
 

 

TO:  Lake Forest General Plan Advisory Committee (GPAC)  

FROM:  Amanda Tropiano, De Novo Planning Group 

SUBJECT: Land Use Themes Report Memorandum   

DATE:  February 28, 2019  

 

The sixth GPAC meeting, scheduled for March 7, 2019, will focus on reviewing the Land Use Themes 

Report. This meeting packet introduces the General Plan Update’s four Land Use Themes, lists key 

issues addressed by the Themes, describes the Benchmark Plan, and identifies our objectives for the 

March 7, 2019 GPAC meeting. 

We expect that all GPAC members will review the Land Use Themes Report and come to the meeting 

ready to discuss their land use vision/Theme preference for each of the five focus areas. Your feedback 

will be summarized and presented to the City Council on March 19th as part of their review and 

consideration of the Land Use Themes Report. Any recommendations made to the City Council will be 

based upon majority support, rather than consensus.  

Required Reading  

Prior to the meeting on March 7th, please read the Land Use Themes Report, found on the project 
website. It is important that all GPAC members do their best to review this material so that our time 
together at the meeting can be productive.  

Land Use Themes Report  

Land Use Themes  

The purpose of the Land Use Themes Report is to provide the City with a tool to consider and evaluate 

Focus Areas in the city where community members recommended—through the Visioning Workshops 

and General Plan Advisory Committee Meetings—that changes to land uses and/or development 

patterns should be studied.  

These locations are referred to as “Focus Areas” in this Report. These Focus Areas have been identified 

as potential locations to accommodate future growth, support economic development, maintain fiscal 

sustainability, and help create special activity nodes throughout the community. The Report focuses on 

evaluating potential land use changes within the following areas:  

• Focus Area 1: El Toro Road Corridor 

• Focus Area 2: Lake Forest Drive 

• Focus Area 3: Foothill Ranch Towne Centre 

https://static1.squarespace.com/static/5abd4a977e3c3a6cd57d9c48/t/5c7868bb4e17b656b531d141/1551395065533/LandUseThemesReport_022819_WithAppendices.pdf
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• Focus Area 4: Civic Center Area 

• Focus Area 5: Light Industrial/Rail Corridor  

In order to assist with consideration of possible change scenarios for each of the Focus Areas, four 

overarching city-wide land use “Themes” have been prepared. These include: 

• Theme 1: Business as Usual  

• Theme 2: Expanded Housing Choices  

• Theme 3: Expanded Employment Choices 

• Theme 4: Mixed Growth  

The various land use Themes are intended to serve as a starting point for discussion of different 

scenarios for each Focus Area and to provide context for citywide discussion regarding potential land 

use changes throughout the City. Theme 1, Business as Usual, reflects the land use direction provided 

by the currently adopted General Plan for Lake Forest. In other words, Theme 1 illustrates where the 

City is headed should no changes be made to the Land Use Map. Theme 2 (Expanded Housing 

Choices), Theme 3 (Expanded Employment Choices), and Theme 4 (Mixed Growth) all explore how the 

City can strategically plan for its future by accommodating new residential and nonresidential 

development in key locations throughout the community (the Focus Areas) in different ways that 

reflect the community’s vision for the future of Lake Forest. While the emphasis of each Theme is 

different, all Themes accommodate both residential and nonresidential growth to varying degrees. 

These Themes are explored in detail in the last section of the Report.   

Benchmark Plan  

The General Plan Advisory Committee and the City Council will review the information contained in 

this Land Use Themes Report and provide their feedback on which Theme, or other development 

pattern, for each Focus Area they believe best represents the community’s long-term vision. 

This feedback will be assembled and consolidated into a citywide map called the “Benchmark Plan” 

which will be a combination of the selected land use vision for each Focus Area. In other words, it is 

appropriate (and anticipated) that the Benchmark Plan will include components of each Theme or 

other development patterns as determined by the City Council; for example, “Theme 1” could be 

selected for the first Focus Area, but “Theme 4” selected for the second Focus Area, and so on.  

Preparation of the Benchmark Plan does not reflect final policy direction or adoption of a new Land 

Use Map. Rather, the Benchmark Plan serves as a starting point for the project’s environmental analysis. 

The Benchmark Plan will be comprehensively analyzed in an Environmental Impact Report (EIR) which 

will evaluate and document all potential environmental impacts, identify ways to mitigate those 

impacts, and disclose any significant impacts associated with implementation of the Benchmark Plan 

that cannot be fully mitigated. The EIR includes preparation of detailed technical studies including a 

traffic impact analysis, infrastructure Report, noise analysis, and air quality/greenhouse gas emissions 
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analysis. Additionally, a fiscal impact analysis of the Benchmark Plan will also be prepared for 

consideration alongside the Policy Document and EIR.  

The Planning Commission and City Council will review the Proposed General Plan Policy Document 

and the Environmental Impact Report (which will be based on the Benchmark Plan, as described 

above) at a series of public hearings, which will include time for public comment. These hearings will 

be noticed in accordance with all public hearing requirements, and ample time will be devoted to 

considering the project for adoption.  

As part of the public hearing process, the City Council can make changes to the General Plan Policy 

Document, including the Benchmark Plan, prior to its approval. Should the Council request significant 

changes to the Benchmark Plan, it is possible additional technical or environmental analysis will be 

necessary to ensure that all potential land use changes are adequately analyzed and considered.  

The City of Lake Forest’s official Land Use Map will only be updated upon City Council adoption of the 

General Plan Policy Document and certification of the Environmental Impact Report. Until such time, 

the City’s current Land Use Map remains fully applicable.  
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