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

PublicWorks

DATE: October 21, 2026

TO: Orange County Subdivision Committee

FROM: OC Development Services/ Planning

SUBJECT: “B” Vesting Tentative Tract Map 19379 within Planning Area 3, Subarea 3.6,
Ranch Plan Planned Community

PROPOSAL: The applicant, Rancho Mission Viejo (RMV), requests approval of “B” Vesting

Tentative Tract Map 19379 (VITM 19379) to subdivide an 8.74-acre site, for
condominium purposes, into 1 numbered lot for 146 multiple-family dwellings,
landscaping, and private streets/alleys.

GENERAL PLAN 1B “Suburban Residential”

DESIGNATION:

ZONING Ranch Plan Planned Community (PC)

DISTRICT:

LOCATION: The project site is located in southeastern unincorporated Orange County, within
Subarea 3.6, Lot 14 and 15 of “A” Tract Map 17936 in the Ranch Plan Planned
Community. The project site is located north of Cow Camp Road, near the
northwest corner of Gibby Road and Cow Camp Road, within the Fifth (5th)
Supervisorial District.

APPLICANT: Rancho Mission Viejo
Richard Vuong, Project Director, Planning and Entitlement

STAFF Robert Zegarra, Contract Planner, Land Development Division

CONTACT: Phone: (714) 667-8893
Email: Robert.Zegarra@ocpw.ocgov.com

RECOMMENDED ACTIONS

OC Development Services/ Land Development recommends the Subdivision Committee:
1. Receive staff report and public testimony; and
2. Adopt Subdivision Committee Resolution No. 2026-08 (Attachment 1):

a. Find that Final EIR No. 589, certified by the Board of Supervisors on November 8, 2004,
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 approved July 8, 2026, 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:
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i. The circumstances of the Project are substantially the same and Final EIR No. 589,
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 No. 589 was certified, or when
Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, Addendum No. 3.1, and
Addendum No. 3.2 were approved; therefore, no further environmental review is
required.

b. Approve VI'TM 19379, a subdivision of an 8.74-acre site, for condominium purposes, into
1 numbered lot for 146 multiple-family dwellings, landscaping, and private streets/alleys,
subject to the Findings and Conditions of Approval contained within the Resolution.

INTRODUCTION
BACKGROUND

In November 2004, the County of Orange approved the Ranch Plan Planned Community (PC),
which encompasses approximately 22,815 acres located east of I-5, north and south of Ortega
Highway at Antonio Parkway/La Pata Avenue, within the Fifth Supervisorial District. As
approved, the Ranch Plan PC comprises 75 percent permanent open space and allows for the
development of 14,000 dwelling units and 5,200,000 square feet (SF) of non-residential uses in
the remaining 25 percent. It is regulated by the Ranch Plan PC Program Text which addresses
the unique characteristics of the property and a development plan for the transition to
suburban/urban uses occurring over a 25 to 30-year period.

The Master Area Plan and Subarea Plans for Planning Areas 3 and 4 were originally approved on
February 25, 2015, by the Planning Commission (PA140072-PA140081) and revised
administratively on May 22, 2017 (PA150047). On September 11, 2019, the Planning Commission
approved amendments and revisions to the Master Area Plans and Subarea Plans for Planning
Areas 3 and 4 (PA180030) which reflect the applicant’s plan to develop Planning Area 3 in smaller
phases. Administrative revisions to the Master Area Plan and Subarea Plans for Planning Areas 3
and 4 were approved in October 2022 (PA22-0067), October 2024 (PA24-0104) and May 2025
(MB24-0070). The latest revisions to the Master Area Plan and Subarea Plans for Planning Areas
3 and 4 were approved by the Planning Commission (PA25-0162) on July 8, 2026, allowing for
the reallocation of dwelling units and non-residential square footage between Planning Areas 3
and 4 and future Planning Area 5.

“A” VTTM 17936 for Subarea Plan 3.6 was approved by the Subdivision Committee on September
17, 2025. Administrative Revisions RTT00006 and RTT00008 to VITM 17936 were approved by
the Deputy Director on April 13, 2026 and July 24, 2026, respectively. Final Tract Map 17936 was
approved by the County of Orange Board of Supervisors on October 13, 2026. Currently, Subarea
3.6 is being graded under issued Rough Grading permit GRD25-0058 and construction of
supporting infrastructure is currently in process.
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EXISTING CONDITIONS

The project site is currently vacant land, located at the northwest corner of the intersection of
Gibby Road and Cow Camp Road, within Subarea 3.6, Lots 14 and 15 of “A” Tract Map 17936 in
the Ranch PC.

SURROUNDING LAND USES

Direction Zoning District Existing Land Use

Project Site The Ranch Plan PC Vacant Land

North The Ranch Plan PC Future Residential Tract 19380

West The Ranch Plan PC Future Recreation Center

East The Ranch Plan PC Gibby Road, Future Residential Tract 19378

South The Ranch Plan PC Cow Camp Road, Subarea 3.14
PROPOSED PROJECT

The applicant, Rancho Mission Viejo, requests approval of “B” Vesting Tentative Tract Map 19379
(VITTM 19379) to subdivide an 8.74-acre site within Subarea 3.6 of the Ranch Plan PC into 1
numbered lot for 146 multiple-family dwellings, landscaping, and private streets/alleys. The tract
map has been configured for the development of building pads, private driveways, and private
motor courts. A reciprocal access agreement over the project site will be recorded with the final
tract map to ensure pedestrian and vehicular access is permitted across the entire project.

General access to the tract will be provided from Gibby Road. The main and only entrance to the
project site will be from Sierra Vista. The tract map has been designed with four private streets
(Sierra Vista, Garnish Drive, Treetop Avenue, Verdant Drive) creating a loop road through the
project that is connected to a system of alleys providing unit access. Unit plotting and site design
for the tract map are being reviewed concurrently under Site Development Permit PA26-0079 for
consistency with the Ranch Plan PC Program Text.

DISCUSSION/ANALYSIS

ESTIMATED EARTHWORK

The proposed estimated grading quantities for this map are substantially consistent with or less
than the earthwork quantities described under previous approvals (i.e., Master Area Plan (PA3),
Subarea Plan 3.6, Tract 17936, and grading permit (GRD25-0058). The proposed grading on this
map has been addressed per CEQA document FEIR 589, together with Addendums 3.1 and 3.2.

DRAINAGE

The subject property is in the Ranch Plan Planned Community Runoff Management Plan (ROMP)
Area. A Master Plan of Drainage (MPD) consistent with Amendment 2 of the PA 3 and 4 ROMP
has been established for the project site (Subarea 3.6). VITM 19379 is located in Subarea 3.6 and
is consistent with this MPD, however no MPD fees are required.
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RECREATION AND OPEN SPACE:

The proposed map is not required to provide any improvements or dedications associated with
the County Master Plan of Regional Recreation Facilities; Master Plan of Regional Riding and
Hiking Trails; Resources Element (Open Space Component); or OCTA Strategic Plan for
Bikeways.

Master Plan of Regional Recreation Facilities - There are no regional park dedication
requirements of the subject map.

Master Plan of Regional Riding and Hiking Trails - There are no riding and hiking trail
requirements of the subject map.

Master Plan of Local Parks (Local Park Code) - The proposed map is required to provide park
land in accordance with the Master Plan of Local Parks (Local Park Code) per the parkland
generation factor for each unit (greater than 6.5 du/ac requires 0.006 acres and less than 6.5
du/ac requires 0.008 acres). The Local Park Code requirement for the subject map VITM
19379 is 0.88 net usable acres of park land based upon a proposal to build 146 dwelling units
at a gross residential density of 16.70 du/ac (146 du/8.74 ac). Said requirement can be
satisfied by an allocation of parkland credit from Park Modification PM07-01, the Local Park
Implementation Plan (LPIP) for the Ranch Plan P.C. originally approved March 14, 2007, 1st
Amendment approved in June 2012, 2nd Amendment approved on July 16, 2014, 3rd
Amendment approved November 7, 2019, 4th Amendment approved December 6, 2023, and
5th Amendment approved September 17, 2025.

Per the Ranch Plan LPIP, the total parkland acreage requirement for the entire Ranch Plan
Planned Community is 94.0 acres, based on 14,000 approved dwelling units and the
anticipated proportion of single-family and multi-family units. Of the 94 acres required, 81.6
acres of creditable public parkland are anticipated in Planning Areas 3 and 4. For Subarea 3.6,
the Ranch Plan LPIP does not indicate any requirements for public or private parkland.
Therefore, there are no parkland dedication requirements applicable to VITTM 19379.

Resources Element - Open Space Component - There are no open space dedication
requirements applicable to the subject map.

OCTA Strategic Plan for Bikeways - There are no County-wide bikeways identified within the
area of this map.

PUBLIC SERVICES & UTILITIES

Schools - This property is within the boundaries of the Capistrano Unified School District.
The developer is subject to the provisions of Assembly Bill AB 2926 or other mitigating
measures designed to provide for school facilities and/or funding, such as community
facilities districts, as outlined by Mitigation Measure 4.15-5 of FEIR 589.

Facilities Fees Programs - This project area is included within the Ranch Plan Planned
Community Development Agreement DA04-01 which phases development commensurate
with public services and facilities.

Water/Sewer - This project is within the boundaries of the Santa Margarita Water District
(SMWD). The SMWD stated in their Preliminary Water Sewer Letter, dated July 22, 2026,
that SMWD will be capable of providing water and sewage disposal service to this
development.
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Water Quality Control - This project will be required to operate in accordance with
requirements prescribed by the California Regional Water Quality Control Board, San Diego
Region, as outlined by Standard Conditions 4.5-3 thru 4.5-11 of FEIR 589.

Fire Protection and Safety - Existing and proposed fire protection services will be providing
an adequate level of fire protection services to this development. Additionally, this property
is within the area covered by the approved Ranch Plan Fire Protection Program, which
includes all applicable conditions of approval and regulations. A Fire Master Plan has been
prepared for VITM 19379, which has been reviewed and approved by the Orange County Fire
Authority on April 8, 2026.

County Service Area (CSA) - This property is within the boundaries of CSA No. 26.

TRAFFIC/CIRCULATION

Scenic Highway Corridors - There are no Scenic Highways applicable to this map.

Access/Highways/Streets/Roads - Access to the site is from Gibby Road, a proposed public
street under “A” Final Tract Map 17936. Internal tract access will be provided by a system of
private streets and alleys.

Major Thoroughfare and Bridge Fee Program - This project lies within the area of benefit of
the Foothill/Eastern Transportation Corridor. The developer is required to pay
Foothill/Eastern Major Thoroughfare and Bridge fees in accordance with the adopted program.

Off Site Fee Program — The project lies within the area of benefit of the South County Roadway
Improvement Road Fee Program (SCRIP). The developer is required to pay SCRIP fees in
accordance with the adopted program.

To ensure that necessary ingress and egress easements are provided and maintained along the
proposed private streets and/or motor courts/alleyways with the Final Map, Condition of
Approval #7 requires the developer to demonstrate on the Final Map, subject to the
satisfaction of the Land Development Manager, that improvements will not be constructed
within the ingress and egress easements, which could interfere with the use and/or
maintenance of the easement.

FIRE MASTER PLAN

The applicant has provided a copy of the Orange County Fire Authority (OCFA) Fire Master Plan,
Service Request number 26001637, approved on April 8, 2026. OCFA has reviewed the proposed
project and has concurred with the proposal. OCFA and Land Development will continue to
coordinate necessary plan check reviews during the permitting and construction process to ensure
VITM 19379 is established in compliance with associated fire safety and fire protection
requirements.

GENERAL PLAN CONSISTENCY

The General Plan Land Use designation for the subject site is Suburban Residential (1B). The
Suburban Residential (1B) designation allows, “the greatest flexibility for residential
development” with a permitted density between 0.25 and 43.5 DU/AC. As noted in the General
Plan Land Use Element, residential land use categories include allowances for local and
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community open space, local schools, childcare facilities, neighborhood commercial centers, and
other facilities needed for neighborhood services.

The density and land uses proposed by VITM19379 are consistent with the Suburban Residential
(1B) land use designation. The project site proposes development of multiple-family dwelling
units with a net density of 22.92 DU/AC, as well as usable project open space areas. Therefore,
the proposed project is consistent with the General Plan and the intended land use objectives for
the subject site.

SPECIFIC PLAN AND ZONING CODE CONSISTENCY

Pursuant to Zoning Code Section 7-9-47.5, the proposed project is subject to the provisions of the
Ranch Plan PC Text. The Ranch Plan PC Text Section III.A.3 includes regulations for Multiple-
Family Dwellings. As indicated under Ranch Plan PC Text Section I11.A.3.a.3)a), Multiple-Family
Dwellings are a permitted use subject to the approval of a Site Development Permit.

The following table provides a comparison of the proposed vesting tentative tract map with the
Ranch Plan PC Program Text Use Regulations & Development Standards for “Multiple Family
Dwellings” (PC Section III.A.3.d.) applicable to subdivisions. Unit plan types and site design for
the tract map are also being reviewed concurrently under Site Development Permit PA26-0079
for consistency with the Ranch Plan PC Program Text.

Standard Required/Permitted Proposed
1) Minimum .
Building Site Area 5,000 SF Complies; 380,877 SF

SUBDIVISION MAP ACT CONSISTENCY

County staff has reviewed VITM19379 against the required findings of the State Subdivision Map
Act (Government Code 66474.61) to deny a project. Staff finds that VI TM19379 does not meet
any of the denial findings.

FINDINGS

Findings and conditions of approval are included in the Subdivision Committee Resolution No.
26-08.

REFERRAL FOR COMMENT

Copies of the vesting tentative tract map submittal package were distributed for review and
comment to County staff and consultants, including Land Development, Traffic Engineering,
Development Support, Survey, Operations & Maintenance, Building & Safety and OCFA. Through
a collaborative effort with County staff, the applicant adequately addressed all comments. As of
the writing of this staff report, no further comments have been received from any County divisions
or OCFA.

PUBLIC NOTICE

A Notice of Public Hearing was posted at the project site, was published in the local newspaper,
was posted at the posting kiosk at the County Administration building located in Santa Ana, CA,
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and was posted on the OCPW-OC Development Services webpage at least ten days prior to this
public hearing, as required by established public hearing posting procedures. No public
comments have been received to date.

COMPLIANCE WITH CEQA

The proposed project is covered by previous CEQA documentation, which includes Final Program
EIR 589, which was certified on November 8, 2004; Addendum 1.0, approved on July 26, 2006;
Addendum 1.1, approved on February 24, 2011; the Planning Area 2 Addendum, approved on
March 27, 2013; Addendum 3.1, approved February 25, 2015; and Addendum 3.2, approved July
8, 2026. This finding is appropriate and complies with the intent of CEQA, pursuant to the
Orange County 2020 Local CEQA Procedures Manual, Section 13.1 for projects where a previous
environmental document (i.e., Program EIR 589) is already in place. Further CEQA evaluation
and clearances are not required for proposed “B” VITM 19379.

CONCLUSION

Staff has also reviewed the applicant’s request for approval of proposed “B” Vesting Tentative Tract
Map 19379 (VITM 19379) and found it to be consistent with County of Orange General Plan,
Zoning Code, the Ranch Plan PC Text, and the Orange County Subdivision Code, Orange County
Codified Ordinances (OCCO) Subarticle 5 (Processing Procedures for Tentative Maps). Staff
recommends approval of “B” Vesting Tentative Tract Map 19379 (VITM 19379), subject to the
required Findings and Conditions of Approval within Resolution No. 26-08.

Submitted by: Concurred by:
Signed by: DocuSigned by:
poust Zugpie. [ Gindy Solarar
Robert Zegarra, Contract Planner Cindy Salazar, Division Manager
OC Development Services/ Planning OC Development Services/ Planning
APPEAL PROCEDURE

Any interested person may appeal the decision of the Subdivision Committee on this application
to the Orange County Planning Commission within 10 calendar days of the decision upon
submittal of required documents filed online at myoceservices.ocgov.com or in person at the
County Service Center, located at 601 N. Ross St., Santa Ana. If you challenge the action taken on
this proposal in court, you may be limited to raising only those issues you or someone else raised
at the public hearing described in this report, or in written correspondence delivered to OC
Development Services.

ATTACHMENTS

LA ol A

Subdivision Committee Resolution No. 26-08
Ranch Plan Compliance Matrix

Vicinity Map

Project Map

Plans
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RESOLUTION NO. 26-08
RESOLUTION OF THE SUBDIVISIONS COMMITTEE
OF
ORANGE COUNTY, CALIFORNIA
APPROVING VTTM 19379

OCTOBER 21, 2026

On Motion of Committee member , duly seconded and carried, the following
Resolution was adopted:

WHEREAS, the applicant, Ranch Mission Viejo (RMV PA3 Development LLC), has
submitted Vesting Tentative Map (VTTM) 19379, requesting review and approval of said map;
and

WHEREAS, VITTM 19379 proposes the subdivision of an 8.74-acre site, for
condominium purposes, into 1 numbered lot for 146 multiple-family dwellings, landscaping,
and private streets/alleys (the “Project”); and

WHEREAS, the subdivision proposed by VITM 19379 is located within Planning Area
3, Subarea 3.6 of the Ranch Plan Planned Community; and

WHEREAS, the Project is subject to the Ranch Plan Planned Community Program Text
(PC Text), all applicable zoning code standards, and the requirements and regulations contained
in the Ranch Plan Regulation Compliance Matrix, which is an executive summary of the Ranch
EIR mitigation measures, the terms and conditions in the Development Agreement and various
settlement agreements, the general requirements of the Affordable Housing Implementation
Agreement, and the standards of the fire prevention code of Orange County Fire Authority; and

WHEREAS, pursuant to General Regulation #25 of the PC Text, the Project is allowed
to utilize approved Alternative Development Standards for developments within the Ranch Plan
Planned Community; and

WHEREAS, On February 25, 2015, the Planning Commission approved PA140072-82
to establish Planning Area 3 and its Subareas, including Subarea 3.5, for the Ranch Plan Planned
Community; it was revised administratively on May 22, 2017 (PA150047). On September 11,
2019, the Planning Commission approved amendments and revisions to the Master Area Plans
and Subarea Plans for Planning Areas 3 and 4 (PA180030) which reflect the applicant’s plan to
develop Planning Area 3 in smaller phases. Administrative revisions to the Master Area Plan
and Subarea Plans for Planning Areas 3 and 4 were approved in October 2022 (PA22-0067),
October 2024 (PA24-0104) and most recently in May 2025 (MB24-0070), to adjust residential
dwelling unit counts, non-residential square footage, and the locations of community facilities.
On July 8, 2026, the Planning Commission approved amendments and revisions to the Master
Area Plans and Subarea Plans for Planning Areas 3 and 4 (PA25-0162) allowing for the
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reallocation of dwelling units and non-residential square footage between Planning Areas 3 and
4 and future Planning Area 5; and

WHEREAS, the Project’s Final Environmental Impact Report (EIR) No. 589 and
subsequent amendments 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 VTTM 19379, which is a necessarily included element contemplated as part of the
overall action evaluated in Final EIR 589, Addendum 1.0, Addendum 1.1, the Planning Area 2
Addendum, Addendum 3.1, and Addendum 3.2; and

WHEREAS, pursuant to the Orange County Subdivision Code, Subarticle 5 (Processing
Procedures for Tentative Maps) and California Government Code Section 65000, et seq., the
Subdivision Committee conducted a public meeting to consider the matter; and

WHEREAS, the Subdivision Committee has reviewed and fully considered the materials
and information presented to them for VITM 19379, including the analysis provided in the staff
report, comments received before and during the public hearing; findings required for a tentative
map, recommended conditions of approval, and the conclusion of the environmental assessment.

NOW, THEREFORE, BE IT RESOLVED THAT THE SUBDIVISION COMMITTEE ADOPTS
THIS RESOLUTION TO:

a. Find that Final EIR No. 589, certified by the Board of Supervisors on November 8, 2004,
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 approved July 8, 2026, 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:

1. The circumstances of the Project are substantially the same and Final EIR No. 589,
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 No. 589 was certified, or when Addendum No.
1.0, Addendum No. 1.1, PA2 Addendum, Addendum No. 3.1, and Addendum No. 3.2
were approved; therefore, no further environmental review is required.
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b. Approve VITM 19379, a subdivision of an 8.74-acre site, for condominium purposes, into

1 numbered lot for 146 multiple-family dwellings, landscaping, and private streets/alleys,
subject to the Findings and Conditions of Approval contained within the Resolution.

Recommended Findings:

1.

GENERAL PLAN — The design and improvements of the proposed map are consistent
with the General Plan. The General Plan Land Use designations for the subject site is
Suburban Residential (1B). The Suburban Residential (1B) designation allows, “the
greatest flexibility for residential development” with a permitted density between 0.25 and
43.5 du/ac, and residential land use categories include allowances for local and community
open space, local schools, childcare facilities, neighborhood commercial centers, and other
facilities needed for neighborhood services. The density and land uses proposed by
VTTM19379 are consistent with the Suburban Residential (1B) land use designation. The
project is a subdivision for the development of multiple-family dwellings with a net density
of 22.92 DU/AC, as well as usable project open space areas. Therefore, the proposed
project is consistent with the General Plan and the intended land use objectives for the
subject site.

RANCH PLAN PC TEXT AND ZONING CODE — The design and improvements of the
proposed subdivision are suitable for the uses proposed and the subdivision can be
developed in compliance with the applicable zoning regulations pursuant to the
Subdivision Code Section 7-9-254, including applicable regulations of the County of
Orange General Plan, and the Ranch Plan PC Text. Pursuant to Zoning Code Section 7-9-
47.5, the proposed project is subject to the provisions of the Ranch Plan PC Text. The
project proposes to subdivide the project site for the development of multiple-family
dwellings, which is a principal permitted use under Section I11.A.3.a.3)a) (Multiple-Family
Dwellings) of the Ranch Plan PC text.

DEVELOPMENT TYPE - The site is physically suitable for the proposed type of
development. The project is proposed on vacant land that is currently being rough graded
to the parameters of this subdivision. The proposed subdivision has been designed in
compliance with all applicable County of Orange Standard Plans, with the performance
standards of the Ranch Plan Alternative Development Standards listed under Note 29 of
the project plans, and no design features requiring a deviation from County of Orange
standards are proposed.

CEQA — The requirements of the California Environmental Quality Act have been
satisfied. 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. The
circumstances of this project are substantially the same as Final EIR No. 589 certified by
the Board of Supervisors on November 8, 2004, together with Addendum No. 1.0 approved
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on July 26, 2006, Addendum No. 1.1 approved on February 23, 2011, PA2 Addendum
approved on March 27, 2013, Addendum 3.1 approved on February 25, 2015, and
Addendum No. 3.2 approved on July 8, 2026. Together, Final EIR No. 589, 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 No. 589 was
certified, or when Addendum No. 1.0, Addendum No. 1.1, PA2 Addendum, Addendum
3.1 and Addendum No. 3.2 were approved has become known; therefore no further
environmental review is required.

5. DEVELOPMENT DENSITY — The site is physically suitable for the proposed density of
development. The proposed subdivision has been designed in compliance with the County
of Orange General Plan, Subdivision Code, Zoning Code, and the Ranch Plan PC Text.
The project is a subdivision for the development of multiple-family dwellings with a net
density of 22.92 DU/AC. The proposed project design and density comply with the
development standards of Ranch Plan PC Text Section III.A.3.a.3)a) (Multiple-Family
Dwellings) and the General Plan Land Use designation Suburban Residential (1B), and the
project does not include any deviations from standards of design.

6. ENVIRONMENTAL DAMAGE — The design of the subdivision and the proposed
improvements are not likely to cause substantial environmental damage or substantial and
avoidable injury to fish or wildlife or their habitat. The proposed project is covered by
previous CEQA documentation, which includes Final Program EIR 589, certified on
November 8, 2004; Addendum 1.0, approved on July 26, 2006; Addendum 1.1, approved
on February 24, 2011; the Planning Area 2 Addendum, approved on March 27, 2013;
Addendum 3.1, approved February 25, 2015; and Addendum 3.2, approved July 8, 2026.
The proposed project will not result in any new significant impacts beyond those originally
identified by previous CEQA documentation nor will there be any substantial increase in
the severity of any previously identified environmental impacts.

7. PUBLIC HEALTH — The design of the subdivision and the type of improvements proposed
are not likely to cause serious public health problems. The proposed project is covered by
previous CEQA documentation, which includes Final Program EIR 589, certified on
November 8, 2004; Addendum 1.0, approved on July 26, 2006; Addendum 1.1, approved
on February 24, 2011; the Planning Area 2 Addendum, approved on March 27, 2013;
Addendum 3.1, approved February 25, 2015; and Addendum 3.2, approved July 8, 2026.
The proposed project will not result in any new significant impacts beyond those originally
identified by previous CEQA documentation nor will there be any substantial increase in
the severity of any previously identified environmental impacts.
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8. PUBLIC EASEMENTS — The design of the subdivision and the type of improvements

proposed will not conflict with easements of record or established by court judgment
acquired by the public-at-large for access through or use of property within the proposed
subdivision. The proposed subdivision does not include any existing or proposed public
easement.

WATER/SEWER SYSTEM - The discharge of waste from the proposed subdivision into
the existing sewer system of the Water District will not result in violations of existing
requirements prescribed by the California Regional Water Quality Control Board, San
Diego Region. The proposed subdivision is within the boundaries of the Santa Margarita
Water District (SMWD). The SMWD stated in their Preliminary Water Sewer Letter, dated
July 22, 2026, that SMWD will be capable of providing water and sewer service to this
development without exception.

Recommended Conditions of Approval:

1.

REGULATION COMPLIANCE MATRIX — The applicant shall comply with all
applicable requirements of the Ranch Plan Regulation Compliance Matrix (Attachment 2)
to the satisfaction of the appropriate decision maker.

WATER QUALITY MANAGEMENT PLAN - Prior to the issuance of any grading or
building permits, the applicant shall submit for review and approval by the Manager,
Permit Services, a Water Quality Management Plan (WQMP) specifically identifying Best
Management Practices (BMPs) that will be used onsite to control predictable pollutant
runoff. The applicant shall utilize the Orange County Drainage Area Management Plan
(DAMP), Model WQMP and Technical Guidance Manual for reference, and the County’s
WQMP template for submittal. This WQMP shall include the following:

Detailed site and project description

Potential stormwater pollutants

Post-development drainage characteristics

Low Impact Development (LID) BMP selection and analysis

Structural and Non-Structural source control BMPs

Site design and drainage plan (BMP Exhibit)

GIS coordinates for all LID and Treatment Control BMPs

Operation and Maintenance (O&M) Plan that (1) describes the long-term operation and
maintenance requirements for BMPs identified in the BMP Exhibit; (2) identifies the
entity that will be responsible for long-term operation and maintenance of the
referenced BMPs; and (3) describes the mechanism for funding the long-term operation
and maintenance of the referenced BMPs
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The BMP Exhibit from the approved WQMP shall be included as a sheet in all plan sets
submitted for plan check and all BMPs shall be depicted on these plans. Grading and
building plans must be consistent with the approved BMP exhibit.

3. BEST MANAGEMENT PRACTICES — Prior to issuance of a building permit, the off-site
regional Best Management Practices (BMPs) relied upon by this project (e.g., basins,
swales, etc.) must be built and/or installed, and operational. The location and operation of
these regional BMPs must be in compliance with the Final Project-Specific WQMP for the
regional BMP(s). The location and operation of the regional BMP(s) must be demonstrated
to the satisfaction of the Manager, Grading and Building Plan Check.

4. COMPLIANCE WITH THE NPDES IMPLEMENTATION PROGRAM - Prior to the
issuance of a certificate of use and occupancy, the applicant shall demonstrate compliance
with the County’s NPDES Implementation Program in a manner meeting the satisfaction
of the Manager, OC Inspection, including:

a. Demonstrate that all structural Best Management Practices (BMPs) described in the
BMP Exhibit from the project’s approved WQMP have been implemented,
constructed and installed in conformance with approved plans and specifications

b. Demonstrate that the applicant has complied with all non-structural BMPs described
in the project’s WQMP

c. Submit for review and approval an Operations and Maintenance (O&M) Plan for all
structural BMPs (the O&M Plan shall become an attachment to the WQMP.

d. Demonstrate that copies of the project’s approved WQMP (with attached O&M Plan)
are available for each of the initial occupants.

e. Agree to pay for a Special Investigation from the County of Orange for a date twelve
(12) months after the issuance of a Certificate of Use and Occupancy for the project
to verify compliance with the approved WQMP and O&M Plan

f. Demonstrate that the applicant has RECORDED one of the following:

1. The CC&R’s (that must include the approved WQMP and O&M Plan) for the
project’s Homeowner’s Association.

2. A water quality implementation agreement that has the approved WQMP and
O&M Plan attached; or

3. The final approved Water Quality Management Plan (WQMP) and Operations
and Maintenance (O&M) Plan.
(Compliance Matrix - Items 539, 539.1, 539.2)

5. 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
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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 Director of Planning 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.

6. BUYER NOTIFICATION MAP — Prior to the issuance of any building permits for
residential construction, the developer RMV Community Development, LLC, shall prepare
a map denoting the existing and proposed land uses, arterial highways and public facilities
within the surrounding area for the approval of the Manager, OC Development Services.
The map content, display, and distribution shall be in accordance with the Buyer
Notification Program guidelines listed in Board of Supervisors Resolution 82-1368 and as
amended.

7. INGRESS/EGRESS EASEMENT - Prior to recordation of the final tract map, the
subdivider shall demonstrate that all necessary ingress/egress easements within private
streets and/or motor courts/alleyways are identified on the final map subject to the
satisfaction of the Manager, Land Development. The easement shall prohibit property
owners from installing any improvements within the easement area or interfering with the
use or maintenance of the easement.

The foregoing resolution was passed and adopted by the following vote of the Orange County
Subdivision Committee, on October 21, 2026, to wit:

Ayes:
Noes:

Excused:

Abstained:

I HEREBY CERTIFY that the foregoing Resolution No. 26-08 was adopted on October 21, 2026
by the Orange County Subdivision Committee.

By: Scarlet Duggan, Chairperson

ORANGE COUNTY SUBDIVISION COMMITTEE
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ATTACHMENT 3
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Project Map

PROJECT SITE
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