTAC units
must be incorporated into the window design.
d. Guest rooms shall be accessible from hallways within hotels over two stories. Avoid
room entrances directly adjacent to parking lots or exterior walkways.
e. Walkway, stairway and balcony railings and other similar details shall be visually
substantial and stylistically consistent with the basic building design.

Stairs should be an integral design feature and not
an afterthought
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Appendix “A”
EXHIBIT A-1 - Architectural Elevations – Retail
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EXHIBIT A-2 - Architectural Elevations – Restaurant

Comprehensive Development Plan

Page 47

EXHIBIT A-3 - Architectural Elevations – Hotel
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EXHIBIT B - Conceptual Development Plan
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EXHIBIT Landscape Concept Plans – Revised Entry at Caltrans Improvements
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