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Page Original Approval Date Revision Approval Date

A-1 36-Foot Double Loaded
Streets (Up to 800 ADT)

2 County Chief 
Engineer

3/6/07

A-2a Residential Local Streets 30-
feet Wide from to 400 to 1,200 
ADT

3 County Chief 
Engineer

3/6/07

A-2b Single Sided Parking on 
Double Loaded Streets

5 County Chief 
Engineer

3/6/07

A-2c Single Sided Parking on 
Residential Local Streets up to 
400 ADT

6 County Chief 
Engineer

3/6/07

A-3 Rolled-Curb Streets 8 County Chief 
Engineer, OCFA

3/14/07

A-4 Neighborhood Entryways 9 County Chief 
Engineer, OCFA

3/14/07

A-5 Residential Parkways 11 County Chief 
Engineer

3/6/07

A-6 Collector Road and Secondary 
Medians

11 County Chief 
Engineer

3/6/07

A-7 Raised Landscape Islands 
within Residential Streets 

13 County Chief 
Engineer, OCFA

3/14/07

A-8 2:1 Slopes in Public Road 
Rights-of-Way 

17 County Chief 
Engineer

3/6/07

A-9 Tapered Streets 19 County Chief 
Engineer, OCFA

3/14/07

A-11 Curb Returns at Each 
Residential Driveway 

22 County Chief 
Engineer

3/6/07

A-12 Sidewalks on One Side of 
Residential Streets

24 County Chief 
Engineer

3/6/07

A-14 Alternative Paving Materials 25 County Chief 
Engineer

3/6/07

A-16 Grade Separation Between 
Opposite Travel Lanes on 
Arterial Highways 

27 County Chief 
Engineer

3/6/07

A-18 Modified Knuckle 29 County Chief 
Engineer, OCFA

3/14/07 County Chief 
Engineer, OCFA

3/15/11

A-19 Cul-de-Sacs with Raised 
Landscape Median

31 County Chief 
Engineer, OCFA

3/14/07

A-20 Alternative Neighborhood 
Sidewalk Detail • Curb-
Separated Walkway 

33 Subdivision 
Committee, County 
Chief Engineer

3/14/07

A. Public Street Rights-of-Way:
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OC Planning 
Commission 
(PA26-0009) 

7/15/26
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A-21 Alternative Neighborhood 
Sidewalk Detail • Curb-
Adjacent Walkway 

34 Subdivision 
Committee, County 
Chief Engineer

3/14/07

A-22 Alternative Driveway 
Aproaches in Cul-de-Sacs 
Conditions

35 Subdivision 
Committee, County 
Chief Engineer

3/14/07

A-24 Storm drain pipes at less than 
30" minimum cover 

35 County Chief 
Engineer

3/6/07

A-27 Public Street Transition at 
Parking Lot Turn-Around

36 County Chief 
Engineer, OCFA

3/14/07

A-28 Traffic Calming Islands 38 County Chief 
Engineer, OCFA

3/14/07

A-32a Residential Collector With 
Median

41 Co. Chief Engineer 3/6/07

A-32b Residential Collector (With No 
Median)

43 Co. Chief Engineer 3/6/07

A-33 Residential Local With Median 45 Co. Chief Engineer 3/6/07

A-34 Arterial Highway Bridges -- 
Open Median 

47 Co. Chief Engineer 3/6/07

A-35 Arterial Highway Median and 
Parkway Widths

52 Co. Chief Engineer 3/6/07

A-36 Ribbon Curb 54 Co. Chief Engineer 3/6/07

A-37 Model Home Trap Fencing 56 Co. Chief Engineer 3/15/12

Page Original Approval Date Revision Approval Date

B-1 Tapered Intersections 63 County Chief 
Engineer, OCFA

3/14/07

B-2 Intersection Sight Line 
Standards 

66 Subdivision 
Committee, County 
Chief Engineer

3/14/07 County Chief 
Engineer

5/26/15

B. Intersections:

A-38 Ranch Plan Version of
Standard Plan 1107 Matrix

58 Co. Chief Engineer 3/15/12 OC Engineer App. 10/5/23

A-39 Curb Core Outlet and Cleanout
Detail (NEW)

59 Co. Chief Engineer 7/31/25

A-40 Private Area Drain Connection to 61 Co. Chief Engineer 7/31/25
Catch Basin Inlet (NEW)

B-3 Alternative Corner Sidewalks at 
Arterial Intersections 

67 Subdivision 
Committee

3/14/07
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B-7 Corner Ramp Condition • 
Tapered Intersection 

80 Subdivision 
Committee, County 
Chief Engineer

3/14/07 County Chief 
Engineer

9/14/11

B-8a Corner Ramp Condition • 
Typical Intersection 

80 Subdivision 
Committee, County 
Chief Engineer

3/14/07 County Chief 
Engineer

9/14/11

B-9 Modified Color of Curb Ramp 
Detectable Warning Surface

83 County Chief 
Engineer

9/14/11

Page Original Approval Date Revision Approval Date

C-1 Tree List and Planting Widths 84 Subdivision 
Committee

3/14/07

C-2 Reduced Hardscape in 
Medians and Raised Planters 

85 County Chief 
Engineer

3/6/07

C-3 Private Improvements in 
Medians and Rights-of-Way

87 Subd. Committee, 
Co. Chief Engineer

3/14/07

C-5 Trees Planted Within Fifty Feet 
of Intersection 

88 Subdivision 
Committee, County 
Chief Engineer

3/14/07 County Chief 
Engineer

5/26/15

C-6 Additional Parkway and Street 
Median Trees

89 County Chief 
Engineer, Director 
OC Planning

9/14/11 County Chief 
Engineer

3/5/15

C-7 Additional Drought Tolerant 
Plants

89 County Chief 
Engineer, Director 
OC Planning

9/14/11

C-8 Turfgrass Irrigation in Parkways 102 County Chief 
Engineer, Director 
OC Planning

9/14/11

C. Landscape and Hardscape:

B-5 Controlled Intersections Prior 
to Warrants 

67 County Chief 
Engineer

3/6/07

B-6 Roundabouts 68 County Chief 
Engineer, OCFA

3/14/07 County Chief 9/14/11
Engineer
County Chief 
Engineer

11/15/14
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Page Original Approval Date Revision Approval Date

D-2 Conventional Single Family 
Court- yard Home with 5' Rear 
Setback

103 OC Planning 
Commission 
(PA070022)

5/23/07

D-3 Reduced Age Qualified 
Parking

106 OC Planning 
Commission 
(PA110030)

12/14/11 OC Planning 
Commission 
(PA21-0165) 

12/14/22
5/22/24

D-4a Planned Concept Detached 
Dwellings Setbacks

108 OC Planning 
Commission 
(PA110030)

12/14/11 OC Planning 
Commission 
(PA180024) 

12/14/22

OC Planning 
Commission 
(PA150043) 

5/27/15

D-4b Conventional Single-Family 
Detached Dwellings Setbacks

114 OC Planning 
Commission 
(PA110030)

12/14/11 OC Planning 
Commission 
(PA26-0009) 

5/27/15
7/15/26

D-5 17-Foot Driveways 116 OC Planning 
Commission 
(PA110030)

12/14/11

D-6 Multiple-Family Dwellings - 
Minimum Distance Between 
Buildings

117 OC Planning 
Commission 
(PA110030)

12/14/11

D-7 Recreation Uses Setbacks 118 OC Planning 
Commission 
(PA110030)

12/14/11

D-8 Planned Concept Residential 
Lots Greater than 3,000 
Square Feet

118 OC Planning 
Commission 
(PA130025)

7/24/13

D-9 Planned Concept Detached 
Dwellings Parking (Bedroom 
Count)

119 OC Planning 
Commission 
(PA130025)

7/24/13 OC Planning 
Commission 
(PA21-0165) 

12/14/22
5/22/24

D-10 Bedroom Definition to 
Determine Parking 
Requirements

120 OC Planning 
Commission 
(PA130025)

7/24/13

D-11 Single Family Detached On-
Street Parking

121 OC Planning 
Commission 
(PA130025)

7/24/13 OC Planning 
Commission 
(PA21-0165) 

12/14/22
5/22/24

D-12 Single-Car Garages for Single-
Family Detached Homes

123 OC Planning 
Commission 
(PA130025)

7/24/13 OC Planning 
Commission 
(PA21-0165) 

12/14/22
5/22/24

D-13 Tandem Parking 125 OC Planning 
Commission 
(PA130025)

7/24/13 OC Planning 
Commission 
(PA21-0165) 

12/14/22
5/22/24

D. Zoning, Subdivision, and
Planning Issues

12/14/22

12/14/22
5/22/24

OC Planning 
Commission 
(PA21-0165) 

Ranch Plan Alternative Development Standards Approvals 
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D-14 Two-Family Residences 
(Duplexes)

126 OC Planning 
Commission 
(PA130025)

7/24/13

D-15 “Off-Site” Garages for Single-
Family Detached Homes

126 OC Planning 
Commission 
(PA130025)

7/24/13

D-16 Reduced Neighborhood 
Center Setback

128 OC Planning 
Commission 
(PA130025)

7/24/13

D-17 Credit Toward Usable Private 
Open Space

129 OC Planning 
Commission 
(PA180024) 

9/26/18

D-19 Allowed Air-Gap Building
Separation for Age-Qualified 
Planned Concept Detached
Dwellings on Fee Simple Lots 
(3 or more in-a-row): (NEW)

133 12/14/22

D-21 143 12/14/22Expanded Hours of Operation
of Recreation Uses: (NEW) 

12/14/22

D-18 Director Approval of 
Alternatives to Off-Street 
Recreational Parking 
Requirements

132 Disapproved by 12/14/22

D-22 144 12/14/22Mixed Use (UAC) and
Neighborhood Center 
(Commercial) Wall Signage
Specifications: (NEW)

Planning 
Commission 
12-14-22 –
Request Deleted

OC Planning 
Commission 
(PA180024)

OC Planning 
Commission 
(PA180024)

OC Planning 
Commission 
(PA180024)

OC Planning 
Commission 
(PA26-0009)

5/22/24

Ranch Plan Alternative Development Standards Approvals 
Summary Latest Amendment: July 15, 2026

145 7/15/26D-23 Conventional Single-Family
Projects with Density Greater 
than 9 DU/Acre: (NEW)

OC Planning 
Commission 
(PA21-0165) 

12/14/22OC Planning 
Commission 
(PA21-0165) 

12/14/22



Page vi

Original Approval Date Revision Approval Date

G-1 Rural Local Street 3/6/07

G-2 Modified Private Parking 
Standards 

146 County Chief 
Engineer

147 Subdivision 
Committee, County 
Chief Engineer

3/14/07

G-3a Private Alley Drive Allowing 
Emergency Vehicle Access

148 County Chief 
Engineer, OCFA

3/14/07

G-3b Private Alley Drive with No 
Requirement for Emergency 
Vehicle Access

149 County Chief 
Engineer, OCFA

3/14/07

G-4 4-inch Vertical Curb & Gutter
on Private Streets

150 Subdivision 
Committee, County 
Chief Engineer

3/14/07

G-6 Grated Inlets Catch Basins on 
Private Streets 

151 County Chief 
Engineer

3/6/07

G-7 Reduced Local Depression on 
Private Streets 

153 County Chief 
Engineer

3/6/07

G-8 Reduced Local Depression on 
Public Streets

155 County Chief 
Engineer

3/6/07

G-9 Rolled Curb on Private Streets 156 County Chief 
Engineer

3/6/07 County Chief 
Engineer

9/14/11

County Chief 
Engineer

11/14/14

G-10 Grated Inlets Catch Basins 
With Rolled Curb on Private 
Streets 

158 County Chief 
Engineer

3/6/07

G. Private Street Rights-of-Way &
Intersections:

G-12 Modified Curb Ramp (Type 5) 162 County Chief 
Engineer

3/6/07

G-13 Pedestrian Crossing at 
Drainage Swale on Private 
Streets    

164 County Chief 
Engineer

3/6/07

G-14 Corner Curb Ramp With 
Ribbon Curb on Private Streets

166 County Chief 
Engineer

3/6/07 County Chief 
Engineer

9/14/11

G-15 Single Sided Parking on 
Double Loaded Private Streets

168 County Chief 
Engineer

9/14/11

G-11 Reduced Local Depression With
Rolled Curb on Private Streets

160 County Chief 
Engineer

3/6/07 9/14/11

OC Engineer App. 10/5/23 

OC Engineer App. 10/5/23

OC Engineer App. 10/5/23

Page
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Page vii

Page Date Revision Approval Date
Neighborhood Electric Vehicles 169 Subdivision 

Committee, County 
Chief Engineer

8/12/08

J-1 NEV Intersection Treatments 171 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J-2 NEV Signage 177 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J-3 Class I Off-Street NEV Trail 180 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J-4 Class II On-Street NEV Lane 186 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J-5 Class III NEV Route 189 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J-6 NEV Parking Associated with 
Recreation, Neighborhood 
Center, Urban Activity Center, 
Business Park, and Community 
Facility Uses

190 Subdivision 
Committee, County 
Chief Engineer

8/12/08

J. Neighborhood Electric Vehicles Original Approval 
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December 14, 2011 

RANCH PLAN 
PLANNED COMMUNITY-WIDE 

ALTERNATIVE DEVELOPMENT STANDARDS 
December 14, 2011 

This document is the comprehensive statement of alternative development standards for the Ranch 
Plan Planned Community.  These Planned Community-wide site development standards were first 
approved by the County Chief Engineer March 8, 2007 and as appropriate, approved by the Orange 
County Fire Authority as part of the Ranch Plan Fire Protection Program.  

These alternative development standards are intended to provide an improved sense of community, 
an improved built environment, and improved natural environment and were approved based upon 
the findings required by the Planning Commission ensuring that the result would be an equivalent or 
better project than that previously approved for the Ranch Plan Planned Community. 

Many of these proposed Ranch Plan Alternative Development Standards have already been 
approved by the Planning Commission, Subdivision Committee, County Chief Engineer and Orange 
County Fire Authority, and are at work in the Ladera Ranch Planned Community.   These previously 
approved ADS that are already at work in Ladera Ranch are highlighted in this text as such: At 
Work in Ladera. 

Prior to approval of these alternative development standards the Planning Commission made the 
following findings (as required by General Regulation 25 of the Ranch Plan P.C. Program Text) 
regarding approval of each Planned Community-wide alternative development standard. 

A. The use or project proposed is consistent with the General Plan.

B. The use, activity and improvement(s) proposed by the application are consistent with the
provisions of the Zoning Code.

C. The approval of the permit application is in compliance with the requirements of the California
Environmental Quality Act (including previously certified EIR 555 addressing the project).

D. The location, size, design and operating characteristics of the proposed use will not create
significant noise, traffic or other conditions or situations that may be objectionable, detrimental
or incompatible with other permitted uses in the vicinity.

E. The application will not result in conditions or circumstances contrary to public health, safety
and general welfare.

F. The alternative development standard(s) will result in an equivalent or better project in terms of
adverse impacts and public benefits to the immediate and surrounding community.

Page 1



Chapter A
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H?&1>% 38M=7<'38G<G'!B;S8M='@M'1<?8G<M:8B7'"@9B7'3:;<<:?'5I':@'OKK'#&-'
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%=0"45$%L594/97/%<#94%\\)E%50%9##0@%

&*?:005%@-/3%R1"7A?:913%50%1"7A?:913U%6"A#-1%73.-/345-9#%#019#%.57335.%@-5,%579::-1%#383#.%0:%"6%50%
^))%98379C3%/9-#$%57-6.%RHK+U>%%%

%
' <37:0729413%L594/97/.P%%%

%
9>% F4#$%9##0@3/%04%#019#%73.-/345-9#%.57335.%@-5,%#3..%5,94%^))%HK+%

%
A>% ;3.-/345-9#%:70459C3%94/%/7-83@9$.%04%043%.-/3%04#$%

%
1>% H667067-953%/310795-83%.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%R2335-4C%10/3%

73I"-732345.%637%5,3%L,37-::`.%9667089#U(%.,9##%A3%#01953/%3837$%&))%:335>%
%

% %
' <70J315%V343:-5.P%%%

%

!% H%73.-/345-9#%8-##9C3%92A-9413%@-5,%#3..%,97/.1963>%
%

!% BI"-89#345%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%
%

%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%
%

Page 6March 6, 2007



Page 7March 6, 2007



H?'% 1@77<G/(5;6'3:;<<:?%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%

=0"45$%L594/97/%<#94%\\)E%50%9##0@%6"A#-1%#019#%73.-/345-9#%.57335%@-5,%]?-41,%70##3/%1"7A.%
R.33%HKL%S?a%:07%/359-#(%L594/97/%<#94%\&)\U>%%D39."73/%:702%]?-41,3.%A91M%0:%1"7A%5,3%
70##3/%1"7A%.57335.%.,9##%A3%5,3%.923%@-/5,%9.%8375-19#%1"7A%.57335.>%b5-#-Z-4C%F794C3%=0"45$%
G-73%H"5,07-5$%235,0/0#0C$%RG#0@#-43?50?:#0@#-43U%5,3%70##3/%1"7A%.57335.%29$%A3%043%:005%#3..%
-4%@-/5,%5,94%5$6-19##$%73I"-73/(%/"3%50%9"50295-1%.67-4M#37.%A3-4C%73I"-73/%-4%5,3%345-73%
;941,%<#94%6#9443/%1022"4-5$P%%

%%

!% 'T?:005%@-/3%/0"A#3%#09/3/%#019#%73.-/345-9#%.57335%
%

!% &E?:005%@-/3%.-4C#3%#09/3/%#019#%73.-/345-9#%.57335%
' %

%
<37:0729413%L594/97/.P%%%

%

!% H"50295-1%:-73%.67-4M#37.%5,70"C,0"5%345-73%43-C,A07,00/>%
%

%
<70J315%V343:-5.P%

%

!% H%7"79#%8-##9C3%93.5,35-1%%
%

!% BI"-89#345%/79-49C3%@,34%1026973/%50%8375-19#%1"7A.>%
%

!% BI"-89#345%#04C?5372%29-45349413%10.5%:07%=0"45$%0:%F794C3>%%
%
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H?^>% $<8=>6@;>@@G'%M:;8<?%H5%Q07M%-4%N9/379%
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%
=0"45$%L594/97/%<#94%\\)E%50%9##0@%43-C,A07,00/%3457$@9$.%@-5,%579::-1%#383#.%0:%"6%50%*))%
HK+>%%c0%697M-4C%@0"#/%A3%9##0@3/%9#04C%43-C,A07,00/%3457$@9$.(%.0%3237C341$%9113..%
29$%A3%9110220/953/%A$%5,3%5@0%.3697953%57983#%#943.%0:%9%@-/5,%50%9110220/953%
A739M/0@4.>%Y4%19.3.%@,373%5,3%697M@9$%9/J91345%50%43-C,A07,00/%3457$@9$.%3O133/.%5,3%
.594/97/%*?:005%@-/5,(%07%@,373%.631-9#%#94/.1963%573952345.%973%67060.3/(%5,3%D9.537%
D9-45349413%=0760795-04%RdFHU%@-##%A3%73.604.-A#3%:07%29-45349413>%

%
%
<70J315%V343:-5.P%%%
%

!% BI"-89#345%07%A35537%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%%
' %
%
<37:0729413%L594/97/.P%%%
%

!% L"637-07%93.5,35-1%9663979413>%
%

!% F4#$%9##0@3/%04%#019#%73.-/345-9#%.57335.%@-5,%#3..%5,94%*))%HK+>%
%

!% K3.-C4%.633/%0:%&T%2-#3.%637%,0"7>%
%

!% H667067-953%.-C49C3%94/%.57-6-4C%2".5%A3%6708-/3/>%
%

%
%
% %% % %

%
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H?T>% 1<?8G<M:8B7'!B;STBC?%H5%Q07M%-4%N9/379%RD0/-:-3/U'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%=0"45$%L594/97/%<#94%\\)E%50%9##0@%
"6%50%\E?:005%697M@9$.%04%6"A#-1%#019#%73.-/345-9#%.57335.>%%Y4%19.3.%@,373%5,3%697M@9$%
9/J91345%50%#019#%73.-/345-9#%.57335.%3O133/.%5,3%.594/97/%*?:005%@-/5,(%07%@,373%.631-9#%
#94/.1963%573952345.%973%67060.3/(%5,3%D9.537%d0230@437.%H..01-95-04%@-##%A3%
73.604.-A#3%:07%29-45349413>%

' '
<70J315%V343:-5.P%%%

%

!% H%73.-/345-9#%43-C,A07,00/%92A-9413%@-5,%#3..%"4-45377"653/%,97/.1963>%
%

!% L9:37%63/3.57-94%1-71"#95-04>%
%

!% +79::-1%19#2-4C%/"3%50%-41739.3/%#94/.196-4C%.378-4C%9.%_:7-15-04_%9#04C%5,3%73.-/345-9#%
709/@9$>%

%

!% BI"-89#345%07%A35537%697M@9$%29-45349413%A$%5,3%,0230@437.%9..01-95-04>%%%%
%

!% BI"-89#345%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%07%A35537%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%#04C?5372%10.5%50%=0"45$%/"3%50%04?C0-4C%29-45349413%A3-4C%
6708-/3/%A$%,0230@437.%9..01-95-04>%

' '
' %

H?]>% 3<9@MGB;C'*<G8BM?'H5%Q07M%-4%N9/379%%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%=0"45$%L594/97/%<#94.%\\)T%BMG%

\\\^%50%9##0@%79-.3/%#94/.1963/%23/-94.%@-5,-4%.3104/97$%97537-9#%7-C,5.?0:?@9$%94/%50%
9##0@%23/-94.%50%897$%-4%@-/5,%.0%#04C%9.%=0"45$%/3.-C4%.594/97/.%973%29-459-43/%95%
9667091,3.%50%-4537.315-04.%94/%9%2-4-2"2%23/-94%@-/5,%0:%\)?:005%-.%29-459-43/>%%
N94/.196-4C%@-5,-4%79-.3/%23/-94.%.,9##%A3%29-459-43/%A$%5,3%D9.537%d0230@437.%
H..01-95-04>%

' %
<70J315%V343:-5.P%

%

!% +79::-1%19#2-4C>%%%
%

!% H%73.-/345-9#%8-##9C3%92A-9413%@-5,%#3..%"4-45377"653/%,97/.1963>%
' %

<37:0729413%L594/97/.P%%%
%

!% BI"-89#345%07%A35537%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%697M-4C%.378-4C%."770"4/-4C%73.-/345-9#%43-C,A07,00/.>%
%

!% BI"-89#345%63/3.57-94%94/%83,-1"#97%39.3%0:%1-71"#95-04%94/%.9:35$>%
%

!% BI"-89#345%07%A35537%#04C?5372%10.5%50%=0"45$%/"3%50%04?C0-4C%29-45349413%A3-4C%
6708-/3/%A$%,0230@437.%9..01-95-04>%

%

!% L33%HKL%H?'&%:07%79-.3/%23/-94%@-5,-4%10##31507%709/.>%
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H?E>% 1B8?<G'"BMG?9BI<',?7BMG?'T8:>8M'1<?8G<M:8B7'3:;<<:?'H5%Q07M%-4%N9/379%RD0/-:-3/U%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%

=0"45$%L594/97/%<#94%\\)E%50%9##0@%79-.3/(%#94/.1963/%-.#94/.%@-5,-4%6"A#-1%#019#%
73.-/345-9#%.57335%7-C,5.?0:?@9$(%-41#"/-4C%-4%5,3%134537%0:%6"A#-1%1"#?/3?.91.%R.33%H#537495-83%
K383#062345%L594/97/%H?\aU%94/%@-5,-4%5,3%709/@9$%0:%6"A#-1%73.-/345-9#%.57335.>%%L33%
BO,-A-5.%04%:0##0@-4C%69C3.>%%%

%
<70J315%V343:-5.P%

%

!% +79::-1%19#2-4C>%%%
%

!% H%73.-/345-9#%8-##9C3%92A-9413%@-5,%#3..%"4-45377"653/%,97/.1963>%
%

!% BI"-89#345%07%A35537%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%07%A35537%#04C?5372%10.5%50%=0"45$%/"3%50%04?C0-4C%29-45349413%A3-4C%
6708-/3/%A$%,0230@437.%9..01-95-04>%%

' %
<37:0729413%L594/97/.P%%%

%

!% D9O-2"2%#94/.1963%-.#94/%#34C5,%0:%5,733%73.-/345-9#%#05.>%
%

!% F4#$%9##0@3/%04%#019#%73.-/345-9#%.57335.%@-5,%#3..%5,94%T))%HK+>%
%

!% ;3C"#97#$%011"77-4C%."1,%5,95%5,3%/7-837.%973%405%e."767-.3/>f%
%

!% K3.-C4%.633/%0:%&T%2-#3.%637%,0"7>%
%

!% <97M-4C%9113..-A-#-5$%94/%57983#%695,%:07%#05.%9/J91345%50%-.#94/%2".5%A3%9/3I"953#$%
29-459-43/>%

%

!% H667067-953%.-C49C3(%-41#"/-4C%40?697M-4C%.-C49C3(%94/%.57-6-4C%2".5%A3%6708-/3/>%
%

!% H/3I"953%2943"837-4C%2".5%A3%/3204.57953/%:07%9##%/7-83@9$.%A91M-4C%0450%.57335.%
9/J91345%50%79-.3/%#94/.1963%-.#94/.>%
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H?*>% RUP'37@I<?'8M'!56789'1@BG'18=>:?/@A/0BC'H5%Q07M%-4%N9/379%%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%=0"45$%L594/97/%<#94%\\)E%50%9##0@%

.#063.%405%50%3O133/%9%&P\%795-0%-4%697M@9$.%@-5,-4%5,3%7-C,5.?0:?@9$%0:%6"A#-1%.57335.(%@,373%

."::-1-345%63/3.57-94%94/%"5-#-5$%9113..%-.%6708-/3/>%
' '
<70J315%V343:-5.P%

%

!% H%A35537%A#34/-4C%0:%5,3%73.-/345-9#%8-##9C3%@-5,%5,3%."770"4/-4C%495"79#%5060C796,$%A$%
-410760795-4C%5,3%.#06-4C%53779-4%-450%709/@9$%7-C,5.?0:?@9$>%

%

!% BI"-89#345%63/3.57-94%94/%83,-1"#97%39.3%0:%1-71"#95-04%94/%.9:35$>%
%

!% BI"-89#345%07%A35537%#04C?5372%10.5%50%=0"45$%/"3%50%04?C0-4C%29-45349413%A3-4C%
6708-/3/%A$%,0230@437.%9..01-95-04>%

%

Page 17March 6, 2007



Page 18March 6, 2007



H?a>% -BI<;<G'3:;<<:?'H5%Q07M%-4%N9/379%%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%

=0"45$%L594/97/%<#94%\\)E%50%9##0@%#-2-53/%.57351,3.%0:%&^?:005%@-/3%709/@9$.%04%A05,%
.-4C#3%#09/3/%94/%/0"A#3%#09/3/%6"A#-1%#019#%73.-/345-9#%.57335.%R.33%BO,-A-5.%04%:0##0@-4C%
69C3.U>%

% '
<70J315%V343:-5.P%

%

!% +79::-1%19#2-4C>%%%
%

!% H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%9%/31739.3%-4%6983/%9739%@-5,-4%5,3%
43-C,A07,00/>%

%

!% H%73/"15-04%-4%"7A94%7"40::%/"3%50%5,3%73/"15-04%-4%6983/%9739>%%%
%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%07%A35537%04?C0-4C%29-45349413%10.5.>%
%
<37:0729413%L594/97/.P%%%
%

!% +96373/%.57335%#94/.1963/%9739.%@0"#/%A3%9##0@3/%04#$%9:537%5,3%:0##0@-4C%17-537-9%
973%235(%5,373A$%73."#5-4C%-4%3I"-89#345%83,-1"#97%.9:35$%94/%1-71"#95-04(%0::?.57335%
697M-4C%94/%9113..%:07%:-73%94/%3237C341$%83,-1#3.P%%

%
9>% D9O-2"2%59637%#34C5,%0:%\))%:335(%405%-41#"/-4C%5794.-5-04%9739.>%
%
A>% F4%.-4C#3?#09/3/%.57335.(%2-4-2"2%.57335%@-/5,%-.%')?:335>%
%
1>% D9O-2"2%.691-4C%50%A3%40%1#0.37%5,94%\()))%#-439#%:335%04%94$%.57335>%%+9637.%

9##0@3/%1#0.37%5,94%\()))%:335%-:%#01953/%04%9%.3697953%.57335>%
%
/>% c0%697M-4C%-.%9##0@3/%9#04C%&^?:005%.57335%@-/5,%.315-04.>%%H667067-953%

/310795-83%.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%.,9##%A3%-4.59##3/%95%5,3%
A3C-44-4C%94/%34/%0:%391,%59637>%

%
3>% <708-/3%:07%.57335%/79-49C3%637%1"77345%=0"45$%.594/97/.>%
%
:>% F4#$%9##0@3/%04%#019#%73.-/345-9#%.57335.%@-5,%#3..%5,94%T))%HK+>%
%
C>% <7-07%50%5,3%-.."9413%0:%94$%6731-.3%C79/-4C%6372-5.(%5,3%966#-1945%.,9##%6708-/3%

38-/3413%0:%9/3I"953%697M-4C%2335-4C%5,3%73I"-732345.%0:%5,3%F794C3%=0"45$%
W04-4C%=0/3%94/%5,3%;941,%<#94%<#9443/%=022"4-5$%K383#062345%
;3C"#95-04.%-4%9%294437%2335-4C%5,3%9667089#%0:%5,3%D949C37(%="77345%
<#944-4C>%%L,0"#/%738-.-04.%@-5,-4%5,3%7-C,5?07?@9$%A3%/3323/%4313..97$%A$%
5,3%D949C37(%="77345%<#944-4C(%5,3%966#-1945%.,9##%29M3%5,3%4313..97$%
1,94C3.%9/2-4-.5795-83#$(%-4%9%294437%2335-4C%5,3%9667089#%0:%5,3%D949C37(%
L"A/-8-.-04%94/%S79/-4C%L378-13.>%

%
% %

' ''
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H?\\>% (5;6'1<:5;M?'B:'%B9>'1<?8G<M:8B7'&;8V<TBC'H5%Q07M%-4%N9/379%%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%9##0@%.631-9#-Z3/%.594/97/%6#94.%:07%1"7A%

1"5.%95%391,%/7-83@9$(%9.%#04C%9.%5,373%-.%40%1"7A%9/J91345%.-/3@9#M>%
'
<70J315%V343:-5.P%
%

!% =026#-9413%@-5,%=0"45$%.594/97/.%:07%/79-49C3%0:%6"A#-1%.57335.>%

!% BI"-89#345%10.5%0:%04?C0-4C%29-45349413>%
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H?\&>%38G<TB7S?'@M')M<'38G<'@A'1<?8G<M:8B7'3:;<<:?'H5%Q07M%-4%N9/379'
%

%
H>% #::B9><G'38M=7<'FBN87CQ'!7BMM<G'(@M9<I:'BMG'*57:8/FBN87C'1<?8G<M:8B7U'
' <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%9##0@%5,3%73I"-732345%:07%.-/3@9#M.%04%A05,%

.-/3.%0:%#019#%6"A#-1%.57335.%-4%H5591,3/%L-4C#3%G92-#$(%<#9443/%=041365%K3591,3/%94/%
D"#5-?G92-#$%73.-/345-9#%43-C,A07,00/.%50%A3%@9-83/%-4%#-2-53/%-4.59413.%A9.3/%"604%043%0:%
5,3%:0##0@-4C%17-537-9%A3-4C%38-/345P%%

%
<37:0729413%L594/97/.P%%%

%
9>% Y453749#%9113..%50%1022"4-5$%63/3.57-94%1-71"#95-04%.$.532%

%
A>% K-7315%9113..%50%1022"4-5$%63/3.57-94%1-71"#95-04%.$.532%

%
1>% <979##3#%1022"4-5$%63/3.57-94%1-71"#95-04%94/g07%579-#%.$.532%
%
%
<70J315%V343:-5.P%

%

!% H//-5-049#%#94/.196-4C%94/%$97/%9739>%%
%
%
V>% (@MV<M:8@MB7'38M=7<'FBN87CU'
' <37%5,3%9667089#%0:%5,3%L"A/-8-.-04%=022-5533%94/%5,3%=0"45$%=,-3:%B4C-4337(%9##0@%5,3%

73I"-732345%:07%.-/3@9#M.%04%A05,%.-/3.%0:%#019#%6"A#-1%.57335.%-4%=048345-049#%L-4C#3%G92-#$%
50%A3%@9-83/%-4%#-2-53/%-4.59413.%@,373%5,3%.57335%-.%673/02-4945#$%.-4C#3%#09/3/%A"5%9%
#-2-53/%.57351,%5,95%-.%/0"A#3%#09/3/(%A"5%40%&P\%.#063.%@-##%A3%9##0@3/%-4%9739.%@-5,%#3..%5,94%
.594/97/%.-/3@9#M.>%

%
<37:0729413%L594/97/.P%%%
%

!%+,3.3%L-/3@9#M%.594/97/.%@0"#/%966#$%-4%=048345-049#%L-4C#3%G92-#$%K3591,3/%
43-C,A07,00/.%04#$%-:%5,733%R'U%0:%5,3%:0##0@-4C%17-537-9%973%38-/345P%%

%
9>% *%07%:3@37%,023.%@0"#/%,983%A334%.3783/%A$%/-7315#$%A$%5,3%.-/3@9#M%

%
A>% \))%98379C3%/9-#$%57-6.%07%#3..%04%5,3%9/J91345%709/@9$%

%
1>% K0"A#3%#09/3/%6075-04%@-5,0"5%.-/3@9#M%@0"#/%405%3O133/%&T)%:335>%

%
/>% <3/3.57-94%1-71"#95-04%R1022"4-5$%579-#%.$.532%#-4MU%-223/-953#$%9/J91345%

%
<70J315%V343:-5.P%

%

!%D073%".9A#3%:7045%$97/%.6913%:07%,0230@437.>%%%
%

!%H%73.-/345-9#%8-##9C3%92A-9413>%
%

!%BI"-89#345%-26915%04%6"A#-1%,39#5,(%.9:35$%h%C34379#%@3#:973>%
%

!%BI"-89#345%07%A35537%10.5%0:%04?C0-4C%.-/3@9#M%29-45349413>%
%
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!"#$%& !"#$%&'%(#"#)*+,-&.%)/%%,&0((+-*)%&1"#2%3&4#,%-&+,&5")%"*#3&6*78/#9-&!'&()*+&,-&
./01*/&&

& 21*&'31&/44*)5/6&)7&'31&8)9-':&83,17&;-<,-11*=&>)0,7:&/*'1*,/6&*)/0?/:&>10,/-&@'/-0/*0@&')&
/66)?&<*/01&@14/*/',)-@&A1'?11-&)44)@,'1&'*/516&6/-1@%&

&
21*7)*>/-B1&C'/-0/*0@D&&&

!& E31@1&<*/01&@14/*/'10&'*/516&6/-1&@'/-0/*0@&?)960&/446:&)-6:&,7&/66&)7&'31&7)66)?,-<&
B*,'1*,/&/*1&15,01-'D&&

&
/%& F)'&')&1GB110&HD#&@6)41%&
&
A%& F)'&')&1GB110&#I&711'&,-&1615/',)-&B3/-<1%&&

&
& 2*)J1B'&K1-17,'@D&
&

!& L44)@,'1&'*/516?/:@&01@,<-10&/@&@'/-0"/6)-1&*)/0@&?31*1&-1B1@@/*:&')&*109B1&
1/*'3?)*+=&'31*1A:&/66)?,-<&/&61@@&,-'*9@,51&-/'9*/6&)41-&@4/B1&7116%&

&

!& ;M9,5/61-'&,>4/B'&)-&49A6,B&31/6'3=&@/71':&N&<1-1*/6&?167/*1%&
&

!& ;M9,5/61-'&)-"<),-<&>10,/-&>/,-'1-/-B1&A:&>/@'1*&>/,-'1-/-B1&B)*4)*/',)-&OPL!Q%&
& && & &

&
&
&
&
&
&
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H?\*>% *@G8A8<G'WM59S7<'H5%Q07M%-4%N9/379%%
% <37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%

=0"45$%L594/97/%<#94%\\\&%50%9##0@%73/"13/%1"7A%735"74%79/--%95%M4"1M#3.(%9.%.,0@4%04%
:0##0@-4C%69C3P%

'
<70J315%V343:-5.P%

%

!% +79::-1%19#2-4C>%%%
%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%07%A35537%04?C0-4C%29-45349413%10.5.>%
%
<37:0729413%=7-537-9P%%+,3%20/-:-3/%M4"1M#3%2".5%.5-##%104:072%50%=0"45$%17-537-9%73C97/-4CP%%

'

!% <97M-4C%
%

!% N05%:70459C3%
%

!% S"3.5%697M-4C%
%

!% c0729#%579::-1%20832345.%
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H?\a>% (57/G</3B9?'T8:>'1B8?<G'"BMG?9BI<'*<G8BM'H5%Q07M%-4%N9/379%RD0/-:-3/U'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%
=0"45$%L594/97/%<#94.%\\)E%94/%\\\'%50%9##0@%79-.3/%#94/.1963/%23/-94.%-4%5,3%134537%0:%1"#?
/3?.91.>%%;9-.3/%#94/.1963%23/-94.%-4%5,3%134537%0:%1"#?/3?.91.%.,9##%A3%9##0@3/%04#$%@,34%9##%
0:%5,3%:0##0@-4C%17-537-9%973%235P%
%
<70J315%V343:-5.P%

%

!% +79::-1%19#2-4C>%%%
%

!% H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%9%/31739.3%-4%6983/%9739%@-5,-4%5,3%
43-C,A07,00/>%

%

!% H%73/"15-04%-4%"7A94%7"40::%/"3%50%5,3%73/"15-04%-4%6983/%9739>%%%
%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

!% BI"-89#345%07%A35537%04?C0-4C%29-45349413%10.5.>%
%
%
<37:0729413%L594/97/.%:07%L594/97/%40?:005%;9/-".%="#?/3?L91i%%

9>% D9O-2"2%\^?:005%79/-".%701Mg698-4C%.5043%96704(%9##0@-4C%:07%:"##%@3-C,5%0:%:-73%
9669795".%R^`%@-/3(%.#06-4C%"6%50%,3-C,5%0:%EfU>%

%
A>% D9O-2"2%\)?:005%79/-".%#94/.1963/%23/-94>%

%
1>% +733.%9##0@3/%-4%#94/.1963/%23/-94%.,9##%,983%9%295"73%19406$%/-923537%0:%

'^?:335%07%#3..>%%+,3%9667067-953%#94/.1963%29-45349413%9"5,07-5$%.,9##%M336%
5,3%19406$%,3-C,5%0"5.-/3%5,3%1"7A%#-43%0:%5,3%23/-94%57-223/%50%95%#39.5%
\^? :335 above the roadway and/or apron (per "a" above)).%

%
/>% S70"4/%10837%-4%#94/.1963/%23/-94%.,9##%A3%0:%9%5$63%@,-1,%@-##%405%/929C3%

:-73%9669795".%5-73.>%
%

3>% L631-9#%#94/.1963/%23/-94%/3.-C43/%50%9##0@%9%20/-:-3/%e'?60-45f%,92237,39/%
104:-C"795-04%@,373A$%9##%A"5%5,3%#97C3.5%F=GH%83,-1#3.%10"#/%637:072%9%e'?
60-45f%5"74%-4%:7045%0:%5,3%#94/.1963/%-.#94/%R'*`%0"5.-/3%5"74-4C%79/-".U>%

%
:>% D-4-2"2%&)?:005%:-73%#943%2".5%6708-/3%9113..%50%391,%/7-83@9$%04%5,3%1"#?/3?

.91>%
%

%

%

C>%  Parking shall be prohibited within the bulb of cul-de-sacs per Section B.1.k.1 of
the Ranch Plan Fire Protection Program.

i%N94/.1963%23/-94%29$%A3%-41739.3/%-:%1"#?/3?.91%A"#A%-.%#97C37%5,94%.594/97/%
40?:005%79/-".>%
%
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H?&E>% !56789'3:;<<:'-;BM?8:8@M'B:'!B;S8M='"@:'-5;MB;@5MG'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%
L594/97/%<#94%\\)E%50%9##0@%<"A#-1%L57335%+794.-5-04%95%<97M-4C%N05%+"74970"4/(%9.%.,0@4%
04%5,3%:0##0@-4C%69C3P%
%
<70J315%V343:-5.P%

%

!% =02A-43.%9%1"#?/3?.91%g%5"74970"4/%:"415-04%95%5,3%34/%0:%9%6"A#-1%.57335%@-5,%9%
67-8953%697M-4C%#05%3457$>%%%

%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%
<37:0729413%L594/97/.P%%%
%

!% <97M-4C%-.%405%9##0@3/%9#04C%&)?:005%.57335%@-/5,%.315-04.>%%H667067-953%/310795-83%
.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%R2335-4C%10/3%73I"-732345.%637%#9@%
34:07132345%9667089#U(%.,9##%A3%#01953/%3837$%&))%:335>%

%

!% <708-/3%:07%.57335%/79-49C3%637%1"77345%=0"45$%.594/97/.>%
%

%
%
%
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H?&*>% -;BAA89'(B7N8M=',?7BMG?'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337%94/%F794C3%=0"45$%G-73%H"5,07-5$(%20/-:$%
L594/97/%<#94%\\)E%50%9##0@%579::-1%19#2-4C%-.#94/.(%9.%.,0@4%04%5,3%:0##0@-4C%69C3P%
%
<70J315%V343:-5.P%

%

!% H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%-41739.3/%#94/.196-4C%94/%#0@37%
57983#%.633/.%@-5,-4%5,3%43-C,A07,00/>%%%

%

!% BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!% BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%
<37:0729413%L594/97/.P%%%
%

\>% H66#-1945g34C-4337%2".5%2335%@-5,%=0"45$%+79::-1%B4C-4337-4C%.59::%:07%
1041365"9#%9667089#%0:%".3%0:%HKL%H?&*%67-07%50%709/@9$%34C-4337-4C>%

%
&>% L,0"#/%04#$%A3%".3/%@,373%5,373%-.%94%3O631595-04%5,95%709/@9$%C302357$%@-##%

3410"79C3g9##0@%57983#%.633/.%-4%3O13..%0:%5,3%/3.-C4%.633/%94/%5,95%738-.-04.%
50%5,3%C302357$%@-##%405%9//73..%5,3%670A#32>%

%
'>% H##0@3/%04#$%04%73.-/345-9#%.57335.%0:%^))%H8379C3%K9-#$%+7-6.%RHK+U%07%#3..>%

%
^>% c05%9##0@3/%50%011"7%9:537%9%83,-1#3%,9.%5,3%9A-#-5$%50%A"-#/%"6%.633/%R:07%3O926#3(%

405%9##0@3/%9:537%9%.579-C,59@9$(%.@336-4C%1"783(%07%.".59-43/%/0@4C79/3%0:%
\(&T)?:335%07%2073U>%

%
T>% c05%9##0@3/%04%e5,70"C,%.57335.f%j%A3.5%#01953/%04%.57335.%.378-4C%#019#%

73.-/345-9#%579::-1>%
%

]>% L3I"345-9#%.691-4C%@-5,%05,37%579::-1%19#2-4C%-.#94/.(%M4"1M#3.(%+?-4537.315-04.(%
351>%-.%-26075945%j%A3.5%#01953/%.0%9.%50%2-4-2-Z3%e."767-.3.f%94/%2-4-2-Z3%5,3%
9A-#-5$%0:%83,-1#3.%50%A"-#/%"6%.633/>%

%
E>% H667067-953%.-C49C3%-.%73I"-73/>%%L57-6-4C%-.%065-049#>%

%
*>% N34C5,%0:%-.#94/%405%50%3O133/%\T)%:335>%%

%
%

%

Page 38March 14, 2007



Page 39March 14, 2007



Page 40March 14, 2007



H?'&9>% 1<?8G<M:8B7'(@77<9:@;'08:>'*<G8BM'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%L594/97/%<#94%\\)E(%9.%.,0@4%04%
5,3%:0##0@-4C%69C3P%

%
<70J315%V343:-5.P%

%

!%+79::-1%19#2-4C>%%%
%

!%H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%9%63713-83/%/31739.3%-4%6983/%9739%9.%
.334%:702%5,3%-4537.315-04%#00M-4C%-450%5,3%43-C,A07,00/>%

%

!%BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!%BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%

<37:0729413%=7-537-9P%
%

!%c0%697M-4C%-.%9##0@3/%9#04C%&)?:005%.57335%@-/5,%.315-04.>%%H667067-953%/310795-83%
.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%R2335-4C%10/3%73I"-732345.%637%#9@%
34:07132345%9667089#U(%.,9##%A3%#01953/%3837$%&))%:335>%

%

!%\(&))%50%]()))%HK+%9##0@3/%
%

!%=70..%0837%/7-83.%3837$%*T)%:335%50%9##0@%F=GH%83,-1#3.%50%5"74%970"4/(%637%5,3%
:0##0@-4C%17-537-9P%%^f%/70663/%1"7A(%698-4C%07%C79..?17353%50%@-5,.594/%]*()))%60"4/.%
@-5,%a)k%1026915-04(%-4.-/3%5"74-4C%79/--%\E?:335%94/%0"5.-/3%5"74-4C%79/--%'*?:335%07%
C739537>%

%

!%<97M-4C%601M35.%3837$%T))`%50%9##0@%:07%#94/.1963%29-45349413%83,-1#3.(%637%5,3%
:0##0@-4C%17-537-9P%%^f%/70663/%1"7A(%^>T?:335%/336(%&T?:335%#04C(%698-4C%07%C79..?17353%R40%
@3-C,5%#-2-5U>%

%

!%;3.-/345-9#%=0##31507.%@-5,%23/-94%@-5,%&)?:005%.57335%@-/5,%.315-04.%405%9##0@3/%@-5,-4%
\))?:335%0:%G"3#%D0/-:-195-04gQ-#/#94/%Y4537:913%H739%R.33%H5591,2345%]U>%

%

!%="7A%50%="7A%@-/5,%.,9##%A3%-41739.3/%50%9##0@%04?.57335%697M-4C%9/J91345%50%".3.%."1,%
9.%697M.(%2"#5-?:92-#$%73.-/3413.%94/%.1,00#.>%

%
%
%
%
%
%
%
%
%
%
%
%
%
%
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H?'&A>% 1<G59<G'08G:>'1<?8G<M:8B7'(@77<9:@;'H08:>'$@'*<G8BML'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%L594/97/%<#94%\\)E(%9.%.,0@4%04%
5,3%:0##0@-4C%69C3P%

%
<70J315%V343:-5.P%

%

!%+79::-1%19#2-4C>%%%
%

!%H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%9%/31739.3%-4%6983/%9739%9.%.334%:702%
5,3%-4537.315-04%#00M-4C%-450%5,3%43-C,A07,00/>%

%

!%H%73/"15-04%-4%"7A94%7"40::%/"3%50%5,3%73/"15-04%-4%6983/%9739>%%%
%

!% BI"-89#345%07%A35537%697M-4C%.378-4C%."770"4/-4C%73.-/345-9#%43-C,A07,00/.>%
%

!%BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!%BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%
<37:0729413%=7-537-9P%
%

!%c0%697M-4C%-.%9##0@3/%9#04C%']?:005%.57335%@-/5,%.315-04.>%%H667067-953%/310795-83%
.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%R2335-4C%10/3%73I"-732345.%637%#9@%
34:07132345%9667089#U(%.,9##%A3%#01953/%3837$%&))%:335>%

%

!%\(&))%50%'()))%HK+%9##0@3/%
%

!%<97M-4C%601M35.%3837$%T))`%50%9##0@%:07%#94/.1963%29-45349413%83,-1#3.(%637%5,3%
:0##0@-4C%17-537-9P%%^f%/70663/%1"7A(%^>T?:335%/336(%&T?:335%#04C(%698-4C%07%C79..?17353%R40%
@3-C,5%#-2-5U>%

%

!%="7A%50%="7A%@-/5,%.,9##%A3%-41739.3/%50%9##0@%04?.57335%697M-4C%9/J91345%50%".3.%."1,%
9.%697M.(%2"#5-?:92-#$%73.-/3413.%94/%.1,00#.>%
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H?''>% 1<?8G<M:8B7'"@9B7'08:>'*<G8BM'
<37%5,3%9667089#%0:%5,3%=0"45$%=,-3:%B4C-4337(%20/-:$%L594/97/%<#94%\\)E(%9.%.,0@4%04%
5,3%:0##0@-4C%69C3P%

%
<70J315%V343:-5.P%

%

!%+79::-1%19#2-4C>%%%
%

!%H4%34,9413/%73.-/345-9#%8-##9C3%92A-9413%/"3%50%9%63713-83/%/31739.3%-4%6983/%9739%9.%
.334%:702%5,3%-4537.315-04%#00M-4C%-450%5,3%43-C,A07,00/>%

%

!%BI"-89#345%07%A35537%697M-4C%.378-4C%."770"4/-4C%73.-/345-9#%43-C,A07,00/.>%
%

!%BI"-89#345%9113..%:07%:-73%94/%3237C341$%83,-1#3.>%
%

!%BI"-89#345%07%A35537%39.3%0:%1-71"#95-04%94/%579::-1%.9:35$>%
%
<37:0729413%=7-537-9P%
%

!%c0%697M-4C%-.%9##0@3/%9#04C%&)?:005%.57335%@-/5,%.315-04.%-4%9739.%@-5,%40%73.-/345-9#%
:70459C3>%%H667067-953%/310795-83%.-C49C3%/3.-C495-4C%_40%697M-4C_%9739.%R2335-4C%10/3%
73I"-732345.%637%#9@%34:07132345%9667089#U(%.,9##%A3%#01953/%3837$%&))%:335>%

%

!%;3.-/345-9#%.-4C#3?:92-#$%,023%/7-83@9$%:70459C3%@0"#/%A3%9##0@3/%-4%#-2-53/%#0195-04.(%
@-5,%&&?:005%@-/5,%50%9##0@%A91M-4C%/-.59413%94/%04?.57335%697M-4C>%

%

!%T))%50%\(&))%HK+%9##0@3/%
%

!%<97M-4C%9113..-A-#-5$%94/%57983#%695,%:07%#05.%9/J91345%50%-.#94/%2".5%A3%9/3I"953#$%
29-459-43/>%

%

!%H667067-953%.-C49C3%94/%.57-6-4C%2".5%A3%6708-/3/>%
%

!%H/3I"953%2943"837-4C%2".5%A3%/3204.57953/%:07%9##%/7-83@9$.%A91M-4C%0450%.57335.%
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A-38. Ranch Plan Version of Standard Plan 1107 Matrix: (NEW)

Per the approval of County Chief Engineer, the table below reflects approved ADS 
modifications (highlighted in blue text) to OC Standard Plan 1107 as an aide to both 
applicants and plan checkers: 

Note: Average Daily Trip generation rates for Planning Areas 3 and 4 are per Table A-9 of the 
"Rancho Mission Viejo Planning Area 3 & 4 Transportation Study" prepared by Fehr & Peers as 
required prior to OC Planning Commission approval of the PA3&4 Master and Subarea Plan 
Update (PA 180030) on September 11, 2019. 
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Chapter B
Intersections

RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 
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B-2. Intersection Sight Line Standards (Standard Plan 1117)
Per the approval of the Subdivision Committee and the County Chief 
Engineer, allow landscaping in intersection sight line “limited use area” 
zone in the limited instances identified below. 

Performance Standards: 

a. Trees are allowed to be planted per OC Standard Plan 1700 (as
augmented by ADS C-6), but no closer than 30 feet on center provided
standard sight distance is given.

b. Maximum height of plant material allowed to be 30 inches on residential
streets and 18 inches for streets classified as collectors or higher provided
standard sight distance is provided.

Project Benefits: 

• A strengthened residential village ambiance due to enhanced
landscaping at controlled intersections.

• Equivalent or better pedestrian and vehicular ease of circulation and
safety.

• Equivalent or better on-going maintenance costs.

LINE OF SIGHT 

LINE OF SIGHT FOR ALL-WAY 
STOP OR SIGNAL CONTROLLED 
INTERSECTION
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B-6. Roundabouts
Per the approval of the County Chief Engineer and Orange County Fire Authority 
(OCFA), the following are for the construction of single-lane, three-way or four-
way roundabouts. 

Project Benefits: 

• Improved traffic flow.

• A strengthened residential village ambiance due to enhanced landscaping at
the roundabout intersection.

• Equivalent or better impacts on public health, safety and general welfare.

• Equivalent or better impacts on the immediately adjacent property and other
permitted uses in the vicinity.

Performance Standards: 

1. Applicant/engineer must meet with County staff to determine appropriate
design speed.

2. Typical dimensions are identified on the Roundabout Dimension Table (see
Sheet 3 of 11)

3. Intersection angles less than a 75-degree or greater than 105-degree are
not allowed.

4. Multiple lanes may be allowed only based on detailed review by County
Chief Engineer, per appropriate capacity analysis methodology.

5. Neighborhood Electrical Vehicle (NEV) access: Allowed in traffic lane at or
below roundabout design speeds of 25 miles per hour (assuming
approaching streets are 35 mph or lower).

6. “Autoturn” software (or equivalent) shall be used to confirm maneuverability
of CA Legal-65 vehicles (moving vans, sod-hauling trucks, etc.), which in
turn ensures maneuverability by largest OCFA emergency vehicles and the
largest trash hauling vehicles.

7. Line-of-sight issues addressed per Roundabout Sight Distance, sheet 4 of
11. Required sight distance dimensions based on design speed of
approach roadway per County standards.

8. Provide roundabout illumination per illuminance levels in Exhibit 8-2 of the
NCHRP Report 672 Roundabouts: An Informational Guide or Table 1 of the
IES DG-19-08 Design Guide for Roundabout Lighting.

9. Bikes are allowed in traffic lane.  Bike Ramps to sidewalks shall not be
provided unless directed by the County.

10. Provide traversable truck apron capable of supporting OCFA emergency
vehicles (68,000 pounds) (see Roundabout Details, Sheet 8 of 11),

11. Roundabout signs and pavement delineation shall be per the latest edition
of the California Manual on Uniform Traffic Control Devices (CAMUTCD).
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B-9 Modified Color of Curb Ramp Detectable Warning Surface
Per the approval of the County Engineer, clarify that County Standard Plan 
1115 may allow dark gray Curb Ramp Detectable Warning Surfaces within 
public streets within the Ranch Plan planned community, in addition to 
yellow (Federal Standard 595 B. Color No. 33538), per the June 30, 2007 
report prepared by Westat for the Federal Highway Administration. 
(http://www.access-board.gov/research/dw-
hwa/summary.htm) 

Performance Standards: 

Dark Gray 

b. Asphalt or brick curb ramps are not typical or currently contemplated within
the Ranch Plan planned community.  If curb ramps within public streets
constructed of asphalt or brick (or another material) are deemed acceptable
by OC Public Works, alternative detectable warning surface colors may be
approved, but only on a case-by-case basis.

c. All other aspects of Standard Plan 1115 would remain in force, including but
not limited to the following:

• Dimensions of Detectable Warning Surface
• Materials
• Size and shape of truncated domes
• Water absorption
• Slip, chemical, light exposure and freeze-thaw resistance
• Tensile and tear strength
• Smoke density
• Hardness, specific gravity and weight loss testing

Project Benefits: 

• Equivalent handicap access and safety at curb ramps.
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a. Federal, State, and local requirements must be met.

b. Only concrete curb ramps within public streets will be allowed to use the alternative
dark gray Curb Ramp Detectable Warning Surfaces, based on demonstrable
contrast effectiveness per the FHWA study data:
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C-5. Trees Planted Within Fifty Feet of Intersection
Per the approval of the Subdivision Committee and the County Chief Engineer, 
modify County Standard Plan 1700 (Planting Criteria 1.a – Horizontal Plane) to 
allow trees to be planted within fifty (50) feet from an intersecting street 
measured from the intersecting right-of-way lines. 
Performance Standards: 

• This modification shall be allowed if the following criteria are met:

a. Limited planting of trees and landscaping within fifty (50) feet allowed
as long as these plantings do not obstruct the line-of-sight for
approaching vehicles (see ADS B-2).

b. The following species of trees are allowed to be planted between 5-
feet to 10-feet of each residential driveway because they are not
anticipated to grow to an eventual diameter greater than 18-inches:

From OC Std Plan 1700 Street Tree List: 
1. Agonis flexuosa (Australian

Willow, Peppermint)
2. Alnus rhombifolia (White Alder)
3. Bauhinia baleana (King Orchid

Tree)
4. Koelreuteria bipinnata (Chinese

Lantern Tree)
5. Lagerstroemia indica (Crape

Myrtle)
6. Liquidambar styraciflua (American

Sweet Gum)
7. Magnolia grandiflora (Southern

Magnolia)
8. Malaleuca quinquenervia (Cajeput

Tree)
9. Pittosparum viridiflorum (Cape

Pittosporum)
10. Platanus acerifolia (London Plane

Tree)
11. Podocarpus gracilior (Fern Pine)
12. Quercus ilex (Holly Oak)
13. Tristania conferta (Brisbane Box)
14. Umbellularia Californica

(California Bay Laurel)

From ADS C-6 Street Tree List:
1. Citrus sp. (Varies)
2. Elaeocarupus decipiens

(Japanese Blueberry Tree)
3. Jacaranda mimosoifolia

(Jacaranda)
4. Koelreuteria bipinnata (Chinese

Flame Tree)
5. Lagerstroemia hybrid

(“Muskogee”, Crape Myrtle)
6. Lagerstroemia hybrid (“Natchez”,

Crape Myrtle)
7. Laurus nobilis (Sweet Bay)
8. Podocarpus henkelii (Long Leafed

Yellow Wood)
9. Podocarpus macrophyllus (Yew

Pine)
10. Pyrus calleryana (“Bradford”,

Bradford Pear)
11. Ulmus parvifolia (“Sempervirens”,

Evergreen Chinese Elm)

c. The homeowners association would be responsible for maintenance.

Project Benefits: 
• A strengthened residential village ambiance due to enhanced landscaping.

• Equivalent or better on-going maintenance costs.
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C-6 Additional Parkway and Street Median Trees
Per the approval of the Director, OC Planning and the County Chief Engineer, allow an
expansion of County Standard Plan 1700 (Parkway and Street Median Trees) to allow
the following species to be planted in public rights-of-way within the Ranch Plan.  All
planting requirements in Standard Plan 1700 shall be followed.  This ADS allows the
Landscape Architect to choose from the addition species listed on the ADS C-6 exhibit,
based on site suitability.
NOTE: Placement of trees within roundabout medians regulated by ADS B-6, Sheet 7 of 11 

Performance Standards: 
a) Additional Standard Plan 1700 Parkway and Street Median Trees (see exhibit on

next page) within the rights-of-way of public local streets and arterial highways, as
reviewed and approved by the Orange County Fire Authority.

b) The Ranch Plan shall only allow Trees from Standard 1700 that are allowed by
Ranch Plan Fire Protection Program Section C.4 and C.8.A.

c) The street trees allowed in parkways by ADS C-6 will not result in any portion of the
trunk being located within 24” of curb-face.  If any individual tree planted within the
parkway eventually grows to a diameter whereby the trunk is 24-inches from the
curb-face, the maintenance contractor shall remove that individual tree.

Project Benefits: 
• Increased water conservation.

C-7 Additional Drought Tolerant Plants
Per the approval of the Director, OC Planning and the County Chief Engineer, allow an
expansion of County Standard Plan 1701 (Drought Tolerant Plant List) to add the trees,
vines, shrubs, grasses and succulents to the list of species allowed within public rights-
of-way within the Ranch Plan.  As stated in Standard Plan 1701, the objective is to
provide landscaping which is aesthetic initially and will retain its aesthetic appeal with
time, yet is lower in maintenance and water requirements than traditional planting. It is
required that a landscape plan be developed by a licensed Landscape Architect, and
that selections from the list on the ADS C-7 exhibit be made be made by the Landscape
Architect based on site suitability as long as the species selected are in compliance with
Orange County Fire Authority requirements.
Drought tolerance refers to the degree to which a plant is adapted to arid or abnormal 
low rainfall conditions. Drought tolerant plants native to Southern California typically do 
not need supplemental irrigation, with the exception of plant establishment. 
Addition to Standard Plan 1701 also allows inclusion as part of Standard Plan 1700 
(Street Tree List), as the County of Orange is supportive of native and drought tolerant 
species within public road rights-of-way.
Performance Standards: 
a) Allow within the rights-of-way of public local streets and arterial highways
Project Benefits:
• Increased water conservation.
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BOTANICAL NAME

NOTE: The Ranch Plan 

shall only allow Trees 

from Standard 1700 

that are allowed by 

Ranch Plan Fire 

Protection Program 

Section C.4 and C.8.A.I

COMMON NAME Special Conditions

Citrus sp.

Varies

Dracaena draco

Dragon Tree

Elaeocarpus decipiens

Japanese Blueberry 

Tree

Jacaranda mimosifolia

Jacaranda

Koelreuteria bipinnata

Chinese Flame Tree

Lagerstroemia hybrid 

'Muskogee'

Crape Myrtle
Lagerstroemia hybrid 'Natchez'

Crape Myrtle

Laurus nobilis

Sweet Bay

Platanus Racemosa

California Sycamore

Podocarpus henkelii

Long Leafed Yellow 

Wood

Podocarpus macrophyllus

Yew Pine
'Bradford'

Bradford Pear

Quercus agrifolia

Coastal Live Oak

Quercus engelmannii

Mesa Oak

Quercus viginiana

Southern Live Oak
"Sempervirens"

Evergreen Chinese Elm

ADS

C-6
Sheet 1 of 1

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1700   

PARKWAY AND STREET MEDIAN TREES     
Placement of trees within Roundabout Medians regulated by ADS B-6, Sheet 7 of 11

10 or 20

If planted in medians of 

roadways, this species 

shall be planted at least 5' 

from the face of curb

5 or 14 40

If planted in medians of 

roadways, this species 

shall be planted at least 5' 

from the face of curb

40

30

5

E 40+ 30+ 4

E 60 50

E 60 120

E 40 50 6 40

To be planted in 

parkways and medians 

without fronting 

residences

D 50 30 5 30

E 30 12 5 12

D 80 60 40

E 40 18 5 18

E 20 20 5 20

D 25 12 5 12
Mildew resistant.

D 25 12 5 12

Mildew resistant.

D 30 30 6 30

D 35 20 5 20

E 40 15 5 15

ADDITIONAL STANDARD PLAN 1700 PARKWAY AND STREET MEDIAN TREES

Type HeightSpread

Minimum 

Planter Width 

from face of 

curb,  and on-

going 

compliance with 

Performance 

Standard C-6 

(c)

Spacin

g

Nitrogen Fertilizer

E 20 20 10 20

(All dimensions are in feet)

E 20 20 5 20



LEGEND NSW - No Summer Water FR - Fire Retarding
LSW - Low Summer Water CT - Clay Tolerant
MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Bougainvillea
San Diego Red

Clytostoma callisetegioides
Violet Trumpet Vine

Distictus buccinatoria
Blood Red Trumpet Vine

Hibbertia scandens
Guinea Gold Vine

Pandorea pandorana
Wonga Wonga Vine

Wisteria sinensis
Chinese Wisteria

Acacia redolens 'Desert Carpet'
No Common Name

Agapanthus africanus
Lily of the Nile

Alyogyne huegelii
Blue Hibiscus

Anigozanthus 'Bush Gold'
Kangaroo Paw

Anigozanthus 'Harmony'
Kangaroo Paw

Bougainvillea 'Raspberry Ice'
Bougainvillea

Bougainvillea 'San Diego Red'
Bougainvillea

Buddlejia davidii x weyeriana
Butterfly Bush

ADS

C-7
Sheet 1 of 11

Vine

Vine

Vine

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS 

Prune late winter.

Prune late winter.

Vine MSW Prune late winter.

Vine

Shrub

Shrub

LSW, FR

MSW

MSW

MSW

LSW

Shrub

Shrub

Shrub

Shrub

Shrub

MSW

Vine

LSW, FR

LSW, FR

MSW, FR

LSW

LSW

MSW

NSW, FRShrub
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LEGEND NSW - No Summer Water FR - Fire Retarding
LSW - Low Summer Water CT - Clay Tolerant
MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Buxus japonica 'Green Beauty'
Japanese Boxwood

Callistemon viminalis 'Little John'
Dwarf Bottlebrush

Cistus x hybridus
White Rockrose

Clivia miniata
Kaffir Lily

Coleonema pulchrum
Breath of Heaven

Convolvulus sabatius
Ground Morning Glory

Cotoneaster horizontalis
Rock Cotoneaster

Cotoneaster microphyllus
Rockspray Cotoneaster

Dianella caerulea 'Casitas Springs'
Gray Paroo Lily

Dianella tasmanica 'Variegata'
White Striped Tasman Lily

Dietes bicolor
Fortnight Lily

Euonymus japonicus 'Microphyllus'
Box-Leaf Euonymus

Hemerocallis species
Daylily

Heuchera sanguinea
Coral Bells

ADS

C-7
Sheet 2 of 11

Ground Cover LSW O.C. native.

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS 

Shrub MSW, FR

Shrub MSW, FR

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

Shrub MSW

Shrub LSW, FR

Shrub LSW, FR

Shrub MSW Poisonus if ingested.

Shrub MSW

Shrub LSW

Shrub LSW

Shrub MSW, FR

Shrub MSW

Shrub MSW

Shrub MSW
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LEGEND NSW - No Summer Water FR - Fire Retarding
LSW - Low Summer Water CT - Clay Tolerant
MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Lavandula angustifolia
English Lavender

Lavandula stoechas
Spanish Lavander

Lavatera maritima
Tree Mallow

Leptospermum scoparium 'Gaiety Girl'
New Zealand Tea Tree

Ligustrum japonicum 'Texanum'
Wax Leaf Privet

Lonicera japonica 'Halliana'
Japanese Honeysuckle

Myoporum parvifolium
No Common Name

Nandina domestica 'Harbour Dwarf'
Heavenly Bamboo

Nandina domestica 'Gulf Stream'
Heavenly Bamboo

Pelargonium peltatum
Ivy Geranium

Phormium tenax 'Apricot Queen'
Flax

Phormium tenax 'Bronze Baby'
Flax

Phormium tenax 'Jack Spratt'
Flax

Phormium tenax 'Maori Maiden'
Flax

ADS

C-7
Sheet 3 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS 

Shrub MSW

Shrub
MSW

Shrub MSW

Shrub MSW

Shrub MSW

Ground Cover MSW, FR

Ground Cover MSW, FR

Shrub MSW

Shrub MSW, FR Flowers attract bees.

Ground Cover MSW, FR

Shrub LSW

Shrub LSW

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

Shrub LSW, FR

Shrub LSW, FR
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LEGEND NSW - No Summer Water FR - Fire Retarding
LSW - Low Summer Water CT - Clay Tolerant
MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Phormium tenax 'Tom Thumb'
Flax

Pittosporum t. 'Crème de Mint'
Variegated Dwarf Tobira

Pittosporum t. 'Variegata'
Variegated Tobira

Pittosporum t. 'Wheeler's Dwarf'
Wheelers Dwarf

Pittosporum tenuifolium 'Silver Sheen'
No Common Name

Podocarpus gracilior
Fern Pine

Podocarpus henkelii
Long Leafed Yellowood

Podocarpus macrophyllus 'maki'
Shrubby Yew Pine

Pyracantha koidzumii 'Santa Cruz Prostrata'
Firethorn

Rhapheolipis indica 'Ballerina'
Indian Hawthorn (Pink)

Rhapheolipis indica 'Clara'
Indian Hawthorn (White)

Rhapheolipis indica 'Pinkie'
Indian Hawthorn (Pink)

Rosa banksiae
Lady Banks Rose

Rosa 'Flower Carpet'
Flower Carpet Rose (Tesslar)

ADS

C-7
Sheet 4 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS 

Shrub MSW Disease resistant.

Shrub MSW Prune at end of 
dormant season.

Shrub MSW, FR

Shrub MSW, FR

Shrub MSW, FR
Prune out erect branches to 
maintain compact.

Shrub MSW, FR

Shrub MSW

Shrub MSW Very adaptable.

MSW

Shrub MSW

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

Shrub MSW

Shrub MSW
Carefully head back & trim. Does 
not look good sheared.

Shrub MSW
Carefully head back & trim. Does 
not look good sheared.

Shrub MSW
Carefully head back & trim. Does 
not look good sheared.

Shrub
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LEGEND NSW - No Summer Water FR - Fire Retarding
LSW - Low Summer Water CT - Clay Tolerant
MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Rosmarinus officinalis 'Arp'
Rosemary

Rosmarinus officinalis 'Huntington Carpet'
Rosemary

Rosmarinus officinalis 'Tuscan Blue'
Rosemary

Salvia greggii
Autumn Sage

Salvia leucantha
Mexican Bush Sage

Strelitzia reginae
Bird of Paradise

Trachelospermum jasminoides
Star Jasmine

Tulbaghia species
Society Garlic

Viburnum suspensum
Sandankwa Viburnum

Viburnum tinus
Laurustinus

Westfringia fruticosa
Coast Rosemary

Xylosma congestum 'Compacta'
Compact Shiny Xylosma

Yucca aloifolia
Spanish Bayonet

Yucca elephantipes
Giant Yucca

ADS

C-7
Sheet 5 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS 

Shrub LSW, FR Sharp leaves.

Shrub NSW, FR

Shrub LSW, FR

Shrub MSW, FR

Shrub MSW Susceptible to pests.

Shrub LSW Susceptible to pests.

Shrub MSW, FR

Shrub MSW

LSW
Cut back hard before 
Spring.

Shrub MSW Likes heavy feeding.

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

Shrub LSW

Ground Cover LSW

Shrub LSW

Shrub LSW, FR

Shrub
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Yucca filamentosa
Adam's Needle

Yucca filamentosa 'Bright Edge'
Adam's Needle

Yucca flaccida
Yucca

Yucca flaccida 'Golden Sword'
Golden Sword Yucca

Yucca gloriosa
Spanish Dagger

Yucca recurvifolia (Y. pendula)
Yucca

Yucca rigida
Blue Yucca

Carex praegracilis
Western Meadow Sedge

Carex divulsa
Berkeley Sedge

Festuca californica
California Fescue

Festuca mairei
Maire's Fescue

Festuca ovina glauca
Common Blue Fescue

Festuca ovina glauca 'Elijah Blue'
Dwarf Blue Fescue

Festuca rubra 'Molate Blue'
Molate Red Fescue

ADS

C-7
Sheet 6 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

Grass MSW

Grass
MSW

Good turf 
replacement.

Grass MSW

Grass MSW

Grass MSW

Grass LSW

Shrub LSW, FR

Grass MSW
Takes moderate foot traffic. 
Mow to 4" periodically.

Shrub LSW, FR

Shrub NSW, FR

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Shrub LSW, FR

Shrub LSW, FR

Shrub LSW, FR

Shrub LSW, FR
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Miscanthus sinensis 'Gracillimus'
Maiden Grass

Miscanthus transmorrisonensis
Evergreen Miscanthus

Muhlenbergia capillaris 'Regal Mist'
Pink Muhly

Muhlenbergia rigens
Deer Grass

Muhlenbergia rigida 'Nashville'
Purple Muhly Grass

Nasella tenuissima (Stipa)
Mexican Feather Grass

Pennisetum messiacum
Red Bunny Tails

Pennisetum orientale
Fountain Grass

Pennisetum setaceum 'Red Riding Hood'
Dwarf Purple Fountain Grass

Pennisetum setaceum 'Rubrum'
Purple Fountain Grass

Aeonium arboreum 'Atropurpureum'
No Common Name

Aeonium arboreum 'Zwartkop'
No Common Name 

Aeonium haworthii
Pinwheel
Aeonium 'Pseudotabulaeforme'

No Common Name

ADS

C-7
Sheet 7 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

Succulent LSW

Succulent
LSW

Succulent LSW

Succulent LSW

Grass MSW
Cut back to ground 
in winter.

Grass MSW
Cut back to ground 
in winter.

Grass MSW

Grass MSW
Cut back to ground 
in winter.

Grass LSW

Grass LSW

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Grass LSW

Grass LSW

Grass LSW

Grass LSW
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Aeonium urbicum
Dinner Plate

Agave Americana
Century Plant

Agave americana 'Variegata'
Variegated Century Plant

Agave attenuata
No Common Name

Agave vilmoriniana
Octopus Agave

Agave vilmoriniana 'Variegata'
Variegated Octopus Agave

Aloe striata
Coral Aloe

Aloe vera
Medicinal Aloe

Crassula arborescens
Silver Dollar Plant

Crassula ovata
Jade Plant

Dasylirion quadrangulatum (D. longissima)
Mexican Grass Tree

Dasylirion wheeleri
Desert Spoon

Echeveria elegans
Hens and Chicks

Echeveria 'Blue Curls'
No Common Name

ADS

C-7
Sheet 8 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

Succulent NSW

Succulent NSW Needs well drained 
soils.

Shrub NSW, FR
Needs well drained 
soils.

Shrub NSW, FR
Needs well drained 
soils.

Succulent NSW, FR

Succulent NSW, FR

Succulent NSW, FR

Succulent NSW, FR

Succulent NSW, FR

Succulent NSW, FR

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Succulent  LSW

Succulent LSW, FR

Succulent LSW, FR

Succulent NSW, FR
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Euphorbia tirucalli 'Rosea'
Firesticks

Graptopetalum paraguayense
Ghost Plant

Hesperaloe parviflora
Red Yucca

Kalanchoe luciae (K. thyrsiflora)
Paddle Plant

Sedum dendroideum
Stonecrop

Sedum nussbaumerianum
Stonecrop

Sedum spurium
Stonecrop

Sedum reflexum
Stonecrop

Sempervivum arachnoideum
Cobweb Houseleek

Sempervivum tectorum
Hen and Chickens

Senecio mandraliscae
No Common Name

Senecio talinoides 'Jolly Gray'
No Common Name

Senecio radicans
String of Bananas

Senecio rowleyanas
String of Pearls

ADS

C-7
Sheet 9 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

Succulent LSW, CT

Succulent
LSW, CT

Poisonus if ingested.

Succulent NSW

Succulent NSW

Succulent LSW, FR
Needs well drained 
soils.

Succulent LSW
Needs well drained 
soils.

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Shrub LSW

Succulent LSW

Shrub LSW, FR

Succulent LSW

Succulent NSW, FR

Succulent NSW, FR

Succulent LSW, FR

Succulent LSW, FR
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Alnus rhombifolia
White Alder

Baccharis 'Centennial'
No Common Name

Baccharis pilularis
Dwarf Coyote Brush

Baccharis pilularis 'Pigeon Point'
Dwarf Coyote Brush

Lupinus arboreus
Lupine

Lupinus bicolor
Pygmy-leafed Lupine

Lupinus nanus
Sky Lupine

Nasella lepida
Foothill Needle Grass

Nasella pulchra
Purple Needle Grass

Optunia littoralis
Prickly Pear

Platanus racemosa
California Sycamore

Quercus ilex
Holly Oak

Quercus kelloggii
California Black Oak

Rosa californica
California Wild Rose

ADS

C-7
Sheet 10 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

NSW

Grass NSW, FR

Shrub NSW
Needs well drained 
soils.

Shrub NSW, FR

Tree LSW

Shrub LSW

Tree LSW, FR, CT

Tree LSW, FR

Grass NSW, FR

Cacti NSW, FR

Shrub

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Tree MSW, FR, CT

Shrub LSW, FR Resistant to root rot.

Shrub LSW, FR

Shrub LSW, FR
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LEGEND FR - Fire Retarding
CT - Clay Tolerant

MSW - Med. Summer Water

BOTANICAL NAME
COMMON NAME Type Qualities Remarks

Salvia apiana
White Sage

Sedum spathulifolium
Stonecrop

Sisyrinchium bellum
Blue Eyed Grass

Yucca whipplei
Our Lord's Candle

ADS

C-7
Sheet 11 of 11

RANCH PLAN ALTERNATIVE DEVELOPMENT STANDARDS

ADDITIONAL STANDARD PLAN 1701 
DROUGHT TOLERANT PLANTS

ADDITIONAL STANDARD PLAN 1701 DROUGHT TOLERANT PLANTS

NSW - No Summer Water
LSW - Low Summer Water

Shrub NSW

Ground Cover NSW

Grass LSW, FR

Shrub LSW, FR
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C-8  Turfgrass Irrigation in Parkways

Per the approval of the Director, OC Planning and the County Chief Engineer, allow an 
interpretation of the County of Orange Model Water Efficient Ordinance Guidelines that 
allows spray nozzles in limited circumstances within parkways. 

Parkway landscapes require the predominant planting of turfgrass to more safely 
withstand pedestrian traffic.  In most cases, turf parkway widths will vary between five 
and eight feet. 

Section 2.5 part A.1(q) of the County of Orange Model Water Efficient Ordinance 
Guidelines (2010) indicate the following: 

(q) Narrow or irregularly shaped areas, including turf, less than eight (8) feet in
width in any direction shall be irrigated with subsurface irrigation, a low volume
irrigation system, or another water-efficient technology.

Irrigating turfgrass with sub-surface irrigation is extremely costly, difficult to install, and 
impractical due to low head drainage issues, clogging of emitters by turfgrass roots, and 
damage to piping during aeration. 

Standard irrigation spray heads at smaller radii are difficult to manufacture with a 
matched precipitation rate consistent with their larger spray head counterparts due to 
the low flow and small orifice requirements.  The common result is misting, clogging, 
and spray drift that cause overspray and runoff conditions. 

In 2010, The Toro Company produced a nozzle with a patented technology to allow a 
larger, more uniform droplet at a much lower precipitation rate.  This creates improved 
and more efficient application of irrigation water without misting and drift.   Matched 
precipitation continues to occur after a 25% radius reduction.  These nozzles will work 
with most pop up bodies. 

Performance Standards: 
• Turf parkways between five and eight feet wide will be irrigated with Toro

PrecisionTM nozzles, (or subsequently available nozzle products matching the
performance criteria) using the 5 and 8 foot nozzles – available in nine separate
patterns including 60, 90, 120, 180, and 360 degrees.

• Head layout will consist of 50% diameter coverage
• Hardscape connections will not occur with angles less than 60 degrees to

eliminate overspray at corners.
• Pop up spray bodies must be 6 inches in height and contain pressure regulation

and anti-drain valves capable of 14 feet of head
• Pop up spray bodies must be installed 4 inches from hardscape to allow edging

and root pruning.

Project Benefits: 

Allows the option to use of pedestrian friendly turfgrass in parkway landscapes with an 
improved application of irrigation. 
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D-3. Reduced Age Qualified Parking
Per the approval of the Planning Commission, allow the following modifications to 2002 
Zoning Code Section 7-9-145.3 egarding parking requirements for Ranch Plan Age 
Qualified (55+) housing.  An additional detailed parking analysis would only be required 
if an applicant requests deviations from the following parking standards.     

a. Requirements for Age Qualified Dwellings with Dedicated Garages:
i. Conventional Single-Family Detached Dwellings
ii. Planned Concept Detached Dwellings
iii. Multiple-Family Dwellings

This modification to the Off-Street Parking Regulations of the County of Orange 
2002 Zoning Code Section 7-9-145.3(d)(1) for Attached or detached single-family 
dwellings requires a two-car garage (unless expressly allowed otherwise – e.g., 
ADS D-12) for each single-family Age Qualified detached dwelling unit.

At least 75% of all Age Qualified Dwelling two-car garages must be side-by-side. The 
remaining 25% may be end-to-end (tandem) garages, with both spaces counted fully 
towards meeting the two-spaces-per-unit requirement.   

Each Age Qualified attached dwelling unit (more than one dwelling per building site) 
requires two spaces along with an additional 0.2 guest spaces per unit.  

Conventional Single Family and Planned Concept Detached Dwelling projects in 
compliance with this ADS are also to comply with County Standard Plan 1107, as 
modified to allow local streets with residential frontage and driveways on both sides, 
but parking on one side only:  

 28-foot-wide streets (curb-face to curb-face) with traffic levels of up to 200
average daily trips (ADT).

 30-foot-wide streets (curb-face to curb-face) with traffic levels of from 200 to 500
average daily trips (ADT).

Performance Standards:  
 Age Qualified (55+) dwellings only, as defined by the Ranch Plan PC Program Text

Section IV (Senior Citizen Housing).
 Two parking spaces required per dwelling (no driveway space required) to be

provided via one of the following methods:
o Conventional side-by-side garage, per 2002 ZC 7-9-145.3 (a)(1)
o Tandem garage up to a maximum of 25% of dwelling units within each Age

Qualified project area as stated above.
o Single-car garage serving single-family detached dwellings of less than 1,300

square feet, plus a second required parking space that shall be provided either
in a driveway (minimum 18 feet in length), or on-street or off-street within 200
feet, as allowed by ADS D-12.

 At the tentative tract map level (and site development permit level for Planned
Concept Detached Dwellings and Multiple-Family Dwellings) the applicant must
demonstrate to Land Development staff that 0.2 required guest parking spaces per
dwelling are provided either in a driveway (at least 18’ length behind back-of-
sidewalk), or on-street within 200’ of the dwelling.  This parking tabulation shall be
based on 22-foot-long parallel parking space lengths, as required by 2002 Zoning
Code Section 7-9-145.5 design requirements, working within the constraints of 16-
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foot wide driveway aprons, fire hydrants, corner curb returns, etc. 
 ADS D-5 (17-Foot Driveways) may not be used in combination with ADS D-3 due

to required driveway length.
 ADS D-13 (Tandem Parking) may not be used in combination with ADS D-3 due

to different methods and numbers in calculating tandem parking.

Project Benefits:  
 A residential village ambiance with less uninterrupted hardscape.
 Less pavement results in better water quality through percolation (due to less

impervious surface) and a more livable micro-climate (less heat gain due to
pavement near homes).

 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles

b. Parking Requirements for Age Qualified Multiple-Family Dwellings Without
Dedicated Garages:

i. Multiple-Family Dwellings served by Parking in Common
ii. Independent Units in Continuing Care Retirement Community (CCRC)

Projects

For all Age Qualified multiple-family dwellings without dedicated garages, this 
proposed Alternative Development Standard would require 1.25 parking spaces per 
dwelling unit, which includes guest, visitor and staff parking. 
Performance Standards:   

 Age Qualified (55+) dwellings only, as defined by the Ranch Plan PC Program
Text Section IV (Senior Citizen Housing).
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D-4a. Planned Concept Detached Dwellings Setbacks: (MODIFY)
Per the approval of the OC Planning Commission, allow the following modifications to 
further define Planned Community Program Text Section III.A.2.d.6 setback 
requirements for Planned Concept Detached Dwellings. 

1) Minimum Building Setback Requirements:
a) Front:

i. Where primary (front-door) access is from a street, twelve (12) feet
minimum from the back of street curb or three (3) feet from the property
line/street right-of-way, whichever is greater; except for garages, which
have their own standards.

1.  Unit #1, Exhibit D4a-1: Detached Cluster Configuration with Lane
Access

2. Unit #1, Exhibit D4a-2: Detached Cluster Configuration with Paseo
Access

ii. Where primary (front-door) access to individual dwelling units is from a
private drive or alley, the front setback shall be a minimum of fifteen (15)
feet from the centerline of the alley or five (5) feet to the primary
accessway, whichever is greater.

1.  Unit #2, Exhibit D4-1: Detached Cluster Configuration with Lane
Access

iii. Where primary (front-door) access to individual dwelling units is from a
motor court; the front, side and rear setbacks are often difficult to
determine. In these instances, the wall that includes the front door shall
be deemed the “front wall” of that dwelling.

1.  Unit #3, Exhibit D4a-1: Detached Cluster Configuration with Lane
Access

2.  Units #2 and #3, Exhibit D4a-2: Detached Cluster Configuration
with Paseo Access

b) Rear: Minimum five (5) feet from property line, or if there is no individual
building site property line, from the boundary of the private use common area.
Notwithstanding, if the rear setback is adjacent to an alley, then the setbacks
shall be three (3) feet to the property line or fourteen (14) feet to the
centerline, whichever is more restrictive.

c) Side not abutting street: Six (6) foot minimum for one side only, or eight (8)
foot minimum aggregate total for both sides (see exhibit D4a-3).  Building
separation shall be 6 feet or more from face-of-finish to face-of-finish (see
Exhibit D4a-3) and the Site Development Permit criteria for Planned Concept
Single Family Detached projects shall be expanded to include the following
(as applicable):
(1) For side building separations with a minimum of six (6) feet from face-of-

finish to face-of-finish, at the Site Development Permit and Vesting
Tentative Tract Map levels the applicant shall provide ownership and
easement details that allow for coordinated landscape, hardscape and
drainage.

(2) For side building separations of eight (8) feet or greater from face-of-finish
to face-of-finish the setback of the two side property lines either shall be
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at least (4) feet each, or one side property line setback shall be zero while 
the other side property line setback shall be eight (8) feet or greater (see 
exhibit D4a-3) and will comply with (3) below. 

(3) For any side building separation, confirmation that applicable Building and
Fire Codes will be met.

(4) For any side building separation, review of fencing and window placement
pertaining to privacy.

(5) Any encroachments into the setback area shall leave a minimum three (3)
foot path along the building (excluding roofs and roof eaves).

d) Side abutting street: Five (5) feet minimum from property line.
e) Patios: No attached or detached covered patio shall be located closer than

three (3) feet to a property line, as measured from the nearest supports for
the structure. For a corner lot, the minimum setback from any patio structure
(as measured from each street-side property line) shall be increased to five
(5) feet. Covered patios may be completely screened, including all exterior
walls and ceilings, with fully ventilating screening material.

f) Projections into required setbacks: Eaves, cornices, chimneys, outside
staircases, balconies, media niches and other similar architectural features
may project four (4) feet into any required front, rear or side setback or within
one (1) foot of the property line, whichever produces the least projection into
the setback. Any such projections into the setbacks must be consistent with
applicable fire and building codes regarding separation of structures. In
addition, where primary (front-door) access to individual dwelling units is from
a private drive or alley (Section 1)a)i. above) second-story cantilevered
architectural elements not to exceed 50% of the frontage on any given private
drive alley, may project three (3) feet into required front setbacks, for a
second story front setback of twelve (12) feet from the centerline of the alley.

g) In conditions where the building separation between two dwelling units is less
than 8 feet but equal to or greater than 6 feet from face-of-finish to face-of-
finish:
1. Required 150 square foot Usable Private Open Space area shall average

at least 8 feet in width, shall be a minimum of at least 6 feet in width, and
shall meet the three-to-one (3:1) length to width ratio.

2. A non-buildable easement is required and additionally shall prohibit:
a. Structures that do not require building permits, including, but not
limited to, storage sheds.
b. Open flames (barbecue, fire pit etc.)

In addition to g above), in conditions where the building separation between two 
dwelling units is 6 feet from face-of-finish to face-of-finish: 
1. Architectural projections are not allowed between the units (i.e.,

“chimneys, outside staircases, balconies, media niches and other similar
architectural features”).

2. Rated roof projections of up to 12 inches (roof eaves and fascia) are only
allowed to cross a zero-lot line per a non-buildable easement to be
depicted on the Vesting Tentative Tract Map and on the Final Tract Map.

3. Emergency ingress/egress serving bedrooms adjoining zero lot line
property to be confirmed at Site Development Permit level of County
review.
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Performance Standards: 

• Irrigated landscaping required within private drives, alleys and motorcourts.

• Roll-up garage doors with remote-controlled openers.

• Five (5) foot setback from front-doors on private drives, alleys and motorcourts to the
primary accessway, which shall be identified on the Site Development Permit and
Precise Grading Plan.

• Building separation must comply with California Residential Code.

• Driveways must be at least 18 feet in length or more, or 7 feet or less.

• ADS D-5 (17-Foot Driveways) may not be used in combination with ADS D-4a due to
ADS D-4a requiring driveway lengths of 18 feet or more, or 7 feet or less.

• ADS D-8 (Planned Concept Residential Lots Greater than 3,000 Square Feet) may
not be used in combination with ADS D-4a to prevent the negative impacting of parking
requirements if side separation is less than 8 feet.

• ADS D-8 may be used in combination with ADS D-4a only if side separation is 8 feet
or greater (per ADS D-4a section 1)c)(2) above) and Usable Private Open Space per
dwelling unit is at least 500 square feet in size.

• ADS D-9 may not be used, if utilizing ADS D-8 with ADS D-4a, to ensure that all
required parking is provided off-street and on-site.

Project Benefits: 

• Increased residential density.

• Equivalent ease of circulation and traffic safety.

• Equivalent access for fire and emergency vehicles.
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Exhibit D4a-1 
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Exhibit D4a-2 
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Exhibit D-4a-3 
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D-4b. Conventional Single-Family Detached Dwellings Setbacks
The OC Planning Commission approved ADS D-4b on May 13, 2015 (revised 2026), 
further defining Planned Community Program Text Section III.A.1.d.5 setbacks 
requirements for Conventional Single-Family Detached Dwellings on alleys/motor 
courts. 

5) Minimum Building Setback Requirements (See color-coded exhibit D4b):
a) Red: Ten (10) feet minimum from property line to building for at least one side of

each ADS D-4b Conventional Single-Family Detached Dwelling.
b) Green: Five (5) feet minimum from any property line, or ten (10) feet aggregate

when adjacent to another green setback, or five (5) feet when abutting a street.
c) Blue: Per Ranch Plan PC Program Text Section III.A.1.fd.5)d): If the setback is

adjacent to an alley/motorcourt, the setbacks shall be three (3) feet to the
property line or fourteen (14) feet to the centerline, whichever is more restrictive”

d) Front Doors: Five (5) feet minimum if adjacent to a street, alley or motorcourt.
e) Patios: No attached or detached covered patio shall be located closer than three

(3) feet to a property line, as measured from the nearest structural supports. For
a corner lot, the minimum setback from any patio structure (as measured from
each street-side property line) shall be increased to five (5) feet. Covered patios
may be completely screened, including all exterior walls and ceilings, with fully
ventilating screening material.

f) Projections into required setbacks: Eaves, cornices, chimneys, outside
staircases, balconies, media niches and other similar architectural features may
project four (4) feet into any required front, rear or side setback or within one (1)
foot of the property line, whichever produces the least projection into the setback.
Any such projections into the setbacks must be consistent with applicable fire
and building codes regarding separation of structures.

Performance Standards: 

 Submittal of an informational exhibit with the Tentative Tract Map resembling the
configurations shown on Exhibit D4b, with a condition of approval on the Tentative Tract
Map requiring specific setbacks to be shown on the Precise Grading Plan prior to
recordation of a Final Tract Map.

 Roll-up garage doors with remote-controlled openers.

Project Benefits: 

 Increased residential density.
 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.
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NOTES: 
1. Front Doors may be located of any side of the building (Red, Green or Blue)
2. Rear/Red (10-foot) Setbacks:

a. Are not required to be opposite Front/Blue Setback
b. Are not required to be opposite the location of Front Door

FD FRONT DOOR LOCATION 



D-5.  17-Foot Driveways (New Modification)
Per the approval of the Planning Commission, define all residential Garage and 
Carport Placement minimum setbacks contained in the Ranch Plan PC Text 
(Driveway requirements in Conventional Single Family Detached Dwellings, Planned 
Concept Detached Dwellings, Multiple-Family Dwellings, Estate Dwellings, Senior 
Housing and Home Based Business Enclaves), as follows: 

The setbacks to the point of entry into a garage or carport shall be: 

• Private streets, alleys or motorcourts: Seven (7) feet or less, or
seventeen (17) feet (assuming a roll-up garage door; eighteen (18) feet
required if no roll-up garage door) or more from the back of sidewalk or, if
there is no sidewalk, from the back of curb.

• Public streets:  Minimum eighteen (18) feet

Garage structures may be constructed with no minimum setback from any side or 
rear property line not abutting a street. 

Performance Standards: 
• Roll-up garage doors with remote-controlled openers

Project Benefits:
• Increased residential density.
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D-6. Multiple-Family Dwellings – Minimum Distance Between Buildings
Per the approval of the Planning Commission, allow the following addition to 
Section III.A.3.d.5): 

Minimum Distance Between Buildings: Fifteen (15) feet at a maximum building 
height of forty (40) feet. However, the internal distance requirement may be 
reduced to ten (10) feet at a maximum building height of thirty-five (35) feet and 
may be further reduced to eight (8) feet at a maximum building height of one-
story at setback, stepping back to two-stories no closer than 12 feet (see diagram 
below).

Performance Standards: 
• In situations where the 8-foot distance is used, window placement in the

affected buildings should be considered to maximize privacy.

Project Benefits:
• Increased density in a single-family setting provides for more housing choices.
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D-7. Recreation Uses Setbacks
Per the approval of the Planning Commission, allow building setbacks from 
property lines for Recreation Uses (such as parks, pools, clubhouses and trails) 
to be reduced to five (5) feet if the primary reason the recreation use is on a 
separate lot is to allow for homeowners association maintenance of the 
recreational facilities. 

Performance Standards: 
• Recreational use surrounded by residential uses that would be utilizing the

recreation facilities.

Project Benefits: 
• Increased compatibility between residential and recreational uses.

D-8. Planned Concept Residential Lots Greater than 3,000 Square Feet

Ranch Plan PC Program Text Section III.A.2.d.(2) is revised to delete the 
following text: “… and lots less than 3,000 square feet.  If lot sizes are greater 
than 3,000 square feet, regardless of density, Conventional Single Family 
standards (Section III.A.1) shall apply.”  Therefore, Planned Concept Single-
Family Detached Dwellings are allowed on lots in excess of 3,000 square feet.  
NOTE:  This ADS allows an alternative standard that remains in compliance with 
the “Greater than 8.0 dwelling units per acre” requirement in Section III.A.2.d.(2) 
“Planned Concept Detached Dwellings - Net density” and the definition of 
Planned Concept Detached Dwellings in the Planned Community Program Text 
(Section IV. Definitions “P”). 
Performance Standards: 
• Compliance with all other applicable aspects of Ranch Plan PC Program Text

Section III.A.2. requires, but is not limited to following:
! Remainder of Section III.A.2.d.(2) requires “Net Density: Greater than

eight (8.0) dwelling units per acre …”
! Public and private open space must be clearly delineated on the Site

Development Permit and Precise Grading plans.
Project Benefit: 
• The increased lot size allows increased private usable open space.



D-9. Planned Concept Detached Dwellings Parking (Bedroom Count):
Parking for Planned Concept Detached Dwellings to be provided per the bedroom-
count parking generation method (OC 2002 Zoning Code Sections 7-9-145.3(d)(2) 
and (d)(3). 

Performance Standards:   

 Compliance with all other aspects of Ranch Plan PC Program Text Section III.A.2
(Planned Concept Detached Dwellings Site Development Standards), including a
density greater than 8.0 dwelling units per acre and lot sizes less than 3,000 square
feet (unless modified by ADS D-8).

 For public streets, up to 20% of the total required (non-guest) parking is allowed on the
street.  However, on-street parking (including both required and guest parking) may not
exceed 75% of the street’s available parking capacity.

 For private streets, up to 25% of the total required (non-guest) parking is allowed on the
street.  However, on-street parking (including both required and guest parking) may not
exceed 90% of the street’s available parking capacity.

 The total percentages of private and public on-street parking permitted are cumulative,
and not specific to each individual development.  In other words, the percentage of on-
street parking used by one development shall count against the total percentage of on-
street parking allowed for any subsequent development intending to use on-street
parking.  If adjacent surrounding land uses utilize on-street parking to meet their own
parking requirements, that on-street parking capacity may not be utilized by the new
development.  For example, if an adjacent development utilizes 50% of a private
street’s available parking capacity, then the new development can only utilize the
remaining 40% of that private street’s available parking capacity.

Project Benefits: 
 Increased housing choices in price range affordable to “first-time” and “move-down”

homebuyers.
 Equivalent compliance with all aspects of Ranch Plan PC Program Text Section III.K.

and OC 2002 Zoning Code Section 7-9-145.3(d)(2 and 3).
 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.
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D-10. Bedroom Definition to Determine Parking Requirements

Clarification of what is classified as a bedroom, for the purposes of determining 
parking requirements per OC 2002 Zoning Code Section 7-9-145.3(d)(2) to apply to all 
Ranch Plan housing types as follows:

Notes: 

1. For purposes of determining parking requirements per OC 2002 Zoning Code
Section 7-9-145.3(d)(2) any room meeting the parameters as described in the
performance standards below shall not be considered a bedroom.

2. This ADS is not a modification to the 2002 Zoning Code 7-9-23(-B) definition of
bedroom, nor the Ranch Plan PC Program Text Section IV. Definitions (B), but
rather clarification for determination of parking requirements for site development
standards for Off Street Parking.

Performance Standards: 
 Rooms with less than 70 square feet of interior space shall NOT be classified as a

bedroom unless they contain a bathroom or closet.
 Rooms with more than 70 square feet of interior space with no closet and no

bathroom directly opening into the room shall NOT be classified as a bedroom.
 Rooms that are not considered a bedroom under this ADS shall be clearly labeled

“Not a Bedroom” on submitted plans.

Project Benefits: 
 Provides clarity for applicants and staff when determining required parking.
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D-11. Residential Guest Parking:

Residential guest parking may be provided on adjacent public and private streets, in 
addition to being provided off-street, modifying OC 2002 Zoning Code Section 
7-9- 145.3.(d)(4) within the Ranch Plan planned community.

Performance Standards:
 For Conventional Single-Family Detached Dwellings, a parking exhibit showing full

plotting of parking spaces must be provided as part of the Model Site Development
Permit Plans or tentative tract map plans, whichever comes first.

 For Planned Concept Detached Dwellings:
o Guest parking must be located within 200 feet walking distance of the front door

or to an attached garage with direct access to unit, whichever is closer, of each
Age Qualified Planned Concept Detached Dwelling.

o Guest parking must be located within 200 feet walking distance of the front door
or to an attached garage with direct access to unit, whichever is closer, of 75%of
non-Age Qualified Planned Concept Detached Dwellings.

o Guest parking may be located within 300 feet walking distance of the front door
or to an attached garage with direct access to unit, whichever is closer, of the
remaining 25% non-Age Qualified Planned Concept Detached Dwelling units
with the following restrictions:
 Only allowed on sidewalks and/or streets sloped less than 5% for the

entire traversable path to facilitate ease of use for pedestrians.
 The 300–foot walking distance for non-Age Qualified Planned Concept

Detached Dwelling units is only allowed in Planning Area 3.
o All required parking spaces, walking distances and, if applicable, the above-

mentioned 25% cap will be determined on a unit by unit, tract by tract basis.
o All required parking spaces must be shown on a parking exhibit for entire project

site as part of the Site Development Permit Plans.

 For Multiple Family Dwellings:
o For developments greater than 22 dwelling units per net acre, all Guest parking

must be located within 200 feet of the front door, the elevator(s) serving the
units, or to an attached garage with direct access to unit, whichever is closer,
with the exception of Non-Age Qualified Multiple Family Dwelling projects that
provide a parking lot centralized to the units being served (see next bullet point
below).

o If a Non-Age Qualified Multiple Family Dwelling project provides a parking lot
centralized to the units being served (see examples below – Exhibit D-11), 25%
of Guest parking may be located within 300 feet of the front door, the elevator(s)
serving the units, or to an attached garage with direct access to the unit,
whichever is closer, and the remaining 75% of the Guest parking shall be
located within 200 feet of the front door, the elevator(s) serving the units, or
attached garage of the remaining units. Guest parking proposed per this
performance standard shall not be located on public streets.
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Exhibit D-11 
Examples of Centralized Parking Lot 

 If ADS D-12 (Single-Car Garages for Single-Family Detached Homes) is proposed to
be used in combination with ADS D-11, all Guest parking for homes served by a
single-car garage must be located within 200 feet of the front door of the dwelling or
to an attached garage with direct access to unit, whichever is closer.

 If ADS D-13 (Tandem Parking) is proposed to be used in combination with ADS D-
11, all Guest parking for homes served by a tandem garage must be located within
200 feet of the front door of the dwelling or to an attached garage with direct access
to unit, whichever is closer.

Project Benefit:  
 Provides clarity for applicants and staff when determining required parking and the

location thereof.
 Increased housing choices in price range affordable to “first-time” and “move-down”

homebuyers
 Equivalent ease of traffic circulation and traffic safety
 Equivalent access for fire and emergency vehicles
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D-12. Single-Car Garages for Single-Family Detached Homes

Single-car garages (a minimum 10 feet in width and 20 feet in length of unobstructed 
area) are allowed to serve Planned Concept, Conventional Single-family Detached or 
Duplex (per ADS D-14) dwellings less than 1,300 square feet, including Age 
Qualified Housing (55+). 

Performance Standards:   
 Dwelling units of less than 1,300 square feet must still comply with all other aspects of

Ranch Plan PC Program Text Section III.K. (Off-Street Parking) and OC 2002 Zoning
Code Section 7-9-145.3 (Residential off-street parking requirements) – this ADS simply
allows one garage space and one uncovered space rather than two covered parking
spaces.

 If the garage is served by a public or private street, alley or motorcourt, parking spaces
necessary to meet the parking requirements (on-street or off-street) must be provided
within 200 feet of the dwelling.

 One driveway parking space in front of a single car garage or a “staggered” garage,
18-foot in length from edge of alley pavement or from back of sidewalk, may be counted
toward the unit’s required parking (see Exhibit D-12).

 All required parking spaces must be shown on a parking exhibit for entire project site as
part of the Site Development Permit Plans:

 Guest parking must be located within 200 feet of each unit.
 For Conventional Single-Family Detached Dwellings, the parking exhibit must

be provided as part of the Model Site Development Permit Plans or tentative
tract map plans, whichever comes first.

 For Planned Concept Detached Dwellings, the parking exhibit must be
provided as part of the site-wide Site Development Permit plans.

 If ADS D-11 (Single Family Detached On-Street Parking) is proposed to be used in
combination with ADS D-12, all guest parking for homes served by a single-car garage
must be located within 200 feet of the dwelling.

 ADS D-5 (17-Foot Driveways) may not be used in combination with ADS D-12 because
ADS D-12 requires the driveway to be at least 18 feet in length from the back of the
sidewalk.

Project Benefits:  
 Increased housing choices in price range affordable to “first-time” and “move-down”

homebuyers.
 Equivalent compliance with all aspects of Ranch Plan PC Program Text Section III.K.

and OC 2002 Zoning Code Section 7-9-145.3  (Off-Street Parking).
 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.
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D-13. Tandem Parking

Full parking credit allowed for tandem garage spaces (11’ x 40’) per performance 
standards below:   

Performance Standards:   

 Compliance with all other aspects of Ranch Plan PC Program Text Section III.K. and
OC 2002 Zoning Code Section 7-9-145 (Off-Street Parking).

 Garage spaces only; no driveway spaces allowed in front of tandem garages.
 Motorcourts and Alleys: Full parking credit allowed for tandem garage spaces in up to

50% of project-wide residential units located off of motorcourts and alleys
 Private Streets: Full parking credit allowed for tandem garage spaces in up to 50% of

project-wide residential units located off of private streets, with curb-separate
sidewalks (i.e., with parkways) for sight distance purposes.

 Compliance will be determined on a unit by unit, tract by tract basis per a parking
exhibit that must be provided as part of the site-wide Site Development Permit plans
or tentative tract map plans, whichever comes first.

 ADS D-3a (Reduced “Age-Qualified” Parking) may not be used in combination with
ADS D-13 due to different methods and numbers in calculating tandem parking.

Project Benefits:  

 Equivalent compliance with all aspects of Ranch Plan PC Program Text Section III.K.
and OC 2002 Zoning Code Section 7-9-145 (Off-Street Parking).

 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.
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D-14. Two-Family Residences (Duplexes)
Two-family (duplex) residences allowed in Planned Concept Detached Dwellings 
neighborhoods per approval of a Site Development Permit (added as item “j” to 
the listing in Ranch Plan PC Program Text Section III.A.2.a.3).
Performance Standard:  
• Compliance with all other applicable aspects of Ranch Plan PC Program Text

Section III.A.2.
Project Benefit:  
• Increased housing choices in price range affordable to “first-time” and “move-

down” homebuyers.

Notes: 
• Not a modification to the Zoning Code or PC Program Text “Permitted Uses”,

but rather an ADS per PC Program Text General Note 25.
• Duplex dwellings are classified by OC Zoning Code as “R3” Residential, a type

of single family dwelling consistent with the California Residential Code
definitions of “Building” and “Dwelling”.

D-15.  “Off-Site” Garages for Single-Family Detached Homes

Required covered parking spaces (including the provisions of ADS D-9) serving 
Conventional Single-Family or Planned Concept residential may be located on a 
separate building site (see exhibit on following page). 

Performance Standards: 

 Unattached garages shall be located within 200-foot walking distance of each
specific dwelling unit being served.

 Compliance with all other aspects of Ranch Plan PC Program Text Section III.K. and
OC 2002 Zoning Code Section 7-9-145 (Off-Street Parking), including but not limited
to maneuverability and accessibility requirements.

 Prior to builder “B” tentative tract map approval applicant shall clarify ownership of
proposed off-site garage area and compliance with appropriate setbacks through
appropriate methods to ensure that the garage remains associated with the
appropriate unit and is used as parking (e.g., CC&Rs).

Project Benefits: 

 Increased housing choices in price range affordable to “first-time” and “movedown”
homebuyers.

 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.
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D-16. Reduced Neighborhood Center Setback
Ranch Plan PC Program Text Section III.C.1.d.(3)(c) “Minimum Building 
Setbacks” for neighborhood retail uses may be reduced to zero on collector 
streets similar to the setback for Commercial Local Streets, as defined by Orange 
County Highway Design Manual (see exhibit below). 

Note: 
• Only applicable adjacent to Neighborhood Commercial uses, not Urban Activity

Center or Business Park uses.
Performance Standards: 
• Street shall have posted speed of 35 miles per hour or less.
• Parking lot provided at rear of building.
Project Benefits:
• Vintage main street ambiance.
• Equivalent access for fire and emergency vehicles.



D-17. Credit Toward Usable Private Open Space
Ground level patios, decks and yards, and decks and balconies on levels above the 
ground floor may be credited toward the 150 square foot minimum Usable Private Open 
requirements for Planned Concept Detached Dwellings (PC Text Section III.A.2.d.8)b) 
per the following performance criteria: 
Performance Standards: 

• A maximum of one-half (50%, or 75 square feet) of the Usable Private Open Space
requirements may be credited to a deck or balcony, with the balance provided at
ground level.

• A minimum deck or balcony area of 50 square feet shall be utilized to qualify for
usage under this ADS.

• In order for decks or balconies to be creditable toward Usable Private Open
requirements:

oDecks located on the roof are creditable, as long as they do not take sole
access through a bedroom or bathroom.

o Balconies or decks located on the 2nd or 3rd story may be creditable only when
immediately adjacent to, and accessible from, the public portion of the
residence (i.e., great room, living room, family room, dining room and/or
kitchen, etc.).  Balconies or decks that have any access point to or from a
bedroom or bathroom will not be creditable.

oDecks and balconies shall be open on one side or more to allow for views and
must meet a minimum width/length ratio of 2:1.

o By code roof decks and balconies must be surrounded by a guardrail. Open rail
design is encouraged (see examples on Exhibits).

• Any deck or balcony located above ground level will not be credited toward Usable
Private Open Space in Age Qualified Planned Concept projects.

Project Benefits: 
• Equivalent compliance with all aspects of Ranch Plan PC Program Text Section

III.A.2.d.8)b).
• Potential increase in home values due to views.
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D-18. Director Approval of Alternatives to Off-Street Recreational Parking Requirements

Disapproved by Planning Commission 12-14-22 – Request Deleted 
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D-19. Allowed Air-Gap Building Separation for Age-Qualified Planned Concept Detached
Dwellings on Fee Simple Lots (3 or more in-a-row): (NEW) 
Per the approval of the OC Planning Commission, allow 3-inch minimum and 6-inch 
maximum side setback from building face to property line (i.e., 6-inch to 12-inch wall 
separations) for a row of three or more Planned Concept Detached Dwellings: 

Project Benefit: 
a. The air-gap composite floor plans (see Exhibits D-19b and D-19e) create an efficient,

compact neighborhood layout (see Exhibit D-19i) that will be equivalent to other
residential neighborhoods of single-family detached and duplex homes in terms of
public health and safety (including emergency access), and general community
welfare (including usable private open space and privacy).

b. Provides a unique housing ownership option not presently available in southern
Orange County, with the density of attached housing, the air-gap buildings with no
shared walls allow for “fee simple ownership” legal privileges over a real estate
property, rather than “air space” condominium ownership.

Performance Standards: 
a. OC Building Official confirmation that all applicable Building and Fire Codes are met

(per compliance with the RMV Air-Gap Construction Protocol details depicted on
Exhibit D-19h).  3-inch minimum and 6-inch maximum side setback from the property
line (i.e., 6-inch to 12-inch wall separations from building-face-to-building-face) to be
verified by Structural Engineer per seismic analysis.

b. Air-gap wall separations allowed only when two single-story walls are adjacent to the
shared property line.

c. Second story elements are allowed only when located 5 feet or more from the
property line.

d. Compliance with the RMV Air-Gap Construction Protocol details contained in Exhibit
D-19h – Air-Gap Construction Details.

e. No roof-decks shall be located immediately adjacent to each other.
f. The Rancho Mission Viejo Master Maintenance Corporation (Rancho MMC, the

master homeowner’s association) Covenants, Codes and & Restrictions (CC&Rs)
shall address maintenance, repair, easement rights and other issues related to air-
gap residences (see Exhibit D-19g)

g. Usable Project Open Space requirements may not be satisfied by using Section
III.A.2.d.8)a)(4), “Sidewalks and adjacent parkway…”

h. Planned Community Detached Dwellings per site development standards in Section
III.A.2.d.6 Minimum Building Setback requirements shall be met for front setbacks,
rear setbacks, and non-air-gap side setbacks.

i. All required trash receptacles are to be provided within the garage, including trash,
recycling and the organic material receptacles soon to be required statewide, and
shown for each proposed unit as part of the project Site Development Permit plan.

j. All A/C units shall be shown for each proposed unit as part of the project Site
Development Permit plan and shall not be located in the Usable Private Open
Space.

k. Parking shall be consistent with all other PC Text and/or ADS requirements.
l. The project Site Development Permit plan shall depict convenient and direct external

gate access/ingress and egress from each private yard to the sidewalk/street/alley,
such as, but not limited to, a secondary pedestrian access path as shown in Exhibit
D19-i below.

m. All units utilizing access as described in Performance Standard “L” shall have the
address number of the unit clearly posted on the gate that provides access to/from
the private yard of the unit.

n. This ADS may be used for a maximum of 500 units only in Planning Areas 3 and 4.
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o. A minimum of 200 square feet of Usable Private Open Space per unit is required
under this ADS and must be shown on a lot-by-lot basis

p. ADS D4-a may not be used in combination with this ADS (Planned Concept
minimum building setback requirements).

q. ADS D-8 may not be used in combination with this ADS (lots greater than 3,000 SF).
r. ADS D-17 may not be used in combination with this ADS (roof decks).
s. Standard 13-D fire sprinkler systems are required for each unit.
t. All internal, local streets of any development utilizing this ADS shall be designated as

private streets.
u. Parking reductions, through the use of the Site Development Permit process or ADS,

will not be allowed.
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 Exhibit D-19a – Single Level Elevations 

Exhibit D-19b – Single Level Floorplans: 

Exhibit D-19c – Single Level Roof Plans: 
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Exhibit D-19d – Two Story Option Elevations 

Exhibit D-19e – Two Story Option Floorplans: 

Exhibit D-19f – Two Story Option Roof Plans: 
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Exhibit D-19g – Master CC&Rs – Draft Air Gap Supplemental Declaration Insert 

Proposed Addition to form of Supplemental Declaration for Clarification: 
Rancho Mission Viejo Master Maintenance Corporation (Rancho MMC, the master homeowners 
association) would add a supplement to the relevant provisions in the Master Covenants, Codes 
and & Restrictions (Master CC&Rs) to clarify the obligations related to Air Gap residences: 

A. Disclosure regarding Connected Residences. Lots __ to __ of Tract No. ____ are
designated as residential Lots, as defined in the Master Declaration. The Residences on
these Lots are free-standing structures each located on a separate, individual Lot.  The
Residences are approximately 6 to 12 inches apart with no shared walls.  The Residences
are connected at the front and back by weather-sealed control-joints over the space
between them.  The control-joints, weather-proofing Improvements and attachment devices
that connect the two Residences are the “Shared Features”.   The Residences attached by
the Shared Features are “Connected Residences”.  All of the provisions of the Master
Declaration applicable to Lots in general apply to each of the Lots in this Phase.  Each Lot
Owner will be responsible for maintaining, repairing and replacing all Improvements on the
Owner’s Lot. In addition, each Lot Owner has the responsibility for maintaining the Shared
Features and working with the Owners of the other Connected Residences to ensure that
their Residences are properly maintained.
Additional Restrictions Include:
1. Shared Features. The cost of reasonable maintenance, repair and replacement of the

Shared Features shall be shared equally by the Owners of the Connected Residences. If
Shared Features are destroyed or damaged, the Owner of either Connected Residence
may restore the Shared Features to their undamaged condition, unless another design
has been approved by the Aesthetics Review Committee and agreed to by the Owners
of both Connected Residences.  An Owner who negligently or willfully causes a Shared
Feature to require maintenance work, repair or replacement shall bear the whole cost of
the necessary maintenance along with the whole cost of any work required to repair any
damage to the Connected Residences caused by the Owner’s negligent or willful
actions. The right of any Owner to contribution from any other Owner under this
Subsection is appurtenant to each Owner’s Lot and passes to such Owner’s successors
in title.  If an Owner fails to cooperate, the other Owner is entitled to proceed to enforce
the Master Declaration. Rancho MMC is not obligated to maintain the Shared Features
nor enforce this provision.

2. Termite Eradication.  Each Owner is responsible for preventing and eradicating
termites and other wood-destroying pests and organisms within the Owner’s Residence.
Each Owner is responsible for eradicating infestations within the Owner’s Residence
upon detection.  The Owners of the Connected Residences may work together to have
all of the Connected Residences fumigated at the same time.  If, for any reason, a
Connected Residence cannot be fumigated concurrently with the others, other pest
control methods must be used.

3. Easements and Cooperation.  Each Owner shall have the easement rights described
and reserved for Owners in the Master Declaration, Section 7.8.  Such provisions allow
Owners of Connected Residences easements and entry rights on adjacent property in
order to perform maintenance and repair, and reciprocal easements for drainage of
water over, across and upon adjacent Lots.  The Owners of Connected Residences are
obligated to cooperate with each other to address issues affecting the Connected
Residences.
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B. Proposed Disclosure for Buyers:
The Residence you are purchasing is a separate free-standing structure connected to the
adjacent Residence only by weather-sealed control-joints. All of the provisions of the Master
Declaration applicable to Lots apply to each of the Lots in this Phase. The Supplemental
Declaration for your Residence includes additional restrictions addressing this style of
Residence. In your purchase of this Residence, consider the following:
1. Maintenance. You are responsible for maintaining all of your home, including the roof,

structure, walls and floor. There is a 4-to-8-inch gap between your home and the
neighbor’s home. You must not pierce that gap. You and your neighbor share
responsibility for maintaining the weather-sealed control-joints that connect your homes.
However, if you are negligent or deliberately damage it, you must pay to repair or
replace it.  Each homeowner must maintain their own structure and (if necessary) they
must work together to maintain (i) the walls facing each other within the 6” to 12” gap or
(ii) the Shared Features.  You must first contact the Owner of the Connected Residence
and allow them 30 days to respond.  If they don’t respond within the 30 days you must
notify them of the date and time of the repairs and the access required from their
home.  You must repair all damage done to their home resulting from the repairs.

2. Pest Control/Termite Tenting. Because your home is so close to your neighbor’s
home, you may not be able to ‘tent’ your home unless your neighbor also tents his or her
home, but your neighbor is not obligated to agree to tent. There are effective alternatives
to tenting.  You may be required to use one of these alternatives, even if it is more
expensive than tenting.  Many pest control companies offer annual pest control contracts
that include regular inspection and control of termites. You may wish to enter into such a
contract on close of escrow as a preventative measure.

3. Damage to Neighboring Homes. Because your home is so close to the neighboring
home, it is possible that something from your home could damage the neighbor’s home.
For example, water could leak from your home and flood, possibly into the space
between the homes. If you caused the leak because you were negligent or did
something deliberately, you will be responsible for repairing both your home and your
neighbor’s home. The cost may or may not be covered by your homeowners insurance.
If a leak occurs and there is no negligence or deliberate conduct, then each owner will
be responsible for repairing his or her own property.

4. Easements/Entry Rights. The Master Declaration reserves easements over your home
and your neighbor’s home for a variety of reasons including:
• Maintenance and repair of utility services
• Drainage
• Maintenance and repair of any improvement installed by the master developer or

homebuilder
• Encroachments
• Accommodating settling, minor engineering and construction variances and

overhanging architectural features.
If your neighbor needs to enter your home to perform work, you must allow your 
neighbor to do that. The neighbor must not damage your property and must do the work 
at an agreed to time. You have the same rights to enter your neighbor’s home, if you 
need to. 

5. Cooperation. As you can see from this summary, you must only purchase this home if
you are willing to be considerate of your neighbor and if you are willing to work with your
neighbor to maintain shared improvements and address shared concerns.
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Exhibit D-19h – Air-Gap Construction Details 
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Exhibit D-19h – Air-Gap Construction Details (continued) 
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Exhibit D-19h – Air-Gap Construction Details (continued) 
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Exhibit D-19i – Air-Gap Prototype Plotting Study (Conceptual) 

December 14, 2022 Page 142



D-21. Expanded Hours of Operation of Recreation Uses: (NEW)
Per the approval of the OC Planning Commission, modify Ranch Plan PC Program Text 
Recreation Site Development Standard III.B.d.4. to allow hours of operation from 6:00am 
to 10:00pm. 

Project Benefits: 
• Allowing workout times and meeting times suited to all residents

Performance standards: 
• If outdoor uses are proposed between 9:00pm and 10:00pm, sound attenuation of

residential uses are required if within 300 feet of proposed outdoor use(s), or per the
distance specified in the project acoustical report prepared by the developer/builder,
whichever distance is greater.

• No outdoor uses allowed before 7am
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D-22. Mixed Use (UAC) and Neighborhood Center (Commercial) Wall Signage
Specifications: (NEW) 

Per the approval of the OC Planning Commission, allow a reference within Ranch Plan 
PC Program Text Section III.L.2.b. “Wall Signs” to the following requirements of the 
current OC Zoning Code Section 7-9-114.9(b)(3): 

Maximum sign area: In Mixed-Use [UAC in Ranch Plan community] and Commercial 
[Neighborhood Center in Ranch Plan community] Districts … the maximum 
allowable, permittable sign area on a lot for permanent signs, exclusive of the area of 
exempt signs, is as follows: 

a. Two (2) square foot of sign area is allowed for each linear foot of building
frontage, up to a maximum of one hundred fifty (150) square feet for each sign 
and six hundred (600) square feet for all signs for each entity. 

b. If the building frontage of any entity is less than fifty (50) feet, only one (1) sign
having a maximum area of fifty (50) square feet shall be permitted. 

Performance Standards:  

• Compliance with all other applicable aspects of Ranch Plan PC Program Text
Section III.L:

• Illuminated signage shall not face residential units located within 200 feet

Project Benefits: 

• Ease of identification of businesses by motorists and pedestrians.
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D-23. Conventional Single-Family Projects with Density Greater than 9 DU/Acre: (NEW)

Ranch Plan PC Program Text Section III.A.1.d.(2) is revised to delete the following text: 
“Net Density: Less than nine (9.0) dwelling units per net acre”.  Therefore, Conventional 
Single-Family Detached Dwellings are allowed to have a net density of greater than nine 
(9.0) dwelling units per net acre.   

Performance Standards: 

 Compliance with all other applicable aspects of Ranch Plan PC Program Text
Section III.A.1. requires, but is not limited to the following:

o Minimum Building Setback Requirements
o Minimum Building Site Area
o Garage and Carport Placement

 Maximum Net Density: 12 dwelling units per net acre

Project Benefit: 
 Increased housing choices available to homebuyers across a wider range of

price points.
 Increased residential density.
 Equivalent ease of circulation and traffic safety.
 Equivalent access for fire and emergency vehicles.



Chapter G
Private Street Rights-of-Way & Intersections

RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 
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G-4 Curb {and Gutter) Options on Private Streets, Private Drives & Alleys 
Per the approval of the Subdivision Committee and County Engineer, modify County 
Standard Plans 1108-1110 and 1201 per dimensions shown on Exhibit below. 

Performance Standards: 

4" vertical curb and gutter use shall be restricted to the following conditions: 

a. Used on local residential neighborhood streets (not intended for collector
streets) with homes loaded onto roadway.

b. Drainage system shall be designed to meet County Design requirements,
including the Local Drainage Manual. The reduced hydraulic capacity of these
curbs shall require suppliemental inlets to the underground storm drainage
system.

c. Curb cores through 4" vertical curb shall not be allowed and instead a behind- 
the-curb drainage system shall be required.

Project Benefits: 

• A residential village ambiance.

• Equivalent or better drainage of private streets.
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G-15. Single Sided Parking on Double Loaded Private Streets
Per the approval of the County Engineer, modify County Standard Plan 1107 to 
allow 30-foot wide (curb-face to curb-face) private residential local streets with 
traffic levels of up to 200 average daily trips (ADT).  This modified standard 
would apply on public local streets with residential frontage both sides.  Parkway 
widths would be provided per County Standard Plan 1107 unless modified by 
Alternative Development Standard #A-5.   

Performance Standards: 

a. Residential parking to be provided per the Orange County Zoning Code.

b. Appropriate decorative signage designating "no parking" areas (meeting code
requirements per the Sheriff’s approval), shall be located every 200 feet.

c. Driveway parking of at least 18 feet in length is provided at each home site on
any affected street.

d. Lot sizes of at least 5,000 square feet or wider than 50 feet), thereby reducing
the demand for off-street parking spaces per acre served by the effected
streets.

e. Only allowed on local residential streets with less than 200 ADT

Project Benefits: 

• A residential village ambiance with less uninterrupted hardscape.

• Traffic calming due to increased landscaping serving as "friction" along the
residential roadway.

• Equivalent ease of circulation and traffic safety.

• Equivalent access for fire and emergency vehicles.

Page 168September 14, 2011



Chapter J
Neighborhood Electric Vehicles

RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 



J. Neighborhood Electric Vehicles

A unique aspect of the Ranch Plan is the integration of low-speed Neighborhood 
Electric Vehicles (NEV) throughout the fabric of the community.  NEVs provide 
an alternative to the automobile for short trips.  NEV usage would be 
accommodated by a network of paths connecting neighborhoods with shopping, 
parks, and, community facilities.  NEV paths would be largely off-street; however, 
on-street paths and NEV intersection crossings would exist.   

Senate Bill No. 956, approved by the Governor October 10, 2007, authorizes the 
County of Orange to establish a neighborhood electric vehicle transportation plan 
for the Ranch Plan Planned Community.  This Chapter J of the Alternative 
Development Standards includes elements of the Ranch Plan neighborhood 
electric vehicle transportation plan.  As required by Senate Bill No. 956, Section 
1965.2(b), these elements of the NEV transportation plan have been reviewed 
by, and comments received from, the Orange County Transportation Authority, 
the California Highway Patrol, and the California Department of Transportation. 

The facility nomenclature for NEVs mimics those of bicycles, namely: Class I is 
an off-street path, Class II is a striped on-street lane, and on a Class III route 
NEVs share a travel lane with automobiles (see Exhibits J-1A, J-1B, J-1C, J-1D, 
J-2A, J-2B, J-3A, J-3B, J-3C, J-3D, J-3E, J-4A, and J-4B).  NEV roadway
designation types are as described below:

• Class I NEV facilities typically provide for a separate right-of-way for the
exclusive use of NEVs, away from automobile traffic.  Class I NEV trails
may be shared with pedestrians and bicyclists in certain circumstances,
such as local connections, commercial centers, or in an environmentally
constrained right-of-way.  Additional width may be required in locations
where the Class I trail includes high NEV usage and bicycle and/or
pedestrian traffic.
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Class II NEV facilities provide for a separate striped lane adjacent to roadways, 
with regulated speeds equal to 55 miles per hour or less. 

Class III NEV facilities provide for shared use by NEVs and conventional vehicle 
traffic on streets.  Roadways with Class III facilities will have regulated speeds of 
25 miles per hour or less. 

Note: These illustrations are intended to show the classifications of NEV/Bike facilities 
and are to be used for informational purposes only.  See the following Exhibits for 
additional details. 
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This chapter addresses the following design aspects of NEV activity: intersection 
treatments, signage, striping, widths, maximum grades, etc.  Additional details or 
situations should be based on typical highway and bikeway design principals. 

J-1 NEV Intersection Treatments 

Per the approval of the Subdivision Committee and the County Chief 
Engineer, modify County Standard Plans 1107 and 1111 to allow NEV 
treatments to be included in public intersections. 

The following four main NEV intersection treatments have been identified 
for potential inclusion in Planning Area 1 of the Ranch Plan: 

• Exhibit J-1A – details intersection treatments of Class I to Class I NEV
connections.

• Exhibit J-1B – details intersection treatments of Class I to Class II NEV
connections.

• Exhibit J-1C – details intersection treatments that provide Class II to
Class II and Class II to Class III NEV connections.

• Exhibit J-1D – details treatments at roundabouts with Class II NEV
lanes.

Project Benefits: 

• Reduction in fossil fuel use and greenhouse gases throughout the
Ranch Plan Planned Community due to:

o Reduction of auto trips.

o Reduction of auto miles traveled.

• Provides alternative forms of transportation, with ease of circulation
and direct connectivity, between land uses.

• Promotes a sense of community.

• Provides protected crossings for NEV users at intersections.

• Complies with current law, which allows NEVs to use roadways with a
regulated speed limit of 35 miles per hour or less.
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Performance Standards: 

• Applies to signalized, unsignalized, and roundabout intersections
where NEV accommodation may be desirable.

• Applies to all roadways and intersections with Class I or II NEV lanes
or Class III NEV roadways.

• Crossings may require special paving.

• Crossings may require NEV loop detectors (or similar actuation
detector).

• Crossings require NEV-specific signage, as described in ADS section
J-2.

• NEVs may cross a roadway with a regulated speed limit of greater than
35 miles per hour, if the crossing begins and ends: on a roadway with
a regulated speed limit of 35 miles per hour or less, on a roadway with
Class II on-street lanes, on a roadway with an adjacent Class I off-
street facility, and occurs at an intersection of approximately 90
degrees.

• NEVs shall not cross an uncontrolled intersection (i.e., no traffic signal)
with any state highway (this applies only to Ortega Highway, State
Route 74), unless the intersection has been approved and authorized
by the California Highway Patrol.
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J-2 NEV Signage 

Per the approval of the Subdivision Committee and the County Chief 
Engineer, modify County Standard Plan 1409 to allow NEV-specific 
signage installations along public roadways. 

NEV-specific signage would provide guidance to NEV users, motorists, 
pedestrians, and bicyclists.  This signage should accompany the NEV 
facilities and NEV activity planned for the Ranch Plan Planned 
Community. 

Project Benefits: 

• Advise motorists of NEV activity and crossing locations in the
community.

• Advise bicyclists of a shared NEV/bike lane.

• Direct NEV users to the appropriate travel routes and crossings.

Performance Standards: 

• Signage should be applied at all locations deemed necessary during
signing and striping design.

• Signage should be located at typical locations of standard bike route
signage.
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J-3 Class I Off-Street NEV Trail 

Per the approval of the Subdivision Committee and the County Chief 
Engineer, allow Class I off-street NEV trails that would connect land uses 
and planning areas in the Ranch Plan Community. 

Off-street trails would provide a pleasant environment for NEV users away 
from general automobile traffic.  The Class I NEV trails would often be 
located parallel and adjacent to the Countywide Bikeway, such as on the 
north side of San Juan Creek and near Cow Camp Road.  In certain 
locations the trails may utilize utility access roads. 

Class I NEV Trails are designed for the exclusive use of NEVs with the 
exception of the occasional maintenance vehicle.  Class I NEV trails shall 
have a design speed of 25 miles per hour. 

The following five exhibits detail the off-street NEV trails. 

• Exhibit J-3A – Provides a section view of the Community’s shared
NEV/bicycle/pedestrian trail section.

• Exhibit J-3B – Provides a plan view of the NEV trail sections.

• Exhibit J-3C – Details parallel NEV and Countywide
Bikeway/Pedestrian trails.

• Exhibit J-3D – Details adjacent NEV and Countywide
Bikeway/Pedestrian trails.

• Exhibit J-3E – Provides a description of the “turtle-style” raised
pavement markers that would help to separate the NEV users from the
bicyclists and pedestrians.

Project Benefits: 

• Reduction in fossil fuel use and greenhouse gases throughout the
Ranch Plan Planned Community due to:

! Reduction of auto trips.

! Reduction of auto miles traveled

• Provides alternative forms of transportation, with ease of circulation
and direct connectivity, between land uses.

• Promotes a sense of community.
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• Provides additional opportunities for residents to experience the park
and creek area.

• Maintains bicycle and pedestrian facilities.

Performance Standards: 

• Applies to all Class I off-street NEV trails.

• Signage, striping, and delineation of trails may be required.

Community Trail 

Notes:  - Trail may be shared by NEVs, bicyclists, and pedestrians. 
Notes:  - Off-street trail shown is not intended for application of 
Notes:  - Countywide regional Class I bicycle facilities. 
Notes:  - Refer to Exhibits J-3B to J-3D for regional Class I bicycle facilities. 

Exhibit J-3A 
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INSERT EXHIBIT J-3A 

Exhibit J-3B 

Typical Class I NEV Trail Sections 

Notes:  - NEV and bicycle trails may be separated by at least six feet (measured from edge of  
Notes:  - pavement) when a substantial grade does not exist. 
Notes:  - Distance to reach a minimum six foot separation is based on a 25 mile per hour design 
Notes:  - speed and varies between 20 and 40 feet depending on whether one or both trails 
Notes:  - experience horizontal deflection.  
Notes:  - EOP = edge of pavement 
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Exhibit J-3C 

Typical Class I NEV Trail with Separated Parallel Class I Bikeway 

Notes:  - This section may be used when a NEV facility parallels a regional Class I bikeway. 
Notes:  - Regional bikeway per County standards and pedestrian facilities per County standards. 
Notes:  - Drainage culvert width is flexible and can vary depending on local conditions. 
Notes:  - Center line or edgeline striping may be needed at sub-standard curves/widths/grades. 
Notes:  - Minimum overhead clearance of 14 feet for NEV trail needed to accommodate      
Notes:  - maintenance vehicles. 
Notes:  - Typical maximum grade of 6%. 
Notes:  - Typical maximum grade of 12% at bridge undercrossings. 

Section A-A (refer to Exhibit J-3B) 
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Exhibit J-3D 

Typical Class I NEV Trail Adjacent to Class I Bikeway 

Notes:  - All pavement marking delineators should follow Exhibit J-3E. 
Notes:  - Delineators should be used with a minimum 10-foot spacing. 
Notes:  - Drainage culvert width is flexible and can vary depending on local conditions. 
Notes:  - Edgeline striping may be needed at sub-standard curves/widths/grades. 
Notes:  - Edgeline striping (4 inch, white) may be used adjacent to delineators,  
Notes:  - in which case it should be striped at an outside distance 2 feet from delineator. 

Section B-B (refer to Exhibit J-3B) 

Delineator (refer to Exhibit J-3E) 
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Exhibit J-3E 

Delineator Detail – Modified Detail 38 

Notes:  - Marker detail from Caltrans Modified Detail 38 (Caltrans 2006 Standard Plan A20D). 
Notes:  - Refer to insert of Exhibit J-3D for placement details. 
Notes:  - Dimensions shown are approximate and can vary based on location. 
Notes:  - Delineators should be used with a minimum 10-foot spacing. 
Notes:  - Master association assumes maintenance. 
Notes:  - Edgeline striping may be needed at sub-standard curves/widths/grades. 
Notes:  - Edgeline striping (4 inch, white) may be used adjacent to delineators,  
Notes:  - in which case it should be striped at an outside distance 2 feet from delineator. 
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J-4 Class II On-Street NEV Lane 

Per the approval of the County Chief Engineer, modify County Standard 
Plans 1107 and 1111 to allow a Class II NEV lane to be striped on 
appropriate roadways (7-foot minimum NEV travel lane, exclusive of the 
gutter area). 

Class II NEV lanes would provide an on-street exclusive lane for NEV and 
bike users to travel within the Ranch Plan Community and between Class 
III roadways and Class I off-street trails (as shown in Exhibits J-3).  
Through signage and striping, Class II NEV lanes shall merge into Class 
III shared travel lanes immediately prior to entering roundabouts (ADS B-
6). 

Parking shall be prohibited within typical width Class II NEV/bike lanes. 
Where on-street parking is required on a designated NEV/bike lane 
additional width shall be provided. 

NEV-specific striping would provide guidance to NEV users, motorists, 
and bicyclists.  This signage should accompany the NEV facilities and 
NEV activity planned for the Ranch Plan Community. 

Project Benefits: 

• Advise motorists of NEV/bike-only travel lane.

• Advise bicyclists of a shared NEV/bike lane.

• Creates dedicated lane for NEV travel.

Performance Standards: 

• Striping should be applied for all Class II (on-street) NEV lanes on
roadways within the Ranch Plan Community.
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Exhibit J-4A 

Class II On-Street NEV/Bike Lane 
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J-5 Class III NEV Route 

The California Vehicle Code allows NEVs to share the travelway with 
automobiles on all roadways with a speed limit of 35 miles per hour or less 
(CVC Section 2160.a).  Therefore, shared automobile-NEV travel is legal 
on all roadways in the Ranch Plan Planned Community with speed limits 
of 35 miles per hour or less, unless specifically prohibited or supplanted by 
a Class II on-street lane. 

The designation of a Class III NEV Route would be reserved for locations 
which provide continuity between other NEV facilities or to designate the 
preferred NEV route through a high demand corridor. 

Project Benefits: 

• Provides alternative forms of transportation, with ease of circulation
and direct connectivity, between land uses.

• Promotes a sense of community.

Performance Standards: 

• Roadways specifically identified as Class III NEV Routes will be signed
in accordance with the NEV Route Sign shown on Figure ADS J-2A.
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J-6 NEV Parking Associated with Recreation, Neighborhood Center, 
Urban Activity Center, Business Park, and Community Facility Uses 

Per the approval of the Subdivision Committee, alternative provision of off-
street parking is allowed in compliance with Ranch Plan Planned 
Community Program Text Section III.K and the Orange County Zoning 
Code Section 7-9-145.4(a), 7-9-145.5(a).  A unique aspect of the Ranch 
Plan is the integration of NEVs throughout the fabric of the community.  In 
order to further encourage NEV use:  

• Two percent (2%) of all required non-residential parking within the
Ranch Plan Planned Community (uses allowed by Ranch Plan
Planned Community Program Text Sections III.B-F) may be provided
by NEV spaces with a minimum of 3 NEV spaces per lot and maximum
of 25 NEV spaces per applicable parking lot.  The County of Orange
and RMV understand that the parking criteria may be revisited as
information about the NEV program and its function within the
community are available and support changes to these standards.

• The size of all covered and uncovered off-street NEV parking spaces
shall be a minimum clear unobstructed seven (7) feet in width and
twelve (12) feet in length.

• For all portions of a parking lot where NEV spaces are located on both
sides of a parking aisle, or where NEV spaces are located only on one
side of a parking aisle, and no parking is located on the other side, any
one-way parking aisle shall have a minimum width of thirteen (13) feet
and any two-way parking aisle shall be a minimum width of sixteen
(16) feet.

• For all portions of a parking lot where NEV spaces are located on the
other side of a parking aisle from standard width parking spaces, the
parking aisle widths shall be per Zoning Code Section 7-9-145.4.

Project Benefits: 

• NEVs provide an alternative to the automobile for short trips.

• As a result, there is a reduction in fossil fuel use and greenhouse
gases throughout the Ranch Plan Planned Community due to:

o Reduction of auto trips.
o Reduction of auto miles traveled.

• Encourages alternative forms of transportation, with ease of circulation
and direct connectivity, between land uses.

Performance Standards: 

• Applies only to non-residential uses located adjacent to, or served by,
Class I, Class II, or Class III NEV facilities, as part of the network of
paths, lanes, and travelways connecting residential neighborhoods
with shopping, parks, offices, and community facilities.
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Appendix 
CERTIFICATION: 

RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

1. County of Orange (RDMD) (Date: March 6, 2007)
Ranch Plan Community Wide Alternative Development Standards

2. Final Subdivision Committee Report (Date: March 14, 2007)
Ranch Plan Planned Community Alternative Development Standards

3. Certification (Date: July 9, 2008)
Ranch Plan Alternative Development Standards (ADS) Supplement #2: (Neighborhood
Electric Vehicles)

4. Orange County Public Works Memorandum (Date: September 14, 2011)
2011 Proposed Ranch Plan Alternative Development Standards (ADS) Additions (C-6,
C- 7, and C-8)

5. Orange County Public Works Memorandum (Date: September 14, 2011)
2011 Proposed Ranch Plan Alternative Development Standards (ADS) Additions (B-6,
B- 7, B-8, B-9, G-9, G-11, G-14 and G-15)

6. Orange County Public Works Memorandum (Date: March 15, 2012)
Ranch Plan Alternative Development Standards (ADS) Additions/Revisions (A-18 and A-37)

7. Orange County Planning Commission Summary Minutes (HD: July 24, 2013)

8. Orange County Public Works Memorandum (Date Signed: November 14, 2014) Ranch
Plan Alternative Development Standards (ADS) Additions (B-6 and G-9)

9. Orange County Public Works Memorandum (Date Signed: March 10, 2015)
Ranch Plan Alternative Development Standards (ADS) Additions C-6

10. Orange County Public Works Memorandum (Date: May 26, 2015, Signed May 29, 2015)
Ranch Plan Alternative Development Standards (ADS) Additions (B-2 and C-5)

11. Orange County Planning Commission Summary Minutes (HD: May 27, 2015)

12. Orange County Planning Commission Minutes of the Regular Meeting (Hearing Date:
September 26, 2018)  Approve revision to Alternative Development Standard (ADS) D-3,
D-4(a), D-11, D-12, D-13 and create new ADS D-17 for community-wide application within
the Ranch Plan Planned Community, excluding Planning Areas 1 and 2, subject to the
attached Findings and Conditions of Approval.

13. Orange County Public Works Memorandum (Date: July 31, 2025, Date Signed: August
4, 2025)
Ranch Plan Alternative Development Standards (ADS) Additions (A-39 and A-40)



Certification #1

County of Orange (RDMD)
(Date: March 6, 2007)

Ranch Plan Community Wide
Alternative Development Standards 

RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

Certification #2

Final Subdivision Committee Report
(Date: March 14, 2007)

Ranch Plan Planned Community
Alternative Development Standards 
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

Certification #3

Certification 
(Date: July 9, 2008)

Ranch Plan Alternative Development Standards (ADS) 
Supplement #2: (Neighborhood Electric Vehicles) 
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

Certification #4

Orange County Public Works Memorandum
(Date: September 14, 2011)

2011 Proposed Ranch Plan Alternative Development Standards 
(ADS) Additions (C-6, C- 7, and C-8)
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

Certification #5

Orange County Public Works Memorandum
(Date: September 14, 2011)

2011 Proposed Ranch Plan Alternative Development Standards 
(ADS) Additions (B-6, B-7, B-8, B-9, G-9, G-11, G-14 and G-15)
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 

Certification #6

Orange County Public Works Memorandum
(Date: March 15, 2012)

Ranch Plan Alternative Development Standards (ADS) 
Additions/Revisions (A-18 and A-37)



O R A N G E  C O U N T Y

Public Works 
Our Community. Our Commitment. 

Memorandum 

DATE: March 15, 2012 

TO: File - Records/QC Public Works 

FROM: Ignacio G. Ochoa, P.E., Director/Chief Engineer, OC Engineering 

Jess A. Carbajal, Director 
300 N. Flower Street 

Santa Ana, CA 

P.O. Box 4048 
Santa Ana, CA 92702-4048 

Telephone: (714) 834-2300 
Fax: (714) 834-5188 

SUBJECT: Ranch Plan Alternative Development Standards (ADS) Additions/ Revisions (A-18 and 
A-37)

I have reviewed the submitted Ranch Plan Alternative Development Standards (ADS) Additions/ 

Revisions A37 and A-18. The two items listed below are proposed alternatives to both Orange County 
Standard Plans and previously approved Ranch Plan Community-Wide Alternative Development 
Standards dated March 14, 2007, amended on July 9, 2008, August 12, 2008, November 14, 2011 and 
December 14, 2011. 

l. A-18 - Modified Knuckle (Revised): Clarify that parking is allowed within the modified
"knuckle" only along the outside curve. This is a modification to County Standard Plan 1112.

2. A-37 - Model Home Trap Fencing (New): Modify County Standard Plan 1801 (Item #22) to
allow a model home solution that avoids the need for double sidewalks (i.e. private sidewalk
inside model trap fencing, and parallel public sidewalk outside trap fencing).

These additions and revisions have been reviewed by the OC Public Works staff from OC Planning 
Division and OC Engineering Division. 

CERTIFICATION 

I hereby certify that the subject Ranch Plan Alternative Development Standards (ADS) additions and 
and A37 are hereby approved for use throughout the Ranch Plan Planned Community. 

Ignacio G. Ochoa, P.E., 
Director/Chief Engineer , OC Engineering 

cc: Rick LeFeuvre, Director, OC Planning 
Harry Persaud, Manager, OC Planning/QC Planned Communities 
David Shepherd, Manager, OC Planning/QC Planned Communities/Land Use Planned Communities 
Laree Brommer, Manager, OC Planning/QC Planned Communities/Land Use Planned Communities 
Khalid Bazmi, Manager, OC Road 
Isaac Alonso Rice, Manager, OC Road 
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ORANGE COUNTY PLANNING COMMISSION 

SUMMARY MINUTES 

HEARING DATE:  JULY 24, 2013 

II. Roll Call

All commissioners were present. 

III. Consent Item(s) – Minutes of July 10, 2013

The minutes of July 10, 2013 were moved for approval by Commissioner Adams and
seconded by Commissioner Nguyen as submitted, and approved by a unanimous vote,
with Commissioner Hall abstaining. 

IV. Discussion Item(s)

ITEM #1 PUBLIC HEARING – PA130025 – OWNER/APPLICANT, RMV 
COMMUNITY DEVELOPMENT, LLC – LOCATION – RANCH PLAN 
PLANNED COMMUNITY – DISTRICT 5 

Review and consider the proposed revision and additions to the existing Ranch Plan 
Planned Community-Wide Alternative Development Standards (ADS) to include nine (9) 
additional and one (1) revised ADS to the Zoning, Subdivision, and Planning Issues 
section.  

Recommended Action: 

1. Receive staff report and public testimony as appropriate;

2. Find that proposed project (PA130025) is covered by Final EIR No. 589, previously
certified on November 8, 2004, Addendum 1.0 certified July 26, 2006, Addendum 1.1
certified February 23, 2011, and the PA2 Addendum certified on March 27, 2013 as
adequately satisfying the requirements of CEQA; and,

3. Approve revision to Alternative Development Standard (ADS) D-4 and create new
ADS D-8 through D-16 (PA130025) for community-wide application within the Ranch
Plan Planned Community subject to the attached Findings and Conditions of Approval.

The following is the action taken by the Orange County Planning Commission: 

The first motion for Item #1 was made by Commissioner Hall and seconded by 
Commissioner Adams to find that proposed project is covered by Final EIR No. 589, 
previously certified on November 8, 2004, Addendum 1.0 certified July 26, 2006, 
Addendum 1.1 certified February 23, 2011, and the PA2 Addendum certified on March 
27, 2013 as adequately satisfying the requirements of CEQA. 

APPROVE OTHER 

DELETED 

Unanimous (1) Nguyen:  Y  (2) Adams:  Y  (3) Secor:  Y  (4) Irons:  Y  (5) Hall:  Y
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The second motion for Item #1 was made by Commissioner Hall and seconded by 
Commissioner Adams to approve the revisions to the Alternative Development Standards 
(ADS) D-4 and create new ADS D-8 through D-16 for community-wide application within 
the Ranch Plan Planned Community, subject to the attached Findings and Conditions of 
Approval, and to the following changes:  

1. ADS D-4.1-C shall be revised to strike the word “per” to read: “Building separation 
shall be eight (8) feet and the following criteria shall be met…”

2. ADS D-13 shall be revised to strike the words “each of the residential types” to read: 
“… project-wide dwelling units for residential units located off of motorcourts or
alleys.”

APPROVE OTHER 

DELETED 

Unanimous    (1) Nguyen:  Y  (2) Adams:  Y  (3) Secor:  Y  (4) Irons:  Y  (5) Hall:  Y

Vote Key:   Y=Yes;   N=No;   A=Abstain;   X=Excused 

Special Notes: Laree Brommer, Manager of Planned Community Land Use Support with the 
County of Orange, presented the staff report and answered questions from the Planning 
Commission. Jay Bullock, the project agent for Rancho Mission Viejo, also answered questions. 

V. Reports from OC Planning

a) Upcoming Agenda Items

August 14, 2013
Public Hearing – Zoning Code Amendment CA 11-02

b) Reports on Recent Actions of the Board of Supervisors

There is no report on recent actions, but there are a few items which will be going
before the Board in the future, including some discussion about funding for the La
Pata Road expansion project. The environmental consultants for affordable housing at
the Ranch development will go through a selection process before the Board, at the
upcoming meeting in August.

c) Major Decisions and Proposals of Staff

Some upcoming projects with OC Planning:
• The Esperanza Hills and Cielo Vista development in the unincorporated areas of

Yorba Linda.
• The Preserve in San Juan, a 52-unit subdivision over by Ortega Highway, along

the border of Riverside and Orange County.
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At the last meeting, during the workshop for the Zoning Code Update, there was a 
representative from the Ladera Civic Council who spoke. This council had a meeting 
this past week with this as an agenda item, but staff has not heard anything from 
them. 

d) Previous Commission or Commissioner Requests

None

e) Litigation

The writ for Saddlecrest was heard this past Friday and the judge indicated that there
would be a ruling by 5:00 pm last night, but the County has not been updated as of
yet.

Planning Commission Hearing adjourned at 2:51 p.m. 
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Public Works 
Integrity, Accountability, Service, Trust 

Shane L. Silsby, Director 

Memorandum 

DATE: October 9, 2014 

TO: File Records/ OC Public Works 

FROM: Kevin Onuma, OC Infrastructure Programs Manager 

SUBJECT: Ranch Plan Alternative Development Standards Revisions {B-6 and G-9} 

We have reviewed the submitted Ranch Plan Alternative Development Standards (ADS) revisions to B-6 

and G-9, as outlined below: 

ADS B-6: Proposed update of previously approved B-6: 

Pagel: 

1. Revised B-6 first paragraph to clarify approvals are granted by the County Chief

Engineer and Orange County Fire Authority {OCFA} for the construction of single­

lane, three-way or four-way roundabouts.

2. Deleted previous performance standard #2.

3. Clarified intersection angles in performance standard #3 (previous performance

standard #4).

4. Deleted armoring from performance standard #5 (previous performance standard

#6}.

5. Eliminated bike ramp requirement from performance standard #9 (previous

performance standard #10}.

6. Replaced previous performance standard #9 (new number #8} with "Provide

roundabout.. .. An Informational Guide or Table 1 of the IES DG-19-08 Design Guide

for Roundabout Lighting."

7. Added new performance standard #10 "traversable truck apron shall support OCFA

vehicles."

8. Added new performance standard #11 "Roundabout signs and pavement delineation

shall be per the latest edition of the California Manual on Uniform Traffic Control

Devices {CAMUTCD}."

Sheet 1: 

1. Removed outside OCFA vehicle apron and associated dimensions.

2. Provided new radii range for roundabout approach and departure.

3. Increased circulatory roadway pavement width to 20-ft to accommodate OCFA

vehicles, including striped center island extension and associated dimensions.

4. Added splitter island detail.

5. Added splitter island length design criteria based on approach speeds.

300 N. Flower Street, Santa Ana, CA 92703 

P.O. Box 4048, Santa Ana, CA 92702-4048 
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6. Added Note: Local depressions for catch basins within 150' of right edge of

roundabout circulatory roadway shall be designed not to exceed the width of the

gutter.

7. Added Note: The gutter pan shall remain outside the vehicle tracking wheel path

within 150' of right edge of roundabout circulatory roadway, including the

roundabout circulatory roadway.

8. Added Note: No local depressions for catch basins within Splitter Island.

Sheet 2: 

1. Removed outside OCFA vehicle apron and associated dimensions.

2. Provided new radii range for roundabout approach and departure to increase

roundabout entry deflection.

3. Increased circulatory roadway pavement width to 20' to accommodate OCFA

vehicles, including striped center island extension and associated dimensions.

4. Added splitter island detail.

5. Added Note: Local depressions for catch basins within 150' of right edge of

roundabout circulatory roadway shall be designed not to exceed the width of the

gutter and no local depressions allowed in raised median within 150' of right edge of

roundabout circulatory roadway.

6. Added Note: The gutter pan shall remain outside the vehicle tracking wheel path

within 150' of right edge of roundabout circulatory roadway, including the

roundabout circulatory roadway.

Sheet 3: (Previous Sheet 5) 

1. Revised and added new dimensions associated with updates to sheets 1 and 2. 

2. Added crosswalk setback dimensions based on proximity to schools, recreational,

commercial and secondary highway areas.

Sheet 4 (Previous Sheet 3): 

1. Removed outside OCFA vehicle apron.

2. Revised roundabout layout to reflect changes on sheet 1.

3. Moved corner right-of-way lines outside the approach and departure sight distance

areas.

Sheet 5 (New Sheet): 

1. New sheet showing design criteria for roundabout approach stopping sight distance.

Sheet 6 (New Sheet): 

1. New sheet showing design criteria for circulatory roadway stopping sight distance.

Sheet 7 (Previous Sheet 4): 

1. Removed outside OCFA vehicle apron.

2. Updated typical section to reflect circulating pavement width to accommodate OCFA

vehicles

3. Added striped roundabout center island extension.

4. Clarified circulating pavement width excludes gutter.
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ADS G-9: 

5. Added additional design criteria for planting height restrictions within the center

islands.

Sheet 8 (Previous Sheet 6): 

1. Changed detail title from "Wedge Curb detail" to "Truck Apron Detail".

2. Revised detail to remove armored pavement and specified traversable truck apron

pavement treatment must be capable of supporting QCFA vehicles.

3. Mirrored detail to match the section callouts on sheet 1 and 2.

4. Added Note 3: Median island landscape shall be designed with area drain system to

capture surface drainage (to be shown on landscape plans).

5. Added Note 4: Soil conditions within median island may determine need for

additional sub-drain systems.

Sheet 9 (Previous Sheet 7): 

1. Revised detail to apply to concrete curb, gutter and sidewalk at roundabout only.

2. Removed outside QCFA vehicle apron "Concrete Gutter Detail".

Sheet 10 (New Sheet): 

1. Added new sheet showing typical one lane roundabout approach signs

2. Note: No roadside signs shall be installed within the roundabout traversable apron.

Sheet 11 (New Sheet): 

1. Added new sheet showing typical one lane roundabout approach striping.

Proposed addition of alternate four-inch (4") rolled curb and gutter section for use within 

private streets. 

These additions and revisions have been reviewed by QC Public Works staff from OC Planning and QC 

Infrastructure Programs, as well as the OC Fire Authority. 

CERTIFICATION: 

I hereby certify that the subject Ranch Plan Alternative Development Standards (ADS) revisions to 8-6 

and G-9 are hereby approved for use throughout the Ranch Plan Planned Community. 

Kevin Qnuma, P.E. 

Deputy Director, OC Public Works 

OC Infrastructures Programs Manager 

c: Robyn Uptegraft, Assistant Director, OC Public Works 

Rose Fistrovic, OC Development Services/Land Development 

Isaac Alonso Rice, OC Traffic Engineer 

Rebecca Schade, QCFA 
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0CPublicWorks 
Integrity, Accountability, Service, Trust 

Shane L. Silsby, Director 

Memorandum 

DATE: March 5, 2015 

TO: Fil� Records/ OC Public Works 

FROM: Kevin Onuma, OC Infrastructure Programs Manager 

SUBJECT: Ranch Plan Alternative Development Standards Revision C-6 

We have reviewed the submitted Ranch Plan Alternative Development Standards (ADS) revision to C-6, 
as outlined below: 

ADS C-6: Proposed update to previously approved C-6: 

Page 1: 
1. Added note that placement of trees within roundabout medians will be regulated by

approved ADS B-6, Sheet 7 of 11.
2. Revised Performance Standard A to clarify that additional Standard Plan 1700

Parkway and Street Median Trees will have a separate exhibit and have been
reviewed and approved by the Orange County Fire Authority.

3. Added Performance Standard that the Ranch Plan shall only allow Trees from
Standard Plan 1700 that are allowed by the Ranch Plan Fire Protection Program
Section C.4 and C.8.A.

4. Added Performance Standard that streets trees allowed in parkways by ADS C-6 will
not result in any portion of the trunk being located within 24-inches of curb-face. If
any individual tree planted within the parkway eventually grows to a diameter
whereby the trunk is 24-inches from the curb-face, the maintenance contractor shall
remove that individual tree.

Exhibit: 
1. Added note that minimum planter widths are measured from face of curb and

include on-going compliance with Performance Standard C-6(c).
2. Added note from Orange County Fire Authority that the Ranch Plan shall only allow

trees from Standard Plan 1700 that are allowed by the Ranch Plan Fire Protection
Program Section C.4 and C.8.A.I.

3. Added California Sycamore (Platanus racemosa) and Coastal Live Oak (Quercus
agrifolia) to list of additional parkway and street median trees along with adding
special conditions.

4. Revised Planting Width and Spacing for already approved Mesa Oak (Quercus
engelmannii) along with adding special conditions.

5. Revised Spacing for already approved Southern Live Oak (Quercus viginiana) and
Evergreen Chinese Elm (Ulmus parvifolia "Sempervirens").

300 N. Flower Street, Santa Ana, CA 92703 
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6. Added note that placement of trees within Roundabout Medians will be regulated

by ADS 8-6, Sheet 7 of 11.

These additions and revisions have been reviewed by OC Public Works staff from OC Development 

Services and OC Infrastructure Programs, as well as the OC Fire Authority. 

CERTIFICATION: 

I hereby certify that the subject Ranch Plan Alternative Development Standards (ADS) revision to C-6 is 

hereby approved for use throughout the Ranch Plan Planned Community. 

Kevin Onuma, P.E. 

Deputy Director, OC Public Works 

OC Infrastructure Programs Manager 

C: Robyn Uptegraff, Assistant Director, OC Public Works 

Rose Fistrovic, OC Development Services/ Land Development 

Isaac Alonso Rice, OC Traffic Engineer 

Rebecca Schade, OC Fire Authority 

300 N. Flower Street, Santa Ana, CA 92703 

P.O. Box 4048, Santa Ana, CA 92702-4048 

www.ocpublicworks.com 

714.667.8800 I lnfo@OCPW.ocgov.com 
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C-5. Trees Planted Within Fifty Feet of Intersection 
Per the approval of the Subdivision Committee and the County Chief Engineer, 
modify County Standard Plan 1700 (Planting Criteria 1.a – Horizontal Plane) to 
allow trees to be planted within fifty (50) feet from an intersecting street 
measured from the intersecting right-of-way lines. 
Performance Standards: 

• This modification shall be allowed if the following criteria are met:

a. Limited planting of trees and landscaping within fifty (50) feet allowed
as long as these plantings do not obstruct the line-of-sight for
approaching vehicles (see ADS B-2).

b. The following species of trees are allowed to be planted between 5-
feet to 10-feet of each residential driveway because they are not
anticipated to grow to an eventual diameter greater than 18-inches:

From OC Std Plan 1700 Street Tree List: 
1. Agonis flexuosa (Australian

Willow, Peppermint)
2. Alnus rhombifolia (White Alder)
3. Bauhinia baleana (King Orchid

Tree)
4. Koelreuteria bipinnata (Chinese

Lantern Tree)
5. Lagerstroemia indica (Crape

Myrtle)
6. Liquidambar styraciflua (American

Sweet Gum)
7. Magnolia grandiflora (Southern

Magnolia)
8. Malaleuca quinquenervia (Cajeput

Tree)
9. Pittosparum viridiflorum (Cape

Pittosporum)
10. Platanus acerifolia (London Plane

Tree)
11. Podocarpus gracilior (Fern Pine)
12. Quercus ilex (Holly Oak)
13. Tristania conferta (Brisbane Box)
14. Umbellularia Californica

(California Bay Laurel)

From ADS C-6 Street Tree List: 
1. Citrus sp. (Varies)
2. Elaeocarupus decipiens

(Japanese Blueberry Tree)
3. Jacaranda mimosoifolia

(Jacaranda)
4. Koelreuteria bipinnata (Chinese

Flame Tree)
5. Lagerstroemia hybrid

(“Muskogee”, Crape Myrtle)
6. Lagerstroemia hybrid (“Natchez”,

Crape Myrtle)
7. Laurus nobilis (Sweet Bay)
8. Podocarpus henkelii (Long Leafed

Yellow Wood)
9. Podocarpus macrophyllus (Yew

Pine)
10. Pyrus calleryana (“Bradford”,

Bradford Pear)
11. Ulmus parvifolia (“Sempervirens”,

Evergreen Chinese Elm)

c. The homeowners association would be responsible for maintenance.

Project Benefits: 
• A strengthened residential village ambiance due to enhanced landscaping.

• Equivalent or better on-going maintenance costs.
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ORANGE COUNTY PLANNING COMMISSION 
SUMMARY MINUTES 

HEARING DATE:  May 27, 2015 

II. Roll Call

All Commissioners were present. 
III. Consent Item(s) – Minutes of May 13, 2015

The minutes of May 13, 2015 were moved for approval by Commissioner 
McCormick and seconded by Commissioner Adams with corrections to the 
hearing date and the date of the consent items, and approved by a unanimous 
vote.  Commissioner McCormick abstained due to an excused absence.

IV. Discussion Item(s)

ITEM #1 PUBLIC HEARING - PA 150043- REVISIONS TO EXISTING 
RANCH PLAN PLANNED COMMUNITY ALTERNATIVE 
DEVELOPMENT STANDARDS (ADS) – APPLICANT- RMV 
COMMUNITY DEVELOPMENT, LLC- LOCATION – NORTH 
AND SOUTHEAST OF ORTEGA HIGHWAY, EAST OF 
ANTONIO PARKWAY, SOUTH OF THE PLANNED 
COMMUNITY OF COTO DE COZA –  
FIFTH DISTRICT 

Recommended Action: 

a. Receive staff report and public testimony as appropriate;

b. Find that proposed project (PA150043) is covered by Final EIR No. 589,
previously certified on November 8, 2004, Addendum 1.0 certified July
26, 2006, Addendum 1.1 certified February 23, 2011,  PA2 Addendum
certified on March 27, 2013, and Addendum 3.1 certified February 25,
2015 as adequately satisfying the requirements of CEQA; and,

c. Approve  revision to Alternative Development Standard (ADS) D-4, D-9,
and D-12 for community-wide application within the Ranch Plan Planned
Community subject to the attached Findings and Conditions of Approval

Special Notes: Rose Fistrovic and Richard Vuong, Land Use Managers, provided a 
presentation and answered questions for the Commission.  Jay Bullock, representative of 
RMV thanked OC Traffic and especially Isaac Alonso-Rice, OC Traffic Manager. 
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The following is the action taken by the Orange County Planning Commission:  
The motion for Item #1 was made by Commissioner McCormick and seconded by 
Commissioner Irons and was carried by a unanimous vote.  

APPROVE OTHER  

DENIED 

Unanimous  (1) Vacant (2) Adams: Y (3) Secor: Y (X) Irons: Y (5) McCormick: Y
Vote Key:   Y=Yes;   N=No;   A=Abstain;   X=Excused 

V. Reports from OC Development Services

In response to Commissioner’s inquiry of Cielo Vista, Laree Brommer reported that Cielo 
Vista is going to meet with the City of Yorba Linda regarding future Annexation.  The 
County is still waiting for topical responses and response to comments.  Laree Brommer 
also reported that the Esperanza Hills project is scheduled to go before the Board of 
Supervisors on June 2, 2015.  

a) Upcoming Agenda Items

June 10, 2015
No items scheduled

b) Reports on Recent Actions of the Board of Supervisors

1) Four Tract Maps within the Ranch Plan – June 16,2015

2) Wireless Ordinance with language of Master Plan suggested by
Planning Commission – June 16, 2015

c) Previous Commission or Commissioner Requests

• Staff continue outreach to Emerald Bay

e) Litigation

Saddle Crest Project- The Court of Appeal decision in favor of the County and
the real party of interest is final and there has been no petition to the
Supreme Court.  Therefore, the Saddle Crest Developer will be preceding with
their development approvals.

Public Comments 

None  
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Planning Commission Hearing adjourned at 4:15 pm. 
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Approve revision to Alternative Development Standard (ADS) 
D-3, D-4(a), D-11, D-12, D-13 and create new ADS D-17 for
community-wide application within the Ranch Plan Planned

Community, excluding Planning Areas 1 and 2, subject to the 
attached Findings and Conditions of Approval.
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MINUTES OF THE  REGULAR MEETING OF THE 

PLANNING COMMISSION 

ORANGE COUNTY, CALIFORNIA 

Wednesday, September 26, 2018, 1 : 3 0  P . M .  

PLANNING COMMISSION ROOM, FIRST FLOOR

333 W. Santa Ana Blvd., 10 Civic Center Plaza     

Santa Ana, California     

TRUNG “JOE” HA 

CHAIRMAN 

First District 

KEVIN RICE 

VICE CHAIRMAN 

Third District 

DAVID E. BARTLETT   

COMMISSIONER 

Fifth District 

THOMAS TRI QUACH 

COMMISSIONER 

Second District 

CAMERON IRONS 

COMMISSIONER 

Fourth District 

ATTENDANCE:  Commissioners:   Rice, Bartlett, and Irons 

PRESENT: EXECUTIVE OFFICER Colby Cataldi 

COUNTY COUNSEL Nicole Walsh 

SECRETARY Sharon Gilliam 

PLEDGE OF ALLEGIANCE: Commissioner Quach, Second District, led the assembly in the Pledge of 

Allegiance. 

I. CONSENT ITEM(S) - Minutes

The minutes of September 12, 2018 were motioned for approval by Commissioner Bartlett, seconded by

Commissioner Irons, and approved by a unanimous vote.  Commissioner Quach abstained.

II. DISCUSSION ITEM(S)

ITEM #1 PUBLIC HEARING – PA180024 – APPLICANT  – RMV COMMUNITY 

DEVELOPMENT, LLC – AGENT- JAY BULLOCK - LOCATION – RANCH PLAN 

PLANNED COMMUNITY,  WITHIN THE 5TH  SUPERVISORIAL DISTRICT. 

Recommended Action (s): 

a) Receive  staff report and public testimony, as appropriate;
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b) Find that proposed project (PA180024) is covered by Final EIR No. 589, previously certified on

November 8, 2004, Addendum 1.0 certified July 26, 2006, Addendum 1.1 certified February 23, 2011,

PA2 Addendum certified on March 27, 2013, and Addendum 3.1 certified on February 25, 2015 as

adequately satisfying the requirements of CEQA;

c) Approve revision to Alternative Development Standard (ADS) D-3, D-4(a), D-11, D-12, D-13 and create

new ADS D-17 for community-wide application within the Ranch Plan Planned Community, excluding

Planning Areas 1 and 2, subject to the attached Findings and Conditions of Approval.

Special Notes:  Cameron Welch, Planner provided a presentation and answered questions of the Planning 

Commission.  Bea Bea Jiménez, Division Manager, Land Development answered questions of the Planning 

Commission.  Jay Bullock, Vice President, Planning & Entitlements, representing the applicant, provided a 

presentation and answered questions of the Planning Commission.  

The following is the action taken by the Orange County Planning Commission: 

The motion for item #1was made by Commissioner Bartlett and seconded by Commissioner Quach to approve 

the recommended actions as presented by staff. 

APPROVE OTHER 

DENIED 

Unanimous  (1) Ha: X (2) Quach: Y (3) Rice: Y (4) Irons: Y (5) Bartlett: Y

Vote Key:   Y=Yes;   N=No;   A=Abstain;   X=Excused 

III. EXECUTIVE OFFICER UPDATE

 Board of Supervisors approved the Esperanza Hills project with a vote of 4 to 1 on 9/25/18

IV. COUNTY COUNSEL UPDATE

 Future litigation expected based on the approval of the Esperanza Hills project

V. PLANNING COMMISSIONER COMMENTS

 None

VI. PUBLIC COMMENTS

 None

Planning Commission meeting adjourned at 2:50 pm. 
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RANCH PLAN 
Planned Community-Wide 

Alternative Development Standards 



 

 

 

To:  File Records / OC Public Works 

From: Edward Frondoso, County Engineer 

Date:  July 31, 2025 

Subject: PA25-0008 New Ranch Plan Alternative Development Standards (ADS) 

We have reviewed the submitted updates to Ranch Plan Alternative Development Standards 

(ADS) outlined below, and have confirmed that, in accordance with General Regulation #25, the 

following conditions have been met: 

 

a. The use or project proposed is consistent with the General Plan. 

b. The use, activity or improvement(s) is consistent with the provisions of the Zoning 

Code. 

c. The approval of the permit application is in compliance with the requirements of 

the California Environmental Quality Act. 

d. The location, size, design, and operating characteristics of the proposed use will 

not create significant noise, traffic, or other conditions or situations that may be 

objectionable, detrimental or incompatible with other permitted uses in the 

vicinity. 

e. The application will not result in conditions or circumstances contrary to the 

public health and safety and the general welfare. 

f. The alternative development standard(s) will result in an equivalent or better 

project in terms of adverse impacts and public benefits to the immediate and 

surrounding community. 

 

The modifications are as follows: 

Proposed New ADS 

o A-39   Ranch Plan Version of Standard Plan 1309 Parkway Culvert – TYPE “C” 

New ADS supporting parkway drain pipe size reduction from 4” to 3” and utilizing 

a 3 ½” cored hole in existing curb and sidewalk reinforcement for residential and 

small open space lot drainage into the document to reflect previously to OC 

Standard Plan 1309 as an aide to both applicants and plan checkers. 

o A-40   Ranch Plan Version of Private Area Drain Connection to Catch Basin Inlet. 

New ADS supporting private storm drain connections to inlet types with specific 

constraints on pipe size, orientation, and maintenance, for residential and small 

open space lots as an aide to both applicants and plan checkers. 
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These new additions have been reviewed by OC Public Works staff from OC Development 

Services and OC Infrastructure Programs. 

 

 

 

 

Certification: 

 

I hereby certify that the subject Ranch Plan Alternative Development Standards (ADS) updates, 

listed above, are approved for use throughout the Ranch Plan Planned Community. 

 

 

 

 

 

  

           

Edward Frondoso, P.E.    Date 

County Engineer  

OC Public Works 

 

 

Attachments: 

1. See proposed ADS additions 

 

CC:  Justin Golliher, Engineering Deputy Director, OC Infrastructure Programs  

  Justin Kirk, Deputy Director, OC Development Services 

  Bea Bea Jimenez, Division Manager, OC Development Services/Land Development  

  Denis Bilodeau, Engineering Manager, OC Infrastructure Programs/Traffic Engineering 
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(Date: July 8, 2025) 

Ranch Plan Alternative Development Standards (ADS) 

 

Updated ADS D-4b, New ADS D-23 
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ATTACHMENT 2 

RESOLUTION NO. 2026-03 
RESOLUTION OF THE PLANNING COMMISSION OF 

ORANGE COUNTY, CALIFORNIA 
July 8, 2026 

 
 
On Motion of Commissioner___________, duly seconded and carried, the following Resolution 
was adopted: 
 
WHEREAS, the applicant, Ranch Mission Viejo (RMV), submitted a Planning Application (PA26-
0009) (“Project”) requesting approval of the following community-wide Alternative Development 
Standards: 
1) D-4b – Revision to existing building setback requirements and clarification to one existing 

performance standard; 
2) D-23 – New Alternative Development Standard to allow Conventional Single-Family 

projects with density greater than 9 dwelling units per acre (“du/ac”) 
; and 

 
WHEREAS, the Project is located within the Ranch Plan Planned Community; and 
 
WHEREAS, the Project is subject to the Ranch Plan Planned Community Program Text (PC Text), 
all applicable zoning standards, and the requirements and regulations contained in the Ranch 
Compliance Matrix, which is an executive summary of the Ranch EIR mitigation measures; the 
terms and conditions of the Development Agreement; the terms and conditions contained in 
various settlement agreements and the Affordable Housing Implementation Agreement; and the 
standards of the Orange County Fire Authority Ranch Plan Fire Protection Program; and 

 
WHEREAS, the project is covered under Final Environmental Impact Report (EIR) Nos. 589, 584, 
and 623, Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, Addendum No. 3.1, and 
Addendum No. 3.2 which reflect the independent judgment of the County and are deemed 
adequate to satisfy the requirements of the California Environmental Quality Act (CEQA) for 
approval of the Project, which is a necessarily included element contemplated as part of the overall 
actions evaluated in Final EIR Nos. 589, 584, and 623, Addendum No. 1.0, Addendum No. 1.1, 
PA2 Addendum, Addendum No. 3.1, and Addendum No. 3.2; and 
 
WHEREAS, a duly noticed public hearing was held on July 8, 2026, before the Planning 
Commission, at which time all interested persons were given the opportunity to be heard, and the 
Planning Commission reviewed and considered all evidence presented, including the staff report 
and public testimony; and 
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WHEREAS, the Planning Commission reviewed and fully considered the proposed Planning 
Application PA26-0009 and has heard and considered any public comments received on this 
request, and determined after review and consideration to approve Planning Application PA26-
0009. 
 
NOW, THEREFORE, BE IT RESOLVED THAT THE PLANNING COMMISSION ADOPTS 
THIS RESOLUTION TO: 
 

a. Adopt Addendum No. 3.2 to Final EIR Nos. 589, 584, and 623 for Planning Application 
PA26-0009; 

b. Find that Final EIR Nos. 589, 584, and 623, certified by the Board of Supervisors on 
November 8, 2004, October 24, 2006, and November 8, 2026, respectively; together with 
Addendum No. 1.0 approved on July 26, 2006, Addendum No. 1.1 approved on February 
23, 2011, PA2 Addendum approved on March 27, 2013, Addendum No. 3.1 approved on 
February 25, 2015, and Addendum No. 3.2, adequately address the effects of the proposed 
Project, reflect the independent judgment of the County of Orange and are approved for 
the proposed project based on the following additional findings: 

i. The circumstances of the Project are substantially the same and Final EIR Nos. 589, 
584, and 623, Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, Addendum 
No. 3.1, and Addendum No. 3.2 adequately address the effects of the proposed Project. 
No substantial changes have been made in the Project, no substantial changes have 
occurred in the circumstances under which the Project is being undertaken, and no new 
information of substantial importance to the Project, which was not known or could 
not have been known when the Final EIR Nos. 589, 584, and 623 were certified, when 
Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, and Addendum No. 3.1 were 
approved, or through the date of approval and adoption of Addendum No. 3.2 has 
become known; therefore, no further environmental review is required. 

c. Approve Planning Application PA26-0009 to revise Alternative Development Standard 
(ADS) D-4b and add ADS D-23 for community-wide application within the Ranch Plan 
Planned Community subject to the Findings and Conditions of Approval contained within 
the Resolution. 

Recommended Findings: 

1. GENERAL PLAN – The use or project proposed is consistent with the General Plan. The 
General Plan Land Use designations for the subject site are Suburban Residential (1B) and 
Urban Activity Center (6). The proposed community-wide ADS revision and addition both 
pertain to the Conventional Single-Family Detached Dwellings land use category of the 
Ranch Plan. This land use category allows for the development of medium density single-
family detached residential neighborhoods, which is consistent with the identified general 
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plan land use designations. Both the Suburban Residential (1B) and the UAC (6) 
designations allow for development of residential units ranging from low/medium density 
to medium/high density. Therefore, the proposed community-wide ADS revision and 
addition are consistent with the General Plan and the intended land use objectives for the 
subject site. 

2. RANCH PLAN PC TEXT AND ZONING CODE – The proposed Project application is 
consistent with the provisions of the Ranch Plan PC Text and provisions of the Zoning 
Code. Pursuant to Zoning Code Section 7-9-47.5, the proposed project is subject to the 
provisions of the Ranch Plan PC Text. The proposed revision to an existing ADS and 
addition of a new ADS to the previously approved Ranch Plan Community-Wide 
Alternative Development Standards document is permitted under Section I.B.25 (General 
Provisions and Regulations) of the Ranch Plan PC text. Therefore, the proposed project is 
consistent with the Ranch Plan PC Text and the Zoning Code. 

3. CEQA – The approval of the development application is in compliance with the 
requirements of CEQA. The proposed project will not result in any new significant impacts 
beyond those originally identified by the Ranch Plan Final Program EIR 589 nor will there 
be any substantial increase in the severity of any previously identified environmental 
impacts, as indicated in Addendum 3.2. The circumstances of this project are substantially 
the same as Final EIR Nos. 589, 584, and 623 certified by the Board of Supervisors on 
November 8, 2004, October 24, 2006, and November 8, 2016, respectively, together with 
Addendum No. 1.0 approved on July 26, 2006, Addendum No. 1.1 approved on February 
23, 2011, PA2 Addendum approved on March 27, 2013, and Addendum No. 3.1 approved 
on February 25, 2015; but changes or additions have been made as set forth in Addendum 
No. 3.2. Together, Final EIR Nos. 589, 584, and 623, Addendum No. 1.0, Addendum No. 
1.1, PA2 Addendum, Addendum No. 3.1, and Addendum No. 3.2 adequately address the 
effects of the proposed Project. No substantial changes have been made in the Project, no 
substantial changes have occurred in the circumstances under which the Project is being 
undertaken, and no new information of substantial importance to the Project which was not 
known or could not have been known when Final EIR Nos. 589, 584, and 623 were 
certified, when Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, and Addendum 
No. 3.1 were approved, or through the date of approval and adoption of Addendum No. 3.2 
has become known; therefore no further environmental review is required. 

4. COMPATIBILITY – The location, size, design and operating characteristics of the 
proposed revision to an existing ADS and addition of a new ADS will not create significant 
noise, traffic or other conditions or situations that are objectionable, detrimental or 
incompatible with other permitted uses in the vicinity of the project area. The proposed 
revisions to community-wide ADS D-4b will not result in any new adverse impacts 
compared to the previously approved ADS. Consistent with the previous approval, the 
revisions would not change any of the existing minimum building setback requirements of 
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the ADS; rather, they would restore the flexibility to apply building setbacks based on 
project design, as originally intended. 

The proposed new community-wide ADS D-23 is intended for new Conventional Single-
Family projects that are to be designed as part of a master planned community and will be 
surrounded by similar residential uses. Significant noise, traffic or any other situations that 
are objectionable, detrimental or incompatible will not be generated by this project. Except 
for the increase to allowable net density, projects utilizing ADS D-23 will be required to 
comply with all other applicable development standards from the Ranch Plan PC Text and 
the Zoning Code, which will ensure compatibility with surrounding residential uses. 

5. GENERAL WELFARE – The application will not result in conditions or circumstances 
contrary to public health, safety and general welfare. Addendum No. 3.2 to Final EIR Nos. 
589, 584, and 623 was prepared for the proposed project and indicated the project will not 
result in any new significant environmental impacts nor will there be any substantial 
increase in the severity of any previously identified environmental impacts. 

6. EQUIVALENT OR BETTER PROJECT – The alternative development standard(s) will 
result in an equivalent or better project in terms of reducing adverse impacts and/or 
providing additional or superior public benefits to the immediate and surrounding 
community. The proposed revisions to ADS D-4b regarding building setbacks will allow 
projects equivalent to those permitted under the ADS before the 2020 Zoning Code update. 
The revisions will not change any of the existing minimum building setback requirements; 
rather, they would restore the flexibility to apply building setbacks based on project design, 
as originally intended. 

The proposed new ADS D-23 to allow for a maximum project net density of 12 du/ac will 
result in an equivalent project as the ADS will not result in any adverse impacts. The new 
ADS will only be applicable to new Conventional Single-Family projects that are to be 
designed as part of a master planned community and will be surrounded by similar 
residential uses. Although the increased project net density may result in up to 3 additional 
units per net acre in new developments, all proposed lots in developments utilizing D-23 
will be required to either meet or exceed all other applicable development standards for 
approval, including building site area, building setbacks, and parking requirements. 
Therefore, the proposed new and revised ADS will result in an equivalent project in terms 
of adverse impacts and public benefits to the immediate and surrounding community.  

Recommended Conditions of Approval: 

1. RANCH PLAN REGULATION COMPLIANCE MATRIX – The applicant shall comply 
with all applicable requirements of the Planning Area 3 and 4 Regulation Compliance 
Matrix (Appendix A of Addendum No. 3.2 to Final EIR Nos. 589, 584, and 623) to the 
satisfaction of the appropriate decision maker listed in each applicable Ranch Plan 
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Regulation Compliance Matrix item. 

2. BASIC/ZONING REGULATIONS – This approval constitutes approval of the Project 
only to the extent that the Project complies with the Orange County Zoning Code, the 
Ranch Plan PC Text, and any other applicable zoning regulations. Approval does not 
include any action or finding as to compliance or approval of the project regarding any 
other applicable ordinance, regulation or requirement. 

3. BASIC/TIME LIMIT – This approval is valid for a period of 36 months from the date of 
final determination. If the use approved by this action is not established within such period 
of time, this approval shall be terminated and shall thereafter be null and void. 

4. BASIC/PRECISE PLAN – Except as otherwise provided herein, this permit is approved 
as a precise plan. If the applicant proposes changes regarding the location or alteration of 
any use or structure, the applicant shall submit a changed plan to the Deputy Director, OC 
Development Services, for approval. If the Deputy Director, OC Development Services, 
determines that the proposed change complies with the provisions and the spirit and intent 
of the original approval action, and that the action would have been the same for the 
changed plan as for the approved plot plan, he may approve the changed plan without 
requiring a new public hearing. 

5. BASIC/COMPLIANCE – Failure to abide by and faithfully comply with any and all 
conditions attached to this approving action shall constitute grounds for the revocation of 
said action by the Orange County Planning Commission. 

6. INDEMNIFICATION – Applicant shall defend with counsel approved by the County of 
Orange in writing, indemnify and hold harmless the County of Orange, its officers, agents 
and employees from any claim, action or proceeding against the County, its officers, agents 
or employees to attack, set aside, void, or annul any approval of the application or related 
decision, or the adoption of any environmental documents, findings or other environmental 
determination, by the County of Orange, its Board of Supervisors, Planning Commission, 
Zoning Administrator, Director of OC Public Works, or Deputy Director, OC Development 
Services concerning this application. The County may, at its sole discretion, participate in 
the defense of any action, but such participation shall not relieve applicant of his/her 
obligations under this condition. Applicant shall reimburse the County for any court costs 
and attorney’s fees that the County may be required to pay as a result of such action. The 
County shall promptly notify the applicant of any such claim, action or proceeding. 

7. BASIC/APPEAL EXACTIONS – Pursuant to Government Code Section 66020, the 
applicant is hereby informed that the 90-day approval period in which the applicant may 
protest the fees, dedications, reservations or other exactions imposed on this project 
through the conditions of approval has begun. 

 



ATTACHMENT 2 
 

6 
 

The foregoing resolution was passed and adopted by the following vote of the Orange County 
Planning Commission, on July 8, 2026, to wit: 
 

Ayes: Noes: 
 
Excused: 
 
Abstained: 
 

 
I HEREBY CERTIFY that the foregoing Resolution No. 26-03 was adopted on July 8, 2026 by 
the Orange County Planning Commission. 
 
 
______________________________________________ 
Justin Kirk 
Executive Officer, Orange County Planning Commission 
 
Resolution No. 26-03 
Date of Adoption: July 8, 2026 
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Orange County Public Works Memorandum 

(Date: July 15, 2025) 

Ranch Plan Alternative Development Standards (ADS) 

 

Updated ADS A-11 
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Date:  July 15, 2026 

To:  File Records / OC Public Works  

From:  Edward Frondoso, County Engineer 

Subject: PA26-0028 Modify Existing Ranch Plan Alternative Development Standard (ADS)

We have reviewed the submitted updates to Ranch Plan Alternative Development Standards 
(ADS) outlined below, and have confirmed that, in accordance with General Regulation #25, the 
following conditions have been met: 

  

a. The use or project proposed is consistent with the General Plan. 

b. The use, activity or improvement(s) is consistent with the provisions of the Zoning Code. 

c. The approval of the permit application is in compliance with the requirements of the 
California Environmental Quality Act. 

d. The location, size, design, and operating characteristics of the proposed use will not 
create significant noise, traffic, or other conditions or situations that may be 
objectionable, detrimental or incompatible with other permitted uses in the vicinity. 

e. The application will not result in conditions or circumstances contrary to the public 
health and safety and the general welfare. 

f. The alternative development standard(s) will result in an equivalent or better project in 
terms of adverse impacts and public benefits to the immediate and surrounding 
community. 

 
The modification is as follows: 
Proposed Modified ADS 

1. A-11.  Curb Returns at Each Residential Driveway 
Modify ADS Exhibit A-11 to replace the previously indicated “4-foot wide” sidewalk 
dimension with “Varies – 4-feet Minimum” to reflect that some sidewalks may be wider.  

  
This update has been reviewed by OC Public Works staff from OC Development Services and OC 
Infrastructure Programs. 
 
Certification: 
  
I hereby certify that the subject Ranch Plan Alternative Development Standards (ADS) updates, 
listed above, are approved for use throughout the Ranch Plan Planned Community. 
 
 
_______________________   _______________________ 
Edward Frondoso, P.E.     Date 
County Engineer  
OC Public Works 

 

Docusign Envelope ID: 4A68B0D1-3868-8A05-810B-799A9D1EA874

7/17/2026 | 8:34 AM PDT



PA26-0028 Modified Ranch Plan ADS 
July 15, 2026 
Page 2 of 2 
 

601 North Ross Street, Santa Ana, CA 92701 
P.O. Box 4048, Santa Ana, CA 92702-4048 
 

pw.oc.gov 
(714) 667-8800   |   projectinfo@pw.oc.gov 

 

Attachments: 

1. Modified ADS A-11 
 
 
CC: Justin Golliher, Engineering Deputy Director, OC Infrastructure Programs 

Justin Kirk, Deputy Director, OC Development Services 
 Bea Bea Jimenez, Division Manager, OC Development Services/Land Development 
  Denis Bilodeau, Engineering Manager, OC Infrastructure Programs/Traffic Engineering 
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