
 
Design Review Subcommittee (DRSC) 

Meeting Date:  March 13, 2019 
 
 

PLANNER: Katie Crockett, Associate Planner  
 
SUBJECT: Discretionary Sign Permit 18-215 – Vista Hermosa Esplanade (Target 

Center) MSP Amendment, a request to amend the Target Master Sign 
Program to include the recently approved expansion of the center at 990 
Avenida Vista Hermosa in the Forster Ranch Specific Plan area. 

 
 
BACKGROUND: 

The project site is a 14.8 acre parcel located at the northwest corner of Avenida Vista 
Hermosa and Avenida La Pata. The General Plan Land Use designation is Neighborhood 
Commercial and it is within the Neighborhood Commercial zoning district (Planning Area D) 
of the Forster Ranch Specific Plan. This planning area is designated for commercial uses 
serving neighborhoods and to provide for the needs of existing and future residents. The 
site is designated as a gateway in the General Plan.  

The site currently contains a 142,206 square foot Target. On December 19, 2018, the 
Planning Commission adopted Resolution PC 18-034, approving a multi-tenant commercial 
retail center with a drive-thru restaurant at the site. The Planning Commission tabled 
Resolution PC 18-035, for the corresponding Discretionary Sign Permit (DSP) to allow staff, 
the applicant, and the DRSC to continue working to resolve Commissioner concerns related 
to size and number of proposed signs (Minutes from the Planning Commission meeting are 
provided for reference as Attachment 3).  

Project Description 
 
Target has a Master Sign Program (MSP) for their current site signage, which includes two 
monuments (denoted on Monuments 1 and 1a on the revised MSP, Attachment 2) and four 
internally illuminated channel letter wall signs (denoted as Signs A, B, C, & D on the revised 
MSP, Attachment 2). A Sign Exception Permit (SEP 09-318) was approved to allow 
deviations from sign requirements for maximum size, number, height, length and location. 
SEPs are not available today due to a Zoning Ordinance Amendment; however, previously 
approved SEPs can remain.  
 
The project involves permitting additional signage for the newly approved buildings in the 
center. The amended MSP contains two additional monument signs, modifying one existing 
monument sign (resulting in a total of four monuments), new tenant wall signs, and drive- 
thru signs. The project does not propose to add any additional signage for Target.  
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Why is DRSC Review Required? 
 
Design Review Subcommittee (DRSC) review is required for all DSPs per Zoning Ordinance 
Table 17.12.025. DRSC’s review is focused on the design, size, materials, and lighting of 
the signs and any resulting visual impacts. The intent of the DSP is to ensure signs are 
compatible and harmonious with the architecture of the buildings they serve and with the 
surrounding neighborhood, as well as to ensure the signs comply with the purpose and intent 
of the City’s sign regulations.  
 
The application was previously considered by DRSC on April 25, 2018 and November 14, 
2018. 
 
ANALYSIS: 
 
At the previous DRSC meeting in November, the DRSC made recommendations, which 
were incorporated into the MSP reviewed by the Planning Commission and tabled at the 
December 19, 2018, hearing. Recommendations and response are summarized below, for 
reference. 
 

Table 1 – DRSC Recommendations 

Recommendation: Applicant’s Response: 
Remove Sign Type 3 at the northeast corner 
along Avenida La Pata. 

Removed. 

Redesign Sign Type 4 at the corner of 
Avenida La Pata and Avenida Vista Hermosa 
in a wrap-around design with landscaping. 

Incorporated. Sign Type 4 was redesigned to 
wrap around the corner as requested. 

Reduce the size of Sign Type 6 (menu 
boards) for consistency with the City’s sign 
code.  

Incorporated. Each of the two menu signs is a 
maximum of 30 square feet and 6 feet high, 
consistent with the sign code.  

Redesign Sign Type 2 so that it is not as 
“geometric” in design and is incorporated into 
the landscaping. Consider reducing the 
number of tenants.  

Incorporated. Sign Type 2 is more integrated 
into the slope, with wing walls similar to the 
other existing and proposed monuments. 
Tenant identification on this sign was reduced 
from 5 to 4 tenant names.  

 
The Planning Commission had concerns related to the MSP at the December 19, 2018, 
hearing, which led to the tabling of this item. Those concerns and the applicant responses 
are listed in Table 2, below. See staff recommendation section for staff response and 
recommendations to address these items.  
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Table 2 – Planning Commission Comments 

Comment: Applicant Response: 
Suggested the signage portion of the 
application be separated from the project to 
allow staff, the applicant, and DRSC to 
continue working to resolve the signage-
related issues brought up at the Planning 
Commission meeting.  

Applicant resubmitted the MSP with the 
following changes to the plans reviewed by 
the Planning Commission: 

• Reduced the overall height of 
Monument 2; and 

• Removed the Target logo from 
Monument 4. 

Questioned the accuracy of the sign 
descriptions regarding total square footage 
and height; suggested close scrutiny of 
signage by staff to ensure accuracy. 

Staff reviewed the sign areas represented 
and confirmed the accuracy of the 
information.  

Questioned need for a large monument sign 
for a building that is located adjacent to the 
street. 

The applicant states the additional monument 
signs are for the new tenants; two of the four 
tenants have no direct street frontage. 
Additionally, the grade change and landscape 
will limit the visibility of the wall signs for 
these tenants. 

Suggested the existing Target signage is 
adequate; opposed the size and number of 
proposed signs. 

The applicant removed the Target logo from 
Monument 4. No new Target signs are 
proposed. The number of proposed signs is 
unchanged. The overall height of Monument 
2 was reduced. However, the size of the 
proposed signs remains largely 
unchanged/unaddressed.  

 
Consistency with Sign Standards 
 
Pursuant to the Forster Ranch Specific Plan, signs are permitted in accordance with the City 
Sign Ordinance which requires a Discretionary Sign Permit (DSP). The proposed signage 
(including the existing Target signs) is summarized in Table 3, below 
 

Table 3 – Sign Summary 

Sign Name Status  Code Standard Specifications Complies with 
Standard 

Monuments 

Monument 1 
(single face) 

Existing – add 
4 tenants 

1 monument sign 
per street 
frontage. 1 
additional sign for 
sites with more 
than 150 ft. of 
street frontage; 

53.81 sf (copy area)* 
9 ft high 

Yes: Individually 
each sign 
complies. 

No:  
Number of signs 

exceed max. 

Monument 1a 
(single face) 

Existing 
(No change) 

22.32 sf (copy area)* 
9 ft high 

Monument 2 
(Double face) 

Proposed 24 sf (copy area)* 
9 ft high 
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The monument sign size shown in the table represents only the copy area. Section 
17.84.020(D)(1)(d) of the code states “The area of a sign shall be computed based on the 
entire area within a single continuous perimeter enclosing the extreme limits of the sign, 
including all words, symbols, emblems, representations or other display, together with any 
material or color forming an integral part of the sign or display. The area of a sign shall 
also include all nonstructural perimeter trim, but excludes the structures or uprights on 
which the sign is supported, unless such supports or uprights are designed in a manner 
so as to form an integral background of the sign.” There is a history of computing only the 
copy area of monuments that contain details which add architectural interest without acting 
as additional branding or advertising. However, this determination is discretionary and staff 
seeks DRSC input on this determination.  
 
As previously mentioned, the existing approved Target signs received a SEP to deviate from 
sign standards in the code. These signs are not proposed to be modified and no new signage 
for Target is proposed. However, staff has made recommendations that the new signage 
proposed through this DSP complies with the current sign requirements, since SEPs are no 
longer available.  
 
Consistency with Design Guidelines and Standards 
 
The Forster Ranch Specific Plan provides design guidelines intended to establish a high 
level of quality in architecture and design. Additionally, in gateway locations staff utilizes the 

Monument 4 
(Single face) 

Proposed Max 64 sf; 
Max 10 ft height 

38.88 sf (copy area)* 
5.5 ft high 

allowed of 3 
signs. 

Wall Signs 

A, B, C & D 
Signs (Target 
Wall Signs) 

Existing One square foot 
of sign allowed for 
each lineal foot of 
all business 
façade; max 65 sf 
per business; max 
2 signs per 
business 

No Change 
279.66 square feet 

No. But these 
signs are 
existing/previously 
approved through 
SEP and no 
changes are 
proposed. 

 C1 Signs –  
Pad A & B 
tenant wall 

signs 

Proposed One square foot of 
sign allowed for 
each lineal foot of all 
business façade; no 
max established per 
business; up to 4 
signs per business; 
each sign maximum 
of 25 sf  

No 

Other 

6 New 2 per site, 32 
square feet each 

2 per site, 30 square 
feet each 

Yes 
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Architectural Overlay (A-Overlay) design standards and the City’s Design Guidelines for 
guidance on the style, lighting, and finish of signs that are in character with Spanish 
architecture. Consistency with relevant design guidelines and other standards is 
summarized in Table 4, below.  
 

Table 4 – Project Consistency 
 

Design Guideline/General Plan 
Policy/Findings Project Consistency 

Section 17.84.020(B)(1)(f): “Sign design, 
scale, color and materials shall be selected 
that are compatible in style with the building it 
serves”.     

Consistent.  The design of the two new 
monuments mimics the design of the existing 
two monuments previously approved. 
Additionally, while large the monuments are 
generally consistent with the scale of the site. 
Style of the tenant signs is consistent with 
that approved for Target. The size of 
individual tenant signs (C-1) is limited to 25 
square feet to be in scale with the smaller 
facades of the storefronts (compared to 
Target), and consistent with the size of 
individual signs permitted in the A-Overlay.  

General Design Guidelines for All 
Architecture Subject to Discretionary Design 
Review II.C.3.e: “Carefully integrate signage 
with the design concept of the building and 
site. Signage should be consistent with the 
architectural character of the building.” 

Consistent.  The design of the two new 
monuments mimics the design of the existing 
two monuments previously approved. 
Additionally, while large the monuments are 
generally consistent with the scale of the site. 
Style of the tenant signs is consistent with 
that approved for Target. The size of 
individual tenant signs (C-1) is limited to 25 
square feet to be in scale with the smaller 
facades of the storefronts (compared to 
Target), and consistent with the size of 
individual signs permitted in the A-Overlay. 

Section 17.84.020(B)(2)(d): General lighting 
standards. “Internally lighted signs shall be a 
maximum of 200,000 lumens…” 

Inconsistent.  The plans do not specify the 
maximum lumen level. 
 

Section 17.84.020(B)(3)(a)(c)(e): 
“Landscaped planters shall be required to be 
installed at the base of all permanent 
freestanding signs….shall be irrigated and 
landscaped with living plant material….[and] 
shall be maintained in a neat and healthy 
manner…” 

Consistent.  The applicant submitted an 
updated landscape plan as a part of the site 
plan approvals. The applicant shows 
plantings in front of the proposed 
monuments.  
 

Section 17.84.020(C)(1)(2): “Signs within the 
Architectural Overlay…shall be hand-crafted 
in appearance….[and] shall be constructed of 
and mounted and supported with materials 
compatible with the Spanish architectural 

Consistent. While tenant signs are proposed 
to be halo illuminated channel letters, those 
types of signs are consistent with those 
already approved for Target and are in 
character for the center. The new monuments 
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Design Guideline/General Plan 
Policy/Findings Project Consistency 

theme including, but not limited to, stained 
wood supports and accents, troweled stucco 
applications, painted terra cotta tiles, 
ornamental wrought iron…” 

proposed are Spanish style, with smooth 
white stucco, brick details, and pin-mounted 
letters, consistent with the other monuments 
and the architecture proposed for the site. 

Section 17.16.250(F)(5): “If a freestanding 
sign is included in the sign application, the 
design, scale, or location of the building 
dictates the use of freestanding signs, rather 
than building-mounted signs.” 

Partially Consistent. The location of Pad A & 
B, could dictate the use of Monument 4 on 
Avenida la Pata. Two of the four tenants in 
Pad A and B have no direct street frontage 
on Vista Hermosa, and visibility of all tenant 
signs for these buildings could be somewhat 
limited due to topography and landscape. 

 
RECOMMENDATIONS: 
 
To achieve the General Plan’s goals, consistency with design guidelines, and development 
standards, staff recommends the following design changes: 
 

1. Reduce the number of monuments from four to three to be consistent with 
development standards.  

2. Include a limit on the C-1 tenant wall signs. Each tenant should be limited to two wall 
signs per business to be consistent with development standards.  

3. Provide illumination information on sign plans. Internally illuminated signs shall not 
exceed 200,000 lumens. 

4. Verify the landscape plan submitted for the center has the correct monument sign 
locations and appropriate landscape is proposed. Modify the submitted landscape 
plan as appropriate.  

 
Additionally, staff requests input on the calculation of overall sign area for monument signs, 
as discussed on page 4 of the report.  
 
CONCLUSION: 
 
Staff seeks DRSC concurrence with the above recommendations, seeks direction on 
interpretations of monument sign area, and welcomes additional input. DRSC comments 
are intended to assist the applicant in designing a project that best complies with the City’s 
Design Guidelines and applicable policies.  

 
Attachments: 
 

1. Location Map 
2. Proposed Master Sign Program (Plans) 
3. 12-19-18 Planning Commission Minutes (excerpt) 



ATTACHMENT 1

City of San Clemente
DSP 18-215
990 Avenida Vista Hermosa E0 430 860215

Feet Feet



ATTACHMENT 2



21 sq ft (N)

154.3755

























1 - SOUTH ELEVATION
SCALE: 3/32” = 1’-0”

2 - EAST ELEVATION
SCALE: 3/32” = 1’-0”
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3 - WEST ELEVATION

1 - NORTH ELEVATION
SCALE: 3/32” = 1’-0”

1
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2 - EAST ELEVATION
SCALE: 3/32” = 1’-0”
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