
AGENDA ITEM: 2-B 

Design Review Subcommittee (DRSC)
Meeting Date:  November 13, 2019 

PLANNER: Stephanie Roxas, AICP, Senior Planner  

SUBJECT: Specific Plan Amendment 19-014, Tentative Parcel Map 19-021, Site 
Plan Permit 19-022, Architectural Permit 19-023, and Conditional Use 
Permit 19-094 – Artis Memory Care Facility, a request to develop a 72-
bed memory care assisted living residence on 2.5-acres of a vacant parcel 
located at APN 679-021-05, adjacent to the Pacific Coast Church at 2651 
Calle Frontera. 

BACKGROUND 

Project Description: 

The applicant, Rick Bell of Artis Senior Living, proposes the construction and operation 
of a single-story, 72-bed State-licensed residential care facility for the elderly afflicted with 
Alzheimer’s disease and related memory disorders. The proposal consists of a 37,717 
square foot building with 42 surface parking spaces. The proposal includes subdividing 
2.5 acres of vacant land at the southwest corner of Calle Frontera and Calle Ola Verde. 
Access to the project site would be from Calle Frontera. The 2.5-acre project site is 
currently part of a 5.6-acre parcel that would be split via a proposed Tentative Parcel Map. 

The project site is vacant and abuts the I-5 freeway to the south, single-family residences 
to the north, multi-family condominiums to the east (Faire Harbour), and Pacific Coast 
Church to the west. A location map is provided in Attachment 3. The site is located in the 
Institutional area of the Marblehead Inland Specific Plan, and the General Plan Land Use 
Element designates the site as Institutional.  

Prior DRSC Reviews: 

This is the third architectural review of the proposed project. The project was presented 
to the Design Review Subcommittee (DRSC) on July 10, 2019, and September 25, 2019. 
The meeting minutes from the first and second reviews are provided as Attachments 1 
and 2, respectively. The full DRSC reports and attachments are available on the City’s 
website. During the second review, the Subcommittee commended the applicant’s 
revisions to the building architecture and landscape plan. However, the Subcommittee 
recommended the project return to DRSC to specifically review changes to the main 
building entrance, lighting, and updated rendering from Calle Frontera. 
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ANALYSIS 
 
The Marblehead Inland Specific Plan does not contain design guidelines, and the 
Citywide Design Guidelines do not address institutional uses that would guide the 
architectural design of the proposed project. Furthermore, the site is not in the 
Architectural Overlay so the project is not required to feature Spanish Colonial Revival 
architecture. The project is compatible with the scale and density of the area in that the 
development includes a single, one-story building under the height limit (25 feet) 
established for the zone. Project plans are provided as Attachment 4.  
 
West Elevation: 
 
In response to DRSC comments provided during the first review, the applicant made 
several revisions to the building architecture, with many of the changes focused on the 
west elevation containing the main building entrance. This elevation is highly visible to 
motorists travelling eastbound on Calle Frontera. Changes to the west elevation included 
increasing the size of the cupolas, using a lighter roof shingle color, and differentiating 
the building bump-outs by lowering the roof height and using different colors/materials 
(vertical white batten siding). 
 
During the second review, the Subcommittee recommended changes to the main building 
entrance that would make it appear more pronounced and differ visually from the east 
elevation. Suggestions included increasing the size and height of the cupola, adding 
landscaping, and/or adding a weather vane over the main entry to make it a focal point. 
 
Subsequently, the applicant and staff closely reviewed the Specific Plan and learned that 
architectural projections are not permitted to exceed the maximum building height limit of 
the zone. The cupola over the main entrance, which was presented during the second 
review, was 26.5 feet tall. The Institutional zone of Marblehead Inland limits maximum 
building heights to 25 feet. The Specific Plan states: “Maximum heights for attached 
structures… will be less than the height of the highest point on the roof line of the 
residential dwelling unit.” It further states: “Attached structures include room additions, 
chimneys, greenhouses, etc.” In other words, architectural projections, such as cupolas 
or chimneys, are not permitted to exceed the 25 foot height limit.  
 
The revised elevations were adjusted to keep the building height, including architectural 
projections, under 25 feet. Changes include eliminating the cupolas, increasing the pitch 
of the front entry porch roof to be more visually pronounced, and adding a weathervane 
over the main building entrance. To differentiate the main elevation from the east 
elevation, the back porch roof was changed to a hip roof and the fencing and landscaping 
in the rear was changed to contrast from the main entry. The applicant provided the 
following justification for the proposed changes: 
 
“While we would have liked to incorporate one or more large cupolas as an architectural 
feature, the Marblehead Specific Plan is clear that the Institutional site is not supposed to 
have any building elements that exceed 25-feet, which the previously-proposed cupolas 
did… While we could seek a Specific Plan amendment to allow architectural projections 
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above the height limit, we are sensitive to the original intent of the Specific Plan to protect 
the views toward the ocean from the homes inland of the project site and believe it would 
undermine that intent to exceed the 25-foot height limit for architectural projections like 
the cupolas. In this regard, if you look at the exiting church building you’ll see that they 
clearly made a concerted effort to stay at the 25-foot limit and to not have any architectural 
features extend above that limit.” 

For these reasons, staff is supportive of the proposed changes to the building 
architecture.  

Additional DRSC Comments: 

During the first and second reviews, the Subcommittee commented on the accuracy of 
the rendering taken from the perspective of Calle Frontera. The Subcommittee requested 
the applicant to adjust the perspective to depict driver and pedestrian views, as the prior 
renderings depicted a taller height from above the site. The revised renderings are 
contained within the project plans (Sheets A3.0, A3.1 and A3.2 of Attachment 4). As 
detailed in Figure 1 below, the perspective was lowered to more accurately depict views 
from street level.  

Figure 1 – Calle Frontera Perspective 

CONCLUSION 

The project is compatible with the scale and density of the Institutional zone. The project 
was designed with variations in the roof pitches, building materials, design details, and 
colors to create visual interest throughout the architecture. Furthermore, the project 
remains sensitive to neighboring uses and potential view impacts by complying with the 
25 foot height limit. Staff seeks DRSC direction on the applicant’s project modifications 
and whether the project’s design is ready for Planning Commission consideration.  

Attachments: 
1. July 10, 2019 DRSC Meeting Minutes

(Links to Staff Report, Attachments and Project Plans) 
2. September 25, 2019 DRSC Meeting Minutes

(Link to Staff Report, Attachments, and Project Plans)
3. Location Map
4. Revised Project Plans

https://www.san-clemente.org/Home/ShowDocument?id=52403
https://www.san-clemente.org/Home/ShowDocument?id=52401
https://www.san-clemente.org/Home/ShowDocument?id=53820
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CITY OF SAN CLEMENTE 
MINUTES OF THE REGULAR MEETING OF THE 

DESIGN REVIEW SUBCOMMITTEE 
SEPTEMBER 25, 2019 

Subcommittee Members Present:  Zhen Wu, Michael Blackwell 
Subcommittee Members Absent:  Jason Talley 

Staff Present:   Senior Planner Stephanie Roxas 

1. MINUTES

The Subcommittee continued the minutes from the September 11, 2019 meeting due
to a lack of quorum.

2. ARCHITECTURAL REVIEW OF THE FOLLOWING ITEMS:

A. Specific Plan Amendment  19-014, Tentative Parcel Map 19-021, Site Plan
Permit 19-022, Architectural Permit 19-023, and Conditional Use Permit 19-094
– Artis Memory Care Facility (Roxas)

A request to develop a 72-bed memory care assisted living residence on 2.5-acres of 
a vacant parcel located at APN 679-021-05, adjacent to the Pacific Coast Church at 
2651 Calle Frontera. 

Senior Planner Stephanie Roxas summarized the staff report. The applicant team, 
comprised of applicants Rick Bell and Jay Hicks, applicant’s representative Mark 
McGuire, and architect Keith Palmer, were also available for questions. Architect 
Keith Palmer provided contextual information regarding the various project 
modifications made to address DRSC’s prior comments. Mr. Palmer noted the plate 
height was increased to address prior concerns. Mr. McGuire noted the team is 
actively working with the adjacent Homeowners’ Association, who is supportive of the 
project. 

The Design Review Subcommittee (DRSC) discussed the project, and made the 
following comments either individually or as a group: 

 Requested the applicant to adjust the perspective of the Calle Frontera rendering
to depict driver and pedestrian views; noted the rendering currently uses a bird’s
eye view taken from above the site.

 Recommended changes to the main building entrance to appear more
pronounced and differ visually from the east elevation.

 Suggested increasing the size and height of the cupola, adding landscaping,
and/or adding a weather vane over the main entry to make it a focal point.

 Commended the overall building architecture and landscape plan, and expressed
support for the proposed project.

ATTACHMENT 2
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 Expressed a preference for Crepe Myrtle or other similar deciduous trees, and 
recommended dispersing those trees throughout the landscape plan.  

 Directed staff to review with Engineering the proposed improvements along the 
rear property line abutting the City easement and to verify the building height at 
the rear is being measured from finished grade since the site slopes down. 

 Discussed the perimeter fence height and materials, fire access off Calle Ola 
Verde, and potential noise from the emergency generator. 

 Recommended illustrating any rooftop equipment in the renderings to ensure 
exhibits are accurate. 

 Recommended using full cutoff lights consistent with Dark Skies policies; stated 
light fixtures should minimize light and glare impacts to the single-family homes 
located across the street. 

 Discussed the project status and timeline, and deliberated on the merits of 
reviewing the recommended changes at a third architectural review. 

 
The Subcommittee provided additional comments, and recommended the project 
return to DRSC to specifically review changes to the main building entrance, lighting, 
and updated rendering from Calle Frontera.  

  
3. NEW BUSINESS 
 

None 
 
4. OLD BUSINESS 
 
 None 
 
5. ORAL AND WRITTEN COMMUNICATION 
 
 None 
 
ADJOURNMENT 
 
Adjourn to the Regular Meeting of the Design Review Subcommittee to be held Wednesday, 
October 9, 2019 at 4:00 p.m., at the Community Development Department, Conference 
Room A, located at 910 Calle Negocio, San Clemente, California. 
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Respectfully submitted, 
 
 
_______________________________ 
Zhen Wu, Chair 
 
 
Attest:  
 
 
_______________________________ 
Stephanie Roxas, Senior Planner 
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City of San Clemente
Project: Artis Memory Care Facility
Address: Calle Frontera & Calle Ola Verde (APN 679-021-05)
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1 ELEVATION - WEST

MATERIAL LEGEND

01 ASPHALT ROOF SHINGLES - MANUFACTURE: CERTAINTEED 
PRESIDENTIAL SOLARIS. COLOR: COUNTRY GRAY

02A CEMENT FIBER SIDING 7" EXPOSURE- MANUFACTURE: 
JAMES HARDIE HARDIPLANK SMOOTH COLOR: MONTEREY 
TAUPE

2B CEMENT FIBER BATTEN ON BOARD SIDING -
MANUFACTURER: JAMES HARDIE PLANK VERTICAL SIDING 
SMOOTH COLOR: ARTIC WHITE 

03 CEMENT FIBER TRIM 5/4 X4 AT WINDOWS AND DOORS. 
MANUFACTURE: JAMES HARDI HARDITRIM SMOOTH 
COLOR:ARTIC WHITE 

04 NOTE USED

05 VINYL ESPALIER & SURROUND  

06 CEMENT FIBER COLUMN WRAP 

07 NOT USED 

*NOTE: MATERIALS ARE LISTED AS A BASIS OF DESIGN. THEY
ARE SUBJSECT TO CHANGE FOR APPROVED EQUAL

 3/32" = 1'-0"
2 ELEVATION - EAST

 3/32" = 1'-0"
3 ELEVATION - NORTH

 3/32" = 1'-0"
4 ELEVATION - SOUTH
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2 View 2
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3 View 3
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5 VIEW KEY

 3/8" = 1'-0"
1 SITE VIEW 1

 1/4" = 1'-0"
2 SITE VIEW 2

 1/4" = 1'-0"
3 SITE VIEW 3

 3/8" = 1'-0"
4 SITE VIEW 4
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1 VIEW KEY2
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EXHAUST FAN

RTU

ROOF HATCH

7'
 -

 0
"

3'
 -

 1
0 

7/
8"

1X8 FIBER
CEMENT FASCIA

PREFINISHED
ALUM GUTTER &
DOWN SPOUT

FIBER CEMENT
VENTED SOFFIT
BOARD

CONT. 1" BAFFLE VENT.
PROVIDE ENTIRE WIDTH
OF TRUSS SPACING

SS FLASHING
WITH DRIP EDGE

#30 LB FELT
UNDERLAYMENT

VARIES SEE
SECT.

12

2X BLOCKING BETWEEN
TRUSSES

ASPHALT SHINGLES OVER
15# BUILDING FELT ON 5_

8"
F.R.T. PLYWOOD ON WOOD
TRUSSES @ 24" OC

VARIES

SINGLE PLY ROOF FLASHING
TO TOP OF CURB,
FURNISHED & INSTALLED BY
ROOFING CONTRACTOR

LEVEL

M
IN

. 1
'-0

"
V

A
R

IE
S

SINGLE-PLY ROOFING MEMBRANE
FULLY ADHERED TO INSULATION
BD. OVER 5/8" GYP SHEATHING.

NOTE:  1.)  THIS CURB TO BE
      USED FOR ALL RTU'S
     AND EXHAUST FANS

2.)     ROOF TOP EQUIPMENT
         CURBS MUST BEAR ON
         WOOD FRAMING

PRE-ENGINEERED CURB W/
RIGID INSUL FURN &
INSTALLED BY MECH.CONTR
(EQUIP MUST SIT LEVEL)

MTL. DUCT W/ INSUL.
BY MECH CONTRACTOR

ROOF DECK & INSULATION TO BE
INSTALLED INSIDE PERIMETER
OF CURB. ONLY DUCTWORK
PENETRATION TO REMAIN OPEN

2X6 WOOD STUDS AT 16" OC
SEE STRUCTURAL DWGS

JOIST BEYOND
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