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NOTICE OF PREPARATION 

 
OF A DRAFT PROGRAM ENVIRONMENTAL IMPACT REPORT 

 
Subject:  Notice of Preparation (NOP) of a Draft Program Environmental Impact Report 
(DEIR).  The City of Lake Forest will be the Lead Agency and will prepare a DEIR for the 
Opportunities Study Project.  The NOP for the project is available for review at the following 
locations: Foothill Ranch Branch Library, 27002 Cabriole, Lake Forest, California 92610 and the 
El Toro Branch Library 24672 Raymond Way, Lake Forest, California  92630. 
 
The City requests your comments as to the scope and content of the DEIR. The City has issued 
the NOP on July 7, 2004 and due to time limits mandated by State Law, your response must be 
sent at the earliest possible date, but not later than 4:00 p.m. on Monday, August 16, 2004.  
Please send your comments to:  
 
Jeremy Krout, Associate Planner  
City of Lake Forest  
25550 Commercentre Drive  
Lake Forest, CA 92630  
 
Mr. Krout can also be contacted at (949) 461-3491. 
 
Public Meeting: A public scoping meeting will be held at 4:00 p.m. on Wednesday, August 11, 
2004 at the City of Lake Forest City Hall in the Council Chambers, 25550 Commercentre Drive, 
Lake Forest, California  92630.  The purpose of the meeting is to solicit the public’s input on the 
scope and contents of the DEIR. We encourage you to attend the scoping meeting to find out 
more about the proposed project and give us your comments.   
 
Project Location: The Opportunities Study focuses on approximately 950 acres of vacant land 
(the “Study Area”) located in the City of Lake Forest, Orange County, north and south of the 
Foothill Transportation Corridor and adjacent to the former Marine Corps Air Station El Toro 
(“MCAS El Toro”). There are thirteen vacant properties within the Study Area, ranging in size 
from 380 acres to four acres. Eleven properties are south of the Foothill Transportation Corridor 
and two are north of the Corridor. Eight properties are involved with the Opportunities Study. 
The majority of the properties are not contiguous. A further description of the project location 
can be found in Attachment 1 and Attachment 2. 
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Project Description: The Opportunities Study includes a General Plan Amendment and Re-
Zone of approximately 900 acres of vacant lands in the Study Area. The General Plan 
Amendment would change the allowed land uses from industrial and commercial land uses to 
residential and mixed-uses. The vacant lands currently have approximately 7 million square feet 
of approved industrial and commercial development rights. The number of residences considered 
in the General Plan Amendment and Re-Zone range between 5,394 and 6,617. Approximately 40 
to 70 acres of neighborhood parks, 45 acres of community sports park, community/civic center 
and 500,000 to 650,000 square feet of commercial development would also be permitted as a 
result of the project. A detailed project description is contained in Attachment 1.  
 
Description of Anticipated Environmental Effects: The City has determined an EIR is 
necessary for the proposed project as the proposed project may result in a significant impact to 
the following environmental issues: Land Use and Planning, Hydrology/Water Quality, 
Population/Housing; Public Services, Utilities and Service Systems, Aesthetics, Biological 
Resources, Agricultural Resources, Cultural Resources, Geology and Soils, Recreation, 
Transportation/Circulation, Air Quality, Noise and Hazards and Hazardous Materials. The City 
will analyze these environmental issues in the DEIR prepared for the proposed Opportunities 
Study Project. An Initial Study has not been prepared for the project. 
 
 



Opportunities Study 
Notice of Preparation 
6/7/2004 
 

- 3 - 

Attachment 1 
Project Location and Description 

 
Project Background 
 
Starting in the 1960s, the Orange County Board of Supervisors approved a series of residential 
communities, industrial areas and commercial developments in what is now the City of Lake 
Forest. The land use patterns found in much of Lake Forest are similar to those found in many 
master planned communities approved by the County during this era with the exception of the 
area straddling the Foothill Transportation Corridor. Due to the aircraft flight patterns from the 
former MCAS El Toro base and resultant noise from the aircraft, restrictions were placed on a 
large swath of land (“Study Area”) in the heart of present-day Lake Forest. The restrictions 
limited development to only non-residential land uses. As Lake Forest developed in the southern 
and northern sections of the city with residential, parks, trails, and other mixed uses, the Study 
Area was developed with industrial, office, and commercial uses devoid of the open space and 
trail linkages found in the rest of the city. Consequently, the land use restrictions effectively 
segregated the two portions of the city. 
 
While much of the Study Area has been developed with industrial and office buildings similar to 
those found along Bake Parkway, there are currently more than 900 acres of vacant land. The 
majority of this land is privately owned and has been permitted for development of more than 7 
million square feet of industrial and commercial buildings by the County prior to Lake Forest 
becoming a city. Development pressures in Orange County and the need for additional housing 
have sparked an interest by landowners to seek changes to the designated land uses to allow 
residential development. 
 
The City's General Plan Land Use Element, adopted in 1994, includes the following policy 
statement: 
 

Should the future use of USMC El Toro reduce or eliminate significant aircraft noise 
experience by Lake Forest, the future use of land presently impacted by aircraft noise will 
be reconsidered. 

 
The General Plan was amended in May of 2000, and a Business Development Overlay was 
established over the Study Area to ensure a balance of land uses required for the continued well-
being of the community.  A General Plan policy was added that states: 
 

Preserve the fiscal well-being of the community by ensuring that the land use changes 
within the Business Development Overlay will not result in a loss of future new revenue 
for the City. 

 
Recent events, including the passage Measure W, the Navy’s formal announcement of its intent 
to sell the MCAS El Toro base property for non-aviation uses, and annexation of the base 
property into the City of Irvine for non-aviation uses, led the City of Lake Forest to initiate a 
series of studies, dubbed the “Opportunities Study”. The overall purpose of the Opportunities 
Study is to examine the impacts and benefits and whether or not changes to the allowed land 
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uses in the Study Area should occur.  At the outset of the Opportunities Study, the City Council 
developed objectives to establish a clear direction for the Study, as described below. 
 
Utilizing the established objectives as the basis for analysis of the potential land use changes, the 
City Council approved a phased approach to the Opportunities Study, which would allow the 
City to proceed in an incremental and cost-effective manner only after assessing the information 
generated in each phase, and deciding if subsequent phases of work should be undertaken. The 
following key tasks were approved with the three phases of the Opportunities Study: 
 
Phase 1:  
o Define the issues important to the City and its residents. 
o Conduct meetings with community members and other stakeholders. 
o Identify community-wide benefits desired by the residents of the City and constraints and 

opportunities to provide such benefits. 
o Define a process for Phase 2 of the Opportunities Study, should the City Council desire to 

move forward after consideration of Phase 1 conclusions.  
 
Phase 2: 
o Evaluate proposed land use changes and associated benefits and impacts within the Study 

Area and city as a whole.  
o Prepare a needs assessment for an active sports complex, community center and city hall and 

identification of potential sites for such facilities.  
o Consider the results of the technical studies and determine whether to proceed with Phase 3 

of the Opportunities Study. 
o Define a planning and entitlement process for land use changes to occur. 
 
Phase 3: 
o Prepare a General Plan Amendment and zone change to re-designate land uses within the 

Study Area. 
o Prepare an Environmental Impact Report (EIR) to assess the impacts of re-designating land 

uses within the Study Area. 
o Develop a citywide traffic model and traffic mitigation plan. 
o Select a site for an active sports complex, community center and city hall. 
o Develop a conceptual plan for the public facilities on the selected site. 
o Develop schematic designs for the public facilities on the selected site(s). 
o Prepare an affordable housing policy. 
 
During Phase 2 of the Opportunities Study, the City accepted conceptual plans from six 
landowners in the Study Area, cumulatively called the “Higher Density Plan,” which included 
residential and mixed uses. The land use changes proposed by the landowners were evaluated 
from planning, traffic and fiscal perspectives and compared against the industrial and 
commercial land uses currently allowed under the General Plan.  Through this process, a “Lower 
Density Plan” was developed. 
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The Higher Density Plan and Lower Density Plan were compared against the industrial and 
commercial land uses currently allowed under the General Plan and the City Council approved 
Opportunities Study objectives.  
 
The City Council held a well attended public workshop on January 27, 2004, during which City 
staff and consultants presented the preliminary findings of the planning, traffic and fiscal 
analyses conducted for the proposed land use changes in the Study Area. The purpose of the 
public workshop was to provide information to the City Council and public regarding: 
 

o the landowner proposed plans,  
o recommended changes to the plans by the City’s consultants,  
o comparisons with the currently allowed land uses, and  
o present four conceptual designs of the sports park, community center, and city 

hall.  
 
The City Council developed objectives that have guided the phased Opportunities Study.  The 
intent of the objectives was to establish clear direction for the Study and to ensure thoughtful 
planning of this potential connection of the two sections of the city.  The following project 
objectives were adopted at the beginning of Phase 2 of the Opportunities Study. 

 
o Balanced Community. Future residential and/or commercial development within the Study 

Area should serve to create a balanced and integrated community by providing linkages 
between existing segments of the City through master planned trail systems, strategically 
located public amenities, and carefully planned residential neighborhoods;  

o Fiscal Stability. Future residential and/or commercial development within the Study Area 
should ensure a fiscally sound and stable economic base for the community and provide the 
community with a mechanism to share equitably in the financial benefit derived from such 
development within the Study Area;  

o Recreational Facilities. Future residential and/or commercial development within the Study 
Area should benefit the entire community by providing adequate recreational facilities, 
including an active sports/park complex;  

o Public Space. Future residential and/or commercial development within the Study Area 
should benefit the entire community by providing adequate public open space and other 
public amenities, including a civic/community center;  

o Natural Resources. Future residential and/or commercial development within the Study Area 
should serve to protect natural resources within the Study Area;  

o Diversity of Housing. Future residential and/or commercial development within the Study 
Area should provide a diversity of housing types and accessible commercial amenities in 
order to ensure the establishment of a well balanced community;  

o Circulation System. Future residential and/or commercial development within the Study Area 
should facilitate and achieve completion of the City’s Circulation System including the 
extension of Alton Parkway;  

o Level of Service. Future residential and/or commercial development within the Study Area 
should not create any greater impacts on the City’s infrastructure or fiscal stability than the 
existing entitlement or uses allowed by the General Plan or adversely impact the City’s 
ability to provide an acceptable level of service to the community; and 
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o Development Commitments. As a precondition to future residential and/or commercial 
development within the Study Area, each landowner and developer will be required to make 
binding development commitments determined to be appropriate by the City Council. 

 
The following table summarizes the main characteristics of the land uses encompassed in the 
three plans.  
 

Table 1 
Summaries of the Three Plans 

Characteristics General Plan Higher Density Plan Lower Density Plan 

Land Uses 

• 7 million square feet of 
industrial and 
commercial uses 

• No mixed uses 

•  Mixed Use Plan 
•  6,617 residential units 
• 498,720 square feet of 

commercial 
• Some densities incompatible 

with neighboring uses 
(Average: 12 units/acre) 

•  Mixed Use Plan 
•  5,394 residential units 
•  650,000 square feet of 

commercial  
• Densities that are 

compatible with 
surrounding uses 
(Average: 9 units/acre) 

Parks & Public 
Facilities 

18-acre park option – City 
funds purchase and 
improvement of the 
property at a cost to the 
City of more than $13 
million 

• 41.4 acres of neighborhood 
parks (12.3 acre deficiency) 

• No community park or 
community/civic center 
provided 

• 70 acres of neighborhood 
parks 

• 45-acre sports park, 
community and civic 
center 

 

Open space and  
trails 

Class 1 bike path along 
Borrego Wash 

Limited number of trails that are 
isolated and do not connect to 
existing trails 

Master planned to include 
more citywide and regional 
trail connections 

Traffic 
91,800 ADT Approximately 26% fewer trips 

than would occur under the 
General Plan – 67,624 ADT 

Approximately 23% fewer 
trips than would occur under 
the General Plan – 70,288  

Connection of 
Alton Parkway 

Occurs after development 
of 1 million square feet of 
industrial park. 

Constructed during initial 
phases of residential 
development 

Constructed during initial 
phases of residential 
development 

Fiscal Impact $330,000 surplus $280,000 surplus $630,000 surplus 
 
The Lower Density Plan has some readily identifiable differences from the Higher Density Plan 
including:  
 

• 1,223 fewer units than the Higher Density Plan  
• Incorporation of a 45-acre sports park and Civic Center 
• Over 70 acres of neighborhood parks 
• More fiscally balanced land use plan as a result of a greater amount mixed-use and 

commercial square footage  
• More trails linkages between the existing and proposed communities  
• More than double the quantity of General Fund surplus  

 



Opportunities Study 
Notice of Preparation 
6/7/2004 
 

- 7 - 

The Lower Density Plan also represents a significantly more well thought out plan with the 
following benefits not enjoyed under the City’s existing General Plan: 
 

• Weaves the two halves of the city together while incorporating a balanced mix of 
residential and mixed uses, open space, parkland and trails linkages 

• An approximately 25% reduction in traffic generation  
• Accelerated delivery of Alton Parkway  
• Additional road improvements to alleviate traffic congestion  
• Almost double the quantity of General Fund 

 
A following provides a further description of the Lower Density Plan, Higher Density Plan, and 
General Plan. 
 
LOWER DENSITY PLAN 
 
The Lower Density Plan involves a General Plan Amendment and Zone Change to re-designate 
approximately 800 acres of vacant land.  Those lands are currently designated exclusively for 
non-residential land uses with the following general plan designations: Business Park, 
Commercial, Public Facility, Professional Office, and Open Space.  The Lower Density Plan is a 
mixed use plan which includes 5,394 residential units, approximately 650,000 square feet of 
commercial uses, a 45-acre sports park, community/civic center complex, and over 50 acres of 
neighborhood parks. 
 
General Plan Amendment 
 
Table 2 shows proposed general plan land use designations by property. The City desires a 
diversity of land uses in the Lower Density Plan. Currently Site 1 proposes only residential land 
uses; however, the property will ultimately include other uses, such as commercial and office. 
The mixed-use component for this property will be defined during the General Plan Amendment 
process. Table 2 shows a breakdown by land use designation.  Figures 2 and 3 show the Lower 
Density Plan and General Plan land use maps respectively.  Table 4 contains a summary of the 
Lower Density Plan. 
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Table 2 
Existing and Proposed General Plan Designations 

(Lower Density Plan) 
all figures rounded to the nearest whole number 

Site 

Gross Site 
Area 

(acres) 
Existing 

General Plan 

Existing 
GP 

(Acres) 

 
Proposed 

General Plan 

Proposed 
GP1 

 (Acres) 
Site 1 387 BP 387 LDR 95
        L-MDR 144
        MDR 148
        SUBTOTAL 387
Site 2 243 BP 149 LDR 109
    C 50 L-MDR 18
    OS 44 PF2 13
        MU 13
        CP/OS 8
        OS 82
        SUBTOTAL 243
Site 3 82 PF 29 PF 33
    LI 53 L-MDR 49
        SUBTOTAL 82
Site 4 50 C 50 MU 50
Site 5 13 PO 13 LDR 13
Site 6 19 OS 19 LDR 19
Sports Park 33 CP/OS 33
Community/Civic 
Center 

12
LI, BP or C 
depending on 
selected site. 

45 PF 12

TOTAL 7933   7933   7933

LDR – Low Density Residential  PF – Public Facility 
L-MDR – Low-Medium Density Residential LI - Light Industrial 
MDR – Medium Density Residential MU – Mixed Use 
BP - Business Park CP/OS – Community Park/Open Space 
C - Commercial OS – Open Space 
PO - Professional Office  
1  Major circulation included in all categories 
2 Major circulation included in PF category 
3 Sports Park and Community/Civic Center site(s) has not been selected; therefore, acreage is not included in total land area 
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Table 3 
Proposed General Plan Land Use Categories 

(Lower Density Plan) 
Land Use Category Acres 

Low Density Residential 236 
Low-Medium Density Residential 211 
Medium Density Residential 148 
Mixed Use 63 
Public Facility 46 
Open Space 82 
Community Park/Open Space 8 

Total 793* 
* Sports Park and Community/Civic Center site(s) has not been selected; 

therefore, the associated acreage is not included in total land area 
 

Table 4 
Lower Density Plan Summary 

Site 

Gross 
Site 

Area  

Total 
Net Site 

Area 
Max. # 
of Units 

Total 
Comm’l 

SF 

Total 
Industrial 

SF 

Req. 
Park 
ac. 

Public 
Facilities 

Total 
Buffer/ 
Open 

Space ac. Density 
Students 

Generated 
Site 1 386.8 329.0 2,815 320,000 0 25.9 24.8 7-9 976 
Site 2 243.0 163.7 1,132 178,720 0 10.4 82.0 5-7 446 
Site 3 82.3 36.3 833 0 0 10.9 1.2 10-23 205 
Site 4 49.9 44.8 475 150,000 0 4.2 2.0 10-11 181 

Site 5 12.5 11.6 54 0 0 
In lieu 
fees 0.0 6-7 42 

Site 6 18.5 17.8 85 0 0 
In lieu 
fees 

Sports 
Park, 

Community
/Civic 
Center 

5.0 5 48 

      

45-
acre 

Comm 
Park 

  

   

 793.0 603.2 5,394 648,720 0 96.4  115 8-11 1,898 
 
Zone Change 
 
State law requires that the City’s General Plan and Zoning Code be consistent with one another.  
The proposed Zone Change would apply appropriate zoning designations to implement the 
proposed GPA.  In some cases, the proposed zoning will require additional planning documents, 
such as a specific plan.  The zoning designations proposed are defined in Section 9, Zoning, of 
the Lake Forest Municipal Code. 
 
As part of the proposed zoning, a unit cap and maximum square footage of commercial 
development would be assigned to each of the properties. Table 5 shows the proposed zoning, 
with the cap in parentheses.  The residential unit caps are denoted with an “r” and the 
commercial square footage caps are denoted with a “c”.  The unit caps were derived from an 
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analysis of the densities proposed for each of the properties in the context of the densities found 
in the existing adjacent neighborhoods.  

Table 5 
Existing and Proposed Zoning (Lower Density Plan) 

 
Site1 

 
Existing Zoning 

 
Proposed Zoning 

Site 1 

Urban Activity-Baker 
Ranch Planned Community

Specific Plan – SP (r 2,815 
units, c 320,000 sf) – See Table 
5 for breakdown by Planning 
Area 

Site 2 

Business Park, 
Commercial – Portola Hills 
Planned Community 

Specific Plan - SP (r 1, 132 
units, c 178,720 sf) See Table 6 
for breakdown by Planning 
Area 

Site 3 

Agriculture (A1) Multifamily Dwelling District – 
R2-PD Planned Development (r 
833 units) 
(Portion of site retained as 
Public Facility) 

Site 4 
Urban Activity (Sand & 
Gravel Overlay)-Baker 
Ranch Planned Community

Amend UA district in BRPC to 
allow residential land uses (r 
475 units, c 150,000 sf) 

Site 5 
Agriculture (A1) RS-PD, Residential Single-

Family Planned Development (r 
75 units) 

Site 6 

Open Space/High Density 
Residential – Serrano 
Highlands Planned 
Community 

Amend the Serrano Highlands 
Planned Community to include 
85 additional residential units 
and zone property High Density 
Residential II (r 85 units). 

1. Refer to map and legal description for location of each site. 
r – residential unit cap 
c – commercial square footage cap 



 
Development Agreement 
 
Development Agreements would be executed with each of the participating landowners 
following completion of Phase 3 and adoption of the General Plan Amendment.  
 
Parkland Dedication/Public Facilities 
 
The Lower Density Plan includes a 45 acre sports park and community/civic center complex and 
over 50 acres of neighborhood parks.  The dedication of parkland is a typical requirement of 
residential development per the City’s Subdivision Code prescribed ratio of 5 acres per 1,000 
population. Population is assumed based on an average of 2.91 persons per unit as defined in the 
2000 census data for the City of Lake Forest.  The required provision of 5 acres of parkland per 
1,000 population was divided into 2 categories, community and neighborhood parks.  The offsite 
community park requirement of 2 acres per 1,000 population will result in a community sports 
park of approximately 33 acres.  The project sites within the study area will be required to 
provide neighborhood parks at a rate of 3 acres per 1,000 expected population.  Most of the 
landowners will be required to provide their neighborhood parks onsite.  The smaller project 
sites will be permitted to pay fees in lieu of dedication. The community park requirement will be 
met by payment of fees for all of the project sites. Table 4 above shows the required 
neighborhood parkland for the Lower Density Plan.   
 
Approximately twelve additional acres are needed for the community center and city hall.  The 
additional acres and the development of the three facilities would be funded by the participating 
landowners during project implementation and is considered part of the shared benefit that the 
City Council included as an objective of the Opportunities Study.  
 
Because a site has not been selected for the public facilities, conceptual designs and an 
alternative sites analysis were prepared for the 45-acres sports park, community center and city 
hall as part of a Public Facilities Needs Analysis during Phase 2 of the Opportunities Study.  
These were used as the basis for a conceptual budget, and will be utilized to select a site for the 
public facilities during Phase 3 of the Opportunities Study.   
 
The conceptual designs, programming, and site alternatives assume that all three public facility 
components would be located on the same site.  The public facility components are assumed as a 
44,000 square foot community center, a 44,000 square foot city hall, and a 33 acre sports park.  
Four alternative sites were identified from the vacant lands within the Study Area as sites with 
the ability to host all three components.  The four sites are identified as “CP” on Figure 2 (Lower 
Density Plan) and are either a part or all of Sites 1, 4, 7 and 8.  Each of the four sites is 
approximately 45 acres.   

 
Land Use Overlay Analysis  
 
The individual public facilities may be located on the same or separate sites; therefore, more than 
one of the sites listed above or other sites may be selected to host the public facilities. A land use 
overlay analysis will be used to consider impacts related to locating the public facilities on the 
potential sites. A maximum of four sites within the Study Area in addition to Sites 1, 4, 7 and 8 
will be considered potential sites for one or more of the public facilities.  A Public Facility/ 
Community Park land use overlay will be used to assess the potential impacts of one or more of 
the public facilities on any of the four sites identified above as well as the other sites that are 
considered appropriate alternative sites.  The land use overlay will allow the impacts of the 
underlying existing and proposed land uses and implementing the Public Facility/Community 
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Park overlay to be analyzed. The public facilities overlay constitutes 45 acres for the sports park 
and community/civic center. 
 
An additional overlay will be used for the Site 7 that includes the public facilities as well as 450 
single-family detached residential units at a gross density of approximately 6 units per acre. 
Therefore, the land use overlay would evaluate the Lower Density Plan with an additional 45 
acres of Public Facility and Community Park and 75 acres of Low-Medium Residential with a 
total of 450 residential units.  
 
In total, nine land use overlays will be analyzed in the EIR, including: 
 

• four overlays considering the impacts of locating the sports park, community center and 
city hall on the same site 

• four overlays considering the impacts of locating one or more of the public facilities on 
one or more sites  

• one overlay considering the impacts of locating all of the public facilities on Site 7 as 
well as an additional 450 residential units with a gross density of six units per acre 

 
The GPA and certification of the EIR is conditioned upon a secured right to purchase the public 
facilities site(s). 
 
Schools 
 
The Saddleback Valley Unified School District has been working very closely with the City to 
develop school mitigation alternatives that will accommodate the students that would be 
generated from new residential development. The District has considered several school 
mitigation alternatives because the exact level of impacts to existing schools and need for new 
schools is not known at this time. Additional analysis is necessary during Phase 3 to understand 
the current and future student enrollment trends. This analysis will lead to the development of a 
full school mitigation plan. 
 
Product Types 
 
Residential 
 
The Lower Density Plan includes a mix of housing types with half of the total number of units 
comprised of single family attached and detached for-sale homes and the other half consisting of 
multifamily rental units. The proposed unit types are shown in Table 5 below. The density of the 
Lower Density Plan ranges from 4 – 23 dwelling units per acre with an average density of 9.5 
dwelling units per acre. 
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Table 5 
Residential Unit Type by Site1 

(Lower Density Plan) 
    Unit Type 

Site 

Total 
Residential 

Units 
For-Sale 
Attached 

For-Sale 
Detached Rental 

Site 1 2,815 1,426 889 500 
Site 2 1,132 607 525 0 
Site 3 833 0 0 833 
Site 4 475 475 0 0 
Site 5 75 0 75 0 
Site 6 85 0 85 0 
Total 5,394 2,508 1,574 1,333 

Percent of Unit 
Types 100% 46% 29% 25% 

 
Commercial 
 
The Lower Density Plan includes approximately 650,000 square feet of commercial 
development.  Site 1 would include up to 120,000 square feet of commercial development which 
could consist of neighborhood serving commercial uses such as medium-sized shopping centers 
with grocery stores and up to 200,000 square feet of business park uses.  Site 4 includes up to 
150,000 square feet of commercial development which would likely consist of a regional 
commercial use.  Site 2 would include up to 178,720 square feet of commercial development 
which would include both neighborhood commercial and mixed-use components.  The mixed-
use component is envisioned to include office or commercial uses at street level with residences 
above. 
 

                                                 
1 Refer to map and legal description for location of each site. 
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HIGHER DENSITY PLAN 
 
During Phase 2 of the Opportunities Study, the six participating landowners submitted 
conceptual plans for proposed development on their properties.  Those plans comprised a mixed 
use plan for the Study Area with: 
 

• 6,617 residential units 
• 498,720 square feet of commercial uses 
• 41.4 acres of neighborhood parks 

 
Table 6 shows the details of the Higher Density Plan as illustrated in Figure 4. 
 

Table 6 
Higher Density Plan Summary 

Site 

Gross 
Site 

Area  

Total 
Net 
Site 

Area 

Max. # 
of 

Units 

Total 
Comm’l 

SF 

Total 
Industrial 

SF 

Park 
ac. 

Credit 
Public 

Facilities 

Total 
Buffer/ 
Open 

Space ac. Density 
Students 

Generated 
Site 1 386.8 329.0 2,850 320,000 0 19.2 24.8 7-9 996 
Site 2 243.0 163.7 1,132 178,720 0 10.4 82 5-7 446 
Site 3 82.3 36.3 1,000 0 0 10.9 1.2 12-28 246 
Site 4 49.9 44.8 1,450 0 0 0.9 2.0 29-32 357 
Site 5 12.5 11.6 100 0 0 0.0 0.0 8-9 25 
Site 6 18.5 17.8 85 0 0 0.0 

NONE 

5.0 5 48 
 793.0 603.2 6,617 498,720 0 41.4 NONE 115 11-15 2,118 

 
The following tables provide a breakdown of the Higher Density Plan by general plan land use 
category and residential unit type.  The Higher Density Plan includes the same residential 
product types as the Lower Density Plan, with 1,202 more units and 150,000 fewer commercial 
square feet.  The residential density of the Higher Density Plan ranges from 4 – 32 dwelling units 
per acre, with an average density of 13 dwelling units per acre.  The Higher Density Plan is 
similar to the Lower Density Plan, with the following differences: 
 
• Higher Density Plan has higher residential unit counts. 
• Higher Density Plan has less commercial square footage. 
• Higher Density Plan has less dedicated park acreage and trails connections. 
• Higher Density Plan proposes a High Density Residential designation for Site 4 with a 

total of 1,450 multi-family units, whereas the Lower Density Plan designates the site for 
Mixed Use. 

• Higher Density Plan does not include sports park and community/civic center facilities. 
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Table 7 
Proposed General Plan Land Use Categories 

(Higher Density Plan) 
Land Use Category Acres 

Low Density Residential 223 
Low-Medium Density Residential 224 
Medium Density Residential 148 
High Density Residential 50 
Mixed Use 12 
Public Facility 46 
Open Space 82 
Community Park/Open Space 8 

Total 793 
 

Table 8 
Residential Unit Type by Site2 

(Higher Density Plan) 
  Unit Type 

Site 

Total 
Residential 

Units 
For-Sale 
Attached 

For-Sale 
Detached Rental 

Site 1 2,850 1,461 889 500 
Site 2 1,132 607 525 0 
Site 3 1,000 0 0 1,000 
Site 4 1,450 0 0 1,450 
Site 5 100 100 0 0 
Site 6 85 0 85 0 
Total 6,617 2,168 1,499 2,950 

Percent of Unit 
Types 100% 33% 23% 45% 

 
 

                                                 
2 Refer to map and legal description for location of each site. 



Opportunities Study 
Notice of Preparation 
6/7/2004 
 

- 16 - 

EXISTING GENERAL PLAN 
 
Under the current general plan designations, the Study Area properties could be developed with 
approximately 7 million square feet of non-residential uses.  Table 9 shows the existing 
entitlements for the project area properties.  Most of these entitlements are currently secured 
with Development Agreements entered into by the landowners and the County of Orange prior to 
the City’s incorporation.  Under the existing general plan designations, no residential uses would 
occur within the Study Area, and dedicated open space would be limited to an 18-acre park 
option and a Class 1 bike path along the Borrego Wash. 
 

Table 9 
Existing General Plan Entitlements 

Site  

Gross 
Site Area 

(acres) 
Existing 

General Plan 

Non-Residential 
Entitlement 

(Square Feet) 
Site 1 386.8 Business Park 4,315,000 

Business Park 2,271,654 Site 2 243 
 Commercial 544,500 

Site 3 82.3 Public Facility 
Light Industrial 01 

Site 4 49.9 Commercial 300,000 

Site 5 12.5 Professional 
Office 283,140 

Site 6 18.5 Open Space 0 
TOTAL 793   7,714,294 

1. Site currently contains IRWD storage and maintenance facilities. 
Source:  Adopted OCP 2002, Future Development Assumptions  

 
PLAN COMPARISON 
 
The following tables compare the Lower Density Plan, Higher Density Plan and Existing 
General Plan.  Table 10 compares general categories of land uses by plan.  In general, the Lower 
Density Plan and Higher Density Plan are mixed use plans with a large residential component.  
The existing General Plan would allow only non-residential land uses within the Study Area.  
Table 16 compares acreage by general plan land use designations. 

 
Table 10 

Alternatives Comparison 
 Lower Density 

Plan 
Higher 

Density Plan 
Adopted 

General Plan 
Residential 

Units 5,394 6,617 0 
Average 
Density 

8 – 11 
units/acre 

11 – 15 
units/acre 0 

Park Acres 96.4 41.4 
0 dedicated (18 

acre option) 

Public 
Facilities 

Sports Park, 
Community/ 
Civic Center 

None None 
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 Lower Density 
Plan 

Higher 
Density Plan 

Adopted 
General Plan 

Commercial 
Square Feet 648,720 498,720 0 

Industrial 
Square Feet 0 0 7,000,000 

Students 
Generated 1,898 2,118 0 

 
 

Table 11 
General Plan Designation Comparisons 

 
Lower Density 

Plan 
Higher Density 

Plan 
Adopted 

General Plan 
LDR 236 223 0 

L-MDR 211 224 0 
MDR 148 148 0 
HDR 0 50 0 

C 0 0 100 
PO 0 0 12 

MU 63 12 0 
BP 0 0 536 
LI 0 0 0 
PF 58 46 82 

CP/OS 41 8 0 
OS 82 82 63 

Totals 793* 793 793 
LDR – Low Density Residential  MU – Mixed Use 
L-MDR – Low-Medium Density Residential BP – Business Park 
MDR – Medium Density Residential LI – Light Industrial 
HDR – High Density Residential PF – Public Facility 
C - Commercial CP/OS – Community Park/Open Space 
PO – Professional Office OS – Open Space 
* Sports Park and Community/Civic Center site(s) has not been selected; therefore, the associated 

acreage is not included in total land area  
 
Figures 
Figure 1 - Study Area and Opportunities Study Properties 
Figure 2 - Lower Density Plan Land Use Map   
Figure 3 - General Plan 
Figure 4 - Higher Density Plan Land Use Map 
 
 
 



Opportunities Study 
Notice of Preparation 
6/7/2004 
 

- 18 - 

Attachment 2 
Site Information 










































































