
  AGENDA ITEM: 2-A 

 
Design Review Subcommittee (DRSC) 

Meeting Date:  August 25, 2021 
 
 

PLANNER: Stephanie Roxas, AICP, Senior Planner  
 
SUBJECT: Master Project (MP) 21-158 – Frontera Memory Care & Assisted 

Living Facility, a request to develop a 24-bed memory care and 64-unit 
assisted-living facility 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: 

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 1. The project 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. The site is owned by Pacific Coast 
Church. The general project boundaries is depicted in Figure 1. 
 

Figure 1 – Aerial Map 

 
 
In March 2020, the City approved entitlements for the “Artis Memory Care Facility” at the 
project site; for reference, the Planning Commission staff report is provided as Attachment 
2. However, due to unexpected changes resulting from the pandemic, the applicant 
decided not to pursue construction of the project. The property owner selected another 
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operator, South Bay Partners, to develop the site with a similar State-licensed residential 
care facility. Because entitlements from the Artis project did not expire, the applicant 
proposes to comply with the previously-approved Specific Plan Amendment (SPA) and 
Tentative Parcel Map (TPM). The current proposal requires applications for a Conditional 
Use Permit, Architectural Permit, and Site Plan Permit, which are being concurrently 
reviewed as part of Master Project 21-158. This project requires Planning Commission 
approval only.  
 
Why is DRSC Review Required? 
 
Zoning Ordinance Section 17.12.025 requires DRSC review of the Site Plan Permit and 
Architectural Permit. This design review is intended to advise applicants on how projects 
can best comply with policies and/or design guidelines that relate to visual impact issues, 
such as site planning, architecture, and landscaping. The Subcommittee’s 
recommendation will be forwarded to the Planning Commission. 
  
PROJECT DESCRIPTION: 
 
The applicant, South Bay, is proposing to construct and operate a State-licensed 
residential care facility for the elderly consisting of a 24-bed memory care component and 
a 64-unit assisted-living component. The project, totaling 81,071 sq. ft. of building area, 
would be developed on approximately 2.5 acres of vacant land fronting Calle Frontera. 
Site access will be from Calle Frontera via an access driveway that will be located on the 
adjacent parcel. The facility will have employees present 24-hours a day, seven days a 
week. Parking is primarily intended for employees and visitors to the facility; most 
residents will not have an active driver’s license and even fewer will own a vehicle. There 
will be a van available to transport residents of the facility to shopping, medical 
appointments, etc.  
 
ANALYSIS: 
 
The Marblehead Inland Specific Plan establishes minimal standards for the Institutional 
planning area, which are summarized in Table 1 below.  
 

Table 1 – Applicable Development Standards 

Development  
Standard 

Marblehead  
Inland SP Proposed Complies 

with SP? 
Primary Building Setback:    

Front Yard 20 ft. 20 ft. 6 in.  Yes 
Side Yard 10 ft.  13 ft. 9 in. Yes 
Rear Yard 20 ft. 60 ft. 6 in. Yes 

Building Height  25 ft. maximum 25 ft. Yes 

Parking* 62 spaces 53 spaces TBD based on 
study 
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* The Zoning Ordinance requires congregate care facilities to provide one covered space for 
every two units, and one guest parking space for each five units. However, exceptions to the 
parking requirements substantiated by a parking study may be approved through the 
discretionary review required for the congregate care facility. 

 
The Specific Plan does not regulate lot coverage, lot size/width, density, or landscaping. 
The Zoning Ordinance establishes standards for special uses, such as congregate care 
facilities. However, Section 17.28.110 specifies development standards for residential, 
nonresidential, and mixed-use zones; it does not specify standards for institutional zones. 
Overall, institutional uses, such as the proposed memory care and assisted living facility, 
are intended to be reviewed on a case-by-case basis. Through the discretionary review 
process, the City may establish additional development limitations given the project’s 
specific site conditions, surrounding land uses, and compatibility with the area.  
 
Architecture 
 
The project utilizes a Cape Code-style architecture consistent with the adjacent Faire 
Harbour condominiums. Architectural details include: horizontal cement board siding, 
gable roofs, brick veneer accents, synthetic slate roofing, second floor balconies, and 
metal trellises. Figure 2 below provides a side-by-side comparison of the approved Artis 
project, and the current proposal by South Bay. Renderings and elevations are provided 
within the project plans (Attachment 3). 
  

Figure 2 – Comparison of Previously-Approved and Current Projects  

  
 

 
 
Overall, the project represents a substantial improvement over the previously-approved 
design. The previous project was single-story, and the current proposal is two stories 
while still being under the maximum height limit (25 feet). The two-story design allows for 
enhanced variation within the building form and shape. The current proposal uses 
articulation techniques that were less viable in a single-story design, such as upper floor 
balconies and brick veneer base. Additionally, the second-floor windows provide added 
relief to the building, while breaking up the roof and building mass. These architectural 
details are illustrated in the rendering in Figure 3 on the following page. 

Approved Artis Project 
Current South Bay Project 
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Figure 3 –Calle Frontera Street View 

 
 
The applicant also retained design features that were desirable in the approved Artis 
project. Specifically, the main parking lot and service areas (i.e., trash enclosure) is 
oriented towards the rear of the property so it is not visible from the street. The proposed 
site plan includes a small parking lot and visitor drop-off area located at the front of the 
property. Previously, the drop-off/pick-up area was located on the building side, which 
required vehicles to make a U-turn in the driveway. The current site plan is preferable as 
it facilitates safer and more convenient resident drop-offs/pick-ups, and overall the 
internal vehicle circulation is improved. 
 
Design Guidelines and General Plan Consistency 
 
The Marblehead Inland Specific Plan does not contain design guidelines, and the 
Citywide Design Guidelines do not address institutional uses. Furthermore, the site is not 
in the Architectural Overlay so the project is not required to feature Spanish Colonial 
Revival architecture. In reviewing the architectural merit of the project, staff assessed 
whether the project was consistent with general guidelines that address issues such as 
site planning, architecture, neighborhood compatibility, and landscaping. Staff 
determined the project is consistent with the following Design Guidelines and General 
Plan policies: 
1. Development proposals should demonstrate an effort to retain significant existing 

natural features. Existing topography, drainage courses, vegetation, and public views 
should be [considered]. (Design Guidelines II.3) 

2. Design of buildings to be compatible in scale, mass and form with adjacent structures 
and the pattern of the neighborhood.  (Design Guidelines II.B.3) 

3. Provide a transition from existing to new development by careful placement and   
massing of buildings, well-designed planting patterns, and other appropriate means. 
(Design Guidelines II.A.2) 

4. Locate off-street parking and service areas to minimize visibility from the street. 
(Design Guidelines II.A.5) 
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5. UD‐3.03. Buffers and Setbacks. “We require that new uses and buildings, 

characterized by differing functions, activities, density, scale and massing, provide 
conditions of approval, landscaped buffers and/or setbacks between uses to prevent 
or reduce adverse impacts.” 

 
CONCLUSION 
 
Overall, the project is consistent with applicable Design Guidelines and General Plan 
policies, although the City’s regulatory documents contain minimal guidance on the 
development of new institutional uses. The project is compatible with the scale and 
density of the area in that the development is under the height limit (25 feet) established 
for the Institutional area of the Marblehead Inland Specific Plan. 
 
In addition to reviewing projects for consistency with the City’s Design Guidelines and 
General Plan Policies, the project is reviewed for its overall architectural quality and merit. 
Staff believes the project represents a substantial improvement over the previously-
approved design. The Subcommittee previously expressed concerns over the Artis 
project appearing “too institutional” in its design. However, staff believes the project was 
designed as a high-quality residential project that would fit in well within any residential 
neighborhood. For these reasons, staff is not recommending specific changes to the 
project.  
 
Staff seeks DRSC input and feedback to assist the applicant in developing a project of 
high architectural quality and design. Furthermore, staff seeks DRSC direction on whether 
the project’s design is ready for Planning Commission consideration after recommended 
modifications are incorporated, or if additional DRSC review is recommended.  
 
Attachments: 

1. Location Map 
2. 2/19/20 Planning Commission Staff Report for Previously-Approved Project 
3. Project Plans 

 



ATTACHMENT 1

City of San Clemente
Project: Frontera Memory Care & Assisted Living Facility
Address: Calle Frontera & Calle Ola Verde (APN 679-021-05)

E0 180 36090

Feet



Attachment 2
B 

STAFF REPORT 
SAN CLEMENTE PLANNING COMMISSION 

Date:   February 19, 2020  

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, to be addressed as 2401 Calle Frontera. 

REQUIRED FINDINGS 

The following findings shall be made to approve the proposed project. The draft 
Resolution (Attachment 1) and analysis section of this report provide an assessment of 
the project’s compliance with these findings. 

Specific Plan Amendment, Section 17.16.030(G), to amend text within the 
Marblehead Inland Specific Plan. 

A. The proposed specific plan or specific plan amendment is consistent with the goals, 
objectives, policies, and programs of the General Plan, and is necessary and desirable 
to implement the provisions of the General Plan. 

B. The uses proposed in the specific plan or specific plan amendment are compatible 
with adjacent uses and properties. 

C. The proposed specific plan or specific plan amendment will not adversely affect the 
public health, safety and welfare. 

D. The proposed specific plan amendment will not create internal inconsistencies within 
the specific plan. 

Tentative Parcel Map, Section 16.08.060(C), to subdivide a parcel into two lots. 

A. The site is physically suitable for the type of development. 
B. The site is physically suitable for the proposed density of the development. 
C. The design of the subdivision or the proposed improvements is not likely to cause 

substantial environmental damage or substantially and avoidably injure fish or wildlife 
or their habitat.  

D. The design of the subdivision or the type of improvements is not likely to cause serious 
public health problems. 
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E. The subdivision, with its provisions for any design and improvements, is consistent 

with the General Plan and any applicable specific plan. 
 
Site Plan Permit, Section 17.16.050(F), to allow development of vacant land.  

A. The proposed development is permitted within the subject zone pursuant to the 
approval of a Site Plan Permit and complies with all the applicable provisions of this 
title, the goals, and objectives of the San Clemente General Plan, and the purpose 
and intent of the zone in which the development is being proposed. 

B. The site is suitable for the type and intensity of development that is proposed. 
C. The proposed development will not be detrimental to the public health, safety or 

welfare, or materially injurious to properties and improvements in the vicinity. 
D. The proposed development will not be unsightly or create disharmony with its locale 

and surroundings. 
E. The proposed development will minimize or eliminate adverse physical or visual 

effects which might otherwise result from unplanned or inappropriate development, 
design or location. 

 
Architectural Permit, Section 17.16.100(F), to allow construction of a new building. 

A. The architectural treatment of the project complies with the San Clemente General 
Plan. 

B. The architectural treatment of the project complies with any applicable specific plan 
and this title in areas including, but not limited to, height, setback color, etc. 

C. The architectural treatment of the project complies with the architectural guidelines in 
the City's Design Guidelines.  

D. The general appearance of the proposal is in keeping with the character of the 
neighborhood.  

E. The proposal is not detrimental to the orderly and harmonious development of the 
City.  

 
Conditional Use Permit to allow the operation of a memory care assisted living 
residence within the Institutional zone of the Marblehead Inland Specific Plan. 

A. The proposed use is permitted within the subject zone pursuant to the approval of a 
Conditional Use Permit and complies with all the applicable provisions of this title, San 
Clemente General Plan, and the purpose and intent of the zone in which the use is 
being proposed.  

B. The site is suitable for the type and intensity of use that is proposed.  
C. The proposed use will not be detrimental to the public health, safety or welfare, or 

materially injurious to properties and improvements in the vicinity.  
D. The proposed use will not negatively impact surrounding land uses. 
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BACKGROUND 

The 2.5 acre 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 2 and depicted 
in Figure 1 below. 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. 
The site is owned by Pacific Coast Church. If the project is approved, the applicant, Artis 
Senior Living of San Clemente LLC, intends to purchase the site. 
  

Figure 1 – Aerial Map 

 
 
Other developments have been proposed on the project site. In 2004, the Planning 
Commission approved a master campus plan allowing the demolition of the existing 
church building and expansion and phased construction of a new church facility 
comprised of three buildings. The project was never built, and the entitlements expired. 
Most recently, Lennar proposed a General Plan land use and Marblehead Inland Specific 
Plan zone change from Institutional to Residential Medium to construct a 75-unit 
townhome development with a proposed density of 13.9 dwelling units per acre. During 
the development review process, the applications were withdrawn. 
 
Development Management Team Meeting: 
 
The Development Management Team (DMT) first reviewed the project in January 2019. 
The DMT subsequently reviewed revised plans and application materials in April, 
September, and December 2019. The DMT supports the project with the recommended 
conditions of approval in Attachment 1, Exhibit A. 
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Noticing: 
 
Public notices were distributed and posted per City and State requirements. No written 
comments have been received from the public regarding this project proposal. 
 
PROJECT DESCRIPTION 
 
The applicant, Artis Senior Living of San Clemente LLC, 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 43 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, as depicted in Figure 
2 below. 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 applicant proposes to construct an access 
driveway on the proposed adjacent parcel, which would serve both the project and future 
development on the remaining vacant parcel.  

  
Figure 2 – Perspective from Calle Frontera 

 
 
The memory care facility would be divided into four unique residential “neighborhoods” 
each containing a communal living room, den, residential kitchen, and dining room where 
meals are served. By creating smaller-scale spaces, the “neighborhoods” are intended to 
ease resident anxiety through familiar surroundings. All rooms are private studios with 
one bed approximately 250 square feet in size. The facility also includes a “town center” 
that connects the four neighborhoods. The “town center” features a community center, 
studio space for large gatherings and activities, barber/beauty salon, and health center. 
The facility would be staffed 24 hours a day, 7 days a week with 45 employees and three 
employee shifts. For the residents’ safety, the proposed facility would be fully secured 
with perimeter fencing and locked gates, up to 8 feet in height. Two outdoor courtyards 
are proposed in the building center that provide open space, walking paths, and seating 
areas in a secure setting. Along the west elevation, a larger enclosed garden is proposed 
with resident-safe landscaping. 
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Marblehead Inland Specific Plan Amendment: 
 
The project site is within the Marblehead Inland Specific Plan (Specific Plan), which 
contains the zoning applicable to the site. The Specific Plan designates the site as 
Institutional, and it specifies that the contemplated uses at the time of the Specific Plan’s 
adoption were “Church and Day Care Center Facilities.” The applicant requests text 
amendments to the Specific Plan, which are summarized below:  
 
1. Clarify that a residential memory care facility and other institutional uses are 

conditionally permitted. Please note the requested change applies only to the project 
site. For example, if the site currently containing Pacific Coast Church were 
redeveloped, it would be subject to the existing Specific Plan regulations. 
 

2. Create flexibility in the height of walls, hedges, and fences by allowing maximum 
heights to be determined through the Site Plan Permit review process.  

 
No changes are proposed to the site’s Institutional land use designation. Attachment 4 to 
this report details the proposed text amendments to the Marblehead Inland Specific Plan. 
 
Community Outreach: 
 
The applicant has made an effort to incorporate neighborhood input into the project 
design. Over the past several months the applicant has made presentations regarding 
the project at the Faire Harbour Homeowners’ Association monthly meeting twice and 
once at the Marblehead Inland Master Association monthly meeting. The applicant also 
recently held a neighborhood outreach meeting at Pacific Coast Church after notifying 
over 50 residences nearest the project site in the Highlight Light single-family and Faire 
Harbour townhome neighborhoods. The applicant informed staff that residents in 
attendance at the presentation were generally supportive of the project, and the applicant 
was able to incorporate neighbors’ requests. For example, the project will maintain all 
existing parallel parking spaces along Calle Ola Verde as well as the mature trees along 
the Faire Harbour development.  
 
PROJECT ANALYSIS 
 
Architecture and Design: 
 
As illustrated in Figure 3 on the following page below, the project utilizes a Cape Code-
style architecture in a neutral earth tone color palette. Architectural details include: 
cement fiber horizontal siding, gable roofs with vertical siding, asphalt roof shingles, roof 
dormers, and vinyl espaliers and surrounds. Building bump-outs, columns, and 
contrasting trim are provided for architectural relief.   
 
The applicant describes the project’s design concept as follows: “Simple finishes and 
materials are employed to articulate the traditional seaside architecture. The colonial 
dialect features a neutral palette which is enlivened with white-painted decorative 
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moldings, latticework and pedimented porches supported by classical columns. Pitched 
roofs with hip and gable elements further define the character of building’s serviceable 
wings and promote the essence of a domestic architecture.” Attachment 6 to this report 
includes project plans and architectural renderings. 
 

Figure 3 – Main Building Entrance 

 
 
Design Review Subcommittee (DRSC) 
 
The DRSC reviewed the project three times on July 10, 2019; September 25, 2019; and 
November 13, 2019. Minutes from the most recent DRSC meeting are provided as 
Attachment 3. The Subcommittee found the project to be compatible with the scale and 
density of the Institutional zone while maintaining sensitivity to neighboring uses and 
potential view impacts by complying with the 25 foot height limit. The Subcommittee 
supports the project as proposed.  
 
Development Standards: 
 
The proposed use is considered a type of congregate care facility, which is defined in the 
Zoning Ordinance as “a facility for senior citizens, that is arranged in a group setting and 
includes independent living and sleeping accommodations in conjunction with shared 
dining and recreational facilities. No congregate care units shall contain kitchens.” Zoning 
Ordinance Section 17.28.110 establishes special use regulations for congregate care 
facilities. However, this section primarily refers to the development standards of the 
underlying zone. The Marblehead Inland Specific Plan establishes minimal standards for 
the Institutional planning area. As detailed in Table 1 below, the project complies with all 
development standards. 
 

Table 1 – Applicable Development Standards 

Development  
Standard 

Marblehead  
Inland SP Proposed Complies 

with SP? 
Primary Building Setback:    

Front Yard 20 ft. 40 ft.  Yes 
Side Yard 10 ft.  15 ft.  Yes 
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Development  
Standard 

Marblehead  
Inland SP Proposed Complies 

with SP? 
Rear Yard 20 ft. 60 ft. Yes 

Building Height  25 ft. maximum 25 ft. Yes 

Walls, Fences, Hedges 6 ft. maximum Up to 8 ft.  Yes, with SP 
Amendment 

 
The Specific Plan does not regulate lot coverage, lot size/width, density, or landscaping. 
Furthermore, Section 17.28.110 specifies development standards for residential, 
nonresidential, and mixed-use zones; the Zoning Ordinance does not specify 
development limitations for institutional zones. Overall, institutional uses, such as the 
proposed memory care facility, are intended to be reviewed on a case-by-case basis. 
Through the discretionary review process, the City may establish additional development 
limitations given the project’s specific site conditions, surrounding land uses, and 
compatibility with the area. 
 
Parking and Traffic: 
 
Zoning Ordinance Section 17.28.100.E.(2) requires congregate care facilities to provide 
one covered space for every two units, and one guest parking space for each five units. 
However, exceptions to the parking requirements substantiated by a parking study may 
be approved through the discretionary review required for the congregate care facility. 
Under the Zoning Ordinance, the project requires 50 parking spaces, but only 43 spaces 
are proposed on-site. To demonstrate that the 43-space supply is sufficient to meet the 
project’s parking demand, a parking and trip generation analysis was prepared by 
Linscott, Law & Greenspan, Engineers (Linscott).  
 
Parking demand counts were conducted at existing memory care communities in San 
Juan Capistrano, Newport Mesa, Escondido, and Rancho Santa Margarita. These 
memory care communities are comparable to the proposed project in terms of size and 
operational characteristics. Based on parking data collected, Linscott found that parking 
ratios for the memory care communities ranged between 0.45 to 0.51 spaces per licensed 
bed. The highest empirical ratio (0.51 spaces/bed) was applied to the project (72 beds 
proposed). The project’s peak parking demand is estimated to be 37 spaces. The 
proposed site plan includes 43 spaces, resulting in a surplus of six spaces.  
 
To further substantiate the proposed 43-space parking supply, Linscott also reviewed the 
Institute of Transportation Engineers’ (ITE) Parking Generation Manual. The manual 
includes parking ratios for a “Congregate Care Facility” (0.46 spaces per dwelling unit) 
and “Assisted Living Facility” (0.53 spaces per dwelling unit). Application of these ITE 
ratios resulted in a parking surplus of five to 10 spaces. Last, Linscott compared the traffic 
generated by the proposed use against a child day care facility, which was the use 
originally contemplated for the project site when the Specific Plan was adopted. The 
project is estimated to generate significantly fewer vehicle trips than a day care facility. 
Compared to a hypothetical day care of 168 students, the project would result in 500 
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fewer daily trips, 117 fewer AM peak hour trips, and 114 fewer PM peak hour trips. The 
full analysis is provided as Attachment 5A. 
 
Perimeter Fencing: 
 
Due to the nature of the memory care facility, a perimeter fence is required for the 
residents’ safety and security. The proposed fence would enclose three sides of the 
development along the north, south, and east elevations. The west elevation includes the 
main building entrance with a receptionist desk that would limit access into/out of the 
facility. The proposed fence consists of white vinyl material and varies from 6’-10” to 8’-
0” in height.  
 
Staff worked with the applicant to develop a fencing design that would balance security 
needs with aesthetic concerns and maintaining the residential character of the area. 
Initially, staff requested use of a see-through fence material, such as wrought iron. 
However, the applicant cited safety concerns (i.e., residents may attempt to leave the 
facility). The current proposal incorporates an “open” design at the top 1’-2” of the fence.  
The spacing between the vertical vinyl slats breaks up the mass of the fence and allows 
for more building visibility.  
 
Along the Calle Frontera frontage, the project is at a lower grade than street level, so the 
majority of the fence faces the interior of the development. Trees and shrubs would be 
planted to further soften the appearance of the fence from street view. Figure 4 below 
illustrates an existing block wall at the Faire Harbour boundary to remain. The proposed 
perimeter fence would be installed behind the block wall, with only the top of the fence 
being visible from Calle Ola Verde.  
 

Figure 4 – Existing Block Wall & Proposed Fence along Calle Ola Verde 

 
 
Along the freeway frontage, the grade level of the site is approximately 20 feet higher 
than the freeway, thereby making the project highly visible from the freeway. The 
applicant proposes a split fence design with a clear acrylic 4’-0” tall panel atop a solid 
vinyl fence. Staff supports the proposed split fence design as it reduces potential massing 
impacts and reveals more of the building architecture from the freeway perspective.  
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Project Impact on Public Services and Facilities:   
 
In the past the City Council has identified concerns regarding the potential impact 
assisted-living and congregate care facilities may have on ambulatory service in the 
community. Condition of Approval 7.17 requires the business operator to be responsible 
for resident transportation to doctors’ appointments and other non-emergency services. 
For example, the operator may wish to use a resident shuttle service, rather than 
ambulatory service for non-emergency calls. However, for emergencies the operator 
would rely on 911 calls for service. To ensure the project pays its fair share of costs for 
ambulatory services annually, Condition 7.18 has been added. The condition states “The 
project will be subject to any City ordinance adopted to provide for extraordinary cost 
recovery of emergency services, in excess of the standards set by the City in such 
ordinance.” This condition was required for similar projects, including Raya’s Paradise. 
 
Storm Drain Easement: 
 
The proposed development requires the modification of existing storm drain 
improvements due to utility conflicts with the proposed building improvements. The 
project includes a request to abandon the easement that runs through the property and 
relocate the storm drain easement near the edge of the new parcel’s boundary. The City 
Council is the final decision making body for the abandonment of any public easements.   
 
Public Works staff reviewed the request and determined that relocating the storm drain 
easement would not create a conflict with utility connections to adjacent properties. 
Therefore, Public Works supports the request. Staff recommends the Planning 
Commission recommend to the City Council to authorize the City Engineer to execute 
and record any necessary easement quitclaim deeds for any portion of storm drain 
easement in conflict with proposed improvements. Public Works staff recommends the 
inclusion of Conditions 2.37, 3.18, and 3.19 to effectuate this action. 
 
GENERAL PLAN CONSISTENCY 
 
The General Plan land use designation for the project site is Institutional, which includes 
the following goal: “Provide a variety of public and institutional uses, such as 
governmental, administrative, recreation, cultural, religious, social services and 
educational uses that help meet the broader community’s needs and that are designed 
to be compatible with surrounding neighborhoods, and with the architectural character of 
the areas in which they are located.” The proposed use provides needed social services 
to the community by providing a safe assisted living residence for the elderly afflicted with 
Alzheimer’s disease and related memory disorders. As described in the Architecture and 
Design section of the report, the proposed development is compatible with the scale and 
density of surrounding residential uses. Table 2 on the following page further details the 
project’s consistency with the Institutional land use designation. 
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Table 2 – Relevant General Plan Policy 

Policy Project Consistency 
1. LU-6.04: Child and Adult Day Care. We 

allow for the continuation of existing 
and development of new child and 
adult day-care facilities in any land use 
zone where they are compatible with 
adjacent uses. 

Consistent.  The proposed use provides 
assisted living and supportive care for 
elderly residents with memory disorders. 
The proposed building was designed to be 
compatible with the scale and density of 
existing residential and institutional uses. 
Furthermore, the project generates less 
traffic than other permitted institutional 
uses (i.e., day care).  

 
DESIGN GUIDELINES CONSISTENCY 
 
The Marblehead Inland Specific Plan does not contain design guidelines, and the 
Citywide Design Guidelines do not address institutional uses. Furthermore, the site is not 
in the Architectural Overlay so the project is not required to feature Spanish Colonial 
Revival architecture. However, there are general guidelines that address site planning, 
architecture, neighborhood compatibility, and landscaping. As detailed in Table 3 below, 
the project is consistent with the Design Guidelines. 
 

Table 3 – Relevant Design Guidelines 

Guidelines Project Consistency 
1. Development proposals should 

demonstrate an effort to retain 
significant existing natural features. 
Existing topography, drainage courses, 
vegetation, and public views should be 
[considered]. (Design Guidelines II.3) 
 

Consistent.  The existing site is located 
approximately 20 feet above the grade 
level of the freeway. To improve public 
views from the freeway, the perimeter 
fence along the freeway frontage uses a 
split design with a transparent acrylic 
panel atop a solid vinyl fence. Existing 
vegetation along Calle Frontera and Calle 
Ola Verde will be maintained and has 
been incorporated into the project. 

2. Design of buildings to be compatible in 
scale, mass and form with adjacent 
structures and the pattern of the 
neighborhood.  (Design Guidelines 
II.B.3) 
 

Consistent.  The project uses a Cape Cod-
style architecture in a neutral earth tone 
color palette. The project was designed to 
complement the existing Pacific Coast 
Church building. The proposed single-
story building is a less intense scale of 
development relative to the adjacent two-
story Faire Harbour condominiums. The 
project uses design elements, such as 
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Guidelines Project Consistency 
horizontal siding and asphalt roof shingles, 
which are consistent with Faire Harbour. 

3. Locate off-street parking and service 
areas to minimize visibility from the 
street. (Design Guidelines II.A.5) 
 

Consistent.  The parking lot is oriented 
towards the rear of the property and is not 
visible from the street. Trees are proposed 
along the perimeter of the parking lot to 
soften views from the freeway. Service 
areas, such as the trash enclosure and 
emergency generator, would not be visible 
from the streets or freeway. 

4. UD‐3.03. Buffers and Setbacks. “We 
require that new uses and buildings, 
characterized by differing functions, 
activities, density, scale and massing, 
provide conditions of approval, 
landscaped buffers and/or setbacks 
between uses to prevent or reduce 
adverse impacts.” 

Consistent.  A large enclosed garden is 
proposed along the Calle Ola Verde 
frontage. The proposed layout provides a 
large setback between the project and 
existing condominium development. 
Furthermore, the proposed building is 
setback over 60 ft. from the Caltrans right-
of-way. The parking lot is oriented towards 
the rear to provide a buffer between the 
freeway and proposed facility. 

 
ENVIRONMENTAL COMPLIANCE (CEQA) 
 
Staff completed an initial environmental assessment of the project in accordance with the 
California Environmental Quality Act (CEQA). CEQA Guidelines Section 15183 allows for 
a streamlined environmental review process for projects that are consistent with the 
development density established by existing zoning, community plan, or general plan 
policies for which an EIR was certified, except as might be necessary to examine whether 
there are project-specific significant effects which are peculiar to the project or its site. 
 
An environmental analysis was prepared by the City’s consultant, Terra Nova Planning 
and Research, Inc. (Terra Nova). Terra Nova found the proposed project to be consistent 
with the land use designation assigned to the subject parcel in the City of San Clemente 
Centennial General Plan. The project was also found to be consistent with the overall 
findings of the General Plan Environmental Impact Report (EIR) that was certified in 2014 
(SCH No. 2013041021). Potential project-related impacts, including cumulative and off-
site impacts, were fully addressed in the EIR, and applicable mitigation measures were 
provided to reduce project-specific impacts. Therefore, in accordance with CEQA 
Guidelines Section 15183, the project qualifies for an exemption from additional 
environmental review, and no further analysis of the project is required. Attachment 5 to 
this report includes the full environmental analysis. Technical studies are provided as 
Exhibits A, B, and C to Attachment 5. 
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SUMMARY 
 
Overall, the proposal is consistent with the General Plan, Design Guidelines, and 
Marblehead Inland Specific Plan. Proposed text amendments to the Specific Plan are 
limited to allowing a memory care facility and taller fence for security purposes at the 
project site. The project was designed to be compatible with the scale and density of the 
Institutional zone. Furthermore, the project is consistent with the residential character of 
the surrounding neighborhood by incorporating a Cape Cod-inspired style into its 
architecture and complies with the 25 foot height limit to minimize potential view impacts 
to surrounding uses. Furthermore, based on empirical data, the project will accommodate 
its anticipated peak parking demand on-site and generate less traffic than a day care use 
previously contemplated for the site. 
 
RECOMMENDATION 
 
Because the project includes proposed text amendments to the Marblehead Inland 
Specific Plan, the City Council is the final review body for this project. Staff recommends 
that the Planning Commission recommend the following actions to the City Council. 
             

1. Determine the project is exempt from CEQA pursuant to the California 
Environmental Quality Act (CEQA) (California Public Resources Code [PRC] 
§21000 et seq. (Section 21083.3 and the State CEQA Guidelines (Title 14, 
California Code of Regulations [CCR] §§ 15000 et seq.) Section 15183 which 
allows for a streamlined environmental review process for projects that are 
consistent with the densities established by existing zoning, community plan or 
general plan policies for which an EIR was certified; and  
 

2. Adopt Resolution PC 2-004, approving 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 for Artis Memory Care Facility located at 
APN 679-021-05. 
 

3. Authorize the Public Works Director/City Engineer to execute and record any 
necessary easement quitclaim deeds for any portion of storm drain easement in 
conflict with proposed improvements. 

 
Attachments: 
 
1. Resolution No. PC 20-004 

Exhibit A – Conditions of Approval 
Exhibit B – Environmental Analysis  

2. Location Map 
3. November 13, 2019 DRSC Meeting Minutes  

(A copy of the DRSC staff report is available on the City’s website.) 
4. Proposed Amendments to Marblehead Inland Specific Plan 
5. Environmental Analysis  

https://www.san-clemente.org/Home/ShowDocument?id=54498
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A. Parking Demand and Trip Generation Analysis 
B. Noise and Vibration Impact Analysis 
C. Health Risk Assessment  

6. Project Plans 
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Project Summary:
Site Area: 2.53+ ac. (110,176+ sf)
APN: 679-021-05
General Plan: Institutional (INST)
Zoning: Institutional (per Marblehead Inland Master Specific Plan)
Setbacks: Required: Provided:

Front yard 20'-0" 20'-6" min. (varies)
Side yard (east) 10'-0" 14'-0" min. (varies)
Side yard (west) 10'-0" 13'-9" min. (varies)
Rear yard 20'-0" 60'-6" min. (varies)

Total Building Area: 81,071 sf

MEMORY CARE:
Unit Type   No.   Size Area        %

D1 Studio  21   355 sf     7,455 sf 88
D2 Studio    2   335 sf        670 sf   8
D3 Studio    1   376 sf        376 sf   4
Total:   24  8,501 sf     100%

ASSISTED LIVING:
Unit Type   No.   Size  Area %

A1 Studio    7     479 sf    3,353 sf 11
B1 One Bedroom   22     628 sf 13,816 sf 34
B2 One Bedroom 10     645 sf    6,450 sf 15
B3 One Bedroom 17     628 sf 10,676 sf 27
C1 Two Bedroom    3     908 sf    2,724 sf   5
C1.1 Two Bedroom    2     952 sf    1,904 sf    3
C2 Two Bedroom    3  1,034 sf    3,102 sf          5

42,025 sf     100%
(Exterior wall variations)  + 369 sf

Total: 64 42,394 sf

Total Guest Rooms:  88

Total: 88  50,895 sf

FLOOR AREA:  Common Areas
Ground Floor:  (Assisted Living) 12,550 sf

 (Memory Care)   2,056 sf
Total: 14,606 sf

Second Floor:   1,128 sf  (1,032 sf)
Total: 15,734 sf   (1,032 sf)

Corridors:
Ground floor: (Assisted Living)    3,952 sf

(Memory Care)   2,937 sf
Second floor:    7,553 sf
Total: 14,442 sf

TOTAL AREA:   

Residential Floor Area:   50,895 sf
Common Area Floor Area:   15,734 sf
Corridors:   14,442 sf
TOTAL AREA:    81,071 sf

Project Directory:

A0.0
COVER SHEET

PARKING:

Provided:
Level: Standard

Stalls
Accessible Accessible

Van

Total Stalls: 46

EV Stalls

1 1 5

Total

53

Building Code Summary:
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