
 

TO:  Lake Forest General Plan Advisory Committee (GPAC)  

FROM:  Amanda Tropiano, De Novo Planning Group 

SUBJECT: Land Use Planning  

DATE:  September 27, 2018  

 

The second GPAC meeting, scheduled for October 4, 2018, will focus on potential changes to the 

General Plan Land Use Map, and will include group mapping activities to identify where land use 

designations may change within the City, and/or areas where intensification of uses or increases in 

density may be appropriate for further analysis. This GPAC discussion will build off of public feedback 

received during the Vision and Values outreach activities, which is summarized in the Vision and Values 

Outreach Summary Report, particularly the third Visioning Workshop focused on land use planning, 

housing, and community design.  

Mapping input received from the GPAC during this meeting will be used to help craft different Land 

Use Maps, featuring different types and intensities of development within Lake Forest, which will be the 

subject of detailed analysis in the pending Land Use Alternatives Report. The mapping input provided 

by the GPAC during this meeting is NOT intended to represent final decisions or final 

recommendations. This activity is intended to spur discussion, flesh out ideas worth exploring further, 

and to develop scenarios that will be studied in-depth as part of the Land Use Alternatives Report. 

Be creative! Think outside the box. Provide ideas and input that are worth further consideration and 

discussion. 

The GPAC will come back to these maps after the Land Use Alternatives Report has been prepared, and 

will work to further refine the preferred Land Use Map.  

Required Reading 

Prior to the upcoming GPAC meeting, please be sure you have read the following items:  

1. Current Land Use Element – especially pages 9-21  

2. Vision and Values Outreach Summary Report – especially pages 13-23  

Current General Plan Overview  

The City of Lake Forest General Plan Land Use Map designates land uses within the City. Below is an 

overview of how the Current General Plan addresses land use development:  

https://static1.squarespace.com/static/5abd4a977e3c3a6cd57d9c48/t/5b737cb04d7a9cee0869c00a/1534295233093/Vision+Summary+Report_Website.pdf
https://static1.squarespace.com/static/5abd4a977e3c3a6cd57d9c48/t/5b737cb04d7a9cee0869c00a/1534295233093/Vision+Summary+Report_Website.pdf
https://static1.squarespace.com/static/5abd4a977e3c3a6cd57d9c48/t/5ae8bea703ce6450c6c65037/1525202617929/Land+Use+Element+%28Rev+Sept+2016%29_201610251928357389.pdf
https://static1.squarespace.com/static/5abd4a977e3c3a6cd57d9c48/t/5b737cb04d7a9cee0869c00a/1534295233093/Vision+Summary+Report_Website.pdf
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Density and Intensity Overview 

The term “density” applies to residential land uses, and refers to the population and development 

capacity of residential land. Density is described in terms of dwelling units per net acre of land (du/net 

acre). For example, 50 dwelling units occupying 10 net acres of land is 5.0 du/net acre. Development 

“intensity,” which applies to nonresidential uses, refers to the extent of development on a parcel of land 

or lot: the total building square footage, building height, the floor area ratio, and/or the percent of lot 

coverage. Intensity is often used to describe nonresidential development levels; but in a broader sense, 

intensity is used to express overall levels of both residential and nonresidential development types. In 

the City’s current Land Use Element, floor area ratio and building square footage are used as measures 

of nonresidential development intensity. Floor Area Ratio (FAR) represents the ratio between the total 

gross floor area of all buildings on a lot and the total area of that lot. FAR is determined by dividing the 

gross floor area of all buildings on a lot by the land area of that lot. For example, a 20,000 square foot 

building on a 40,000 square foot lot yields a FAR of 0.50:1. The FAR controls the intensity of use on a lot. 

The Current General Plan land use designations include a reference to maximum density and intensity, 

depending on the use. In addition, nonresidential designations include an “effective intensity of 

development”. These effective levels of development represent an anticipated overall density and 

intensity of development for Lake Forest and are, therefore, less than the absolute maximum allowed 

for an individual parcel of land. For various reasons, many parcels in the community have not been 

developed to their maximum density or intensity and, in the future, maximum development as 

described in the General Plan can be expected to occur only on a limited number of parcels. 

The following paragraphs describe the existing land use designations contained in the current Lake 

Forest General Plan.   

Residential Land Uses 

Very Low Density Residential (0-2 du/ac): The Very Low-Density Residential land use designation 

provides for the development of very low-density single-family dwellings and accessory buildings. Uses 

such as second single-family structures, guest houses, churches, public or private schools, family day 

care homes, public facilities, private recreation facilities, and others that are determined to be 

compatible with and oriented toward serving the needs of very low-density single-family 

neighborhoods may also be allowed. 

The designation allows a maximum of two single-family dwelling units per net acre of land. 

Development under this land use designation should maintain a very low-density character. The 

average population for this residential designation is approximately 2.91 persons per dwelling unit, 

which represents a population density range for this land use designation of 1 to 6 persons per acre. 

The maximum density of this land use category may be exceeded to complement General Plan 

Housing Element policy in accordance with the density bonus provisions of Section 65915 of the 

California Government Code, as amended in January 1, 2005 under SB 1818. 
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Low Density Residential (2-7 du/ac): The Low-Density Residential land use designation provides for the 

development of low-density single-family dwellings and accessory buildings. Uses such as second 

single-family structures, mobile homes, guest houses, churches, public or private schools, family day 

care homes, public facilities, private recreation facilities, and others that are determined to be 

compatible with and oriented toward serving the needs of low-density single-family neighborhoods 

may also be allowed. 

The designation allows a maximum of seven single-family dwelling units per net acre of land. 

Development under this land use designation should maintain a low-density character. The average 

population for this residential designation is approximately 2.91 persons per dwelling unit, which 

represents a population density range for this land use designation of 6 to 21 persons per acre. The 

maximum density of this land use category may be exceeded to complement General Plan Housing 

Element policy in accordance with the density bonus provisions of Section 65915 of the California 

Government Code, as amended in January 1, 2005 under SB 1818.  

Low-Medium Density Residential (7-15 du/ac): The Low Medium Density Residential land use 

designation provides for the development of a wide range of living accommodations, including single-

family detached and attached dwelling units, mobile homes, duplexes, and multiple-family dwellings, 

such as townhomes, condominiums, apartments, and cooperatives. Uses such as churches, public or 

private schools, community care facilities, family day care homes, public facilities, private recreation 

facilities, and others that are determined to be compatible with and oriented toward serving the needs 

of low medium density neighborhoods may also be allowed. 

The designation allows a maximum of 15 dwelling units per net acre of land. Development under this 

land use designation should maintain a low medium density character. The average population for this 

residential designation is approximately 2.91 persons per dwelling unit, which represents a population 

density range for this land use designation of 21 to 44 persons per acre. The maximum density of this 

land use category may be exceeded to complement General Plan Housing Element policy in 

accordance with the density bonus provisions of Section 65915 of the California Government Code, as 

amended in January 1, 2005 under SB 1818.  

Medium Density Residential (15-25 du/ac): The Medium Density Residential land use designation 

provides for the development of a wide range of living accommodations, including single-family 

dwelling units, and multiple-family dwellings, such as townhomes, condominiums, apartments, and 

cooperatives. Uses such as churches, public or private schools, community care facilities, family day 

care homes, public facilities, private recreation facilities, and others that are determined to be 

compatible with and oriented toward serving the needs of medium density neighborhoods may also 

be allowed. 

The designation allows a maximum of 25 dwelling units per net acre of land. Development under this 

land use designation should maintain a medium density character. The average population for this 

residential designation is approximately 2.91 persons per dwelling unit, which represents a population 

density range for this land use designation of 44 to 73 persons per acre. The maximum density of this 
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land use category may be exceeded to complement General Plan Housing Element policy in 

accordance with the density bonus provisions of Section 65915 of the California Government Code, as 

amended in January 1, 2005 under SB 1818.  

High Density Residential (25-43 du/ac): The High-Density Residential land use designation provides for 

the development of a wide range of living accommodations, including single-family dwelling units and 

multiple-family dwellings, such as townhomes, condominiums, apartments, and cooperatives. Uses 

such as churches, public and private schools, community care facilities, family day care homes, public 

facilities, private recreation facilities, and others that are determined to be compatible with and 

oriented toward serving the needs of high-density neighborhoods may also be allowed. 

The designation allows a maximum of 43 dwelling units per net acre of land. Development under this 

land use designation should maintain a high-density character. The average population for this 

residential designation is approximately 2.91 persons per dwelling unit, which represents a population 

density range for this land use designation of 73 to 125 persons per acre. The maximum density of this 

land use category may be exceeded to complement General Plan Housing Element policy in 

accordance with the density bonus provisions of Section 65915 of the California Government Code, as 

amended in January 1, 2005 under SB 1818.  

Non-residential Land Uses 

Commercial (1.0 max FAR): The Commercial land use designation provides for a variety of retail, 

professional office, and service-oriented business activities, many of which are roadway oriented and 

serve a community wide area and population. 

Other uses that are determined to be compatible with the primary uses may also be allowed. 

Commercial land uses serve local, as well as broader market areas and generally include professional 

and business offices, retail and commercial services, and community facilities. Site development 

standards for this land use designation encourage large projects and provide for adequate setbacks, 

parking, landscaping, buffering from residential land use areas, and other features, which create well 

designed, efficient, and attractive projects. The effective intensity of development is a floor area ratio of 

0.4:1 and the maximum intensity of development is a floor area ratio of 1.0:1.  

Professional Office (1.2 max FAR): The Professional Office designation provides for professional offices 

and other supporting uses. These uses include professional, legal, medical, general financial, 

administrative, corporate, and general business offices, as well as supportive commercial uses such as 

restaurants, medical services, community facilities, and similar uses, which together create 

concentrations of office employment or community activity. Also included are small convenience or 

service commercial activities intended to meet the needs of the on site employee population. Other 

uses that are determined to be compatible with the primary uses may also be allowed. The effective 

intensity of development is a floor area ratio of 0.5:1 and the maximum intensity of development is a 

floor area ratio of 1.2:1. 
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Mixed-Use (43 du/ac and 1.2 max FAR): The Mixed-Use designation provides opportunities for mixtures 

of commercial, office, and residential uses in the same building, on the same parcel of land, or within 

the same area. Allowable uses include those identified in the Commercial and Professional Office 

designations, and the Low Medium Density, Medium Density, and High-Density Residential 

designations. When mixtures of uses occur in the same building, retail uses or offices are usually 

located on the ground floor with residential uses above. The mixed uses are generally located in areas 

where multiple activities and pedestrian orientation are considered to be desirable objectives. The 

expected intensity of nonresidential development is a floor area ratio of 0.5:1 and the maximum 

intensity of development is a floor area ratio of 1.2:1. The expected density is 35 dwelling units per net 

acre of land. A maximum density of 43 dwelling units per net acre of land is allowed for residential 

projects.. 

Business Park (1.0 max FAR): The Business Park designation provides opportunities for a mixture of all 

those uses allowed under the Commercial, Professional Office, and Light Industrial land use 

designations. The effective intensity of development is a floor area ratio of 0.35:1 and the maximum 

intensity of development is a floor area ratio of 1.0:1 

Light Industrial (0.60 max FAR): The Light Industrial designation provides for a variety of light industrial 

uses that are nonpolluting and which can co-exist with surrounding land uses and which do not in 

their maintenance, assembly, manufacturing or operations create smoke, gas, dust, sound, vibration, 

soot or glare to any degree which might be obnoxious or offensive to persons residing or conducting 

business in the City. Allowable uses include wholesale businesses, light manufacturing and processing, 

research and development uses, warehousing and storage, distribution and sales, high technology 

production, retail sales and related uses. Other uses that are determined to be compatible with the 

primary uses may also be allowed. The effective intensity of development is a floor area ratio of 0.35:1 

and the maximum intensity of development is a floor area ratio of 0.6:1.  

Public Facility (1.2 max FAR): The Public Facility designation includes a wide range of public uses 

distributed throughout the community, such as schools, government offices and facilities, public 

utilities, libraries, fire stations, sheriff sub stations, cemeteries, hospitals, and other public uses. The 

effective intensity of development is a floor area ratio of 0.2:1 and the maximum intensity of 

development is a floor area ratio of 1.2:1. 

Community Park/Open Space (0.40 max FAR): The Community Park/Open Space designation provides 

for public recreational uses designed to meet the active and passive recreational needs of the 

community. This designation includes all public parkland, open space, and associated public 

recreational activities, such as indoor and outdoor sports/athletic facilities, museums, theaters, and 

similar uses. The effective intensity of development is a floor area ratio of 0.1:1 and the maximum 

intensity of development is a floor area ratio of 0.4:1.  

Regional Park/Open Space (0.10 max FAR): The Regional Park/Open Space designation provides for 

public recreational uses designed to meet the active and passive recreational needs of the community 

and other nearby areas in the region. This designation includes the Whiting Ranch Regional Wilderness 
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Park and other County of Orange open space along portions of Serrano Creek and Aliso Creek. This 

designation applies to land that is generally maintained as natural open space with minimal 

improvements. The effective intensity of development is a floor area ratio of 0.001:1 and the maximum 

intensity of development is a floor area ratio of 0.1:1. 

Open Space (0.40 max FAR): The Open Space designation provides for private open space designed to 

meet the active and passive recreational needs of the community. This designation includes open 

space that is held under private ownership, and includes facilities for active and passive recreational 

activities. Open Space activities include indoor and outdoor sports/athletic facilities, lakes, club houses, 

meeting rooms, outdoor gathering areas, and similar uses, as well as ornamentally landscaped and 

natural landscaped open areas. The effective intensity of development is a floor area ratio of 1:0.5 and 

the maximum intensity of development is a floor area ratio of 0.4:1. 

Transportation Corridor (0.20 max FAR): The Transportation Corridor designation applies to the land 

within the corridors of the San Diego Freeway (Interstate 5), the Foothill Transportation Corridor, and 

the Southern California Regional Rail Authority, and other arterial highways. Lands within these 

corridors are reserved for transportation purposes as the primary use. Secondary uses, such as open 

space linkages and landscaped areas, public and private parking areas, and other transportation 

related activities and facilities are also allowed. The effective intensity of development is a floor area 

ratio of .01:1 and the maximum intensity of development is a floor area ratio of 0.2:1. 

Land Use Overlays  

Mineral Resource Overlay: The Mineral Resource Overlay designation applies to areas classified as an 

important Mineral Resource (MRZ-2) by the State Department of Conservation—Division of Mines and 

Geology. This overlay provides for the management and utilization of mineral resources on an interim 

basis. The underlying land use designation represents the future planned use of the land following 

reclamation from mining. There is no intensity of development for this overlay, other than the intensity 

of development for the underlying land use designation.  

Business Development Overlay: The Business Development Overlay designation applies to areas 

designated for Commercial, Professional Office, Business Park, and Light Industrial land uses. The 

overlay provides for a balance of land uses required for the continued fiscal well-being of the 

community. Private property owners of land subject to the Business Development Overlay must prove 

that proposed land use designation changes will not result in a loss of future net revenue for the City. 

The underlying land use designation represents the future planned use of the land, and there is no 

intensity of development of this overlay, other than the intensity of development for the underlying 

land use designation. 

Public Facilities Overlay: The Public Facilities Overlay designation applies to areas designated for 

Commercial, Business Park, and Residential land uses. The overlay includes properties which may be 

acquired by the City for public facilities. The underlying land use designation represents the planned 

uses of the land should public facilities not occur at these locations in whole or in part. The Public 
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Facilities Overlay is placed on properties with General Plan Land Use designations that would allow 

public facilities and parks. The intent of this overlay is to indicate potential sites for future public 

facilities, government buildings, and community parks. 

Questions on the Current General Plan for the GPAC 

1. Does the Current General Plan land use designation system represent the full spectrum of the 

types of uses you want to see in Lake Forest? Is there anything missing? Should any new land 

use designations be created?   

2. Do the densities and intensities accurately reflect your development preferences? Should there 

be more discrete categories or more categories (for example, different types of commercial 

intensities or mixed-use intensities) to reflect different types of development patterns? 

3. Do you think the existing definitions for the land use designations are clear? Is there anything 

you would do or say differently to better express the community’s vision?  

4. Think back to the feedback you and other GPAC members provided during the first GPAC 

meeting regarding what new types of uses or development should occur in Lake Forest over 

the next twenty years (for example, more nightlife activities for young professionals, housing 

options that are attainable to first-time homebuyers, more successful retail options with a 

wider variety of shopping and dining choices, high-wage jobs). Do the City’s existing land use 

designations and land use map support these uses? If so – why do you think they aren’t in Lake 

Forest? If not, what could be done differently to encourage their development?  

Visioning Workshop #3 – Public Input on Focus Areas  

At the third Visioning Workshop (hosted in July 2018) community members were asked to break into 

small groups and provide feedback and direction on the types of uses they would like to see in five key 

focus areas throughout the City. In their small groups, participants considered a range of use types, 

including different types of residential, nonresidential, and mixed-use development, and were asked to 

identify which uses they would like to see in each focus area as those areas develop or redevelop over 

the next twenty years. Participants were also asked to identify any other areas throughout the City that 

warranted some additional land use discussion, however, participants generally agreed that the five 

focus areas identified for discussion were the places where development or redevelopment is most 

likely to occur over time. See pages 13 through 23 of the Vision and Values Outreach Summary Report 

for a detailed discussion of the Visioning Workshops along with maps and graphics which support the 

summary presented below.   
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FOCUS AREA 1: FOOTHILL RANCH TOWNE CENTRE  

The Foothill Ranch Towne Centre focus area is approximately 140 acres and is generally located north 

of the Foothill Transportation Corridor, between Alton Parkway, Portola Parkway, and Bake Parkway. 

Towne Centre Drive bisects the focus area. The area is characterized by an abundance of surface 

parking lots which serve the range of commercial uses (including retail and office developments) that 

are part of this focus area.  The area is currently designated for commercial development and the 

existing land uses reflect the designated land uses for the area. The focus area is surrounded by a range 

of development types, including office, residential (single-family and multifamily), and public facilities 

including Borrego Park.  

Major Public Feedback Themes:  

• Better utilize the parking lots 

• Allow for mixed-use (retail, entertainment and housing)  

• Improve walkability 

• Good location for a micro-brewery/beer garden  

• Higher density residential may be appropriate in small amounts 

• Create a “work, shop, live” activity area  

Questions for the GPAC:  

1. How can we make the commercial uses located at Foothill Ranch Towne Centre more 

successful? 

2. What type of commercial uses would you like to see in Foothill Ranch Towne Centre that aren’t 

there now? Is there a different land use designation or should we make changes to the current 

designation in order to better convey what you would like to see? 

3. Over the next twenty years, do you think that Foothill Ranch Towne Centre will continue to 

need the amount of surface parking that is there right now? Is there too much parking/not 

even parking today? Should parking lot types and configurations change in the future to better 

accommodate different development patterns?   

4. Workshop participants said that they want to see retail and entertainment uses as the primary 

uses in this focus area, supported by lower-intensity mixed-use development and public uses. 

Do you agree or disagree? What would be your ideal land use mix?  



Subject: Lake Forest Land Use Planning GPAC Memo 

Date: September 27, 2018 

Page: 9 of 14 

Focus Area 2: Lake Forest Civic Center Area  

The Lake Forest Civic Center focus area includes approximately 275 areas surrounding (but not 

including) the City’s new Civic Center. This area, generally located between Bake Parkway and Lake 

Forest Road north of the Civic Center, includes a variety of light industrial, commercial, and business 

park development.  

Major Public Feedback Themes:  

• Remain primarily office-focused with the potential for limited mixed-use 

• Some retail could be located here to reduce vehicle trips  

• Desire for public facilities (library and post office)  

• Create a connection to Serrano Creek and additional parks/open space 

• Some residential may be appropriate but no consensus on type or amount  

Questions for the GPAC:  

1. What types of uses would best support the long-term success of the Civic Center? Are there 

complementary uses that should be located nearby?  

2. Workshop participants identified a wide-range of uses that could be appropriate for this area, 

but had limited consensus on primary versus secondary/supporting uses. Top uses included 

public facilities that supplement those provided as part of the Civic Center and office 

development, followed by retail and higher-intensity mixed-use development. What uses do 

you think are best-suited for this area? 

Focus Area 3: El Toro Road  

The El Toro Road Corridor focus area is approximately 130 acres and located along El Toro Road from I-

5 to Muirlands Road. The area is currently designated for commercial development with some limited 

professional office and the existing land uses reflect the designated land uses for the area. The focus 

area is surrounded by residential development, including single-family detached homes, mobile home 

communities, and apartments.  

Major Public Feedback Themes:  

• Should remain primarily retail focused 

• Desire for more restaurants and entertainment uses (maybe a movie theater)  

• Strong potential for higher density residential and mixed-use development (good location for 

attainable housing for younger residents)  

• Circulation is a challenge in this area – possibility for improved pedestrian 

crossings/connections like a pedestrian bridge across El Toro Road  
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Questions for the GPAC:  

1. El Toro Road is one of the City’s most-traveled corridors. The corridor is currently designated for 

commercial development and the public strongly confirmed that retail uses should remain the 

focus of the corridor. Are there types of commercial uses/retail uses that you would like to see 

along El Toro Road that aren’t there currently?  

2. Workshop participants identified El Toro Road as a potential location for higher-density 

residential and mixed-use development and a good place for entertainment uses. Do you think 

this area could be a good location to allow for new residential development attainable for 

young residents/professionals looking to live in Lake Forest? Why or why not?  

3. Workshop participants felt that El Toro Road was not a desirable location for lower-density 

residential development or light industrial uses. Do you agree?  

Focus Area 4: Lake Forest Drive Corridor  

The Lake Forest Drive Corridor focus area is approximately 140 acres and is located generally along 

Lake Forest Drive around Muirlands Road and Rockfield Boulevard, including development on both 

sides of Aspan Street. This area is comprised of office and convenience commercial development, 

including auto-oriented uses and fast-casual restaurants. The focus area, which is located near the 

City’s boundary with the City of Irvine, is designated for business park and commercial and the existing 

land uses reflect these designations.  

Major Public Feedback Themes:  

• Should remain primarily office and retail uses 

• Desire for shopping centers to be renovated and modernized 

• The introduction of some entertainment uses might be appropriate 

• Some potential for higher density residential development as stand-alone uses or in a mixed-

use format  

Questions for the GPAC:  

1. What are your general impressions/experience with this focus area? What types of benefits does 

it currently provide to the City of Lake Forest?  

2. Workshop participants thought that this would be a strong location for retail development. Do 

you agree or disagree?  

3. Would you prefer to have commercial development allowed in multiple locations dispersed 

throughout this focus area, or centralized into major activity nodes? What are the pros/cons to 

this approach?   

4. Given this area’s proximity to new development in the City of Irvine, is there anything specific 

the City should do at this location to maximize its potential? If so, what?  
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Focus Area 5: Rail Corridor/Light Industrial  

The Rail Corridor/Light Industrial focus area is located north of the rail corridor, between El Toro Road 

and Heroes Park. This area is primarily designated for light industrial development in the current 

General Plan, with some limited commercial development along Jeronimo Road. The existing uses in 

this focus area include light industrial/manufacturing uses, storage, auto-oriented businesses and 

services, and the Lake Forest Golf and Practice Center. Across El Toro Road from the existing light 

industrial development is a dedicated right-of-way area associated with the rail corridor. This area is 

surrounded to the south, west, and north by primarily residential development and to the east by 

Heroes Park.  

Major Themes:  

• Clean up industrial uses but remain an employment area with some additional retail uses  

• Potential for residential uses but no consensus on what type or how much  

• Desire for a police station  

• Desire to connect focus area to Heroes Park (dog run, playground and batting cages)  

Questions for the GPAC:  

1. If this area was more attractive – do you generally agree with its current mix of land uses?  

2. How does the location of the rail line impact development at this location? Are there types of 

uses that are well-suited (or should be avoided) here?  

3. Workshop participants said that this area was well-suited for a range of uses, and retail and 

light industrial uses (the current designations) should be featured more prominently. However, 

they also identified the potential for new residential (all types), mixed-use (all types), and office 

and public facilities. What uses do you think should be the priority here and what types of uses 

could be supportive?  

Visioning Workshop #3 – Public Input on Use Type   

Residential/Mixed-Use  

In general, participants at the third Visioning Workshop identified some limited potential for new 

lower-density residential development in the Civic Center Area and the Rail Corridor/Light Industrial 

Area (as indicated on Page 19 of the Vision and Values Summary Report for development types 

Residential A and Residential B). The group found more potential for higher-density residential 

development (development types Residential C and Residential D) across all five focus areas, 

identified most often in the El Toro Road Corridor, Lake Forest Drive Corridor, and Rail 

Corridor/Light Industrial Area focus areas (as summarized on Page 20 of the Report).  

Workshop participants were more likely to recommend residential development when it was part of 

a mixed-use project, where residential development was located on top of or next to retail or office 
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development. Participants thought that lower-intensity mixed-use development (development type 

Mixed-Use 1) could be appropriate in all focus areas, but best-suited for Foothill Ranch Towne 

Centre. Participants thought that higher-intensity mixed-use development (development type 

Mixed-Use 2) could be appropriate in all focus areas, but best-suited for El Toro Road and the Civic 

Center.  

Retail  

The preservation of the City’s existing retail uses and the expansion of retail development across the 

community was evident throughout the discussion of all five focus areas. Workshop participants saw a 

strong potential for a retail component in each area, which a heavy retail emphasis in the Foothill 

Ranch Towne Centre, El Toro Road Corridor, and Lake Forest Drive Corridor (the other two areas – the 

Civic Center and Rail Corridor – were also identified as appropriate for retail development but to a 

lesser extent).  

Entertainment/Hospitality  

Workshop participants explored how and where entertainment and hospitality uses could be located, 

and generally gravitated towards these uses being introduced in the Foothill Ranch Towne Centre and 

El Toro Road Corridor, and to a lesser extent in the Lake Forest Drive Corridor area. These types of 

uses, such as theaters, private recreation and hotels, can also occur as part of mixed-use projects or in 

conjunction with more traditional retail development.  

Office/Business Parks  

In general, workshop participants saw some limited value in office components in all five focus areas, 

but the most likely location identified for office development was the Civic Center Area, followed by 

Lake Forest Drive Corridor and the Rail Corridor. In areas that were popular for mixed-use or 

retail/entertainment/hospitality uses – like Foothill Ranch Towne Centre and El Toro Road – office 

development was less popular.  

Note that the City’s existing business/office parks, located primarily along the Foothill Transportation 

Corridor were not included as part of the focus area discussion because there was a strong consensus 

from previous workshops that these areas were functioning well and no land use changes were 

expected to the City’s successful business/office park areas.  

Light/Clean Industrial  

Light/clean industrial development was most strongly identified in the Rail Corridor area where 

workshop participants recommended that existing industrial uses be improved and repositioned in a 

more attractive way. The expansion of light/clean industrial development in other focus areas was 

limited, but there was some interest in the Civic Center Area and Lake Forest Drive Corridor.  

Public Facility  

Public facilities, such as public plazas, public safety facilities (police/fire stations), parks, and libraries 

were identified throughout all five focus areas, but most prevalent in the Civic Center area where these 
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public facilities could support/be supported by the City’s new Civic Center. There was also a desire to 

see public facilities in the Foothill Ranch Towne Centre and Rail Corridor, likely in combination with 

other uses like residential, retail, or mixed-use development.  

Land Use Key Issues  

There are a range of potential benefits to growth that should be kept in mind and considered as 

potential changes to the Land Use Map are contemplated. Some of the benefits of growth in Lake 

Forest may include: 

• Increasing opportunities for housing affordable to low- and moderate-income households. The 

City is required, through the Housing Element, to meet its obligations to provide a range of 

housing densities to meet the Regional Housing Needs Allocation (RHNA). 

• Providing a variety of housing opportunities that are desirable to a changing demographic. 

Groups growing the fastest nationwide include people in their mid-20s and empty nesters in 

their 50s. These groups may be likely to look for an alternative to lower-density, single-family 

housing for financial and quality of life reasons. 

• Consolidation and reduction of resources. Increased densities may provide more efficient 

municipal services such as roads, water and sewer, utilities, and emergency services. 

Additionally, higher density developments typically reduce resource consumption including 

reductions in energy and water use.  

• Increased alternative transportation options and use. In areas with higher density development 

more people tend to walk, bike, and utilize mass transit, which may benefit community health 

and wellness, and help ease local and regional traffic congestion.  

• Increasing local employment opportunities. More local employment opportunities have the 

potential to increase the City’s tax base, provide additional opportunities for Lake Forest 

residents to work where they live, and provide high-paying jobs that can assist with attaining 

home-ownership.  

• Spur investment in redevelopment and revitalization. By allowing higher development 

intensities in some areas of the City, private developers may be incentivized to redevelop 

buildings and areas of the City that are underutilized, aging, or in need of modernization or 

rehabilitation.  

• Infrastructure improvements. New development is often required to implement a range of 

infrastructure improvements as part of the development approval process. These 

improvements could include constructing new sidewalks and bike lanes, improving 

intersections, paying parks fees or dedicating land for parks, upgrading water and sewer 

infrastructure, or improving local drainage infrastructure.  
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• Increased property tax and sales tax revenues. The City relies on property taxes and sales taxes 

as a key component of its revenue stream. New development in Lake Forest can provide 

additional funding sources that can be used to provide a wide range of municipal services, 

including police protection, landscape maintenance and public-area beautification, roadway 

improvements, community events and activities, parks services, and other public amenities and 

services.  

New growth also has the potential to result in impacts that are not desirable for the community. For 

example: 

• Growth can lead to increases in local traffic volumes. 

• Growth can place a strain on City infrastructure and result in the need for increased service 

levels. 

• New development may be incompatible with existing uses in the vicinity.  

• New development can change the look, feel, and character of areas in the City.  

All of these issues should be considered as potential changes are contemplated. 

Preparation for the Mapping Activity  

At the October 4th GPAC meeting, members will be divided into small groups and asked to work 

collaboratively to further refine and provide land use direction for each of the five focus areas, using the 

public feedback received at Visioning Workshop #3 as a starting point. In order to make the most 

beneficial and efficient use of our time together, GPAC members are strongly encouraged to organize 

their thoughts and ideas for each focus area prior to this next meeting.   

The reading assignment from the Current General Plan provides extensive information regarding the 

current Land Use Map, Land Use Designations, Planned Communities, and policies that guide and 

direct land uses decisions within Lake Forest.  GPAC members will be provided with large-format 

copies of the current General Plan Land Use Map during the workshop along with smaller maps of the 

focus areas, and asked to identify areas where changes to land uses and intensity should occur.  Please 

also review the Focus Area Worksheets and Land Use Image Sheets available on the project website 

and via the links below.  

Focus Area Worksheets 

Land Use Image Sheets 

 

 

 

https://lakeforest.generalplan.org/s/20180711_Lake-Forest-GP_Focus-Areas_11x17.pdf
https://lakeforest.generalplan.org/s/20180711_Lake-Forest-GP_Image-Sheets_11x17_LR.pdf
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