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Project History
The Forster Canyon Comprehensive Development Plan (CDP) was first adopted in 1981 and included approximately 400 acres. The CDP allowed a variety of uses, residential densities, designated open space, and
public amenities. Since 1981 portions of the property have been purchased by separate entities, various projects have been approved within the planning area, and the CDP has been amended several times. For reference in using this document, the following chronology is provided outlining various project approvals within
the Forster Canyon project area as of the last revision date in 2005.
March 3, 1981

City Council adopted Ordinance No. 418, adopting CDP 81-01 for the Forster Canyon Planned Community; approved General Plan Amendment 78-1 from GM to PC;
and certified Environmental Impact Report (EIR 80-2). The plan encompassed 400
acres and included 75 single-family homes, 560 town homes, 25 acres of limited industrial use, a 7.8-acre site for public institutional use, and 27 acres of public park
use.

January 19, 1982

Ordinance No. 446 was adopted to amend the CDP text to revise unit allocations and
housing types.

May 18, 1982

Ordinance No. 458 was adopted to add a Housing Opportunities Program to the
CDP.

Nov. 5, 1991

Ordinance No. 696 was adopted approving Rezone 89-07 for the southerly (Pacific
Point) portion of the Forster Canyon CDP. Revisions to the text and map included
provisions for 350 dwelling units, 25 acres of light industrial uses, and open space
areas. The Mesa portion of the CDP, located in the northerly portion of the planning
area, was unchanged by this action.

June 16, 1992

Vesting Tentative Tract Map 14196 was approved for the southerly (Pacific Point)
portion of the CDP area, and the accompanying Environmental Impact Report was
certified. The project included 233 single-family lots, 2 multi-family lots (for 117
future units for a total of 350 units), 2 research and development/office lots, 2 park
lots, 4 lots for equestrian trails, one lot for RV storage, and various lettered landscape and open space lots.

July 7, 1992

Ordinance No. 706 was adopted establishing a Development Agreement for the Pacific Point Project (VTTM 14196). The agreement established a 10-year term, until
August 2, 2002. The Development Agreement further revised provisions of the
CDP, and the project name was changed to Pacifica San Juan.

July 21, 1992

Environmental Impact Report was certified for Vesting Tentative Tract 14343 (San
Juan Meadows) on the northerly portion of Forster Canyon CDP area (formerly
identified as the Mesa area).

August 8, 1992

Tentative Tract No. 14343 was approved for 143 acres known as San Juan Meadows, encompassing the northerly portion of Forster Canyon CDP area (Mesa area).
The project included approval for 155 single-family detached homes, 120 town
homes, a 180-unit senior housing site, 8.7 acres of public use, and a 9-hole golf
course to be located over an abandoned County landfill.
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September 1, 1992

Ordinance No. 711 was adopted, approving RZ 91-01 and amending the text of the
CDP to revise residential development standards, senior housing development standards, public and private street standards, and grading plan modifications for the San
Juan Meadows portion of the CDP.

September 1, 1992

Development Agreement was adopted for VTTM 14343, for a term of 10 years (expired September 1, 2002).

February 17, 1998

Revised Vesting Tentative Tract 14343 was approved and Mitigated Negative Declaration was adopted to allow 275 single-family detached units, a 165-acre senior
housing site, and a 2-acre public use site on the San Juan Meadows portion of CDP
planning area.

March 3, 1998

Ordinance No. 809 was adopted, approving ZC 96-01and amending the CDP to include designation of a 7.74-acre private park over landfill in San Juan Meadows
area; amending certain development standards; requiring a construction mitigation
program; and revising the Housing Opportunities Program.

July 2, 2002

City Council extended the Development Agreement for VTTM 14343 until November 6, 2005.

September 2, 2003

A Supplemental Environmental Impact Report was certified for Vesting Tentative
Tract 15609 (Pacifica San Juan) encompassing a portion of Tract 14196.

Sept. 16, 2003

Ordinance No. 884 was adopted, approving Rezone 02-03 to allow VTTM 15609
subject to conditions, including several amendments to the CDP and Pacifica San
Juan Guidelines (as established in Resolution 03-09-16-06). In its review of VTTM
15609, the City Council revised the lot sizes in the Harbor Vista Residential area
and approved transfer of units to the Vista Residential, Garden and Country Residential areas. A new map, showing revised lot sizes and transfer of units, was created to reflect City Council direction. This approval included a total of 416 dwelling
units within Pacifica San Juan (VTTM 14196 and VTTM 15609). The revised map
included creation of a landslide catch basin to mitigate geotechnical impacts of the
project resulting from prior landslides.

June 15, 2004

Development Agreement extended for Vesting Tentative Tracts 15609 and 14196
(Pacifica San Juan) to July 16, 2014; allowed growth allocations to be extended to
facilitate participation in Mello-Roos financing district for Capistrano Unified
School District (CUSD).

July 20, 2004

Ordinance No. 894 adopted, approving Rezone 04-04 for the “North R&D” property. The CDP was amended to allow revisions to the R&D Development Standards
for the administrative office building proposed by Capistrano Unified School District.

Jan. 5, 2005

Ordinance No. 900 adopted, approving Rezone 04-07 for the “North R&D” property. The CDP was amended to allow further revisions to the R&D Development
Standards for an office complex proposed by Centra Realty, known as “Valle
Ranch.”
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August 2, 2005

City of San Juan Capistrano, California

New Development Agreement approved for San Juan Meadows (Vesting Tentative
Tract 14343) extending the tentative tract map an additional five years, to September 1, 2010.

Amendment of a CDP
In accordance with §9-3.315(d)(3) of the City of San Juan Capistrano Municipal Code, a Comprehensive Development Plan (CDP) that has been previously adopted may be amended if the proposed amendment is “...
consistent with the overall purpose and general design of the original adopted CDP ....” The Amended CDP
then becomes the specific CDP associated with the PC district designation on the City’s Zoning Map.

Final (September 2005)

iii

Forster Canyon Planned Community
Comprehensive Development Plan (CDP 81-01)

City of San Juan Capistrano, California

Table of Contents
Project History ...............................................................................................................................................i
Amendment of a CDP..................................................................................................................................iii
I. Introduction .............................................................................................................................................. 1
A.
B.
C.
D.
E.
F.

Purpose of the Comprehensive Development Plan ................................................................ 1
Organization of the CDP........................................................................................................ 1
Project Setting ........................................................................................................................ 1
Major Development Issues..................................................................................................... 2
Proposed Development Plan .................................................................................................. 3
Environmental Impacts .......................................................................................................... 3

II. Conditions ............................................................................................................................................... 4
A.
B.
C.
D.
E.
F.

Site Location .......................................................................................................................... 4
Jurisdictional .......................................................................................................................... 4
Physical ................................................................................................................................ 10
Other Issues.......................................................................................................................... 19
Site Summary ....................................................................................................................... 19
Legal Parcels ........................................................................................................................ 19

III. Development Plan ................................................................................................................................ 22
A.
B.
C.
D.
E.
F.
G.
H.
I.
J.
K.

Issues and Goals................................................................................................................... 22
Land Use Planning and Development Districts ................................................................... 25
Grading................................................................................................................................. 36
Circulation............................................................................................................................ 39
Utilities................................................................................................................................. 43
Phasing ................................................................................................................................. 56
Open Space/Recreation ........................................................................................................ 56
School Facilities ................................................................................................................... 62
Off-Site Infrastructure and Traffic Improvements: .............................................................. 63
Lighting and Landscape Maintenance District..................................................................... 63
Density Transfer and Credit for Park Land Dedication ....................................................... 63

IV. Environmental Design Standards......................................................................................................... 64
A.
B.
C.
D.
E.
F.
G.
H.
I.

Purpose................................................................................................................................. 64
Landform/Grading................................................................................................................ 64
Hillside Development: Architecture and Landscaping ........................................................ 64
Visual Quality/Community Character.................................................................................. 66
Energy Conservation............................................................................................................ 66
Hazard Avoidance................................................................................................................ 67
Noise Mitigation .................................................................................................................. 68
Archaeological and Paleontological Preservation................................................................ 68
Landfill Design Standards.................................................................................................... 69

Final (September 2005)

iv

Forster Canyon Planned Community
Comprehensive Development Plan (CDP 81-01)

City of San Juan Capistrano, California

V. Land Use District Regulations .............................................................................................................. 70
A.
B.
C.
D.

Purpose and Intent................................................................................................................ 70
Definitions............................................................................................................................ 70
General Provisions ............................................................................................................... 70
District Regulations.............................................................................................................. 72

VI. Conceptual Phasing Plan ..................................................................................................................... 99
A.
B.
C.
D.
E.
F.
G.
H.

Introduction.......................................................................................................................... 99
Mass Grading (Valley, Window Hill, Las Ramblas, and R&D/Office Sites ....................... 99
Mass Grading (The “Mesa”) ................................................................................................ 99
Growth Management Allocations ...................................................................................... 100
Modification to Configuration of Phases ........................................................................... 100
Construction Mitigation Program – Pacifica San Juan and Mesa ...................................... 100
Off-Site Infrastructure and Traffic Improvements (Pacifica San Juan) ............................. 105
Local Park Improvements .................................................................................................. 108

VII. Housing Opportunities Program....................................................................................................... 109
A.
B.
C.
D.
E.

Purpose and Intent.............................................................................................................. 109
Basic Program Requirements............................................................................................. 109
Implementation .................................................................................................................. 109
Program Approval.............................................................................................................. 110
Alternative Program Requirements.................................................................................... 110

Final (September 2005)

v

Forster Canyon Planned Community
Comprehensive Development Plan (CDP 81-01)

City of San Juan Capistrano, California

Tables
Table 1
Table 2
Table 3
Table 4
Table 5

- General Plan Statistical Summary.............................................................................................9
- Development District Statistical Summary.............................................................................28
- Unit Counts and Population ....................................................................................................35
- Average Water Demand..........................................................................................................47
- Fire Protection Flows..............................................................................................................48

List of Exhibits
Exhibit 1 - Regional Location....................................................................................................................... 5
Exhibit 2 - Local Vicinity ............................................................................................................................. 6
Exhibit 3 - Previous General Plan................................................................................................................. 7
Exhibit 3A - Existing General Plan............................................................................................................... 8
Exhibit 4 - Zoning....................................................................................................................................... 11
Exhibit 5 - Existing Land Use and Circulation ........................................................................................... 12
Exhibit 6 - Slope Analysis .......................................................................................................................... 14
Exhibit 7 - Geology..................................................................................................................................... 15
Exhibit 8 - Soils .......................................................................................................................................... 17
Exhibit 9 - Biological Resources ................................................................................................................ 18
Exhibit 10 - Site Summary: Opportunities and Constraints........................................................................ 20
Exhibit 11 - Legal Parcels........................................................................................................................... 21
Exhibit 12 - Conceptual Land Use (Pacifica San Juan) .............................................................................. 26
Exhibit 12A - Conceptual Land Use ........................................................................................................... 27
Exhibit 13 - District Designations (Pacifica San Juan)............................................................................... 29
Exhibit 13A - District Designations............................................................................................................ 30
Exhibit 14A - Site Plan - Mesa ................................................................................................................... 31
Exhibit 14B - Existing Plan (Pacifica San Juan)......................................................................................... 32
Exhibit 14B.1 - Proposed Conceptual Site Plan (Pacifica San Juan).......................................................... 33
Exhibit 15 - Conceptual Grading ................................................................................................................ 37
Exhibit 16 - Circulation .............................................................................................................................. 40
Exhibit 16A - Circulation Pacifica San Juan .............................................................................................. 41
Exhibit 17 - Street Sections......................................................................................................................... 44
Exhibit 18 - Street Sections......................................................................................................................... 45
Exhibit 19 - Trail Alignments ..................................................................................................................... 46
Exhibit 20 - Utilities: Water........................................................................................................................ 49
Exhibit 21 - Utilities: Sewer ....................................................................................................................... 52
Exhibit 22 - Utilities: Storm Drain.............................................................................................................. 54
Exhibit 23 - Utilities: Electric, Gas, Telephone, and Cable TV.................................................................. 55
Exhibit 24 - Open Space/Recreation........................................................................................................... 58
Exhibit 25 - Proposed Natural Areas .......................................................................................................... 59
Exhibit 26- District Designations (Pacifica San Juan)................................................................................ 73
Exhibit 26A - District Designations (Mesa Only)....................................................................................... 74
Exhibit 27 - Landform Control District ...................................................................................................... 97
Exhibit 28 - Phasing: Roads/Infrastructure............................................................................................... 102
Exhibit 29 - Phasing: Residential Parcels/Phase 1.................................................................................... 103
Exhibit 30 - Phasing: Residential Parcels/Phase 2.................................................................................... 104
Exhibit 31 - Phasing: Residential Parcels/Phase 3.................................................................................... 106
Exhibit 32 - Phasing – Mesa Only ............................................................................................................ 107

Final (September 2005)

vi

Forster Canyon Planned Community
Pacifica San Juan Amendment

City of San Juan Capistrano, California

I. Introduction
A.

Purpose of the Comprehensive Development Plan

A Comprehensive Development Plan (CDP) sets forth the concepts, guidelines, and regulations by which
Planned Community development objectives are achieved. The Planned Community District of the San Juan
Capistrano Land Use Management Code was created for the purpose of encouraging an integrated mix of land
uses within a specific development area. This CDP has been prepared for a 391-acre development site known
as the Forster Canyon Planned Community, City of San Juan Capistrano. Consistent with the existing Planned
Community (PC) designation for the property, the purpose of this CDP is to present design concepts, guidelines, and regulations to implement the goals of the General Plan.

B.

Organization of the CDP

This CDP is organized into seven chapters: Chapter I introduces the CDP, its purpose and organization, followed by a brief summary of the project setting, major issues, and the development plan. Chapter II summarizes the existing conditions within and surrounding the PC area. Chapter III describes the Development Plan,
its goals, concepts, and districts. Chapter IV presents the Environmental Design Standards which further define the development concepts, and Chapter V establishes regulations that implement these concepts within
the various land use districts. Chapter VI, Conceptual Phasing Plan, provides the phasing for the project,
while Chapter VII. Housing Opportunities Program, complies with the City of San Juan Capistrano General
Plan guidelines recently developed. In terms of overall organizations, Chapters II and III describe the components and features of existing and proposed land use configuration. Chapters IV and V set forth guidelines and
regulations for the Planned Community. These serve as the implementation tools for development of the land
uses described in Chapter III.

C.

Project Setting

The proposed Planned Community lies within the southern portion of San Juan Capistrano directly east of the
San Diego Freeway. Surrounded by the 391-acre development area, but not a part of this CDP, is an additional existing 50-acre residential community known as McCracken Hill. To the east and south lie additional
established residential areas. A planned community proposing approximately 1,200 new homes is currently
being built to the northeast of the Forster Canyon Planned Community. The planned development therefore
represents a logical and necessary extension of the planned land use patterns.
The land uses and circulation proposed for the PC area are generally consistent with the General Plan and its
elements. As a part of GPA 90-08, the General Plan Circulation Element was amended to accommodate the
deletion of Valle Road and replacing it with “A” Street, modification of the requirement to construct the
backbone road system with the first phase and adjustment of the land uses to coincide with the CDP amendment. Within the designated Planned Community area are residential, public institutional, research and development/office, and recreation uses. A commuter road system is identified within the Circulation Element to
service the PC area and bind it with the surrounding community. An open space system is designated to link
the various land uses within the Planned Community.
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Major Development Issues

Inherent within planning and development of the Planned Community are identification and discussion of key
issues generated by the City and the community. Analysis of these issues will lead to goal formation to provide the basis for development concepts. These goals reflect the basic intent of the development plan – to provide a mix of high-quality residential products, prestigious research and development/office sites, a publicinstitutional facility satisfying community needs, and recreation/open space uses in harmony with the surrounding community while responding to the natural character of the site. Key planning issues surrounding
development of the Forster Canyon Planned Community consist of the following:
•

Preservation of the “village like community” with abundant open space.

•

Compatibility between proposed land uses in the PC area and existing uses.

•

Determination of an appropriate public-institutional use responding to community and city
needs.

•

Provision for a range of residential units designed to serve the various economic levels of the
community.

•

Determination of a program of sensible, phased development of the Planned Community.

•

Stabilization of the existing slope areas.

•

Preservation and enhancement of the natural landforms, vegetation, and ridgelines.

•

Sensitive redevelopment of Window Hill.

•

Minimization of landform alteration and visual impact as a result of grading and landform
stabilization, especially concerning development of Window Hill.

•

Prominent visual quality of the Research and Development/Office parcels.

•

Development of safe and effective circulation systems servicing the project area and adjacent
land uses, including hiking and equestrian trail systems.

•

Closure of the Forster Canyon Landfill

Key issues associated with this CDP amendment (2002) include:
•

Provision of appropriate land form modifications to accommodate development adjacent to
the La Mirada landslide

•

Conversion of the South R&D site to residential use due to the deletion of the extension of
Valle Road

•

Conversion of the Village Residential parcel and adjacent Las Rambles park parcel to an
elementary school site.
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Proposed Development Plan

The development plan for the Forster Canyon Planned Community establishes a land use pattern compatible
with existing uses while conforming to the intent and framework of the General Plan. Large areas of open
space have been preserved while minimizing the visual impacts of urbanization upon the surrounding community. The Plan includes an open space/recreation system linking a variety of residential neighborhoods with
public institutional uses and one research and development/office parcel.
The public-institutional use is located in the northernmost portion of the site, adjacent to a recreation area,
maximizing land use efficiency. The research and development/office parcel fronts the San Diego Freeway,
providing convenient access and a use compatible with surrounding conditions.
Distinctive residential neighborhoods are serviced by a safe and efficient vehicular system; equestrian, bike
and pedestrian trails link the PC area with the surrounding community, as well as public and private amenities
within the Planned Community. Residents of the Forster Canyon Planned Community are provided spectacular panorama views of the coastline and adjacent community as well as quiet seclusion within valley clusters.

F.

Environmental Impacts

A detailed environmental analysis was previously completed in conjunction with the project’s initial approval.
EIR 91-03 was prepared by Environmental Perspectives and certified by the City in August 1991. In addition
a Program EIR was also certified in conjunction with the City’s Comprehensive General Plan Update, completed in 1999, which provides additional and updated information for surrounding properties.
A Supplemental Environmental Impact Report has been prepared by Impact Sciences. This EIR, which addresses the proposed Forster Canyon Planned Community amendments, is presented under a separate cover.
Please refer to this document for more detailed technical information related to the environmental impacts
associated with this development proposal. Beneficial impacts associated with development of the Planned
Community include provisions for a new schools, public park areas, rehabilitation of the landfill, stabilization
of existing landforms, and construction of key elements of the infrastructure and circulation system within
and adjacent to the project.
Adverse impacts associated with development of the Planned Community include the loss of vacant open
space, increased traffic flows, additional demand for public services (in general), and the visual impacts of
urban growth upon the surrounding community. Although development of the Planned Community will require major alteration of the existing topography, the final product will create rehabilitated, visually appealing
urban landforms.
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II. Conditions
Initial planning studies for the Planned Community included a thorough inventory of the existing jurisdictional, environmental and physical, as well as social conditions within the Planned Community area. This
base information was then analyzed within the framework of development goals, opportunities, and constraints in order to arrive at the preferred alternative land use plan.

A.

B.

Site Location
1.

Regional Location: The Forster Canyon Planned Community lies within southern Orange
County in the City of San Juan Capistrano. The communities of Laguna Niguel and Mission
Viejo are situated to the northwest, the O’Neill Ranch, and Cleveland National Forest to the
north and east, and the City of San Clemente and San Diego County to the south. The site is
about 25 miles from central Orange County and 65 miles from the City of San Diego. Regional access to the site is taken via Interstate 5 (north-south) and Highway 74, Ortega
Highway (east). Pacific Coast Highway lies to the south of the site, providing access to the
coastal cities of Dana Point, Laguna Beach, and Newport Beach. Refer to Exhibit 1 - Regional Location.

2.

Local Vicinity: The Forster Canyon site is bordered to the north by the San Juan Hills Golf
Course and San Juan Creek; to the east and south by the Glendale Federal Savings Planned
Community and open space and residential development; and to the west by Interstate 5 and
industrial/commercial development. Local access is provided from Interstate 5 by San Juan
Creek Road (to the north of the site) and Camino Las Ramblas (to the south of the site). Additional local access is provided from the existing residential community to the east of the
PC area. Refer to Exhibit 2 - Local Vicinity.

Jurisdictional
1.

General Plan: The various land uses proposed for the PC area and regulated by this CDP are
generally consistent with the San Juan Capistrano General Plan and its elements. The following outline summarizes those elements of the San Juan Capistrano General Plan which have
determined Issue and Goal formation and subsequent site development concepts for the
Planned Community. Refer to Exhibit 3 - Previous General Plan.
a.

Final (September 2005)

Land Use Element: The Land Use Element designates the project area as a Planned
Community (PC) with the following allowed land use mix guidelines: 28% Very
Low Density Residential, 22% Medium Low Density Residential, 25% Medium
Density Residential, 2% High Density Residential, 7% Open Space Recreation, 7%
General Open Space, 7% Light Industrial and 2% Public Institutional. The General
Plan further states that “the percentage of land uses for the planned communities
serves as a guideline for developers, but may be modified with the approval of the
City.”
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Exhibit 1 - Regional Location
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Table 1 - General Plan Statistical Summary
GP Land Use

Acres

2.1 Low Density
2.2 Medium Low Density
2.3 Medium Density
2.4 Medium High Density
2.5 High Density
2.6 Senior Housing

12.7
66.3
58.5
32.1
0.0
5.5
175.1

Subtotal
4.3 Light Industrial
5.0 Public Institutional
1.0 General Open Space
1.1 Recreation Open Space

Density
(DU/ac)

DUs
23
209
261
200
0
165
858

1.8
3.2
4.5
6.2
0.0
30.0
4.9

15.0
15.3
131.3
54.9
Subtotal

216.5

Total

391.6

Comparison to 1999 General Plan Land Use Element Allowable Use Guidelines
% Area in
1999 General
Plan
28%
0%
22%
25%
0%
2%
0%
7%
7%
7%
2%
100%

1999 GP
Acreage
Equivalent of
391.6 ac.
109.6
0.0
86.2
97.9
0.0
7.8
0.0
27.4
27.4
27.4
7.8
391.6

GP Land Use
2.0 Very Low Density (0-1.0)
2.1 Low Density (1.1-2.0)
2.2 Med. Low Density (2.1-3.5)
2.3 Med. Density (3.6-5.0)
2.4 Med. High Density (5.1-8.0)
2.5 High Density (8.1-18.0)
2.6 Senior Housing (18.1-25.0)
4.3 Light Industrial
5.0 Public Institutional
1.0 General Open Space
1.1 Recreation Open Space
Total

% Area In
2002
Proposal
0%
3%
17%
15%
8%
0%
1%
4%
4%
34%
14%
100%

Acres
0.0
12.7
66.3
58.5
32.1
0.0
5.5
15.0
15.3
131.3
54.9
391.6

DUs

Density
(DU/ac)

23
209
261
200
0
165

1.8
3.2
4.5
6.2
0.0
30.0

858

2.2

Comparison of Distribution of Land Use Acreage within Forster Canyon Planned Community
GP Land Use
2.0 Very Low Density (0-1.0)
2.1 Low Density (1.1-2.0)
2.2 Med. Low Density (2.1-3.5)
2.3 Medium Density (3.6-5.0)
2.4 Medium High Density (5.1-8.0)
2.5 High Density (8.1-18.0)
2.6 Senior Housing (18.1-25.0)
4.3 Light Industrial
5.0 Public Institutional
1.0 General Open Space
1.1 Recreation Open Space
Total

Final (September 2005)

Pacifica
San Juan*
0.0
12.7
66.3
14.7
17.8
0.0
0.0
15.0
9.8
101.3
19.4
257.0

Mesa

Forster Canyon
0.0
0.0
0.0
43.8
14.3
0.0
5.5
0.0
5.5
30.0
35.5
134.6

0.0
12.7
66.3
58.5
32.1
0.0
5.5
15.0
15.3
131.3
54.9
391.6
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C.

City of San Juan Capistrano, California

b.

Circulation Element: The Element designates Street “A” as an arterial “spine” traversing the project area and connecting La Novia Avenue and Camino Las Ramblas.

c.

Open Space Conservation Element: The Open Space and Conservation Element
identifies an open space system including both General Open Space (1.0) and Open
Space Recreation (1.1); this open space system inks the various residential, research
and development, and public institutional uses.

d.

Community Design Element: The Community Design Element identifies the following key design elements to be incorporated within developments: hillside protection,
compatibility with surrounding development, on-site and off-site views, and preservation of the open, rural character.

e.

Housing Element: The Housing Element reflects the general intent of the City to
promote a balanced mix of residential products within proposed developments,
while regulating the overall growth of the community.

f.

Noise Element: This element regulates land uses adjacent to the San Diego Freeway
to ensure proper sound attenuation and mitigation measures are implemented.

g.

Parks and Recreation Element: The Parks and Recreation Element identifies the
need for development of open, recreation areas (public and private) as well as pedestrian, bike and equestrian trail systems, to meet current community needs.

Zoning: Zoning was examined to identify adjacent land use patterns and their compatibility
with the proposed uses on the Planned Community site. The existing McCracken Hill parcel,
which is contained within the Planned Community site, consists of 24 homes on approximately 50 acres. It is designated Single-Family (RSI-20,000 and RSE-40,000). The 391 acres
of the PC project area are identified as a PC zone on official City zoning maps. Refer to
Exhibit 4 - Zoning.

Physical
1.

Existing Land Use: The major portion of the project site has been rough graded to some degree in reliance upon grading permits based upon the 1992-approved VTTM 14196 (Pacifica
San Juan site). A 50-acre parcel of residential estate dwellings is located on McCracken Hill,
generally within the center of the overall planned community area. The surrounding developable area will be converted into residential, research and development/office and public institutional uses compatible with the McCracken Hill Community as this CDP Amendment is
implemented. The project area is bounded on the southeast by single-family dwellings. Vacant open space meets the property at the northeast and a golf course provides open, landscaped space to the north. A mobile home park and an auto dealership adjoin the northwest
border. The San Diego Freeway encloses the property on the south and west, creating a
strong physical edge. Refer to Exhibit 5 - Existing Land Use and Circulation.
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2.

Circulation: Existing roads to service vehicular circulation within the project area consist of
(a) La Novia Avenue, which extends through the northern portion of the project area to its
terminus at Valle Road, (b) Valle Road, which runs parallel to the San Diego Freeway to its
present terminus at Forster Ranch Road, (c) Forster Ranch Road, which services the existing
McCracken Hill Community, and (d) Via California, which extends a short distance north of
Camino Las Ramblas.

3.

Slope and Hydrology: The slope analysis classified the project site into slope gradient categories (0-10%, 10-25%, etc.), identifying suitable areas for urban development, roads, open
space, etc. Refer to Exhibit 6 - Slope Analysis which reflects the original condition of the
site.
Initial drainage studies on the project area revealed a number of existing problems regarding
on-site flows and drainage facilities. These included: a) the need to divert surface flows from
the landfill area, where water is currently entering the sub-surface, b) the marsh area directly
west of McCracken Hill, where surface water has collected and is unable to drain properly, c)
the undersized storm drain located at the car dealership north of McCracken Hill and d) slope
failures on the east-facing slope of Window Hill, caused by inefficient earth drains.

4.

Geology and Soils: In 1980, D.A. Evans, Inc. prepared a geological investigation of the project site. In 1988 and 1990, Zeiser Geotechnical reinvestigated the site and updated the 1980
studies. Refer to Exhibit 7 - Geology. The Mesa area is the site of the Forster Canyon Landslide and the Forster Canyon Sanitary Landfill. The Valley, occupying the middle portion of
the site, includes the McCracken Hill Landslide. The southerly one third of the project includes the Window Hill area.
The Forster Canyon and McCracken Hill Landslides are both prehistoric features (initial
movement on the order of over 20,000 years ago) which are presently inactive. Detailed
analysis of the stability of these slide masses indicates an adequate factor of safety under
static loading conditions. The proposed grading in these slide areas will be minimal and will
not materially affect their stability. The north slope of Window Hill is covered by numerous
landslides which, although not presently active, must be stabilized. The geologic investigation disclosed alternative methods of preservation of this slope to accommodate the planned
development.
As a result, the City approved modifications to the 1992-approved VTTM 14196 that modified the approved grading to stabilize the landslides on Window Hill. As of 2001, this approved Window Hill grading had been essentially completed.
In May, 1998, two landslides occurred on and near the property. The first was a small landslide on an east-facing slope of the off-site Neely property. The second was a larger landslide
that occurred below some homes located to the east on La Mirada Ave. As a result of the
second landslide, on-site grading operations were halted, but later allowed within limited areas outside a defined area at the base of the La Mirada slide.
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Due to safety concerns, the City required the property owner of the Pacifica San Juan property to conduct extensive geotechnical testing, which were reviewed for the City by a third
party consulting firm (Cotton Shires). Since that time, the area of additional geotechnical
studies has significantly expanded to cover essentially the entire Pacifica San Juan property.
As a result of these studies, many adjustments have been made to the proposed grading plan
for that property which are reflected in the revised land plans.
The Forster Canyon Sanitary Landfill rests within the Forster Canyon Landslide. Settlement
of the landfill is occurring and will continue to do so for a number of years. Conceptual
planning identifies this area as recreation/open space. The soils map categorizes on-site soil
with regard to type, permeability, depth of bedrock, etc. Refer to Exhibit 8 - Soils.
5.

Vegetation and Wildlife: As part of the original approval for the Forster Canyon Planned
Community, existing vegetation was mapped in order to inventory all existing plant species.
Much of the natural Coastal Sage Shrub Community, which would have covered most of the
project site, has been removed for development of pasturage and orchards, or covered over
during grading and landfill operations. A large stand of Eucalyptus and the remnants of the
Coastal Sage Community are present on the north slope of McCracken Hill. Floral species
present in the marsh area west of McCracken Hill include Arroyo willow, mulefat, and elderberry. A small cluster of pine is located in the extreme northernmost corner of the site.
Additionally, citrus and avocado orchards exist on the easterly side of the hill. Generally
speaking, the existing vegetation reflects the coastal climate (moderate temperature, low
rainfall). The overall appearance is dry grassland. Existing weeds and grasses include Russian thistle, filaree, lupin, tarweed, and sweet fennel. Refer to Exhibit 9 - Biological Resources.
Wildlife currently existing within the proposed Planned Community includes mourning
doves, meadowlarks, and gophers. Coyotes, skunks, ground squirrels, and rattlesnakes can be
observed at times on-site. The existing vegetation could support such bird species as the redtailed hawk, white-tailed kite, American kestrel, turkey vulture, raven, and crow. None of the
existing animal species found on the site are classified as threatened or endangered by the
California Department of Fish and Game or the U.S. Fish and Wildlife Service with the exception of the California Gnatcatcher. The California Gnatcatcher is classified by the State of
California as a Species of Special Concern, and by the U.S. Fish and Wildlife Services as a
Threatened Species.

6.

Utilities: Existing utilities adjacent to and within the project site were investigated and
mapped to determine availability of life support systems for urban development within the
PC area. These include water, electric, gas, telephone, cable TV, and sewer facilities (on-site
sewer disposal on McCracken Hill is currently through the use of a septic system). These existing facilities will form the framework for the backbone infrastructure system to serve the
proposed planned community (refer to Utilities, Section III.E). The proposed infrastructure
system represents a logical extension of existing facilities in the immediate PC area. As an
infill development, the Planned Community’s utility system provides a key link in the anticipated growth pattern of Southern San Juan Capistrano’s infrastructure.
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Other Issues
1.

Visual Analysis (On- and Off-Site): Particular attention was given to the visual aspects (both
on- and off-site) of urban development within the Forster Canyon project area. Off-site visual mapping indicates areas within San Juan and the surrounding environment from which
the Planned Community is visually prominent. Off-site views were mapped to indicate those
areas within the PC area which are visible from the foreground (San Diego Freeway) and the
background (greater San Juan and surrounding area). On-site visual mapping identified:
(1) visual edges, (2) locations offering panoramic views, and (3) major ridgelines and knolls.
The original Environmental Impact Report prepared by Environmental Perspectives, included a Visual Analysis which identified the potential visual impacts which could be anticipated as a result of project implementation. Photographs were taken and visual simulations
were constructed to evaluate the potential impacts of the proposed project. These potential
impacts were then analyzed using the Visual Contrast Rating System developed by the Bureau of Land Management. A similar analysis was conducted by Impact Sciences for the
Pacifica San Juan amendment in 2002. A Landform Control District has been included in the
District Regulations section of this CDP (Chapter V. Land Use District Regulations).

E.

2.

Schools: An inventory of existing schools for the Capistrano Unified School District within
San Juan Capistrano was prepared to assure that proposed facilities complement and respond
to those which currently exist. Additionally, meetings were held with the school district in
order to determine if facility shortages exist in the project area. A school facility is but one of
several public institutional uses which could occur within the Planned Community The Capistrano Unified School District has determined that a new elementary school, within the
project limits may be necessary, and to that end has entered into an agreement with one of
the property owners to acquire a school site at the corner of Camino Las Ramblas and Street
A (the project entry into the Pacifica San Juan development. To that end, the affected property has been designated as a school site.

3.

Recreation: Existing and future recreation and trail facilities were mapped as part of the initial data base for the PC area. The following components were identified as key elements in
development of the PC area: (1) an equestrian/hiking trail link from the Planned Community
to proposed Prima Deshecha Regional Park easterly of the site, (2) an equestrian/hiking trail
to connect the Planned Community with San Juan Creek Road and ultimately the City Center, and (3) a bike trail linking residential development south of the PC area with San Juan
Creek Road.

Site Summary

Those existing site conditions which will have the greatest effect on planned development of the site (slope,
geology, visual analysis), have been mapped and aggregated into a Site Summary of Opportunities and Constraints. This map will serve as a basis for subsequent development of key planning issues and goals for the
Planned Community. Refer to Exhibit 10 - Site Summary: Opportunities and Constraints.

F.

Legal Parcels

The site has been parcelized into three legal parcels, as indicated on Exhibit 11 - Legal Parcels.
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III. Development Plan
A.

Issues and Goals

Analysis of the existing environmental and Socio-economic conditions for the Planned Community led to the
preparation of a site summary, aggregating development opportunities and constraints. Key planning issues
and goals for development of the planned community subsequently evolved. These are as follows:
1.

Issues: Issues focused on the areas of Community Character, Land Use/Circulation, Landform/Grading, and Visual Quality.
a.

b.

Final (September 2005)

Community Character
(1)

How to create the most meaningful, efficient blend of land uses, housing
products, and transportation systems within the PC area, responding to the
General Plan and the Community’s needs?

(2)

How to create a “development link” between the southernmost portion of
San Juan and the center of the City?

(3)

How to preserve the “village like community” with abundant open space
throughout the proposed development?

(4)

How to insure compatibility between proposed land uses and those which
exist adjacent to and within the PC boundary?

(5)

How to create a true “window” to the City of San Juan Capistrano for freeway users traveling north?

(6)

How to develop Window Hill in a manner which respects its character as a
prominent landform and ridgeline?

Land Use/Circulation
(1)

The northern portion of the property contains the old Forster Canyon Sanitary Landfill where settlement will continue to occur for a number of years.
What opportunities are available for this area which is in a currently sterile
condition? How can this area be rehabilitated for community use?

(2)

Provide senior housing in an appropriate location within the “Mesa” portion
of the site.

(3)

How can the R&D site be developed such that their location and operational
characteristics blend with a low density residential neighborhood?

(4)

What are the recreation needs of the planned community and where can
these needs be best accommodated?

(5)

What is the most appropriate alignment for the bicycle trail proposed to
connect Camino Las Ramblas with San Juan Creek Road?
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How can the design and development of Window Hill be blended with the
existing adjacent neighborhood?

Landform/Grading
(1)

The PC site contains a variety of very prominent landforms. How can the
proposed arrangement of land uses and circulation system preserve and enhance the natural topography of the site?

(2)

The north slope of Window Hill is covered by numerous landslides which,
although not presently active, must be stabilized. In addition, previous grading has significantly scarred the hill. How can sensitive site design, stabilization techniques, and aesthetic grading enhance the visual quality and stability of this prominent landform?

Visual Quality
(1)

How can site planning and architectural design maximize the spectacular
on-site view opportunities while respecting the natural hillside topography?

(2)

How can the prominent landforms be enhanced by the careful blending of
natural landscape materials with architectural forms?

(3)

How can development of the PC area minimize off-site view impacts of
“urbanization”?

(4)

How can development of the research and development/office parcel
achieve prominent visual quality and enhance the project “foreground area”
as an overall buffer between the freeway and residential living areas?

Goals: After examining the key issues, a series of goals has been formulated by the project
sponsor to provide the basis of the development concepts. Goals represent issues translated
to needs and desires. These goals reflect the basic intent of the development plan to provide a
mix of high-quality residential products, prestigious research and development/office sites, a
public institutional facility, and recreation/open space uses in harmony with the intrinsic
characteristics of the site and adjacent areas. These development goals form the framework
for the Development Plan. The overall development goals for the Forster Canyon Planned
Community include:
a.

Final (September 2005)

Community Character
(1)

To create distinct “neighborhoods” (the Valley, the Estates, Harbor Vistas,
Country Residential, Garden Residential, the Vistas, Las Ramblas, and the
Mesa) with individual identity, linked by a safe, efficient transportation system and an open space/recreation corridor.

(2)

Among these neighborhoods, provide a mix of housing products, phased to
meet community needs.

(3)

Insure compatibility between the proposed PC land uses and those which
currently exist adjacent to or within the project boundary through sensitive
grading, site planning, and architectural design.
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(4)

Promote an open, suburban character for the PC area through preservation
and sensitive use of open space.

(5)

Create an architectural theme consistent with the goals of the City (Architectural Guidelines).

(6)

Create a sensible, phased development program for the Planned Community.

Land Use/Circulation
(1)

Provide a safe and efficient equestrian trail system, providing immediate
access to the General Plan designated trail system.

(2)

Provide a public institutional site within the “Mesa” and “Pacific San Juan
neighborhoods.

(3)

Provide an open, recreation area, meeting the recreation needs of the
Planned Community and the City.

(4)

Provide research and development/office uses adjacent to the San Diego
Freeway, compatible with low density residential uses in the Planned
Community.

(5)

Provide safe, efficient auto, pedestrian, and bicycle connections linking:
1) uses within the PC area and 2) the PC area with the surrounding community (existing and proposed).

(6)

Provide a circulation link between northern and southern San Juan Capistrano.

(7)

Provide a safe and efficient system for the control of methane and leachate
from the sanitary landfill site.

Landform/Grading
(1)

Promote sensitive site planning, grading, and architectural design/ techniques that preserve and enhance the hillside topography and ridgelines of
the Planned Community.

(2)

Utilize sensitive grading and stabilization techniques for Window Hill.

(3)

Preserve and improve the natural drainage patterns and vegetation of the
site, as much as possible, during grading operations.

(4)

Provide a phasing program which recognizes visual impacts of temporary
grading operations.

(5)

Provide an adequate setback from the La Mirada slide area to protect homes
and infrastructure developed below this potential slide area.
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Visual Quality
(1)

Maximize on-site view opportunities of the PC Area through sensitive site
planning, grading, hillside architectural design and landscaping while respecting the integrity of existing landforms.

(2)

Reclaim the visual quality of the prominent landform known as “Window
Hill,” consistent with the framework of the Hillside Development Guidelines.

(3)

Minimize the visual impacts of development of the Planned Community on
the surrounding area relating to night lighting in hillside areas.

(4)

Provide a visually appealing “campus character” for the research and development/office uses adjacent to the San Diego Freeway. Blend development
parcels with open space for visual appeal.

Land Use Planning and Development Districts
1.

Land Use Planning: Existing site conditions and development goals (of the City, Community, and landowners) served as the primary basis for Exhibit 12 - Conceptual Land Use
(Pacifica San Juan). This plan conforms to the framework of the San Juan Capistrano General Plan Land Use Element as amended by the 1999 GPA. (Refer to Exhibit 3A - Existing
General Plan on page 8.)
The 391-acre Forster Canyon Planned Community includes an open space/recreation system
linking low, medium low, medium, and medium high and high density residential neighborhoods. Residential densities range from approximately 1.8 dwelling unit per acre up to a potential of 30.3 dwelling units/acre, with the total number of units at 858. A senior housing
site that could accommodate up to 165 units is proposed adjacent to a recreation area for
maximum land use efficiency and compatibility. One research and development/office parcel
front the San Diego Freeway, providing convenient access and a use compatible with the surrounding conditions. An additional 10-acre site at the corner of Camino Las Ramblas and
Via de Agua is planned as an elementary school site.
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Development Districts:
a.

Residential Districts: Several residential neighborhoods are planned for the PC area,
each with a separate character. Refer to Exhibit 13 - District Designations (Pacifica
San Juan) and Exhibit 14B.1 – September 16, 2003 Adopted Site Plan – Resolution
No. 03-09-16-06 (Pacifica San Juan). Each neighborhood form portrays a particular
“identity” through the use of site design concepts which focus on natural and
planned features. Neighborhood recreation facilities and community-wide pedestrian, bicycle, and equestrian linkages will provide active and passive recreation
amenities. Table 2 - Development District Statistical Summary provides a summary
of the Development Districts, their acreage and densities.

Table 2 - Development District Statistical Summary
Parcel No.
1
2a
13
12
11
none

2
3
4
5
6
8
7
9/10/
none
none

District Designation
Mesa Residential (MR)
Village Residential-Mesa (VRM)
Senior Housing
Mesa residential subtotal
Public and Institutional (PI)
Recreation Open Space (ROS)-Mesa
General Open Space (GOS)-Mesa
Mesa subtotal

Proposed
Acres
43.8
14.3
5.5
63.6
5.5
35.5
30.0
134.6

Proposed
DUs
196
79
165
440

Proposed
Density
4.5
5.5
30.0
6.9

440

6.9

Vista Residential (VIR)
Garden Residential (GR)
Valley Residential (VAR)
Country Residential (CR)
Estate Residential (ER)
Harbor Vista Residential (HVR)
Pacifica San Juan residential subtotal
R&D/Office
Public Institutional (PI)
Recreational Open Space (ROS) PSJ
General Open Space (GOS) PSJ
Pacifica San Juan subtotal
Total

32.2
10.5
34.1
7.3
12.7
14.7
111.5
15.0
9.8
19.4
101.3
257.0
391.6

114
54
104
77
23
46
418*

3.3
5.1
3.0
10.5
1.8
4.4
3.7

418*
858

3.7
2.2

* In accordance with Resolution No. 03-09-16-06 Pacifica San Juan will have no more than
416 dwelling units. The 418 proposed units indicated above includes two lots that are proposed for use by the Public Works Department for water reservoirs. In the event that the two
lots are not used for water reservoirs, some lots may be redesigned within certain districts,
but the total number of dwelling units will not exceed 416.
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Exhibit 14A - Site Plan - Mesa
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Exhibit 14B – 1991 Land Use Plan (Pacifica San Juan)
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The following text describes how each residential “neighborhood” achieves its development goals:

b.

(1)

The “Pacifica San Juan” area includes the following neighborhoods: “Vista
Residential” to include up to 114 dwelling units; the “Estate Residential”
neighborhood with 23 custom or semi-custom homes; the “Valley Residential” neighborhood proposing 104 units on large lots; the “Harbor Vista”
neighborhood will have 46 homes, and finally the “Garden Residential” and
“Country Residential” neighborhoods which, combined, will have a total of
131 attached single family units.

(2)

The “Mesa” (Village Residential-Mesa, Mesa Residential, Senior Housing,
and Public Institutional Districts): The “Mesa” is located in the northern
portion of the property and includes 275 medium and medium-low density
as well as 165 senior units surrounding a recreational amenity. The dwellings are sited to respect predominant landforms and site topography. Orientation of views will be toward the recreation open space and distant ocean
views to the southwest. A General Plan equestrian trial connection will be
provided along the eastern boundary.

(3)

Las Ramblas will be developed as an elementary school.

Research and Development/Office District (RD): The research and development/office parcel, totaling 15 acres, is located adjacent to the San Diego Freeway.
The development character is one of a prestigious “campus-like” setting with strong
emphasis on the visual quality of both architectural forms and landscape features.
Design Standards for the 15 acres of R&D/office are incorporated into this CDP.
The R&D/office site will be designed with a variety of building sizes in order to afford businesses the opportunity to grow and still stay within the project area. As a
result, the parcel will represent a master-planned, integrated business complex. No
consumer-service tenancies are anticipated other than accessory users customarily
associated with R&D/office parks. A diversification of businesses to promote and
create a substantial employment center for the City is envisioned.
Examples of potential tenants are scientific and research firms corporate office facilities, as well as garden office users, general office, business administration and
professional offices, service industrial, clerical and data processing firms, design
professionals, etc.
The site is highly visible from the San Diego Freeway, a designated scenic highway.
Site planning and architectural design will be sensitive to the topographic relief and
landform and will be governed by the R&D/Office Design Standards. The natural
and man-introduced vegetation can provide screening and channel views toward the
interior open spaces of these sites. The development site will appear as a “node” isolated by open space (natural open space and landscaped slopes).

c.
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Public Institutional District (PI):A 5.5 acre public institutional site, located within
the Mesa portion along the south side of Forster Canyon Drive, will be dedicated to
the City for public purposes. A 9.8-acre school/recreation site will be developed in
the Pacifica San Juan area at Camino Las Ramblas and Avenida California.
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d.

General Open Space District (GOS): A key design element of this Comprehensive
Development Plan and development of the Forster Canyon Planned Community is
the preservation and sensitive use to be made of open space. This acreage, which occupies areas of varying topography, surrounds all residential neighborhoods and
supplementary uses, “binding” the mixed use Planned Community. The Open Space
District will be preserved in its natural state, as open grassland, with the exception of
specific areas which will accommodate equestrian, bicycle and pedestrian trails, areas of soils stabilization and park nodes. These trails will take advantage of vista
opportunities within the community-wide open space system. Preservation and enhancement of the existing grassland and natural landform will create a consistent
visual “theme,” a common thread establishing community character. All open space
areas impacted during grading operations will be restored to their natural state following grading.

e.

Recreation Open Space District (ROS): The Recreation Open Space District of the
Planned community is comprised of recreation open space and parkland. Ultimate
development will include active and passive uses.

f.

Senior Housing District (SH): An approximately 5.45-acre senior housing site has
been planned for the community, southwest of La Novia. This land use recognizes a
demonstrated public need in the community to provide affordable and convenient
housing for mature citizens.

Residential Unit Counts and Population: There will be maximum of 858 dwelling units in
the Planned Community, consisting of 298 single-family detached homes, 165 senior housing units, and 395 single-family attached homes (see Table 3 - Unit Counts and Population).
Table 3 - Unit Counts and Population
Dwelling Type

DUs

Persons/DU

Estimated
Population

1
single-family detached
2a
single-family attached
13
senior housing
Pacifica San Juan
2
single family detached
3
single family attached*
4
single family detached
5
single family attached*
6
single family detached
8
single family detached

196
79
165

3.2
2.9
1.4

627
229
231

114
54
104
77
23
46

3.2
2.9
3.2
2.9
3.2
3.2

365
157
333
223
74
147

Parcel No.
Mesa

Totals

858

2,386

(per City of San Juan Capistrano Municipal Code §9-4.319)
Parcels 3 and 5 have 131 dwellings units maximum combined total, final distribution subject to subsequent review.
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Grading

The area impacted by grading within the Planned Community will be those portions of the site devoted to
roads, building construction, recreation, and the rebuilding and contouring of Window Hill, as well as the
other landforms on-site to create a “natural-looking” appearance, and to provide for housing and recreation
opportunities. Refer to Exhibit 15 - Conceptual Grading.
Buttresses, when required, will receive sub-drains to insure proper sub-surface drainage. All slope design will
conform to requirements of the appropriate soils and geology reports. Slope construction will be performed
under the supervision of a qualified soils engineer. Generally speaking, the grading operations required for the
development of Forster Canyon serves one of two functions – first, to stabilize or mitigate extreme geologic
and soils conditions throughout the site, and second, to reshape the existing landform. The grading scheme for
the Planned Community reflects the goals and objectives of the General Plan and Hillside Development
Guidelines, as well as those expressed throughout this CDP. Major components of the grading plan for Forster
Canyon Planned Community are described in the following sections.
1.

General Concept - Pacifica San Juan: Stated simply, the grading concept for this project
calls for removing approximately 4,250,000 cubic yards of earth from the top of Window
Hill and placing it in the Valley. The plan will balance cut and fill, thereby keeping all grading operations confined to the development site. About 2,000,000 cubic yards of the cut on
Window Hill will relieve the weight on the Window Hill slides, and approximately
1,850,000 cubic yards of the fill in the Valley is designed to buttress them from below. The
combination of the cut and fill ensures the stability of the steep natural slope to remain on the
northwest side of Window Hill.
Although the quantity of earth to be moved is considerable, it is spread over approximately
120 acres. Portions of Window Hill will be lowered by about 80 feet. However, the final result is expected to produce a more pleasing appearance over its existing condition. The Valley will retain its present topographic characteristics, even though some areas of fill reach a
depth of 40-50 feet. The following is a summary of the benefits of the proposed grading concept of this project:
(a)

Developed areas of Window Hill will not be visible from the central parts of the
City. Homes will be seen from the harbor area, Las Ramblas and Capistrano Beach.

(b)

Almost the entire northwest facing slope of Window Hill will be contoured graded
to reestablish its stability, while still providing an aesthetic visual benefit to the
community and the City.

(c)

The Valley will predominantly retain its present character, with the development’s
overall scale fitting the existing topography.

(d)

The natural slopes facing the freeway on the west side of McCracken Hill will be
preserved in a natural condition.

(e)

The area below the La Mirada landslide will be graded to create an area to serve as a
setback for future residential uses, and also as a catchment area to contain any potential future surficial slippage of the land mass above.
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Existing Slopes to be Regraded
at Existing Slope Gradient
l ., .
;

[Kill ~

N011H

NOTE: Concepcual Grading indicated on the Mesa portion of the project have been transferred from COP 81-1 without modification.

Exhibit 15 - Conceptual Grading
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2.

Off-Site Grading in the Valley: The grading plan in the north end of the Valley is dependent on a sizeable buttress fill and a large daylight fill, both of which extend outside the project boundaries. The daylight fill poses no aesthetic problem, because this area is to be level
with adjoining Valley fill levels. The buttress fill will create a manufactured slope that will
be approximately 40 to 50 feet high and about 800 feet in length. (Only the southerly one
third of this fill will extend outside the subject property.) Unconditional authorization for the
off-site grading from the affected private property owners must be obtained. Inability to obtain such authorization may result in reduction of permitted units within the Valley.

3.

Surficial Landslide Setbacks: Although the major landslides will be stabilized as described
above, the steep natural slopes which are to be preserved (especially along the northwest side
of Window Hill) may over time continue to experience minor surface slides and erosion.
These potential slides are expected to affect only the top 3 to 5 feet of soil and usually involve a limited area, and are sometimes caused by heavy saturation after a rainstorm, leaking
pools, irrigation, or groundwater seepage.
The applicant’s geologist has studied the problem of protecting the Valley lots in the event of
a surficial slide above them, and recommends regrading to stabilize the area. As a consequence, the City has approved revisions to the 1990-approved VTTM 14196 and revised the
grading plan to allow this stabilizing grading.

4.

Window Hill: The Northwesterly side of Window Hill will be reconstructed to improve stability and care shall be taken to re-establish a natural look of the slope face. The grading
concept for Window Hill creates an artificial “ridgeline” along the northwesterly side, which
will serve as a backdrop for the developed areas and create a natural appearing landform as
viewed from the west. The aesthetics of the new ridge will depend on careful contouring and
landscape treatments.
The south and easterly sides of Window Hill (above Alto Capistrano and the Las Ramblas
site) are existing, manufactured slopes that are graded at a gradient of one-and-a-half to one.
The applicant is proposing to reconstruct these slopes (to improve stability and drainage) at
the same slope gradient. As noted above, this concept has received the City Engineer’s approval regarding the method proposed to achieve stability.

5.

R&D/Office Site: The North Research and Development site shall be graded to appear generally level between the freeway and the natural slopes on the east, with the maximum pad
slope gradient to be the minimum required for drainage and site access. (This requirement
shall not apply to the buttress fill required for stability at the south end of the site, provided
said fill is the minimum height needed to serve its purpose.)
The graded elevation adjacent to the freeway shall generally match the freeway grade to the
extent feasible and shall not make abrupt changes in grade, avoiding high or steep manufactured slopes. Where building pads and parking areas adjacent to the freeway transition from
slopes to level areas, the elevations at these locations shall not exceed the freeway elevation
by more than five feet, except as noted above for site access.

6.

General Concept – The Mesa: The grading concept for this project consists of the removal
and replacement of approximately 1,470,000 cubic yards of earth located within the “Mesa”
area. The plan will balance cut and fill, thereby keeping all grading operations confined to
the development site. About 400,000 cubic yards of fill will be used exclusively for the land-
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fill closure. An additional 500,000 to 1,000,000 cubic yards of historic landslide debris below the existing topography will be removed and re-compacted as required by the on-site geologist during the first phase of grading.
The “Mesa” grading operation will be phased and will adhere to a specific grading phasing
program as outlined in Section VI, Conceptual Phasing Plan.
The following summarizes the benefits of the planned grading concept:

7.

D.

a.

Forster Canyon Landfill will be closed, capped and improved with recreational open
space.

b.

The on-site historic landslide will be stabilized.

c.

The existing, highly-visible, cut slope south of La Novia will be reduced from sixty
(60) feet above street level to between 7 and 30 feet above street level.

d.

Existing ridgelines will be preserved and contoured grading will be implemented to
enhance the proposed grading and soften edges of manufactured slopes.

e.

Substantial tributary drainage off-site southerly and easterly of “Mesa” which drains
onto the landfill deck will be diverted away from the landfill via improved street and
storm drains, thus decreasing the possibility of drainage percolation into the landfill.

Landform Control District: Concurrent with the tentative tract map review, the specific
grading and view impact concepts are required to be finalized. The CDP requires consistency
with the EIR’s view analyses to ensure that the final concepts for grading, landscaping,
building mass, open space preservation, etc. create the desired result. The Landform Control
District described in Chapter V, Section 13.b, requires the attainment of specific objectives
and aesthetic criteria. The Planning Commission must make findings that the proposed grading satisfies the criteria as a part of the grading plan approval.

Circulation

The vehicular circulation system servicing the Planned Community and linking it with the surrounding area
shall provide access to all proposed land uses in a safe and efficient manner. Refer to Exhibit 16 – Circulation
and Exhibit 16B – Street Names. General Plan goals, as well as specific site needs, will be satisfied. The road
network for the Planned Community has been designed to accommodate the public at large, private residents,
service functions, etc. All roadways will be developed consistent with standards outlined in the LUC, Chapter
IV and the Standard Specifications. The backbone roadway system for the Planned Community consists of the
following components:
1.

“A” STREET: This local level street has a special function within the Planned Community.
It shall serve as a “country type” road, discouraging quick, thru traffic while providing a
low-key connection between Camino Las Ramblas and Valle Road. The right-of-way includes a driving surface, pedestrian/bike trail, and parkways, as shown on Exhibit 17 - Street
Sections. “A” Street also provides for a future connection to a roadway that will pass through
the Mesa portion of the project and connect to La Novia at the eastern edge of the project
area.
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SEE EXrBT 17A FOR MORE DETALS
Existing Roads
Proposed Roads

Exhibit 16 – Circulation
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Collector Street
Future Connection to La Novia (by others)

N 0 RTH

Exhibit 16A – Circulation Pacifica San Juan
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N.A.P

Street Names
14196
15609
1.)687
1 6747
16748
16750

16751
16752
N/A
N/A
N/A

£!1 IDJN!W\.K.ER
W()._- tiiJ().t~

Exhibit 16B – Street Names
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"F" Street
"G" Street
"M"Strccl
"N" Street
"B" Street
"A" Street
"A" Street
"A" Street
"l" Street
"I I" Street
"I" Street
"r Street
"F" Street
"C" Street
"D" Street
N/A
N/A
N/A

Pacifica San juan
it ASSOCIATES

----QlwOCJl.JW,-

Paseo lnfini ta
Paseo Divinidad
Paseo Ca r~anilla
Paseo Celestial
Via La Jolla
Avenida California
Avenida California
Vi.~ta Marina
Paseo Callado
Pa.~eo Del Puerto
Pdsco Armonid
Pasco Pd'a
Pasco Tran uila
Pasco Etcmidad
Pasco Retirada
Camino las Ramblas
Via De Agua
Valle Road

Corresponding
Street Letters

IMf'£~ ~o''C

SID
PARTNERS
:Jtl,...,.
__
WO., Q\f!f14

t94fi11N01!

STREET NAME EXHIBIT
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2.

“B” STREET: “B” Street will provide access through the Vista residential neighborhood on
Window Hill. The right-of-way includes a driving surface with sidewalks and parkways on
both sides.

3.

LOCAL STREETS: The design of the local streets has been varied in response to the unique
residential character of each neighborhood. The street sections within the Garden and Country Residential will be determined during Site Plan Review.

4.

TRAILS: The Planned Community implements the City’s Master Plan of Trails. The need
for trails is multiple: first, they provide an alternative to automobile circulation, second,
equestrian and pedestrian trails link the Planned Community with San Juan Capistrano’s city
wide trails network, adding a regional component to the program; and finally, trails offer a
unique form of recreation. Exhibit 24 - Open Space/Recreation, found later in this document
shows the locations of the Bicycle and Hiking/Equestrian Trails.
a.

Bicycle Trails: An off-street Pedestrian Way/Bike Trail is located along “A” Street
from Camino Las Ramblas, around Window Hill, and through the Valley to Valle
Road and the Mesa portion of the Planned Community, as shown on Exhibit 17 Street Sections and Exhibit 18 - Street Sections. Construction of these trails will
comply with the community safety standards as well as City of San Juan Capistrano
and Caltrans design standards, as required.

b.

Hiking/Equestrian Trails: The equestrian trails conform to the City’s design standards and provide linkages to the surrounding equestrian trails leading to the Prima
Deshecha Regional Park and San Juan Creek. The Planned Community will provide
the General Plan designated trail to tie into the trail to the East; this trail will be 20
feet wide, except where grading prohibits this width from being accommodated. The
General Plan designated trail from where it enters the site leads to both the Mesa and
the Valley areas and then north to tie into the McCracken Hill community. A 10-foot
wide feeder trail is also provided, located north of McCracken Hill.
Maintenance responsibility will fall to the Master Community Association, Equestrian Association, or Special Maintenance District. Trail design, fencing, etc., will
conform to the City of San Juan Capistrano standards, as required, and as shown on
Exhibit 19 - Trail Alignments.

E.

Utilities
1.

Water: The proposed Planned Community development lies within the water service area of
the City of San Juan Capistrano (formerly Capistrano Valley Water District (CVWD)). All
water system design and construction must meet their approval.
a.
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Water Demand: Table 4 provides a summary of the water demand for both Pacifica
San Juan and the Mesa area. As shown on this table, a total of about 797,729gallons
per day will be required to service the entire Planned Community. The City of San
Juan Capistrano has established a consumption factor for recreation and/or open
space uses at the rate of 2,007 gallons per day per acre. Of the total water required
by the project, Pacifica San Juan requires 519,363 gallons daily, and the Mesa requires 278,365 gallons daily.
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The water demand tables on page 47 are provided for general planning purposes
only. Actual demands as calculated for the purposes of fee payment will govern. In
addition, the fire demands provided by the Orange County Fire Authority (OCFA)
shall be used for the purposes of calculating fire flow and residual pressure.
b.

Fire Flow Requirements: Fire flows shall be determined in accordance with the requirements of the Orange County Fire Authority. Design flows shall be the maximum hourly flow or the maximum daily flow plus fire flow, whichever is greatest. A
minimum pressure of 45 pounds per square inch shall be maintained at the property
line under maximum hourly flows or 20 pounds per square inch under maximum
daily flows plus fire flow, as stipulated in the City’s Municipal Code.
Orange County uses the ISO guidelines for fire flow requirements by which specific
fire flows are determined by actual structural conditions of the facilities. However,
the Orange County Fire Authority provides guidance in the planning stages by estimating fire flow requirements based on land use description, as outlined in Table 5
on page 48. The fire flow design requirements determine storage pumping and water
distribution main sizing and capacities. The maximum daily demand is conservatively estimated as two times the average daily demand.

Table 4 - Average Water Demand
Consumption
(gal/acre/day)

Land Use /Description

Estimated
Demand
(gal/day)

Acres

Pacifica San Juan
Vista Residential

2,229

32.2

71,774

Valley Residential

2,229

34.1

76,009

Garden Residential

2,229

10.5

23,405

Estate Residential

1,650

12.7

20,955

Harbor Vistas

2,229

14.7

32,766

Country Residential

2,229

7.3

16,272

R&D / Office

1,785

15.0

26,775

Public and Institutional
Recreation/Open Space/LS Slopes

935

9.8

9,163

2,007

120.7

242,245

257.0

519,363

58.1

129,505

Subtotal
Mesa
Village & Mesa Residential (VRM & MR)

2,229

Senior Housing

2,229

5.5

12,260

935

5.5

5,143

2,007

65.5

131,459

Subtotal

134.6

278,365

Total

391.6

797,729

Public and Institutional
Recreation/Open Space/LS Slopes

(Source: City of San Juan Capistrano)
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Table 5 - Fire Protection Flows
Flow (gpm)

Duration (hours)

Residential single-family

Land Use

2,000

4

Residential – estate

2,500

4

Residential multi-family

3,000

4

Commercial/Industrial

4,000

4

Schools

3,500

4

Source: City of San Juan Capistrano

As noted in Section III.H, the 9.8-acre parcel along Las Ramblas may be developed
as a school site. If this site is developed as a school, it may have significant impacts
on the fire flow of the zone. If the site is to be a school facility, the applicant shall
revise water demand calculations, conduct hydraulic analysis, and, if necessary, construct facilities to provide adequate fire flow to the area.
c.

Existing Facilities/Points of Connection: The utilities map shows the location and
size of existing water mains in the vicinity of the proposed development area (refer
to Exhibit 20 - Utilities: Water). The proposed system will connect to the existing
water system at the following locations:
•
•
•
•
•
•

d.

14" line in La Novia at Tract 12423
10" line in Valle Road
8" line in Valle Road
8" line in the McCracken Hill area (two locations)
10" line near Camino Las Ramblas
10" line in Avenida Calita

Proposed Water Distribution System (Exhibit 20 - Utilities: Water): Water to service
the project area, including McCracken Hill area, will be from a combination of existing and new water transmission and distribution piping connected to the proposed
760 Zone SC-04 Reservoir and to the existing water system on the west side of the
Interstate 5 Freeway.
The proposed 760 Zone SC-04 Reservoir will have a capacity of four million gallons. The ultimate plan is to have a second four-million-gallon reservoir constructed
on the same site. The reservoir site is located south and west of the existing Krum
Reservoir. The new reservoir high water line will be set at an elevation of 760 feet.
The reservoir will be filled by the existing 24” SC-04 Pipeline, which extends from
the northeast and terminates at the reservoir site. The reservoir height above the service area will provide the required system pressure to service the entire planned
community and the McCracken Hill area. The applicant is obligated to construct facilities to provide water service to this area pursuant to the agreement titled
“Agreement for Modifications to Water Facilities to Serve Tract 14196” signed
May 4, 1999.
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There will be three primary water transmission lines supplying water to the Pacific
Point project. Two transmission lines will be connected to the new 760 Zone SC-04
Reservoir to supply water to the area. One of these two transmission mains is the existing 12” water main that currently extends from the Krum Reservoir south and
west and follows Camino Las Ramblas to Avenida Pescador. At this location the
760 Zone is pressure reduced to the 600 Zone. This 12” water main is also connected to the 24” SC-04 Pipeline. The second transmission main is a new 16” pipeline extending from the new 760 Zone SC-04 Reservoir along the reservoir access
road which extends from the east end of Calle Del Gado. At Calle Del Gado, the
new 16” water main will connect to the existing 8” 760 Zone distribution system.
A third transmission main is being provided across the Interstate 5 Freeway to extend the existing 250 Zone water system to the Pacific Point project. This lower
zone water system will service the North R&D portion of the Pacific Point subdivision.
The Pacific Point project will be served by three separate water pressure zones: the
600 Zone, the 460 Zone, and the 250 Zone. The 600 Zone system will be extended
to the project by two off-site water line improvements. First is the new 12” 600 Zone
water main in Avenida Calita from Via De Agua west to the Pacific Point subdivision boundary. Second is a new 12” water main in Camino Las Ramblas from
Avenida Pescador to the subdivision boundary at Via California. Within the Pacific
Point project, there will be 600 Zone piping in Street “A” and Street “B” at the south
end of the project. Once Street “A” turns northward, a pressure reducing station will
reduce the 600 Zone system to a 460 Zone system for service to a majority of the
Pacific Point subdivision. A 12” water main will extend in Street “A” to the northerly terminus of the street at Valle Road. The 460 Zone water system will also be
connected at two locations with the existing McCracken Hill water system. By
means of these connections, the 460 Zone will become the primary feed to the
McCracken Hill area.
At the northerly terminus of Street “A” there will be a pressure reducing station
from the 460 Zone to the 250 Zone. This pressure reducing station will provide a
secondary source of water to the North R&D site within the Pacific Point project to
complement the proposed 16” water main to be constructed across the Interstate 5
Freeway.
2.

Sewer: The sanitary sewer collection system is to be designed in accordance with the design
criteria delineated in Chapter 9-4, Subdivision/Improvement Standards Regulations of the
City of San Juan Capistrano and applicable standard drawings and specifications.
a.

Final (September 2005)

Window Hill/Valley/Las Ramblas System: The proposed grading scheme for the
Planned Community results in development of two areas of sewer collection and distribution. The first area of sewage collection encompasses the areas in the “Valley”
along the easterly and northerly side of McCracken Hill and the research and development/office clusters west of McCracken Hill. The second area consists of the
Window Hill portion, the Valley area south of McCracken Hill and the Harbor Vista
Residential southwest of McCracken Hill.
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In the northerly collection area, sewage will gravity flow through an 8" line in a
northerly direction along “A” Street, to a point just north of McCracken Hill, from
there it will gravity flow west to Valle Road, and tie into the existing 10" sewer line
which extends west from Valle Road. Sewage from the northern R&D/office site
along the freeway will flow to the proposed 8" line to be constructed in Valle Road,
ultimately to reach the existing 10" line.
In the southerly area of sewage collection, wastewater from the high point in “A”
Street, east of McCracken Hill, will gravity flow in an 8" line along “A” Street to a
lift station in the southwestern-most area of the site. This wastewater will then be
pumped from the lift station through a force main sewer to a high point in “A”
Street, south of Window Hill. From there, it will gravity flow through an 8" line to
the existing 15" sewer main, located approximately 200 feet north of Camino Las
Ramblas. The City of San Juan Capistrano has requested an alternative be investigated in order to eliminate the proposed sewer lift station. The alternative sewer
alignment currently being investigated would send sewer flows in a gravity system
in a northerly direction parallel to the 5 freeway. Sewer flows would continue
through the north R/D site, Valle Road to the existing 10" sewer line. This alternative will require a longitudinal encroachment through Caltrans property. Wastewater
from Window Hill will be collected in an 8" sewer line along “B” Street and flow in
a westerly direction to the intersection with “A” Street. This flow then continues
southeasterly along “A” Street and ties into the existing sewer main near Camino
Las Ramblas. This existing line flows westerly under the freeway. Refer to Exhibit
21 – Utilities: Sewer.
b.

3.

Mesa System: The proposed sewage collection system pipeline for the northerly area
will collect sewage within the residential areas and then enter La Novia Avenue just
north of the public institutional site entrance. This pipe will then continue along the
access road to the intersection with Valle Road. The collector will then proceed
south on Valle Road to a sewer manhole to be located in Valle Road approximately
650 feet north of the beginning of Forster Ranch Road.

Storm Drains
a.

Final (September 2005)

Methodology: Drainage facility design and construction within the Planned Community will comply with City Standards and shall be in accordance with standard
hydraulic design methods and shall conform to the current Master Plan of Drainage
for the City of San Juan Capistrano, LO1 Area and LO1/S02 Area. Hydrology
analysis and design has followed criteria as set forth in the Orange County Hydrology Manual, using the rational method of determining peak runoff. All storm drain
facilities have been designed for a 25-year frequency storm, except that the existing
culvert system crossing the San Diego Freeway and conveying runoff from the project area will be analyzed to assure that it can adequately convey a 100-year frequency storm. Other existing drainage facilities receiving flows from the project
area have been examined for adequacy and modified as required to protect existing
downstream improvements from increased runoff due to the proposed project.
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Sub-drains will be located in existing canyons that will receive fill and within buttress systems and will outlet into the storm drain system. Catch basins shall be located in streets as required to restrict street flows to within the street right-of-way
during the 25-year design storm. Terrace drainage channel flows will be conveyed
down slopes in buried pipes discharging to the storm drain system. Open concrete
brow and toe ditches will be constructed to intercept and convey existing slope runoff to the storm drain system.
b.

Proposed Storm Drain System: As shown on Exhibit 22 - Utilities: Storm Drain,
there are four storm drain systems which will service the Valley, Window Hill and
Las Ramblas parcels. The southernmost system consists of a 24" storm drain in “B”
Street on Window Hill which transitions to a 36" storm drain before the intersection
of “A” and “B” Streets. Along “A” Street will be a 42" storm drain which will flow
into an existing 96" reinforced concrete pipe (RCP) which runs parallel to Camino
Las Ramblas through the existing 8' arch beneath the freeway.
A second system, which will service the southern portion of the Valley consists of
two storm drains: one, an 18" storm drain at the base of Window Hill transitions into
a 24" drain, and the second, a 24" storm drain transitions into a 30" storm drain.
Both storm drain lines feed into a 45" line, which then transitions to a 48" line before drainage flows through the existing 4' x 4' reinforced concrete box (RCB) beneath the freeway.
The northwestern portion of the Valley will be serviced by an 18" storm drain which
flows into an existing 51" drain through the existing 6' x 6' RCB beneath the freeway. Flows will also be directed toward an existing 5' x 6' RCB beneath the freeway.
The remainder of the Valley will have a storm drain system consisting of a 24"
storm drain which transitions into a 33" and then a 39" storm drain line. There is
also an existing natural channel, both sources of storm water flow will tie into the
existing 48" storm drain line which extends through the automobile dealership site
to the existing 6' x 6' RCB beneath the freeway. Storm water from a portion of the
Mesa will also flow into this existing 48" storm drain and ultimately through the 6' x
6' RCB. Another storm drain system is proposed for the remainder of the Mesa.
Based on CDP 81-1, a storm drain will be located along La Novia Avenue, and ultimately flow through the existing 5' x 6' RCB beneath the freeway.

4.

Gas, Electricity, Telephone, and Cable Television: Utilities providing gas, electricity,
telephone and cable TV located within or contiguous to the Planned Community Development Area will be placed underground. These utilities will be placed within paved street
right-of-ways and easements dedicated to the appropriate agencies for facilities constructed
outside of the public right-of-way. All facilities will conform to the Standard Specifications
and other policies and regulations of the City of San Juan Capistrano and the applicable utility agency. Refer to Exhibit 23 – Utilities: Electric, Gas, Telephone, and Cable TV.
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a.

Gas: Gas will be provided by the Southern California Gas Company via one or more
of four different mains. The first connection point is a 4-inch diameter line located
in Valle Road, immediately to the west of the site. The second point of connection is
a 4-inch line located in Forster Ranch Road, which extends from the southerly terminus of Valle Road to service several residential structures located on Forster
Ranch Road. The third point of connection is a 2-inch diameter line located in
Avenida Calita, immediately to the east of the site. The fourth point of connection is
a 4-inch diameter line located in Camino Las Rambles, approximately 450 feet south
of the project boundary. Southern California Gas Company will provide detailed
layouts of tie-ins and distribution upon receipt of approved site plans.

b.

Electric: Electrical services will be provided by San Diego Gas and Electric Company via one or more of four different locations. The first point of connection would
be on underground and overhead lines located along Valle Road, immediately west
of the site. The second point of connection is an existing overhead line located in
Forster Ranch Road, which is located at the southerly terminus of Valle Road. The
third point is an existing underground line located in Avenida Calita immediately
east of the site. It is noted here that use of this location to service the site may require a connection approximately two hundred feet east of the site. The fourth point
is an existing overhead line located in Camino Las Ramblas, approximately 450 feet
south of the project boundary.

c.

Telephone: Telephone service will be provided by the Pacific Telephone Company.
Existing points of connection are located in Valle Road, Camino Las Ramblas and
Avenida Calita.

d.

Cable Television: Cable Television service will be provided by Cox Cable. Existing
points of connection are located in Camino Las Ramblas and Valle Road.

Phasing

The developer of Forster Canyon Planned Community recognizes that it is the policy of the City of San Juan
Capistrano to control and manage the impact of the community’s growth rate. Please refer to Chapter VI,
Conceptual Phasing Plan, for the detailed Growth Management Phasing Program for Forster Canyon Planned
Community.

G.

Open Space/Recreation
1.

Purpose and Intent: The purpose of this section is to provide a description and guidelines
for the use, development, and maintenance of the proposed open space and recreation facilities for Forster Canyon Planned Community. The open space and recreation facilities are intended to:
a.

Provide a visual buffer for the Planned Community development from surrounding
neighborhoods/community.

b.

Provide physical separation between various land uses (as required).

c.

Provide “linkages” between the various neighborhoods and adjacent community.
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d.
2.

3.
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Provide active and passive recreation facilities for the residents of the Planned
Community development and surrounding community.

Open Space: Areas designated on Exhibit 24 - Open Space/Recreation classify the open
space into three distinct categories:
a.

General Open Space: These areas shall be maintained in their natural state, undisturbed state except for construction of approved infrastructure, road improvements,
soils stabilization, public and private landscape areas, or uses permitted as described
in Section V. Land Use District Regulations. Disturbed natural areas will be returned
to a naturalized state if disturbed during construction.

b.

Community Recreation Area: These areas will consist of active and/or passive recreation facilities in a parkland setting which is easily accessible from surrounding
neighborhood clusters. These facilities are intended for general use by the entire
community and will be maintained by a master association, or special assessment
district.

c.

Major Manufactured Slopes: The major manufactured slopes will be planted and
automatically irrigated by methods and materials which will resist surface erosion.
These areas will primarily serve as a visual amenity and transition zone between developed areas and general open space. The landscape theme will be low profile and
in character with the surrounding natural landscape. A naturally “simplified” landscape character is envisioned.

Preservation and Protection of Natural Areas within Pacifica San Juan:
a.

General Requirement: All areas shown on Exhibit 25 - Proposed Natural Areas are
to remain in their natural condition. However, the Northwesterly side of Window
Hill has received grading plan approval to be remediated for gross and surficial stability of the slope, and then recontoured to re-establish natural look to the slope face.
These areas are vital to the environment of the Planned Community in that they create the rural surroundings and open space relief for the project.

b.

Protection during Construction: Special attention shall be given to preservation and
protection of these areas during construction. Except as described below, construction activity shall not be permitted in these areas. The boundary of the natural area
shall be delineated at the site to make it readily identifiable to construction workers,
and where required by the Director of Planning, shall be fenced to prevent access.
Where construction of roads and infrastructure encroaches into the natural areas, a
Preservation & Protection Plan shall be approved by the Director of Planning and
incorporated into the grading and building permits as conditions of approval. The
Preservation and Protection Plan shall provide for the proposed facilities in such a
manner as to minimize disruption to the natural environment. It shall address protection of trees, limits on areas of construction activities, limits of grading, project site
access, etc.
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NOTE: Conceptual Grading indicated on the Mesa portion of the proje<:t have been transferred from COP 81-1 without modification.
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Exhibit 25 - Proposed Natural Areas

Final (September 2005)

59

Forster Canyon Planned Community
Pacifica San Juan Amendment

c.

4.

5.

6.

City of San Juan Capistrano, California

Protection subsequent to Construction: Protection of natural open space areas subsequent to construction shall be the perpetual obligation of the land owner, which in
most cases will be a homeowner association. CC&Rs which fix this responsibility
with the property owner or owners and give the City the right to enforcement shall
be recorded with the first final tract map within Pacifica San Juan.

Credit for Private Recreational Facilities: Park fees may be reduced by credits given for
private recreational facilities which are included within residential neighborhoods subject to
the following:
a.

The PRF shall be centrally located and easily accessible to all residents it is intended
to serve.

b.

The CC&Rs shall provide for the perpetual maintenance of the facility at the sole
cost of the homeowner’s association.

c.

Any park fee credit allowed for a private recreation facility shall be based upon a
finding by the City Council at a public hearing that said facility will reduce or mitigate the demand for active recreation facilities within the community. The Parks and
Recreation Commission shall review the proposed fee credit and make recommendations to the City Council prior to a final decision.

Gateways: A hierarchy of project gateways is established to create a sense of entry to the
community and individual development areas, as well as establish community character and
a unifying theme.
a.

Major Gateways: Announce arrival at the Forster Canyon Planned Community from
the various subregions and will differentiate it from other communities within the
city. A significant architectural character and landscape treatment will be implemented at these points of entry.

b.

Community Gateways: Will define entry points to the interior residential areas of the
community. These entry statements also serve as important intersections of activity
that alter the travelers’ perception of the community. Low profile monument type
character features will be provided as unifying community elements.

c.

Neighborhood Gateway: Will announce the arrival into specific neighborhood clusters and the change in architectural as well as living styles. The subtle character of
this gateway will reflect the overall community character while structured for the
scale of the neighborhood.

Recreation Nodes: Locate specific facilities within the community that provide active
amenities peculiar to their location. Such facilities could include but not be limited to the following:
•
•
•
•
•
•
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Recreation Centers
Swimming Pools/Spas
Tennis Courts, Volleyball
Equestrian Trailhead
Viewpoints
Barbecue/Picnic Areas
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The facilities shall be maintained by a master community association, special assessment district, or neighborhood association, depending upon their scale and location.
7.

8.

Trails: Penetrating the major open space components of the Plan are three levels of trails
that form links to the outside community and the region. Pedestrian walks normally found
within neighborhoods are not shown on the Plan and will be designed at a more site specific
level during the tentative map process.
a.

Hiking Trails: The hiking trails provide important connections to the major San Juan
Community nodes – Prima Deshecha Regional Park, The City Center, San Juan
Creek, and the Alta Capistrano neighborhood – with the major residential neighborhoods and employment centers of the Planned Community. The hiking trails shall be
constructed according to grades and materials that will provide the maximum protection and aesthetic recreation experience for the pedestrian.

b.

Bicycle Trails: Will provide safe access on a route through the Planned Community
compatible with grades and adjacent land uses. Construction of the bike trail will
comply with the community safety standards as well as City of San Juan Capistrano
and Caltrans design standards, as required.

c.

Equestrian Trails: The equestrian trails conform to the design standards within the
subregion and provide linkages to the surrounding equestrian trails leading to the
Prima Deshecha Regional Park and San Juan Creek. All trails will be maintained on
an ongoing basis. Maintenance responsibility will fall to the Master Community Association, Equestrian Association, Special Assessment District, or the City of San
Juan Capistrano. Trail design, fencing, etc., will conform to the City of San Juan
Capistrano design standards, as required.

Streetscape/Neighborhood Character: Each individual neighborhood will have an architectural character of their own. Architectural Guidelines will be adopted by resolution in conjunction with this document. The Architectural Guidelines will establish parameters for the
future review and approval of homes through the design review process for homes within the
Pacifica San Juan portion of the property. To enhance the project’s character, the neighborhoods will reflect an individual complimentary landscape or streetscape character. The
streetscape will take into account individual architectural themes, scale, setbacks, points of
access, and surface materials within each neighborhood. The basic landscape concept for
Pacifica San Juan is to create an early California ambience through the selection of appropriate plant materials and planting schemes that reinforce the rural character of the site.
Trees will serve as the primary element in creating the overall character. Dominant tree species will include Eucalyptus, California Sycamores, and California Peppers. Several species
of pine will supplement the basic tree species, including Canary Island Pine, Stone Pine, and
Aleppo Pine.
Treatment of the ground plane is also important. In general, irrigated turf will be limited to
areas where it is required for functional use, such as playfields. Many areas will be covered
with drought tolerant ground covers that will remain green in the dry months, but which will
have a less manicured appearance. In areas that are extensions of existing open space,
grasses will be allowed to follow the natural cycle of Southern California cool season grasses
– green in the winter and brown in the summer.
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Ridges and Transition Zones: Special conditions exist where open space interfaces with
urban development. These areas will be treated according to their peculiar site conditions.
Such areas may include:
•
•
•
•

Tops and toes of slopes
Screens or buffers between diverse land uses
Fire hazard areas
Community boundaries, edges

Type and placement of ornamental and native plant material with aesthetic but functional
grading techniques become key components of edge and transition zone design. The primary
criteria in planting and grading design of these areas is visual character, whether viewed
from the foreground or background. Plant material reflecting the dry, Mediterranean climatic
condition of the PC area shall be chosen to reinforce the natural state of the open space grassland and blend with this feature.
10.

Ownership and Maintenance
a.

Natural Open Space: All natural open space areas not accepted in fee by the City
shall be owned and/or maintained by the Homeowner’s Association and protected
by an open space easement granted to the City that limits the use and development
of these lots. The open space easement will require the protection of existing vegetation and topography, as well as the maintenance of trails, drainage facilities, etc. All
subsequent development applications processed for this PC shall include provisions
for peripheral fire protection and maintenance access roads in accordance with all
applicable provisions of the Municipal Code.
At the “Mesa” site, all natural open space preservation areas will be maintained by a
master homeowners association.

b.

11.

H.

Major Manufactured Slopes: All manufactured slopes in excess of 15 feet in height
shall be owned and maintained by the Homeowner’s Association. The Homeowner’s
Association shall be responsible for maintenance of all drainage structures and other
facilities within these lots. The existing 1½-to-1 manufactured slope on the south
and east sides of Window Hill may be reconstructed at the same slope gradient subject to review and acceptance of geotechnical reports by the Director of Engineering
and Building Services.

Slope Warranty Program: Prior to the issuance of a grading permit, the developer shall
submit to the City a plan for providing a soil subsidence insurance or warranty program and
said program shall be approved by the City Council prior to issuance of a grading permit.
This program shall be in compliance with the provisions of the Municipal Code, Title 8,
Chapter 10, “Soils Warranty Program.”

School Facilities

The Capistrano Unified School District has the option to acquire 9.8 acres of property within the Pacifica San
Juan portion of the project. This area was formerly envisioned to be developed with a 5.0 public park and a
4.8 acre single family attached product. The 32 units displaced by the school have been relocated elsewhere
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within Pacifica San Juan. The public park requirement may be met through a combination of other park sites
and in-lieu fees, or other arrangements as approved by the City.

I.

Off-Site Infrastructure and Traffic Improvements:

Project environmental documentation evaluates needed off-site infrastructure and traffic improvements. Such
improvements, which are detailed in Section VI, Conceptual Phasing Plan, G. Offsite Infrastructure and Traffic Improvements herein, and responsibility for implementation are identified and required as part of project
review and approval process for each tentative map and in the following project Environmental Impact Reports:

J.

•

Final Supplemental Environmental Impact Report for Pacifica San Juan (SCH No.
2001061018), certified by City Council Resolution 03-09-02-02 on September 2, 2003.

•

Final Environmental Impact Report (SCH No. 89010046) for Amendment to Forster Canyon
CDP 81-1 (RZ 89-01) Planned Community/Comprehensive Development Plan and Circulation Element Amendment to the San Juan Capistrano General Plan (GP 90-08) certified by
City Council Resolution No. 91-8-20-3 on August 20, 1991.

Lighting and Landscape Maintenance District

Each phase of development may include the establishment of a Lighting and Landscape Maintenance District.

K.

Density Transfer and Credit for Park Land Dedication

Dwelling unit allocations may be reallocated by up to 5% with approval of the Planning Director. Local park
facility requirements will be met in a manner consistent with the Quimby Act and City regulations. The
method of compliance will be subject to a plan approved with a subsequent revision to the approved vesting
tentative map, and prior to the first recordation of a residential subdivision map.
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IV. Environmental Design Standards
A.

Purpose

The purpose of the Environmental Design Standards is to provide a framework for implementation of the Development Plan Goals. The standards are presented in graphic and written form and demonstrate how the
goals can be achieved through an architectural landscape, and site planning framework. These standards shall
set forth statements which will assure: 1) standards of quality for community appearance and 2) compatibility
of development of land and structures insuring public health, safety, and welfare.

B.

C.

Landform/Grading
1.

Intent: To minimize disruption of natural landforms and drainage patterns.

2.

Standards
a.

Wherever possible, site development on gentler terrain.

b.

In order to minimize grading, fit structures to the land rather than the land to the
structure. The following site planning relationships shall be implemented within the
Forster Canyon planned community.
(1)

Level, natural slope with little grading required. Structures proposed are
large and spread out, in a combination of single and two-story buildings.

(2)

Multiple split slopes require multiple levels giving the effect of cascading
down the hillside. Interior spaces can often be that of “positive” and “negative” areas taking advantage of the hillside plane and creating interest with
the structure. The “Mesa” area will employ this style.

(3)

A variety of structural types shall be used in the Window Hill area. Decorative walls which incorporate the materials of surrounding structures may
also be used to soften the appearance of horizontal building pads.

c.

Where grading is required, employ contouring techniques. Top and toe of slopes
shall receive a smooth transition, rather than harsh geometric slope banks and pads.

d.

Site road “with” the land so that the shape and character of the natural landform is
retained.

e.

Where land has been severely altered, reshape with natural contours to provide a finished appearance which duplicates the natural landform.

Hillside Development: Architecture and Landscaping

(The following standards have been developed consistent with the purpose and intent of the City of San Juan
Capistrano Hillside Development Guidelines.)
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1.

Intent: To preserve views of the natural hillsides of the Forster Canyon area. These guidelines are intended to minimize the disruption of the natural topography and to maximize the
physical integration of structures within the landform.

2.

Standards
a.

Minimize, as much as possible, grading and construction impacts on prominent
ridgelines. All possible measures should be taken to mitigate adverse visual impacts
from the surrounding areas.

b.

Where land formation has been altered, re-contouring and slope variation (with
smooth transition between varied slopes) should be employed.

c.

Man-made structures shall not project above the profile of a ridgeline.

d.

Landscaping should reinforce the form of the land, employing mounding, rounded
plant forms.

e.

Reflect the recommended procedures as outlined in current geology/soils reports for
the project area in all hillside development operations.

f.

In order to minimize erosion and siltation, areas of disturbance during construction
should be minimized. Disturbed areas should be stabilized as rapidly as possible
with rapid growing annual grasses, temporary berming, on-grade drainage devices,
etc. Centralize construction material storage areas and simplify access as much as
possible to minimize disruption of undeveloped areas.

g.

Site hillside development to blend rooflines with the profile of the land. Retain as
much existing vegetation as possible. Upon completion of grading, impacted areas
shall be planted with appropriate plant material.

h.

Cluster housing should be sited to reinforce the dominant characteristics of the land.

i.

Form and scale of structures should not overwhelm or dominate the natural surroundings. Human scale should be respected.

j.

Respect existing drainage patterns. All on-site grading should be compatible with
this existing system.

k.

All disturbed material as a result of grading should be landscaped and irrigated in
accordance with current landscape and irrigation practices.

l.

The width of buildings measured in the direction of the profile of the slope should
be minimized.

m.

Manufactured slope gradients shall not exceed 2:1, except where the existing south
and east slopes of Window Hill are to be stabilized. All cut and fill slopes shall be
blended smoothly with natural ground. All manufactured slopes shall be stabilized
through appropriate grading, landscaping and irrigation techniques.

n.

Whenever possible, buildings should be sited to take advantage of solar orientation.
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D.

E.

City of San Juan Capistrano, California

Visual Quality/Community Character
1.

Intent: To protect and enhance the visual quality of the site and provide standards of quality
for community appearance.

2.

Standards
a.

Utilize earth berming and landscaping to buffer residential areas from traffic impacts.

b.

Promote safe alternative forms of transportation throughout the Forster Canyon
Planned Community by segregating pedestrian, bike, and equestrian traffic from vehicular flows.

c.

Integrate pedestrian, bike, and equestrian trails with City and County systems.

d.

Land use patterns and intensities should promote alternate forms of transportation
and reduce vehicular trips.

e.

Landscape planting shall be in “informal” groupings to reflect a natural theme, especially along streets and public ways.

f.

Vegetation shall be “mass planted” in key areas to emphasize natural landforms. Introduced plant material shall reflect the dry, coastal “Mediterranean” climate.

g.

Provide a distinct, identifiable open space “network” throughout the Planned Community to create a continuous, distinct rural flavor, complementing the natural character of the land.

h.

Maximize open space both within individual residential neighborhoods and
throughout the Planned Community through clustering of residential units.

i.

Locate all utilities underground.

j.

Screen all trash collection areas.

k.

Promote low-maintenance landscape and irrigation materials throughout the Planned
Community.

Energy Conservation
1.

Intent: To maximize energy efficiency and reduce consumption through orientation, site
planning, architecture, and landscaping concepts.

2.

Standards
a.

The ground cover adjacent to structures should prevent re-radiation and reflective
heating, so that absorption by building and the cooling load will be reduced.

b.

Cluster buildings as much as possible to minimize heat absorption and maximize
self-shading opportunities.
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c.

Shading devices, if used, should be detached as much as possible from the main
structure to allow heat to radiate away from the building.

d.

Utilize light reflective colors for large building areas. Darker shades should be used
for areas adjacent to pedestrian areas where there is the possibility to reflection into
interior areas.

e.

Surfaces next to walkways, open spaces, or glazed areas should be of a nonreflective material, such as grass. Locate glazed areas high off-grade when adjacent
to radiant surfaces.

f.

If recreation areas or paths are located adjacent to trees with an open understory and
next to a heat generating land use, air movement will be increased as cool air replaces the rising warm air.

g.

Roadways can act as wind corridors, and if heavily shaded, can be used to cool residential areas.

Hazard Avoidance
1.

Intent: To protect public health, safety, and property from potential hazards related to landslides, subsidence, fire, etc.

2

Standards
a.

Provide design measures to mitigate the infiltration of water into slide masses.

b.

Provide long-term pore pressure monitoring devices of specified slide areas.

c.

Structurally stabilize landslide areas (as required) prior to development. Cuts in slide
debris should be over excavated and rebuilt.

d.

Provide structural support, such as buttressing, for manufactured slopes. All buttresses shall receive sub-drains in accordance with soils engineer’s recommendations.

e.

Provide measures to prevent percolation of surface water into landfill zone.

f.

Provide measures to control methane gas seepage and runoff to downstream property owners in the landfill zone.

g.

Provide suitable uses in landfill areas.

h.

Create fuel breaks or planted/irrigated areas with fire retardant plants between developed areas and brush.

i.

To provide fire retardant areas adjacent to existing and proposed development areas
(as required).
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Noise Mitigation
1.

Intent: To protect the public from impacts related to both construction related noise and onsite/long term noise.

2

Standards
a.

Construction activities shall be limited to the hours of 7:00 AM to 6:00 PM on
weekdays and 8:30 AM to 4:30 PM on Saturdays. Construction activities are prohibited on Sundays and Federal holidays. Construction equipment noise levels shall not
exceed those stipulated in the San Juan Capistrano Municipal Code. Such limits
shall be stated on any grading or building permit issued for the project.

b.

Noise barriers will be required for residential areas located within the 65 CNEL traffic noise contour. The barriers may be a berm, wall, or a combination berm and wall.
Walls should not contain holes or gaps, and should be constructed of slumpstone or
other masonry material. The noise barrier heights may be reduced considerably
through site design, such as setbacks from the roadways, grade separations, and exterior living area orientation. Final noise barrier heights shall be determined when
final grading plans are developed that show lot locations, house setbacks, and precise pad elevations.

c.

An acoustical report shall be required for all residences within the 60 CNEL noise
contour. The reports shall show compliance with the City’s 65 CNEL standard for
private outside living areas (i.e., rear yards and patio areas) and 45 CNEL for all indoor areas. The reports shall be submitted to the City and approved by the City prior
to issuance of building permits. The reports shall be prepared by an acoustical engineer with registration in the State of California.

d.

The County of Orange indoor noise standards for commercial land uses shall be applied to development within the R&D/office district. These standards are essentially
45 CNEL for private offices, 50 CNEL for general offices, 55 CNEL for restaurants
and retail stores, and 65 CNEL for warehousing and manufacturing. An acoustical
report shall be required for all R&D/office district buildings within the 60 CNEL
noise contour. The reports shall show compliance with the noise standard listed
above. The reports shall be submitted to the City and approved by the City prior to
issuance of building permits. The reports shall be prepared by an acoustical engineer
with registration in the State of California.

Archaeological and Paleontological Preservation
1.

Intent: To ensure that any potential archaeological and paleontological resources are protected from possible impact during construction.

2.

Standards
a.
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A SOPA-certified archeological monitor shall be present during grading operations
in the area previously identified as Complex No. 1. Monitoring for prehistoric/ Native American resources shall be required during grading operations conducted over
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the entire property. The archeological monitor shall have the authority to halt all activities in the immediate area of any find until the find is assessed and a treatment
for the resource(s) is defined and carried out.

I.

b.

A paleontological monitor shall be present whenever ground alterations are being
conducted. This monitor shall have the authority to halt all activities in the immediate area of a paleontological find until the find is assessed and a plan for treatment of
the resource is defined and carried out. Fossils found by the owners of the property,
their agents, contractors, or subcontractors during the development of the property
shall be reported immediately to the paleontological monitor.

c.

A final report shall be prepared and submitted to the Planning Department upon
completion of mitigation monitoring. The report shall, at a minimum, include a
statement of the types of cultural/historic resources found, the methods and procedures used to recover them, an inventory of the specimens recovered, and a statement of their scientific significance.

d.

Paleontological specimens recovered as a result of mitigation shall be donated to a
qualified scientific institution where they would be afforded long-term preservation
and the opportunity for further scientific study.

Landfill Design Standards

The Forster Canyon Landfill shall have prepared a set of specifications and standards for official closure of
the landfill site. All technical data with respect to setbacks, procedures, and policies will be as stipulated in
the Final Forster Canyon Landfill Closure Plan as approved by the Regional Water Quality Control Board
(RWQCB) and the South Coast Air Quality Management District (SCAQMD).
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V. Land Use District Regulations
A.

Purpose and Intent

The purpose of these regulations is to provide for the coordinated development of the Forster Canyon Planned
Community so as to maximize the quality of life. The regulations of this district are intended to allow a mix of
uses in conformance with this CDP, and diversity in site and building standards, while insuring substantial
compliance with the spirit, intent, and provisions of the City of San Juan Capistrano General Plan and Land
Use Management Code. These land uses shall include: single-family residential development, multi-family
residential development, public institutional, research and development/office recreation and open space uses.
The Planned Community (PC) Regulations set forth in this chapter are adopted pursuant to §9-3.315 of Title 9
of the Municipal Code.

B.

Definitions

For purposes of this Comprehensive Development Plan, the following definitions shall apply. All other terms
used in this CDP and not specifically defined preceding, shall have the same meanings as set forth in Appendix A (Definitions) of the Municipal Code (MC):

C.

1.

Comprehensive Development Plan or CDP: This zone document, developed in accordance
with §9-3.315 of the Municipal Code, which provides a general designation of land use and
density, overall site and circulation plan, development concepts, development phasing, architectural design criteria, permitted uses, setback and parking requirements, and associated
items required for the development and regulations of the entire area.

2.

Municipal Code or MC: The San Juan Capistrano Municipal Code (or #620 as amended).

3.

Planned Community or PC Area: The project area delineated by Exhibit 11 - Legal Parcels
on page 21.

General Provisions

The development review procedures contained in Chapter 9-2, Article 3 of the Land Use Code shall apply to
all development plans for projects proposed within the Planned Community (PC) boundaries.
1.

Residential Development Procedures: Development plans, for all residential projects shall
be reviewed and approved pursuant to Title 9, Chapter 2, Article 3, entitled Development
Review Procedures of the Land Use Code, subject to the following modifications:
a.

Unless otherwise waived by the Planning Director, prior to or in conjunction with
tentative tract map review of residential projects, the City will review
mass/preliminary grading plans for compliance with the Landform Control District
regulations (Pacifica San Juan only).

b.

Prior to or in conjunction with final tract map review of residential projects, the City
will review Area Plans for compliance with the applicable design standards.

Final (September 2005)
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Submission requirements for Area Plans shall be as follows:
(1)

(2)

A site and grading plan with the following
(a)

Lot layout and/or building footprints.

(b)

Circulation system showing all existing and proposed streets and
highways, street widths, approximate grades, and approximate radii
of curvature.

(c)

Preliminary grading plan, showing existing contours and proposed
approximate final contours of elevations. Contours of all terrain
within 200 feet of the area boundary shall also be shown.

(d)

The location of existing and proposed easements and public utilities.

(e)

The location and disposition of all existing structures and trees
within the area (with notes whether to be preserved or removed) or
within 200 feet of the area boundary.

(f)

The location, size and nature of all support facilities (such as parks,
recreation facilities, school sites, fire stations, RV facilities, etc.)

(g)

Identification of natural features such as significant ravines, drainage courses, rock outcroppings, etc.

For production homes (“Mesa”): architectural elevations of the proposed
structures, indicating materials, colors, textures, outdoor lighting, architectural details, and graphics; or,
For custom homes: architectural design concepts indicating general building
types, form and scale, materials, colors, textures, outdoor lighting, architectural details and graphics.
Pacifica San Juan: Architectural elevations of the proposed structures, indicating materials, colors, textures, outdoor lighting, landscaping concept for
streets and common areas, architectural detail, and graphics. Also included
shall be a discussion and exhibits as necessary to demonstrate consistency
with the adopted Architectural Guidelines for the Pacifica San Juan project.
The City’s Design Review Committee shall review and approve the materials upon a finding that they are in substantial compliance with the Architectural Guidelines
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(3)

A Conceptual Landscape Plan for the entire area, indicating the general pattern and location of landscaped areas including types of plant material.

(4)

Other information as may be required for review of a particular concept
plan as determined by the EA or Planning Director (such as geotechnical
studies, hydrology information, etc.). Approval of any Area Plan shall be
based upon findings by the City that said Plan is consistent with this Com-
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prehensive Development Plan, the General Plan, and applicable requirements of state laws.

D.

2.

Non-Residential Development Review Procedures: Development plans for all nonresidential projects shall be reviewed and approved pursuant to Title 9, Chapter 2, Article 3,
entitled Development Review Procedures of the Land Use Code.

3.

Amendments to Planned Community Regulations: Amendments to the regulations of this
PC shall be as per Chapter 9-2, Article 3 of the Municipal Code. All subsequent amendments
to this PC shall be adopted by ordinance.

District Regulations

These District Regulations specify the land uses permitted within each development parcel and open space
area covered by this Comprehensive Development Plan. In addition, numerical standards for land development, such as setbacks and minimum lot sizes, are also specified. Base district regulations shall be the minimum regulations for development.
1.

Assignment of Development Districts. Refer to Exhibit 26- District Designations (Pacifica
San Juan). Base Districts within the Forster Canyon Planned Community:
a.

Pacifica San Juan Residential Development Districts
•
•
•
•
•
•

b.

Mesa Residential Development Districts
•
•
•

c.

MR – Mesa Residential
VRM – Village Residential Mesa
SR – Senior Housing

Other Development Districts
•
•
•
•
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ER - Estate Residential District
VAR - Valley Residential
HVR - Harbor Vista Residential
CR - Country Residential District
VIR - Vista Residential District
GR - Garden Residential District

PI - Public Institutional District
RD - Research and Development/Office District
GOS - General Open Space
ROS - Recreation Open Space
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(MESA ONLY)

1

MR

Mesa Residential

2

6
7
8
9
10
11

VIA
GR
ER
CR
ER
AD
AD
VR
ROS
ROS

Vista Resioenttal
Garden Residential
Estate Residential
Country Residential
Estate Residential
Research & Develooment/Office
Research & Development/Office
Vilage Aes•dent.al
Recreation Ooen Space
Aecreat•on Open Space

12

PI

Public Institutional

GOS

General Open Space

VRM
SH

Village Residential- Mesa

3
4

5

2a
13

Senior Housing

Exhibit 26A - District Designations (Mesa Only)
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General Residential District Regulations
a.

General Requirements: All development shall conform to this CDP, and other applicable regulations.

b.

Supplementary District Regulations: Parking, fence, swimming pools and similar
items shall conform to Title 9 of the Municipal Code.

c.

Height of Accessory Structures: The City may approve the construction of accessory
structures not to exceed 25 feet in height.

d.

Homeowners Association: A Homeowners Association shall be created to maintain
all community recreational facilities, common area, and landscaping, and to assume
other responsibilities as appropriate. The organization, legal authority, duties, and
obligations for such homeowners associations shall be set forth in a set of Codes,
Covenants, and Restrictions (CC&Rs) to be approved by the City Council and recorded with the final tract map. Said CC&Rs shall incorporate provisions for the
City to take over or otherwise provide for the maintenance of all recreational facilities, landscaping, and common areas should the City determine that adequate maintenance is not being performed. If the City assumes said landscaping, the cost for
such maintenance shall be by the establishment of a special maintenance district to
be funded by residents of the Homeowners Association.

e.

Solar Systems: Proposed solar panels and systems shall be integrated with the architectural design of the structure.

f.

Unit Counts in Each Development District: There will be a maximum of 858 dwelling units proposed for the Planned Community, approximately 397 attached single
family units, 296 detached single-family units, and 165 senior housing units
throughout the site. This is summarized in detail in Table 3.

Regulations Applicable to All Residential Districts within Pacifica San Juan
a.

b.
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Principal Uses and Structures Permitted:
(1)

Single family residences, detached

(2)

Parks and playgrounds, public and private (non-commercial)

(3)

Riding and hiking trails, equestrian facilities, and accessory structures

(4)

Recreation facilities

(5)

Schools, Public

Additional Principal Uses and Structures Permitted in GR and CR Districts subject
to the criteria contained in Section V.3 of this CDP.
(1)

Single family residences, attached or clustered

(2)

Multi-family residences, attached, townhouses, condominiums, apartments,
or bungalows
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c.

d.

e.

f.
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Accessory Uses and Structures Permitted
(1)

Home occupations in compliance with the regulations provided in the Municipal Code.

(2)

The keeping of pets of a type readily classified as being customarily incidental and accessory to a permitted principal residential use when no commercial activity is involved. The keeping of wild, exotic, or non-domestic
animals is prohibited.

(3)

Horticulture of all types, unlighted and unenclosed by buildings or structures (non-commercial)

(4)

Recreation or community centers, non-commercial, public or private.

(5)

Accessory uses and structures customarily associated with and incidental to
the operation of a permitted use.

(6)

Signs per the Municipal Code.

Conditional Uses and Structures Permitted
(1)

Child day care center.

(2)

Kennels, non-commercial, in accordance with the Municipal Code.

(3)

Equestrian facilities, such as stables, riding clubs, etc., per the Municipal
Code.

Temporary uses permitted in compliance with the regulations provided in the Municipal Code.
(1)

Model homes, temporary real estate offices, and signs within subdivisions
subject to the Municipal Code.

(2)

Temporary use of mobile home residence during construction, subject to the
Municipal Code.

(3)

Real estate signs and future development signs subject to requirements of
the Municipal Code.

Subdivision Entry Treatments:
(1)

The primary entrance for a subdivision or residential neighborhood shall include generous landscaped areas within lettered lots owned and maintained
by the homeowner’s association.

(2)

Sides of corner lots shall provide for additional landscaped areas to create
an open, landscaped appearance for the entry to each local street.
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g.

Allowable Projections: Maximum projection into setback.
•
•
•
•

h.

4.

City of San Juan Capistrano, California

Chimney
Stairs
Eaves
Balconies

30 inches
36 inches
36 inches
36 inches

Maximum Height:
(1)

Two stories, not to exceed 35 feet.

(2)

Wall Plane Height shall be per the Municipal Code. Except as otherwise required for noise mitigation, a wall may exceed 6’ in height to achieve required residential noise standards per the Municipal Code.

i.

Accessory Buildings: per the Municipal Code.

j.

Recreational Vehicle Storage: Shall be prohibited by CC&Rs.

Development Regulations - (ER) Estate Residential, (VAR) Valley Residential, (VIR)
Vista Residential, and (HVR) Harbor Vista Residential
a.

Purpose and Intent
The development criteria for Pacifica San Juan is intended to provide for flexibility
and creativity in both lot design and residential structure plottings. The lot criteria
establishes both a minimum and an average lot size to encourage a range of lot areas
in order to avoid the creation of monotonous subdivision designs. Structural setbacks provide for varying side yard separations between residences on the larger lot
sizes and also provide for reduced front yards for side entry garages to allow for
creativity in the residential street scene. To minimize potential visual impacts within
the Harbor Vista portion of the project, perimeter lots located at the top of slopes
and visible from off-site locations in the City are required to have an increased rear
yard setback.

b.

Development Standards
One- and two-story dwelling units shall be provided adjacent to Street “A”, scenic
and circulation corridors (e.g., I-5), and areas visible from or adjacent to public use
areas (e.g., parks and recreational trails). At least 20% of the total project units
within VTTM 15609 (56 dwelling units) shall be one story.

Final (September 2005)
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Floor Area Ratio
st

Min.
Lot Size 1 story

District

1 Flr/
Lot
Area

% 2nd Flr
to 1st Flr

Min. Front
Yard
Setback

20' - 1 story
35' - 2 story

Min.
Side
Yard
Setback

Min.
Rear
Yard
Setback

Max.
Height

Min. Lot
Frontage*

15'

30'

35’

70

Estate Residential

12,000

.40

0.35

80%

Valley Residential

7,000

.45

0.32

80%

20'
15' agg.
15' side entry (5' min.)
garage

20'

35’

55

Vista Residential
60’ minimum width
100’ minimum depth

6,000

.45

0.32

80%

20'
15' agg.
15' side entry (5' min.)
garage

20’

35’

50

5' – 1
Harbor Vista
6,500
.45
0.32
80%
20’
20'
story;
Residential
10/5’ – 2
60’ minimum width
story
100’ minimum depth
*Minimum lot frontage is measured at the street. Minimum lot frontage for cul-de-sacs and knuckles is 25 feet.

35’

50

Floor area ratios for Estate Residential are based on RS 10,000 development standards contained in the City’s Municipal Code. Floor area ratios for Valley Residential, Vista Residential, and Harbor Vista are based on RS 7,000 development standards contained in the City’s Municipal Code.
5.

Development Regulations (GR) – Garden Residential and (CR) Country Residential
Districts
a.

Purpose and Intent: The Garden Residential and Country Residential districts provide for clustered, attached, or detached housing. The housing clusters shall be sensitively sited to maximize views and respond to site opportunities and constraints. A
maximum of 131 dwelling units may be developed in the combined areas. The project design and distribution shall be subject to review by DRC and approval by the
Planning Commission.

b.

Development Requirements
(1)

Recreation Facilities: Developments within this district may provide outdoor recreation facilities for the residents of the development. Such facilities may include swimming pool and cabana, tennis or volleyball courts,
open play fields, children’s play equipment, and similar facilities.

(2)

Plans approved by the City during the Development Review process shall
not be altered unless such alteration is approved by the Planning Commission.

(3)

Criteria for Project Approval
(a)
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The combination of structure placement and landscaping for the
project shall be arranged to make the development blend with the
surrounding environment.
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(b)

The structures shall be designed and oriented to give the project perimeter a low profile, or horizontal appearance, rather than a design
and orientation that emphasize its vertical elements.

(c)

Greenbelts and/or landscaped walkways shall be distributed
throughout the project in order to create a pleasant open space environment and provide safe pedestrian linkages.

(d)

The development criteria contained in applicable sections of the
Municipal Code and the standards for design contained in this CDP
and the associated Design Guidelines shall serve as a guideline for
the development of the site. However, final development standards
may be established by a Specific Development Plan or an Area
Plan, without the requirement of any variance.

(e)

The development shall be in substantial compliance with the
Pacifica San Juan Architectural Guidelines.

Development Standards. Development standards shall be in accordance with the following:
(1)

Development standards, other than those identified below, shall be established by Area Plans.

(2)

Maintain a 20-foot (minimum) setback between any structure and “A”
Street.

(3)

Maintain a 10-foot (minimum) setback between any structures and private
streets.

(4)

Maintain 10-foot (minimum) distance between clusters of attached units.

(5)

Common open space shall be integrated throughout the development and
designed to “pedestrian” scale.

(MR) – Mesa Residential District Regulations
a.

Purpose and Intent: Land designated for this type of residential use is intended for
the development of single-family detached homes.

b.

Principal Uses and Structures Permitted

c.
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(1)

Single family residences, detached

(2)

Parks, public and private.

Accessory Uses and Structures Permitted
(1)

Home occupations in compliance with the regulations provided in the Municipal Code.

(2)

Recreation or community centers, non-commercial, public or private.
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d.

e.

f.

(3)

Accessory uses and structures customarily associated with and incidental to
the operation of a permitted use.

(4)

Signs per the Municipal Code.

Conditional Uses and Structures Permitted
(1)

Child day care center.

(2)

Kennels, non-commercial, in accordance with the Municipal Code.

(3)

Equestrian facilities, such as stables, riding clubs, etc.

Temporary uses permitted in compliance with the regulations provided in the Municipal Code.
(1)

Model homes, temporary real estate offices, and signs within subdivisions
subject to the Municipal Code.

(2)

Temporary use of mobile home residence during construction, subject to the
Municipal Code.

(3)

Real estate signs and future development signs subject to requirements of
the Municipal Code.

Development Standards: Development standards shall be in accordance with the following:
(1)

Subdivision Design Standards
(a)
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Minimum Lot Area:
(i)

40% of the lots shall have a minimum of 5,000 square feet.

(ii)

40% of the lots shall have a minimum of 6,000 square feet.

(iii)

20% of the lots shall have a minimum of 7,000 square feet.
Such lots shall have a minimum building pad area of 6,000
square feet

(b)

Minimum Lot Frontage: 50 feet measured at the front setback.

(c)

Maximum Number of lots: 196 lots.

(d)

Those lots which have lot sizes between 5,000 and 6,000 square
feet shall be located adjacent to the recreation open space.

(e)

Panhandle Lots:
(i)

Minimum 20 feet street frontage.

(ii)

Access corridor to be used by fee owner only.

(iii)

Access corridor does not count toward required lot area.
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(f)

(g)

(2)
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(iv)

No more than two adjacent panhandle lots.

(v)

Each lot (or pair of lots) to be separated by five regular
lots.

(vi)

No lot closer than 55 feet from a street intersection.

Minimum Street Standards:
(i)

Dedicated right-of-way to consist of 46 feet of right-ofway including sidewalks, and 3-foot public utility easement directly adjoining the right-of-way.

(ii)

Sidewalks required on both sides of the street, except
where topography prohibits.

(iii)

Twenty units maximum on cul de sac streets.

Subdivision Entry Treatments:
(i)

The primary entrance for a subdivision or residential
neighborhood shall be designed with generous landscaped
areas which shall be included within lettered lots to be
owned and maintained by the homeowner’s association.

(ii)

Sides of corner lots shall provide for additional landscaped
areas to create an open, landscaped appearance for the entry to each local street.

Lot Development Standards
(a)

Minimum Setbacks and Yard Areas:
Setbacks
Front

Dwelling
30 feet
15 feet for side-loaded garages limited to
single-story within 20 foot setback.
Exterior side of a corner lot: 20 feet.
One-story edge (max. height of 10 feet): 5 feet.
Two-story edge (max. height > 10 feet): 10 feet.
20 feet
6 feet
6 feet

Side

Rear
Toe of side slope
To accessory
building
Note:
All setbacks to be measured from property line. Street setbacks to be measured from ultimate right-of-way line.

(b)

Projections: Maximum projection into setback.
•
•
•
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Chimney
Stairs
Eaves

30 inches
36 inches
36 inches
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(c)
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Minimum open area:
(i)
(ii)

(d)

One-story: 55%
Two-story: 65%

Limitations on floor area (per dwelling unit):

Lot Area

Max. Floor
Area (SF)

Max. Ground
Floor Area
(SF)

Max. % Lot
Coverage

5000-5999

3300

2000

39%

6000-6999

3500

2150

43%

7000-7499

3700

2200

42%

7500 or more*

n.a.

n.a.

42%

* Second floor area (SF) shall not exceed 65% of first floor area (SF).

(e)

Maximum Height:
(i)
(ii)

7.

Two stories, not to exceed 35 feet.
Wall plane height shall be as per the Municipal Code.

(f)

Recreational Vehicle Storage: Shall be available through off-site
storage facilities as allowed by the Land Use Code.

(g)

Accessory Buildings:
(i)

Setback from interior lot line equal to the height of the
structure.

(ii)

Setback from an exterior lot line: 25 feet.

(iii)

Maximum height of structure: 20 feet.

(VRM) Village Residential Mesa District Regulations
a.

Purpose and Intent: The Village Residential Mesa district provides medium density
attached and detached housing designed in close harmony with the site. The housing
clusters are sensitivity sited to maximize views and respond to site opportunities and
constraints.

b.

Principal Uses and Structures Permitted

c.

(1)

Single family residences, attached, detached.

(2)

Multi-family residences, attached, townhouses, apartments, or bungalows.

(3)

Parks, public or private.

Conditional Uses and Structures Permitted subject to a conditional use permit:
(1)
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Child day care center.
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d.

e.

f.

Accessory Uses and Structures Permitted
(1)

Home occupations in accordance with the Municipal Code.

(2)

Recreation or community centers, non- commercial, public or private.

(3)

Accessory uses and structures customarily associated with and incidental to
the operation of a permitted use.

(4)

Signs per the Municipal Code.

Development Requirements
(1)

Recreation Facilities: Developments within this district shall provide outdoor recreation facilities for the residents of the development. Such facilities may include swimming pool and cabana, tennis or volleyball courts,
open play fields, children’s play equipment, and similar facilities.

(2)

Management Agency: A management agency shall be created to maintain
all recreational facilities and common area landscaping and to assume other
responsibilities as appropriate. The organization shall be set forth in a set of
provisions to be approved by the Planning Commission and recorded with
the final tract map.

(3)

Plans approved by the City during the Development Review process shall
not be altered unless such alteration is approved by the Planning Commission.

(4)

Criteria for Project Approval
(a)

The combination of grading, structures and landscaping for the project shall be arranged to make the development blend with the surrounding hills and environment.

(b)

The structures shall be designed and oriented to give the project a
low profile, or horizontal appearance, rather than a design and orientation which emphasizes its vertical elements.

(c)

Greenbelts and/or landscaped walkways shall be distributed
throughout the project in order to create a pleasant open space environment and provide safe pedestrian linkages.

(d)

The development shall meet the criteria in the Municipal Code and
the residential standards for design contained in the CDP.

(e)

Single family detached and townhouse development shall be required to comply with the provisions of the Housing Opportunities
Program of this CDP.

Development Standards: Development standards shall be in accordance with the following:
(1)
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Maintain a 20-foot setback between any structure and “A” Street, and a 30foot setback from Via de Agua.
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(2)

Maintain a 10-foot setback between any structures and private streets.

(3)

Maintain a 10-foot minimum space between clusters.

(4)

All buildings shall have a maximum of two stories, not to exceed 35 feet in
height.

(5)

Common open space shall be integrated throughout the development and
designed to “pedestrian” scale.

(6)

Maintain a minimum 10-foot setback from property line.

(7)

The entry street shall be 36 feet wide in order to provide a 10-foot-wide
landscape easement that serves as a parkway.

(8)

Visitor parking areas shall be distributed throughout the project, and situated to encourage their use.

(9)

Greenbelts with walkways shall be provided throughout the project averaging 25 feet in width, and a minimum of 15 feet in width.

(10)

Long, dead-end access drives shall be discouraged, and shall be designed as
a clustered vehicular access court, or designed to serve as through circulation streets.

(11)

The subdivider shall design and construct all streets with a minimum 36 feet
(curb to curb) section with 10 feet of parkway and 5-foot sidewalk located 5
feet from the curb on each side of the street; have a 25 mph minimum design speed with sight distance for 35 mph at all intersections. Parkways
shall include all public or private landscaped areas and walkways.
Roadways within the “VRM” development which connect the local streets
with the dwelling units may be designed as 26-foot (curb to curb) sections
provided that (a) the units are clustered into access courts; (b) visitor parking is provided at the ratio of 0.5 space per dwelling unit and is evenly distributed throughout the development, and (c) the principal access to the
units is oriented to a greenbelt rather than to the access drives.

8.

(PI) – Public Institutional District Regulations
a.

Purpose and Intent: To accommodate a restricted range of public and quasi-public
institutional uses established in response to the educational needs of the City.

b.

Principal Uses and Structures Permitted: Educational uses, public or private, including child day care centers, pre-schools or nursery schools. Religion related uses including churches, temples, synagogues, convents, monasteries, religious retreats,
and other places of religious worship. Public and semi-public buildings, services,
and facilities, including parks, community centers, cultural centers, etc.

c.

Development Standards
(1)
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Building site area: As specified on the approved Site Plan (minimum 7.8
acres.)
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(2)

Building height limit: As specified on the approved Site Plan.

(3)

Building setbacks: All buildings shall be set back a distance equal to the
height of the building from all property lines abutting areas designated for
residential uses unless otherwise modified by the approved Site Plan. The
minimum set back from a public street shall be 50 feet.

(4)

Off-street parking: Off-street parking shall be provided in accordance with
the requirements of the Municipal Code.

(5)

Signs: Signs shall be permitted in accordance with the Municipal Code or as
otherwise modified by the approved Site Plan.

(6)

Trash and storage area: All storage, including cartons, containers, and trash
shall be shielded from view within a building or area enclosed by a masonry
wall not less than 6 feet in height.

(7)

Screening: The following screening treatments shall be included in the Site
Plan in an effort to make the non-residential use more compatible or consistent with other surrounding uses.
(a)

Abutting residential areas. An opaque screen consisting of fences,
walls, or berms shall be installed along all site boundaries where
the premises abut areas zoned for residential. Except as otherwise
provided, the screening shall have a total height of not less than 6
feet nor more than 7 feet. Where there is a difference in elevation
on opposite sides of the screen, the height shall be measured from
the highest elevation.

(b)

Abutting streets and highways. A screen shall be installed along all
site boundaries abutting a street or highway. Except as otherwise
provided, the screening shall have a total height of not less than 36
inches and not more than 72 inches. Where there is a difference in
elevation on opposite sides of the screen, the height shall be measured from the highest elevation. Minimum setback shall be 5 feet
for a 36-inch-high screen, 10 feet for a 48-inch-high screen, and 15
feet for a 72-inch-high screen.
Notwithstanding the requirements listed above, where the finished
elevation of the property is lower at the boundary line, or within 5
feet inside the boundary line, than an abutting property elevation,
such change in elevation may be used in lieu of, or in combination
with, additional screening to satisfy the screening requirements for
this section.

(c)

A screen, as referred to in (b) above, shall consist of one or any
combination of the following types:
(i)
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Walls: A wall shall consist of concrete, stone, brick, tile, or
similar type of solid masonry material a minimum of 4
inches thick.

85

Forster Canyon Planned Community
Pacifica San Juan Amendment

(d)

(8)
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(ii)

Berms: A berm shall be constructed of earthen materials
and it shall be landscaped.

(iii)

Fences, solid: A solid fence shall be constructed of wood,
masonry, or other materials a minimum nominal thickness
of 2 inches and it shall form an opaque screen.

(iv)

Landscaping: Plant materials, when used as a screen, shall
consist of evergreen or deciduous plants, and shall reach
the height required in a. and b. above within 18 months after initial installation.

Mechanical equipment. All mechanical equipment placed on any
roof such as, but not limited to air conditioning, heating, ventilating
ducts and exhaust, solar panels and equipment, shall be integrated
with the architectural design of the structure.

Landscaping: The following site development standards may be modified
by the approved Site Plan in an effort to make the non-residential use more
compatible or consistent with other surrounding uses. Landscaping consisting of evergreen trees, shrubs, and ground cover shall be installed and maintained subject to the following standards:
(a)

Boundary landscaping is required for a minimum depth of 20 feet
along all property lines abutting streets except for the area required
for street openings and the area within 10 feet on either side of
street openings.

(b)

An additional amount, equal to at least ten 10 percent of the total
area of the parcel, is required and a minimum of 25 percent of such
landscaping shall be located in the area devoted to parking.

(c)

Separation. Any landscaped area shall be separated from an adjacent vehicular area by a wall or curb at least 6 inches higher than
the adjacent vehicular area or in some other manner be protected
from vehicular damage.

(d)

Intersections. Landscaping along all streets and boundaries shall be
installed in accordance with a site distance study approved by the
Director of Planning, showing all points of intersection of:
(i)

A vehicular access or driveway and a street.

(ii)

A vehicular access or driveway and a sidewalk.

(iii)

Two or more vehicular accesses, driveways, or streets.

(e)

Watering. Permanent watering facilities shall be provided for all
landscaped areas.

(f)

Maintenance. Required landscaping shall be maintained in a neat,
clean, and healthy condition. This shall include proper pruning,
mowing of lawns, weeding, removal of litter, fertilizing, replace86
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ment of plants when necessary, and the regular watering of all
plantings.
9.

(SH) – Senior Housing District Regulations
a.

Purpose and intent: Land designated for this type of residential use is intended for
the development of multi-unit attached dwellings for persons 55 years of age or
older.

b.

Principal use and structures permitted: Affordable senior housing rental units (At
least 20% of total units are designated for “low income” households; and at least
10% of total units are designated for “very-low income” households per the General
Plan Housing Element for not less than 30 years from construction for persons aged
55 years or older)

c.

Accessory uses and structures permitted:
1.

Recreation or community centers, non- commercial, public or private.

2.

Accessory uses and structures customarily associated with and incidental to
the operation of a permitted use.

3.

Signs per the Municipal Code.

d.

Conditional uses and structures permitted:

e.

Temporary uses permitted in compliance with the regulations provided in the Municipal Code.

f.
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1.

Temporary use of mobile home residence during construction, subject to the
Municipal Code.

2.

Real estate signs and future development signs subject to requirements of
the Municipal Code.

Development Requirements:
1.

Recreation facilities: Developments within the “SH” District will include
facilities designed for seniors including swimming/exercise pools, multipurpose rooms, community gardens, or similar facilities.

2.

Plans approved as part of the development review process shall not be altered unless such alteration is approved by the Planning Commission.

3.

Criteria for Project Approval:
(a)

Evaluation of existing topography, grading, site design, and landscaping which balances the intensity of development with the specific site constraints.

(b)

Structures shall be designed incorporating multiple levels (stories)
and avoid large, monolithic forms resembling institutional structures.
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(c)
g.

Landscaped walkways shall be provided to enhance pedestrian circulation and provide safe pedestrian linkages throughout the site.

Development standards:
1.

2.
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Front setback:
(a)

Minimum setback for one-story buildings or one-story elements of
two-story buildings: 20 feet, or a minimum of 15 feet where the average is 25 feet.

(b)

Minimum setback for two-story buildings: 30 feet, or a minimum
of 25 feet where the average is 35 feet.

(c)

Notwithstanding the above, where a minimum of 65% of the frontage maintains a setback of at least 40 feet, the minimum setback for
the remainder shall be 15 feet.

Side and rear setbacks:
(a)

Minimum adjacent to an arterial or local street: 20 feet; or 15 feet
with average of 25 feet.

(b)

Adjacent to a residential zone district: same setback as the adjacent
zone district.

(c)

Adjacent to a non-residential use: 25 feet for one-story buildings
and 35 feet for two-story buildings.

(d)

Adjacent to permanent passive open space: 10 feet.

3.

Open area requirements: 40% (includes all areas of the site not covered with
structures including uncovered parking, patios, slopes, driveways, etc.).

4.

Height limit: Combination of one, two, and three stories, not to exceed a
maximum of 35 feet. All three-story elements shall not exceed more than
15% of the total building floor area.

5.

Architectural design: The development shall comply with the City’s “Architectural Design Guidelines” and shall be designed to be residential in scale
as opposed to institutional or monumental in scale. Buildings shall include
traditional residential features, and be small scale in character.

6.

Parking requirements:
(a)

Minimum of one covered parking space per dwelling unit.

(b)

Minimum of one visitor parking space for each five dwelling units.

(c)

Minimum of one parking space for each staff member.
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(RD) – Research and Development/Office District Regulations
a.

Purpose and Intent: This district classifies areas in which office, research, and development, and limited industrial uses can be designed in such a manner as to be
compatible with adjacent low-density residential development. It should be noted
that the restricted nature of this district has been specifically designed to insure a
compatible living environment with said uses and the residential areas immediately
adjacent. In addition, provision has been made within other portions of the community for industrial uses not incorporated within this designation.
Typical uses found within this category include garden office uses, general office,
business administration and professional offices, scientific firms engaged in research
and development, marketing, or laboratory services for other medical, pharmaceutical, or aerospace firms, service industrial, national or regional corporate headquarters, computer, clerical and data processing firms, design professionals, etc. No
consumer-service tenancies are anticipated other than accessory users customarily
associated with research and development parks. A diversification of businesses to
promote and create a substantial employment center for the city is envisioned. The
balance of uses found within this category provided that such activities are confined
within a building or structure and do not contribute noise, dust, smoke, vibration,
electrical disturbance, radiation, or other nuisance or hazard potential that could be
harmful to life or other nearby property.
A purpose of these regulations is to provide for an employment center within easy
travel distance from surrounding residential areas. Another purpose is to allow for
certain service uses within such R&D/office parks which are related to the permitted
uses or which may serve the employees of the establishments during the normal
work day. The R&D/office sites will offer a range of building sizes to accommodate
those companies wishing to locate in San Juan Capistrano.

b.

c.

Principal Uses and Structures Permitted
(1)

Garden office uses, general office, business administration and professional
offices.

(2)

Corporate offices serving as national or regional headquarters for major
firms.

(3)

Education research institutions, (public or private) foundations, etc.

(4)

Scientific firms engaged in research and development.

(5)

Laboratory services for medical, pharmaceutical or aerospace firms.

(6)

Computer, clerical and data processing firms.

(7)

Professional design firms.

Accessory Uses and Structures Permitted
(1)
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Accessory uses customarily associated with and incidental to the operation
of a permitted use, such as office cafeterias, delicatessens, snack bars (including outdoor eating areas), printing shops, reprographics and other small
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accessory uses customarily serving the needs of companies located in the
immediate area.
(2)

d.

e.

(a)

Telecommunications center

(b)

Child care center

(c)

Business support services such as copy services, blueprinting, office supplies, etc.

(d)

Personal services such as sandwich shops

Temporary uses permitted in compliance with the Municipal Code.
(1)

Model units, temporary real estate office and signs within subdivisions subject to the Municipal Code.

(2)

Real estate signs and future development signs subject to the requirement of
the Municipal Code.

Operational Standards
(1)
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In an effort to implement the Air Quality Management Plan, certain accessory uses will be permitted within the R&D/office sites to reduce vehicle
miles traveled. Such accessory uses may reduce both work trips and nonwork related trips by providing alternative work sites (for telecommuting
purposes) and support services near or at the work location. Possible accessory uses are listed as follows:

The following effects shall not be permitted to emanate beyond the boundaries of the premises upon which a permitted use is located:
(a)

Generation of heat or cold, or direct or reflected glare, odor, or vibration detectable by the human senses without the aid of instruments.

(b)

Noise generation in violation of the Municipal Code.

(c)

Air contaminants, including but not limited to smoke, charred paper, dust, soot, carbon, noxious acids or oxides, fumes, gases,
odors, particulate matter, or any combination thereof that endangers
human health or causes damage to vegetation or property, or otherwise deprives residents of enjoyment of their property.

(d)

Nuisance - No portion of the property shall be used in such a manner as to create a nuisance to adjacent sites, such as, but not limited
to vibration, sound, electro-mechanical disturbances and radiation,
air or water pollution, dust, emission of odorous, toxic, or noxious
matter.

(e)

Electric or electromagnetic disturbance which unduly interferes
with the normal operation of equipment, instruments, or appliances.
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Radioactivity or any other emissions or radiation that endangers
human health, results in damage to vegetation or property, or
causes soiling.

(2)

The standards prescribed by the County Air Pollution Control District and
County and State Departments of Public Health shall be taken into account
in the administration of the foregoing Operational Standards.

(3)

The Planning Director shall be responsible for determining whether any
premises fail to meet these Operation Standards. Any decision of the Planning Director may be appealed to the Planning Commission and/or subsequently appealed to City Council in accordance with the provisions of the
Municipal Code.

Development Standards - North R&D/Office Site
(1)

Building Site Area: As indicated on an approved site plan.

(2)

Height Limits:
(a)

Building Height: Two stories. 35’0”, provided that buildings may
be constructed to a maximum of 39’0” subject to the following criteria:
-

Buildings shall have a minimum floor area of 50,000 gross
square feet.

-

Buildings shall be limited to general office use, corporate
office use, and research and development use.

-

Buildings shall be designed with a maximum 28’0” top-ofwall height.

Vertical architectural elements including towers or similar features
may be permitted based on a determination by the Design Review
Committee that the proposed height is in scale with the overall architectural design and in no case exceeds a maximum of 48’0”.

(3)

(b)

Columns: 7 feet maximum to top of base for arches, 12 feet for
posts.

(c)

Arches: 12 feet to inside top of arch.

(d)

Porches and Arcades: 12 feet to outside roof support.

(e)

Light Standards: All exterior lighting shall comply with the provisions of Section 9-3.529, Lighting Standards, of the Title 9, Land
Use Code.

Roofs:
(a)
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All roofs shall be sloping or pitch roofs. With full roofs to be required wherever building dimensions permit. Minimum height of
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sloping roof shall be 6 feet for single-story and 8 feet for two-story
structures, measured vertically above eave.
(b)

Open roofs shall be screened from the hillside views above with
material or techniques which conform to the building code.

(c)

Roof mounted equipment shall only be permitted subject to compliance with the following design criteria:
-

Equipment shall consist of large “boxcar” style units with
no exterior conduit and a maximum of two units per roof
well.

-

Equipment shall be painted to match the roof color and
will be screened by the roof parapet.

-

Equipment shall be painted a flat color matching the roof
color.

-

The parapet floor below the equipment shall be finished
with the same material as the roofing.

-

Equipment shall be subject to a line-of-sight analysis prior
to building permit issuance to determine that the parapet
design will fully screen the equipment from views from
McCracken Hill.

Otherwise, roof-mounted equipment shall be prohibited. All
ground-mounted mechanical equipment shall be fully screened with
enclosures integrated with the architecture.
(4)
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Wall Plane Relief:
(a)

Wall plane articulation: Building architecture shall include design
elements that provide vertical and horizontal building wall plane articulation and provide variation in roof planes.

(b)

Minimum Building Line Extension or Recess to Provide Relief:
(i)

For wall plane less than 50 feet in length: 5 feet.

(ii)

For wall plane 50 feet or more in length: 10 feet.

(5)

Windows: All windows shall be multi-paned.

(6)

Minimum Distance between Buildings:
(a)

Between One Story Buildings: 15 feet.

(b)

Between One and Two Story Buildings: 20 feet.

(c)

Between 2 Story Buildings: 20 feet.
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(Note: One story elements of buildings having a combination of one and
two stories may be treated as a one story building provided said one story
element is at least 30 feet wide for the total length of the building.)
(7)

Setbacks:
(a)

From Freeway Property Line: 50 feet, with the exception that three
clusters of buildings, separated by a minimum of 300 feet, may be
allowed the following setbacks: 35 feet for one-story buildings.

(b)

From Entry Road Right-of-Way: 40 feet, with the exception that
the Planning Commission may approve one story buildings at a
minimum of 20 feet where it will result in a variation of setbacks or
where there is a substantial distance between buildings adjacent to
the entry road.

(c)

Clusters of buildings shall be separated by a minimum of 100 feet,
shall provide a variation of setbacks, and shall maintain the minimum setbacks required above.

(d)

Side and Rear Property Lines: None.

(e)

A cluster of buildings shall mean a group of two or more separate
and detached buildings which share common pedestrian and/or
parking areas, and which are not separated from each other by more
than 60 feet.
(Note: One story elements of buildings having a combination of
one and two stories may be treated as a one story building provided
said one story element is at least 30 feet wide for the total length of
the building.)

(8)
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Minimum Width of Landscaped Areas:
(a)

Between Parking Areas and One Story Buildings: 10’0”, provided
the Planning Commission may reduce the minimum width to 5’0”
based on a determination that the total open area provided would
meet or exceed that required under the stricter standard.

(b)

Between Parking Areas and Two Story Buildings: 15’0”, provided
the Planning Commission may reduce the minimum width of 7’6”
based on a determination that the total open area provided would
meet or exceed that required under the stricter standard.

(c)

Between Parking Lots: 10 feet.

(d)

Between Entry Road and Parking Areas: Minimum setbacks shall
be established by the Design Review Committee as part of the review of the preliminary landscape plans.

(e)

Parking Islands: 6 feet.
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(9)

Maximum Size of Parking Lots: 100 spaces.

(10)

Trees in all areas of the site shall be a variety of sizes, with a minimum
height of 12 feet when planted.

(11)

Development approval shall be subject to the requirements of the Municipal
Code.

(12)

Signs: Signs shall be permitted in accordance with the Municipal Code.

(13)

Off-Street Parking: Off-street parking shall be in accordance with the Municipal Code.

(14)

Lighting: All lighting, interior and exterior, shall be subject to the Municipal Code and shall be designed to a low level pedestrian scale and located to
minimize power consumption and to confine direct rays to the premises.
Except for necessary security lighting, all lights shall remain off during nonbusiness hours.

(15)

Loading: All loading shall be performed on the site, and loading platforms
and areas shall be screened from view from adjacent residential areas and
from streets and highways.

(16)

Trash and Storage Areas: All storage, including cartons, containers, materials, products or trash, shall be shielded from view within a building or area
enclosed by a solid wall not less than seven (7) feet in height. No such area
shall be located within fifty (50) feet of any residentially zoned area.

(17)

Retaining Walls: Retaining walls adjacent to slope areas may be constructed
to a maximum height of 6 feet if the wall is built with decorative materials
in harmony with the building architecture and is properly landscaped to ensure aesthetic appearance. Retaining walls which serve as an exterior wall
of a building shall not be subject to provision.

(18)

Grading: Refer to Chapter III, Section C, “Grading.”

(19)

Maximum Floor Area Ratio: The maximum floor area ratio for the north
R&D site shall be .32. The maximum floor area shall be determined by multiplying the Floor Area Ratio by the area of the “Development Parcel.” The
Development Parcel shall be defined as the entire area within the north R &
D District which includes all pad areas created for buildings, access roads,
parking and landscaping, but does not include areas to be preserved in natural open space, or manufactured slopes which exceed 8 feet in height. The
swale area between the building pads and the freeway shall be included in
the development parcel.

(GOS) – General Open Space District Regulations
a.
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Purpose and Intent: As indicated in the OS “Open Space Preservation” District
Regulations of the Municipal Code.
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Principal Uses and Structures Permitted: Open Space uses, public or private, which
emphasize the natural character of the land with limited building development such
as:
(1)

Flood control channels and related structures

(2)

Parks

(3)

Trails

(4)

Landscaped areas

(5)

Community common use facilities – public and private (e.g., RV storage) as
approved by the Area Plan

Conditional Uses Permitted
(1)

Animal grazing

(2)

Farming, crop and trees

Development Standards: As indicated in the OS “Open Space Preservation” District
Regulations of the Municipal Code or as indicated on the approved site plan. Landscaping or other appropriate screening of uses may be required.

(ROS) – Recreation Open Space District Regulations
a.

Purpose and Intent: As indicated in the OR “Open Space Recreation” District Regulations of the Municipal Code.

b.

Principal Uses and Structures Permitted: Open space recreation uses, public or private, which focus on the use of outdoor areas instead of building development. Such
uses include athletic fields, and other active parks uses.

c.

Conditional Uses and Structures Permitted

d.
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(1)

Equestrian facilities

(2)

Amphitheaters

(3)

Swimming pools

(4)

Golf course and driving range

Development Standards: The following standards shall apply unless modified by the
approved Site Plan:
(1)

Building site area: As indicated on the approved Site Plan.

(2)

Building height: 20 feet maximum.

(3)

Building site coverage: 25 percent maximum building site coverage. Site
coverage shall include structures, accessory facilities, hard surface areas
(parking lots, private streets, driveways, walkways). It shall also include
manufactured slope areas having a slope ratio steeper than 3:1.
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(4)

Building setbacks: Shall be 20 feet from the adjacent property line.

(5)

Off-street parking, signs, lighting, trash and storage, screening and landscaping shall be in accordance with the Municipal Code.

Environmental Management District Regulations
a.

b.
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Overlay District Regulations: The following overlay districts are applied to the PC
area and are subject to the requirements in Title 9, Chapter 3, Article 5 of the Municipal Code.
(1)

HM - Hillside Management District

(2)

N - Noise Management District

(3)

SC - Scenic Corridor District

Landform Control District Regulations. Refer to Exhibit 27 - Landform Control District. These regulations shall apply to all areas designated on the exhibit.
(1)

Purpose and Intent: To implement the programs and policies of the General
Plan, providing for specialized grading techniques which will guide the alteration of areas with significant landforms such that the finished appearance visually duplicates a natural landform.

(2)

District Boundaries Applicability of Regulations: This overlay district shall
be in addition to applicable standards of the Municipal Code.

(3)

Permitted Uses: As permitted in the underlying base district.

(4)

Conditional Uses and Structures Permitted: As permitted in the underlying
base district.

(5)

Development Regulations: Prior to or concurrent with the approval of any
tentative tract map located within the Landform Control District, the applicant shall be required to submit development plans to the City consisting of
the following:
(a)

Proposed grading plans which encompass the entire area defined
within the overlay district. In addition to the preliminary grading
plans, the applicant may be required to submit detailed data describing the existing topographic, soils, geologic, seismic and
drainage conditions within the area.

(b)

Visual or graphics materials shall be submitted to the Planning
Commission such that the Commission can determine the visual effects that the conceptual plan will have upon implementation. The
visual or graphic materials may take the form of a model or computerized visual analysis as determined by the Director of Planning.
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(6)

Grading Plan Consistency with CDP: The development of this CDP was
based on an overall mass grading concept which is described in Section C
of Chapter III. Subsequent approvals of grading for this project, which has
been previously approved as required by the Environmental Management
District Regulations, shall be consistent with the grading concept adopted
with this CDP.

(7)

Planning Commission Review: The Planning Commission shall have the
authority to either approve or deny the conceptual grading plan. In reviewing the conceptual grading plan, the Planning Commission shall act to insure attainment of the following objectives:

(8)

Final (September 2005)
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(a)

Design of the grading plan should be based upon stabilization techniques, accommodation of necessary General Plan elements, and
associated cut and fill necessary to create a natural appearance.

(b)

The grading concept should maintain to the extent possible the
primary topographic features of the area (i.e. Window Hill, the Valley, etc.).

Grading Plan Review
(a)

Upon approval of a grading concept plan by the Planning Commission, all subsequent development plans shall be reviewed as to consistency with said plans. Any development proposals determined
not consistent with the approved concept plan shall require plans
and exhibits be reviewed and approved by the Planning Commission consistent with the objectives listed above. Should the applicant and the Planning Commission fail to resolve the configuration
of the grading plan, the City Council shall have final authority.

(b)

It is recognized that the maximum residential units identified in this
Comprehensive Development Plan and included in the Landform
Control District are for planning purposes only. The precise location, number of units, and architectural design is contingent upon
attainment of the objectives listed in the preceding subsection. If
the actual unit count is below that identified for a specific area of
this CDP, the applicant may request an amendment to provide for
the transfer of unused units of other portions of the CDP. Said
amendment shall be reviewed by the Planning Commission in accordance with this PC and the Municipal Code.
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VI. Conceptual Phasing Plan
A.

Introduction

The developers of the Forster Canyon Planned Community recognize that it is the policy of the City of San
Juan Capistrano to control and manage the community’s growth rate. In addition to Growth Management
building permit allocations, the Conceptual Phasing Plan regulates mass grading activities, construction of onsite roads and other infrastructure, and construction mitigation guidelines.

B.

Mass Grading (Valley, Window Hill, Las Ramblas, and R&D/Office Sites)

Since the original approval of the Forster Canyon Planned Community, much of the Pacifica San Juan project
area has been graded. However grading operations have been interrupted by various events. Both resumption
and completion of the grading of the project area will be dependent upon many internal and external factors,
including the status of the housing market and the approval time of the proposed plan revisions. In order to
address the City’s desire for an orderly phased grading operation, the developer of the Pacifica San Juan project will be required to submit a grading phasing plan concurrent with the submittal of any new or revised
grading permit plan(s).

C.

Mass Grading (The “Mesa”)

Grading activities will begin with the landfill closure and infrastructure for Street “A” commencing at La Novia Avenue, thence southerly and westerly to the Pacifica San Juan property line as shown on the phasing exhibits. Also included in the first phase of grading is stabilization of the historic landslide debris as determined
by the on-site geotechnical engineer, subject to City review and approval.
1.

2.

Phase I-Mesa
a.

Extension of “A” Street from La Novia to the Pacifica San Juan property.

b.

Sewer lines, water lines, and storm drains in Street “A”.

c.

Water booster station at corner of Street “A” and La Novia Avenue.

d.

Equestrian trail along the southern site boundary.

Phase II through VI-Mesa:
a.

All private streets and utilities therein will be constructed concurrent with growth
management allocations as established in the following section.

b.

Completion of the General Plan equestrian trail.
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Growth Management Allocations

Residential allocations shall be as established by the annual Growth Management Program (establishment of
numerical limits and Residential Allocation Schedule).

E.

Modification to Configuration of Phases

Minor reconfiguration of phases which will have no significant effect upon the approved Construction Mitigation Program shall be allowed if approved by the Planning Director and the Director of Engineering and
Building Safety. If the Planning Director and Director of Engineering and Building Safety determine that reconfiguration of phases will have a significant effect on the approved Construction Mitigation Program, the
proposed reconfiguration shall be submitted to the Planning Commission for review and action.

F.

Construction Mitigation Program – Pacifica San Juan and Mesa

The applicant shall be required to prepare and adhere to a strict construction mitigation program for all areas.
The construction mitigation plan shall address the impacts of both custom home and production home development. The plan shall be approved by the Planning Director and Engineering & Building Director prior to
issuance of grading permits and shall contain the following controls:
1.

2.

Tract Grading
a.

Movement on and off the site of heavy earth moving equipment.

b.

Location of equipment storage and service areas together with limits on hours of operation.

c.

Daily access to the site by workers including hours of work, travel routes, limits on
noise and dust etc.

Construction of Production Homes
a.

Required access to the project site.

b.

Hours of operation, including maintenance activities.

c.

Method of dust and noise control.

d.

Security of construction site.

e.

Method and timing of street and site cleaning.

f.

Plan for separation of construction traffic and related activities from completed and
occupied residential units.

g.

Designation of area for equipment maintenance.

h.

Lighting and noise standards for use of the equipment maintenance area after normal
construction hours.
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i.

3.

4.

5.

City of San Juan Capistrano, California

A construction phasing program which states the timing of construction for portions
of the project as well as other improvements such as streets, landscaping, and recreational facilities.

Construction of Custom Homes (Pacifica San Juan only)
a.

Controls 2.a. through 2.i above.

b.

Record construction controls against the title to the property.

c.

Require as a condition of approval for each grading or building permit on each lot:
(1)

A bond and agreement of compliance with the rules.

(2)

Provision of personnel to supervise and enforce the rules during construction.

Enforcement
a.

The Planning Director may modify the construction mitigation program standards if
on-site observations indicate that construction activities are creating a nuisance to
adjacent residential property.

b.

The City shall retain and the applicant shall pay for the cost of acquiring a project
enforcement officer to ensure compliance with the construction mitigation program.

c.

If the Planning Director determines that the developer is in violation of the approved
construction mitigation program, he shall be authorized to shutdown the project by
reason of said violation.

Pacifica San Juan
a.

b.

Final (September 2005)

Phase I - Pacifica San Juan (see Exhibit 29 - Phasing: Residential Parcels/Phase 1)
1.

All construction equipment and traffic for Window Hill units shall use “A”
Street from Camino Las Ramblas.

2.

All construction equipment and traffic for the Estate residential units may
use Forster Ranch Road.

Phase II - Pacifica San Juan (see Exhibit 30 - Phasing: Residential Parcels/Phase 2)
1.

All construction equipment and traffic for Window Hill units shall use “A”
street.

2.

All construction equipment and traffic for Valley units may use a temporary
road from Valle Road on the north side of McCracken Hill.
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Phase III Pacifica San Juan (see Exhibit 31 - Phasing: Residential Parcels/Phase 3)
1.

All construction equipment and traffic for Window Hill units shall use “A”
Street from Camino Las Ramblas.

2.

All construction equipment and traffic for Valley units may use a temporary
road from Valle Road on the north side of McCracken Hill.

3.

All construction equipment and traffic for Las Ramblas units shall use “A”
Street from Camino Las Ramblas.

Mesa
a.

Phase I -Mesa (see Exhibit 32 - Phasing – Mesa Only): All construction equipment
and traffic shall use La Novia Avenue and San Juan Creek Road.

b.

Phase II -Mesa (see Exhibit 32 - Phasing – Mesa Only): All construction equipment
and traffic shall use La Novia Avenue and Street “A”.

Off-Site Infrastructure and Traffic Improvements (Pacifica San Juan)

As indicated in Section IV. I above, and in accordance with Final Supplemental Environmental Impact Report
for Pacifica San Juan (SCH No. 2001061018), certified by City Council Resolution 03-09-02-02 on September 2, 2003 and Final Environmental Impact Report (SCH No. 89010046) for Amendment to Forster Canyon
CDP 81-1 (RZ 89-01) Planned Community/Comprehensive Development Plan and Circulation Element
Amendment to the San Juan Capistrano General Plan (GP 90-08) certified by City Council Resolution No. 918-20-3 on August 20, 1991, the following off-site and infrastructure and traffic improvements are required.
1.

Prior to issuance of the first residential certificate of occupancy:
a.

2.

Signalization at the existing intersection of Camino Las Ramblas and Via California.

Prior to issuance of the first certificate of occupancy within the north R & D site or completion of “C” Street improvements:
a.

Improvement of Valle Road to commuter standards between the northbound I-5
ramps and its existing southerly terminus.

b.

Widening of Valle Road between San Juan Creek Road and the I-5 ramps to modified secondary standards.

c.

Intersection improvements and signalization of San Juan Creek Road/Valle Road.

d.

Intersection improvements and signalization at I-5 ramps/Valle Road.

e.

Intersection improvements at San Juan Creek Road/Camino Capistrano.

f.

Rechannelization and signal modifications at Camino Capistrano/I-5 ramps.
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3.

Prior to recordation of first final map, reimbursement to the City for existing improvements
to La Novia Avenue from Valle Road to 2500 feet easterly.

4.

Prior to issuance of the sixtieth certificate of occupancy in Phase III, Payment of pro-rata
share for the widening of La Novia Avenue to secondary standards from Valle Road to 2500
feet easterly.

5.

The above listed requirements shall be considered a minimum and may be modified per
the City Engineer. Any additional off-site infrastructure or traffic improvements shall not
be considered the obligation of the developer.

Local Park Improvements

The City of San Juan Capistrano Municipal Code requires that parkland be provided at the ratio of 5 acres of
parkland per 1,000 residents brought into the City by new development. This requirement may be met through
the dedication of land and/or payment of in-lieu fees at a rate determined in conformance with the Municipal
Code. If land is set aside for conformance with the parkland requirement, it may either be offered for dedication to the City as a public park site, or it may be privately owned park and recreation space.
The total amount of such credit and full method of compliance with local parkland credit shall be determined
by the City Council in conjunction with the approval of a tentative tract map, in compliance with the Municipal Code and any applicable Development Agreement. Physical local park improvements shall be phased to
be completed concurrently with the occupancy of 50% of the dwelling units of the neighborhood within
which such park exists. Fees collected in lieu of physical park improvements shall be committed for the benefit of affected units within five years of the payment of such fees.
Pursuant to City Resolution 03-09-16-06, Condition P-1 requires the following parkland contribution:
P-1

Prior to approval of each final map, the applicant shall deposit with the City the required
parkland in-lieu fees. The developer shall pay a total of $2,661,384 to fulfill Quimby Act
parkland requirements for 416 dwelling units within Pacifica San Juan (VTTM 14196 and
VTTM 15609).

In addition, two parks are included in the project area, as follows:
a.

Vista Park, a 4.7-acre park intended for trail use and enjoyment of natural scenery. The park
will include paved and unpaved multi-purpose trails, activity nodes along the trails, and natural vegetation. To accommodate park visitors, a vehicle parking lot and emergency access
will be provided.

b.

A private clubhouse, located on approximately 1 acre, will be provided for the residents of
Pacifica San Juan. The clubhouse will include a vehicle parking lot and active recreational
facilities.

Final (September 2005)
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VII. Housing Opportunities Program
A.

Purpose and Intent

This Comprehensive Development Plan recognizes the need to provide housing opportunities for all income
groups both on a community and regional scale. The Housing Opportunities Program has been designed to
address the needs for those income levels identified as low and moderate. The need to provide for such income groups is necessary in order to maintain a diversity of residents within the community. This program
recognizes the needs to provide housing opportunities for such income groups as a prerequisite to supporting
the existing and planned commercial and industrial centers within the City.

B.

Basic Program Requirements

This CDP shall provide a minimum 10 percent or residential units for participation in this program. This
represents the CDP’s fair share allocation for satisfying the regional housing needs as identified by the City’s
Housing Element. The distribution of these designated units shall not be concentrated in any one sector, but
integrated into the overall project so as to maintain diversity of residents.

C.

Implementation

Implementation of the Housing Opportunities Program may incorporate any of the following methods or
combinations thereof to fulfill the requirements of this section.
1.

2.

Investor Sponsored
a.

Designated units required to be offered only to investor-owners who agree to participate in Section 8 rental supplemental program.

b.

Designated units required to meet HUD eligibility standards for Section 8 rent supplement project.

c.

Developer required to design a marketing/financing package which allows fair market rental to cover carrying costs with appropriate down payment.

d.

Designated units to be available for sale with first phase and remain available until
all are taken or all non-designated units in VR are sold.

e.

City to approve designations which can change from time to time at request of developer.

Public Agency Sponsored
a.

Designated units to be made available to any City-approved public agency legally
authorized to provide low/moderate income housing.

b.

Same criteria, as owner-sponsored-agency becomes investor-owner.
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Owner-occupied
a.

Developer may elect to offer designated units under Section 8 new construction.

b.

Developer may sell units to public agency which subsidizes first resale and controls
subsequent resales.

Program Approval

The developer shall submit a proposed program consistent with the provisions of this section to be processed
prior to or concurrent with the first final map.

E.

Alternative Program Requirements

As an alternative to the provisions provided above, the developer may contribute an in-lieu fee to a housing
trust fund created by the City’s nonprofit housing corporation for assisting the creation of very low, low, and
moderate income housing opportunities within the City. The in-lieu affordable housing fee requirement may
be required as a condition of issuance of a building permit. The amount of the in-lieu affordable housing fee
shall be computed as follows: One percent of valuation as determined under the City of San Juan Capistrano
Municipal Code.
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