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SECTION ONE
EXECUTIVE SUMMARY

1.1

Project Overview

The Ritter Ranch Specific Plan provides a comprehensive approach toward
master planned development. It defines the goals, objectives and development
standards which will serve to guide the buildout of Ritter Ranch over the next
two decades. The Specific Plan is designed as both a policy and regulatory
document.

Sections within the Specific Plan include Development Standards, Regulatory
Procedures, Design Guidelines, Implementation and Goals, Objectives and
Policies. The document provides the vision, guidance, regulation and
procedures for the City of Palmdale and the developer to ensure that upon
project buildout, Ritter Ranch is a high quality, environmentally sensitive, and
comprehensively designed master planned community.

Ritter Ranch, encompassing approximately 10,625 acres, will be developed as
a mixed use project incorporating residential, open space, public facility,
recreational, school and commercial land uses. The Ritter Ranch property is
located slightly less than four miles west of State Route 14, south of Elizabeth
Lake Road; west of 30th Street West; generally north of the Sierra Pelona
ridgeline; and east of Bouquet Canyon Road and the Angeles National Forest.
The ultimate development of the Ritter Ranch property is designed to include
7,200 residential units with project-wide gross density of .68 dwelling units
per gross acre. The proposed land uses are as follows:

LAND USE CLASSIFICATION GROSS ACRES+ % ACRES +
Natural Open Space ‘ 7,628 72%
Residential 2,376 22%
Community/Neighborhood Parks 95 1%
Golf Course 184 2% ’
Schools 121 1%
Commercial 73 1%
Roadways 148 1%

10,625 , 100%

EXECUTIVE
SUMMARY

Page 1-1



1.0

EXECUTIVE
SUMMARY

1.2

Page 1-2

The Ritter Ranch Specific Plan is designed to provide a variety of housing
products aimed at all market sectors. The Specific Plan proposes the
development of 80 single family detached equestrian estates, 5,089 single
family detached homes, 1,189 single family attached homes, 348 multifamily
residences and 494 senior housing residences, which totals 7,200 residential
units.

As with any and all projects which encompass a land area equivalent in size to
the 10,625-acre Ritter Ranch site, development constraints do exist. During
the project design phase of Ritter Ranch, extensive site analysis was completed
to identify and evaluate known potential development constraints. The
foliowing are some of the development constraints identified: electrical
transmission-line easements, Joshua Tree woodlands, fault hazards,
topographical changes, flood hazards and wetlands.

Design of the Ritter Ranch Community Concept Plan considers these known
development constraints and incorporates them into the project design in a
logical and environmentally sensitive manner. For example, electrical
transmission-line easements are designated as open space; a Joshua Tree
woodland is designated as a specialty park to preserve the woodland in a
natural state; development is proposed to be clustered to preserve steeper
portions of the site as natural open space; grading standards included within
the Specific Plan require utilization of contour, terrace, and landform grading
techniques to integrate development with natural topography; and Fault Hazard
Restricted Use Areas are incorporated into the site planning of an 18-hole golf
course.

Further discussion of known existing site conditions are discussed in Section
3, Site Analysis.

Project Goals, Objectives and Policies

The goals, objectives and policies of the Ritter Ranch Specific Plan define the
developmental approach for Ritter Ranch. This Specific Plan has been prepared
to conform with the goals, objectives and policies within the adopted City of
Palmdale General Plan. The Specific Plan process provides a formal procedure
for governmental review and public input. Implementation of the Specific Plan
will encourage quality community design, and the highest quality development
and comprehensive regional planning of an environmentally sensitive site.

The goals, objectives and policies of the Ritter Ranch Specific Plan include:
1. . Land Use

Goal 1 Create a comprehensively designed Specific Planned
Community.
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2.

Objective 1.1

Goal 2 Maintain a close

Develop a residential community which includes
sufficient commercial development, schools, parks,
community facilities and other elements to 'support
the residents of the community.

Policy 1.1.1

Policy 1.1.2

Policy 1.1.3

Provide active and passive parkiand
which meets or exceeds the City
standards.

Provide community facility sites for
fire stations, community buildings,
library, etc.

Provide commercial uses on-site to
service the local and regional
community. :

relationship between the natural

environment and the developed areas of Ritter Ranch.

Objective 2.1

Circulation

Preserve key _habitat areas and physiographic features
as prescribed in the Ritter Ranch Final Environmental
Impact Report (EIR) and Specific Plan.

Policy 2.1.1

Policy 2.1.2

Policy 2.1.3

Respect the natural character of the
visually prominent Sierra Pelona
ridgeline through the placement of
open space designations on this
area.

~ Provide an open space network

throughout - the project with
pedestrian, biking and equestrian
trails.

Promote the use of indigenous
landscaping through the
implementation of the landscape
guidelines. v

Goal 1 Provide a transportation system which allows for the safe
and efficient movement of people, goods and services
throughout Ritter Ranch.

EXECUTIVE
SUMMARY
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Objective 1.1

Establish a Circulation System which meets local and
- regional transportation needs and accommodates a

variety of transportation modes.

Policy 1.1.1

Policy 1.1.2

Policy 1.1.3

Policy 1.1.4

Policy 1.1.5

Policy 1.1.6

Policy 1.1.7

Participate in the Southwest
Planning Area Traffic Study and
ensure that the Ritter Ranch
Circulation Plan is consistent with
the Traffic Study recommendations
and provides ultimate right-of-way
widths which will accommodate
general plan buildout.

Create bicycling, equestrian and
hiking trails which interconnect with
a regional trail system to promote
non-vehicular transportation.

Create an extensive on-site
pedestrian trail system which
interconnects neighborhoods, parks,
open space and commercial uses
within Ritter Ranch to promote
non-vehicular transportation.

Locate schools and parks within
walking distance to the
neighborhoods which they serve.

Contribute a pro-rata share toward
the acquisition of an off-site
Regional Park-And-Ride Facility to
promote car pooling.

Provide bus turnouts (and additional
right-of-way), benches and covered

bus stops on-site within the specific

plan area at strategically located
places approved by the Traffic
Engineer.

Ensure that the City of Palmdale is
not responsible for the cost of
roadway and right-of-way
improvements including associated
landscaping and infrastructure
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3.

necessary to support the
development of Ritter Ranch.

Housing
Goal 1 Housing availability and o_pportunity for all citizens.
Objeétive 1.1 Provide housing opportunities which meet the needs

of a variety of lifestyles with respect to unit type,
size, and cost. '

Policy 1.1.1 Provide Development Standards to

allow adequate flexibility to adapt
to changing community needs.

Policy 1.1.2 Provide a variety of housing to
accommodate families of all sizes

and socioeconomic levels.

Objective 1.2 Increase the housing availabiiity for groups with
special needs.

‘Policy 1.2.1 Incorporate provisions to provide a

variety of senior housing
developments.

Public Services and Utilities

Goal 1 Provide adequate public and semi-public services to serve the

needs of the Ritter Ranch development and the residents in

an efficient and cost-effective manner.

Objective 1.1 Ensure that public facilities, services and utilities are
developed at the time of development.

Policy 1.1.1 Ensure that the rate of development
does not exceed the capacities of
both public and semi-public
services.

Policy 1.1.2 Ensure that development shall not
result in the reduction of service
levels (i.e. sewerage, water, fire,
police, parks and schools) to other
residents of the City.

EXECUTIVE
SUMMARY
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Policy 1.1.3 Ensure that development will not
occur prior to construction of
necessary infrastructure.
Policy 1.1.4 Ensure that the City of Palmdale is

not responsible for the cost of
infrastructure improvements
necessary to support the
development of Ritter Ranch.

Goal 2 Develop and maintain a water supply system capable of
meeting normal and emergency demands at the Ritter Ranch

Project.

Objective 2.1 Water supply systems at Ritter Ranch shall meet
minimum standards for domestic and emergency
supply and quality.

Policy 2.1.1

Policy 2.1.2

Policy 2.1.3

Policy 2.1.4

Policy 2.1.5

Provide a conceptual water plan
which provides adequate service for
the proposed development.

Work with jurisdictional agencies to
provide water service to meet the
increased demand generated by the
Ritter Ranch Project.

Incorporate water conservation
measures in the cverall design of
the Ritter Ranch Project, including
low water usage landscaping and
the installation of low-flow fixtures
within the development.

Protect the groundwater aquifer
from contamination as specified in
the Ritter Ranch Specific Plan Final
EIR.

Provide for adequate emergency
water supply in compliance with
local jurisdictional agencies.

Goal 3 Develop a sewage system plan which adeqUately services the

Ritter Ranch Project.

Page 1-6
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Obijective 3.1

All development at Ritter Ranch shall be serviced by
sewage disposal systems which are adequately sized
to handle expected wastewater flows and designed
and maintained to protect the health of residents.

Policy 3.1.1

Policy 3.1.2

Policy 3.1.3

Policy 3.1.4

Provide a conceptual sewage plan
which provides adequate service for
the proposed development.

Work with jurisdictional agencies to
expand the sewage disposal system
to handle the increase demand
which the Ritter Ranch Project will
generate.

Provide an adequate sewer system
for all development within Ritter
Ranch (except those specialty parks
which do not provide restroom
facilities).

Provide a location for a future water
reclamation facility, or, if not
necessary, participate in the
development of an off-site water
facility.

Goal 4 Develop and maintain a safe effective system of conducting
stormwater that respects existing flowlines.

~ Objective 4.1

Objective 4.2

Design a master storm drain system that is sensitive
to the environment and meets the City’s Master Plan
of Drainage requirements.

Policy 4.1.1

Drainage improvements should be
design'ed to protect those natural
drainage channels which are
recognized as important biological
communities and groundwater
recharge areas.

Provide for safe, efficient flow of storm water.

Policy 4.2.1

Any mitigation of flood hazard in
one area shall not exacerbate
flooding problems in another area.

EXECUTIVE
SUMMARY
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Policy 4.2.2 Reduce downstream storm water
flows through the use of flood
control systems and other
improvements.

Goal 5 Require the undergrounding of utility lines and the design of
attractive utility facilities.

Objective 5.1 Minimize the impact of utility lines and facilities on
streetscapes and surrounding views.

Policy 5.1.1 All new devélopment shall have
underground utility lines as required
by the City Ordinance.

Policy 5.1.2 Design of all utility facilities shall
blend with the surrounding
development and be screened from
view to the extent possible.

5. Design

Goal 1 Preserve and enhance the unique aesthetic and visual
qualities of Ritter Ranch.

Objective 1.1 Protect the scenic viewsheds both to and from Ritter
Ranch.

Policy 1.1.1 Designate the visually prominent
Sierra Pelona ridgeline as permanent
natura! open space.

Policy 1.1.2 The Ritter Ranch Community shall
include landscaped arterial
roadways, bikeways, equestrian
paths and hiking trails to create a
network of aesthetically pleasing
links. into and around the West
Palmdale area.

Policy 1.1.3 Promote the incorporation of
equestrian, bicycling and hiking
trails linked to the citywide
network.

Policy 1.1.4 Utilize specialized grading
techniques and indigenous

Page 1-8
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landscape materials to create. a
natural appearance and mitigate
visual impacts.

Goal 2 Provide public parkiand for both passive and active use that
is equally accessible to the community on a neighborhood,
community and regional basis.

Objective 2.1 Meet or exceed parkland requirements identified in the
Master Parks and Recreation Plan.

Policy 2.1.1

Policy 2.1.2

Policy 2.1.3

Policy 2.1.4

Policy 2.1.5

Provide joint use of facilities, such
as public schools in conjunction
with public and private open spaces

where feasible, to efficiently use all

areas offering recreational potential,
while continuing to develop free-
standing parks. '

- Provide access to parklands for all

residents, including the vyoung,
handicapped and elderly, by
locating park facilities within close
proximity to senior de\}elopment
and within residential
neighborhoods.

Provide recreational opportunities
that are both active and passive
(i.,.e. hiking, bicycling, running,

~swimming, picnicking, sightseeing,

etc.) through the provision of
hiking, bicycling and equestrian
trails, neighborhood and community
parks, pocket parks, specialty parks
and natural open space areas.

Provide recreational and leisure
parklands at a minimum ratio of five
(5) acres per 1,000 people.

Incorporate equestrian, bicycling
and hiking trails into the overall
design of Ritter Ranch.

Goal 3 Respect the physical and biological environment of Ritter

Ranch. -

EXECUTIVE
SUMMARY
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SUMMARY
Objective 3.1

Obijective 3.2

Goal 4

Objective 4.1

Goal 5

Objective 5.1

Page 1-10

Develop and actively promote a higher level of
environmentally sensitive design through state,
regional and local efforts to preserve and protect the

environment.

Policy 3.1.1

Policy 3.1.2

Policy 3.1.3

Preserve a significant portion of the
Ritter Ranch site as natural open
space and provide enhanced opeh
space area opportunities.

Develop Design Guidelines and
landscape criteria which are
compatible with the unique natural
environment of the Antelope Valley
and Leona Valley.

Provide a Landscape Plan which
emphasizes utilization of indigenous
or native plant material and water
conservation. '

Minimize impacts to the natural environment.

Policy 3.2.1

Actively promote the use of native
or drought tolerant vegetation to
conserve, preserve and enhance the
quality of biological and physical
environments throughout Ritter

‘Ranch.

Preserve and protect the natural environment.

Provide open space areas for conservation, recreation,
leisure and aesthetic purposes.

Policy 4.1.1

Protect open space and recreational
resource areas from impacts
resulting from off-road vehicle use
through a variety of means (i.e.,
signs, barriers, etc.).

Preserve historic and prehistoric resources at Ritter Ranch.

Promote the preservation of historic and prehistoric
resources at Ritter Ranch as prescribed in the Ritter

Ranch Final EIR.
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Policy 5.1.1

Comply with the recommendations

. and/or alternatives contained within

the Phase Two Archaeological
Survey.

Goal 6 Create Grading Standards which will provide an aesthetically
pleasing environment for the Ritter Ranch Project and the

surrounding community.

Objective 6.1 Preserve the Sierra Pelona ridgeline.

Policy 6.1.1

Designate the Sierra Pelona

ridgeline as permanent natural open
space.

Objective 6.2 Ensure that manufactured slopebanks are effectively

revegetated.

Policy 6.2.1
Policy 6.2.2

Policy 6.2.3

Policy 6.2.4

Noise

Renaturalize disturbed surfaces with
indigenous and drought tolerant
vegetation.

Revegetation shall be planted in a
manner which creates a natural

appearance.

Establish parameters for slopebank
maintenance/responsibility.

Utilize specialized grading

“techniques and indigenous

landscape materials to create a
natural appearance and mitigate
visual impacts.

Goal 1 Protect and enhance the environment at Ritter Ranch through

noise management.

Objective 1.1 Minimize the ambient noise level at Ritter Ranch.to
the maximum extent practical.

Policy 1.1.1

‘Locate residences, schools and

other noise sensitive uses on the
Community Concept Plan in areas
with acceptable noise levels.

EXECUTIVE
SUMMARY

Page 1-11



1.0

EXECUTIVE
SUMMARY

Page 1-12

Objective 1.2

Public Safety

Policy 1.1.2

Require acoustically sensitive design
in new construction.

Ensure that a reasonably quiet living environment be
provided for all residential neighborhoods.

Policy 1.2.1

Policy 1.2.2

Policy 1.2.3

Noise studies shall be performed for
proposed development to ensure
that noise levels are appropriate.

Residential development adjacent to
major arterial roads shall be
designed to achieve a maximum
outdoor living area noise level which
complies with the City of Paimdale
Noise Standards.

Means of reducing noise may
include the following:

® Control the noise at its source
by using noise barriers and
other muffling devices built
into the noise source.

® The provision of buffer areas
and/or wide setbacks between
the noise source and cther
development.

® The use of sound insulation,
blank walls, double paned
windows and other design or
architectural techniques to
reduce interior noise. '

Goal 1 Minimize natural and man-made hazards at Ritter Ranch.

Objective 1.1

Development shall incorporate measures to
minimize natural and man-made hazards.

Policy 1.1.1 Comply with applicable state and

federal environmental and pollution
control laws.

Policy 1.1.2 Ensure that public and private water

distribution and supply facilities
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Objective 1.2

Policy 1.1.3

have adequate capacity to supply
both everyday and emergency fire-
flow needs.

Require installation of smoke
detectors in all dwellings.

Restrict development in hazardous or unstable
areas including fault hazard restricted use zones.

Policy 1.2.1

Policy 1.2.2

Policy 1.2.3

Policy 1.2.4

Ensure compatible development .in
both man-made and natural high-
hazard areas (i.e. fault hazard
restricted use zones, slide-prone
hillsides, floodplains, etc.); and
prohibit development of critical
facilities, such as police, fire and
health facilities, in these areas.

Development in areas near high
pressure, natural gas lines should be
buffered from said lines and such
areas shall be provided with

alternative access/evacuation‘

routes.

Encourage the use of water
filtration systems as point-of-
delivery for acceptable water quality
in emergency situations.

Utilize best efforts to minimize the
exposure of public improvements
within the areas of fault hazards.

EXECUTIVE
SUMMARY
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SECTION TWO
INTRODUCTION

2.1

2.2

Purpose and Intent

The Ritter Ranch Specific Plan represents a sensitive and comprehensive
approach to community planning in the Leona Valley and foothill area of West
Palmdale. This Specific Plan has been prepared to conform to the Goals,
Objectives and Policies of the adopted Palmdale General Plan. As required in
Califorhia Government Code, Title 7, Division 1, Chapter 3, Article 8, Section
65451, the Specific Plan provides the following:

2.1.1 The distribution, location and extent of the uses of land including
open space within the area covered by the plan:

2.1.2 The proposed distribution, location, extent and intensity of major

components of public and private transportation, sewage, water,

drainage, solid waste disposal, energy, and other essential facilities
proposed to be located within the area covered by the plan and
needed to support the land uses described in the plan.

2.1.3 Standards and criteria by which development will proceed, and
standards for the conservation, development and utilization of natural
resources, where applicable.

2.1.4 A program of implementation- measures including regulations,
programs, public works projects, and financing of 2.1.1, 2.1.2 and
2.1.3, identified above.

2.1.5 A statement of the relationship of the Specific Plan to the City of
Palmdale General Plan. '

Authority and Scope

The Ritter Ranch prdperty encompasses approximately 10,625 acres in the
unincorporated portion of Los Angeles County which will be annexed into the
City of Palmdale.

The Ritter Ranch Specific Plan has been prepared pursuant to the provisions of
the California Government Code, Title 7, Division 1, Chapter 3, Article 8,
Sections 65451 through 65457 and the City of Palmdale Specific Plan
Guidelines, Resolution 90-43. The California Government Code authorizes local
jurisdictions, such as the City of Palmdale, to adopt specific plans as a more
comprehensive method of implementing the General Plan. The City of
Palmdale adopted the Ritter Ranch Specific Plan by ordinance. An
Environmental Impact Report (EIR) was prepared to meet the requirements of

INTRODUCTION
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the California Environmental Quality Act (CEQA). The Draft Specific Plan and
Draft EIR were subject to Noticed Public Hearings before the Planning
Commission and the City Council. Upon extensive public input and the
certification of the EIR, the City Council adopted the Specific Plan to govern
the future development of the affected property. '

The Ritter Ranch Specific Pian, as a planning tool, bridges the gap between the
general, policy-oriented guidelines of the General Plan and the specific, detail-
oriented site plan criteria provided at the level of a tentative tract map or site
plan review. The specific plan performs the regulatory functions of zoning,
subdivision regulations and other design and development standards which are
tailored to the area for which the plan is developed.

The specific plan approach provides several distinct advantages in connection
with a planned development community. First, the specific plan can relate to
local conditions which cannot be fully resolved through zoning, since zoning
regulations must be broadly applied throughout the community. A specific plan
can be designed to a particular area and the issues unique to that area.
Another advantage of a specific plan is its function of coordinating public and
private efforts into a single development. Finally, the specific plan is useful in
expediting local permit processing and environmental review through the use
of a Master Environmental Impact Report (see Section 2.4, Environmental
Documentation).

The Ritter Ranch Specific Plan will serve as a compilation of public policies
affecting the Ritter Ranch property. The Development Standards, Section 6,
and Design Guidelines, Section 7, will serve as the zoning provisions for the
property. Proposed housing developments, commercial developments, public
improvements, tentative tract maps, parcel maps, and any other development
proposals must be consistent with the Ritter Ranch Specific Plan.

Project Location

The City of Palmdale is located in the Antelope Valley approximately 65 miles
north of the City of Los Angeles. Access to Palmdale is provided by the
Antelope Valley Freeway (SR-14) and State Route 138. The Palmdale Regional
Airport is approximately eight miles from the site. Neighboring communities
include the City of Lancaster and the unincorporated communities of Leona
Valley, Acton and Agua Dulce. Location is graphically depicted on Exhibit 2,
"Regional Location.”

Specifically, the Ritter Ranch property is situated on the north facing slopes of
the Sierra Pelona Ridge and slopes northward to the Amargosa Creek at the
southwest corner of the Antelope Valley. Development will occur on the north
facing slopes of the McDill Mountain range below the 4,250 foot contour, on
north facing slopes of Odell Peak below the 3,600 foot contour, and on the
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2.5

south facing sldpes of Ritter Ridge below the 3,250 foot contour. The
development is well below the heights of Mt. McDill at 5,187 feet and Mt.
Odell at 5,217 feet. The majority of the development area is generally south
of Elizabeth Lake Road. Primary access to Ritter Ranch will be provided
through Elizabeth Lake Road (which becomes Palmdale Boulevard) and Avenue
S. Both roads intersect the Antelope Valley Freeway (SR-14) approximately
four miles east of the site. Elizabeth Lake Road and Avenue S will be improved
to accommodate traffic generated from Ritter Ranch and surrounding
developments.

Specific Plan communities within the immediate vicinity of Ritter Ranch are
currently in various phases of project development and/or processing. The
projects include Santa Fe Hills (3 DU/Acre Gross) to the northeast and City
Ranch (2.6 DU/Acre Gross) to the east.

Ritter Ranch is currently located in the unincorporated portion of Los Angeles
County; but within the City of Palmdale sphere of influence an Annexation
Amendment application has been submitted to annex Ritter Ranch into the City
of Palmdale.

Environmental Documentation

The City of Palmdale prepared an Initial Environmental Study for Ritter Ranch
and determined that a comprehensive Environmental Impact Report (EIR) was
required. Robert Bein, William Frost Associates was selected by the City to
prepare the EIR as a separate document. The EIR addresses impacts
associated with the Ritter Ranch General Plan Amendment, Pre-zone,
Annexation and Specific Plan. The EIR was submitted and processed
simultaneously with the Ritter Ranch Specific Plan.

The Ritter Ranch EIR shall serve as the Master EIR for the entire Ritter Ranch
development. All subsequent project submittals, such as site plans and
tentative maps, shall be evaluated by the City to determine potential
environmental impacts associated with the site-specific project submittal. For
a negative declaration, mitigated negative declaration or finding of consistency,
such proposed development must be consistent with the design, intent,
density, use and development standards of the Ritter Ranch Specific Plan;
otherwise, a Subsequent EIR or Supplemental EIR will be required. A
Subsequent EIR or Supplemental EIR may be required as provided by CEQA.

Existing General Plan Designations
The existing General Plan Designations for the Ritter Ranch site and

surrounding areas are graphically depicted on Exhibit 5, "Existing General Plan
Land Use Designations.”

INTRODUCTION
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A General Plan Amendment application and Sphere of Influence Amendment
application are currently being processed by the City of Palmdale to incorporate
the entire Ritter Ranch site into the City of Palmdale planning area boundaries;
to designate the site "Ritter Ranch Specific Plan, maximum .68 DU/Acre", and
to designate individual land uses within the Specific Plan area based upon the
Ritter Ranch Community Concept Plan. (See Exhibits 18 and 19, "General Plan
Land Use Designations.”)

Existing Zoning

The existing zoning for the Ritter Ranch property is currently under Los Angeles
County jurisdiction. The zoning category for the site consists of A-2-2 which
permits heavy agriculture with two-acre minimum sized lots. Exhibit 6,
"Existing Zoning," graphically depicts the existing zoning for Ritter Ranch and
the surrounding area. A Pre-zone application was approved by the City of
Palmdale to establish zoning for the property of "Ritter Ranch Specific Plan,
.68 DU/Acre.” The Specific Plan category creates site-specific comprehensive
zoning standards for the property.

Relationship to the General Plan

The overall relationship between the Ritter Ranch Specific Plan and the
Palmdale General Plan is that the Specific Plan provides a site specific, detailed
program of regulations, stahd_ards, and guidelines for implementation of General
Pian policies and priorities. In order to accomplish this, the Specific Plan must
be in conformance with and be consistent with the General Plan. A detailed
policy-by-policy discussion is provided in Section 5, General Plan Conformance
to exemplify how the Ritter Ranch 'Specific Plan conforms with the Palmdale
General Plan.

The Ritter Ranch Specific Plan was not consistent with the General Plan Land
Use designations originally identified on the site. Therefore, to provide General
Plan Consistency, in June 1980, the City of Palmdale initiated a General Plan
Amendment to incorporate the entire Ritter Ranch Specific Plan Area into the
City Planning area, identify specific land use designations within the Specific
Plan Area and designate the site as:

"Ritter Ranch Specific Plan"
Maximum .68 D.U./Acre

All subsequent project related submittals shall be processed in accordance with
the applicable requirements set forth in Section 8, "Implementation™ and
deemed consistent with the Ritter Ranch Specific Plan.
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Relationship Between the Specific Plan and Zoning Ordinance

Development. Standards, included in Section 6 of the Specific Plan, are
intended to act as the zoning standards for the entire Ritter Ranch
development. The Development Standards are based upon the City of
Palmdale Zoning Ordinance; however, deviations in the Development Standards
(i.e. permitted uses, setbacks, landscaping, etc.) exist to achieve site-specific
development standards based upon the unique characteristics of the individual
sites.

The Development Standards Section contains the regulatory provisions
applicable to each Development Designation Category identified on Exhibit 21,
"Development Designations.” Included as subsections are standards for
Residential Planned Developments, Signage, Grading, and Off-street Parking.
Design Guidelines are provided in Section 7 and Governmental Processing
procedures are provided in Section 8.2.

The Ritter Ranch Community Concept Plan is designed to regulate development
at Ritter Ranch in conjunction with the City of Palmdale Municipal Code.
Several references are made herein to the Palmdale Municipal Code.

Existing Land Use

Exhibit 7, "Existing Land Use,‘ graphically depicts the existing land uses for
the Ritter Ranch Project. The primary existing use of the site area is cattle
ranching.‘ While only one ranch structure is still inhabited, cattle are grazed
there under lease agreements. Additionally, two mountain ridges, Mt. McDill
and Mt. Hauser, are utilized for microwave transmission sites on island parcels
which are not a part of the Ritter Ranch although easements are provided. The
Mt. Hauser microwave station is owned and operated by Pacific Bell. The Mt.
McDill microwave station is owned and operated by Lockheed. Jeep roads
provide access to mountain ridges and westward to the national forest, as well
as south to the community of Acton/Agua Dulce. The microwave station is
fenced to restrict public access.

Interface with Adjacent Major Land Holdings

The Ritter Ranch Specific Plan takes into consideration the existing and
proposed land uses of the adjacent properties in the overall project design.
Following is a list of the specified land uses and a brief discussion of how the
Ritter Ranch Specific Plan is compatible with each land use.

2.10.1 Messer Ranch

Discussions with the current owners of Messer Ranch have been
held in the preparation of the Ritter Ranch Specific Plan. The
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2.10.2

2.10.3

Messer Ranch property is an important link in the alignment of
Ritter Ranch Road, and its precise alignment through Messer Ranch
is being coordinated with the property owners. The preparation of
a Land Plan for Messer Ranch is underway, and preliminary studies
indicate that single family detached residential will most likely be -
proposed which is very compatible with the estates and golf course
community in Planning Area 1 of the Ritter Ranch Specific Plan.

City Ranch

The preparation of the Ritter Ranch Specific Plan by Ritter Park
Associates and the City of Palmdale have paralleled the preparation
of the City Ranch Specific Plan by Kaufman & Broad. The two
specific plans are logical extensions of each other, integrating
compatible land uses, circulation, open space, trails, schools, parks
and other community facilities. The City Ranch Specific Plan Area
is designated on the General Plan Land Use Map at 2.6 dwelling
units per gross acre. The City Ranch Specific Plan proposes 5,200
units on 1,985 acres which results in a gross density of 2.6
dwelling units per acre. City Ranch proposes a variety of land uses
including multifamily residential, single family attached residential,
single family detached residential, commercial, and open space
uses. Directly adjacent to Ritter Ranch, City Ranch proposes open
space, single family attached residential, and single family detached
residential land uses. To provide land use compatibility between
the two projects, the Ritter Ranch Specific Plan proposes
corresponding land uses (open space, single family attached
residential, and single family detached residential) adjacent to City
Ranch.

Santa Fe Hills

Santa .Fe Hills is one of -the first developments proposed as a
Specific Plan in this area. Initially submitted, the Santa Fe Hills
Land Use Plan called for over 2,000 dwelling units of attached and
detached products. The project has been resubmitted to the City
and proposes 1,285 units. Planning Area 3 of the Ritter Ranch
Specific Plan, which borders Santa Fe Hills, proposes single family
detached residential with a residential roadway linkage into Santa
Fe Hills. The density in Planning Area 3 is compatible with the
densities proposed in Santa Fe Hills.
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Lazy T Ranch

Discussions have been held with the owners of Lazy T Ranch
apprising them of the status of the Ritter Ranch Specific Plan
Project. Lazy T Ranch is an equestrian boarding facility. To provide
compatibility, Ritter Ranch has designated permanent natural open
space adjacent to the south and west borders of the Lazy T Ranch
facility. Directly east of the Lazy T Ranch within the Specific Plan
area, a commercial site is designated which is intended to be
developed as a compatible commercial use and is further discussed
in Section 4.6.3. In addition, Lazy T Ranch will have access to the
Ritter Ranch pedestrian and equestrian trail systems.

Valley High Ranch - Adjacent Off-site Equestrian Ranch

An equestrian facility has been proposed on the Ritter Ranch site
adjacent to this existing off-site equestrian facility located directly
to the west along Elizabeth Lake Road. Land use compatibility is
not envisioned to be an issue here since an identical use is
proposed. Further, the off-site equestrian facility will be provided
with access to the Ritter Ranch equestrian trail system.

Leona Valley - Adjacent

In addition to providing compatibility with adjacent major land
holdings, the Ritter Ranch Specific Plan provides several measures
to ensure compatibility with the nearby community of Leona Valley.
Several of the measures were incorporated into the Specific Plan to
mitigate concerns raised by Leona Valley residents. Measures to
provide compatibility with Leona Valley include:

A. Provision of two-acre minimum lots on the western perimeter
of the site along Bouquet Canyon Road.

B. Utilization of rural street standards in the equestrian estate
community.

C. Provision of an open space buffer along Elizabeth Lake Road to
maintain the scenic qualities of the roadway.

D. Provision of an equestrian facility site at the intersection of
Elizabeth Lake Road and Ritter Ranch Road as discussed above
in Section 2.10.5, Paragraph 1.

E. Provision of approximately 31 miles of public equestrian trails
which link to the regional trail system.

INTRODUCTION
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F. Restriction of vehicular access and egress to Bouquet Canyon
Road.

G. Designation of Planning Areas 7 and 8 as permanent natural
open space for public use which includes preservation of the
visually prominent Sierra Pelona ridgeline.

Market Analysis

Based upon these current and projected market analyses, a range of housing
product types are identified and the characteristics of the target buyers have
been defined.

These categories are as follows: .

2.111

2.11.2

2.11.3

Single Family/Entry Level Buyers:

This market is oriented toward first-time buyers which may include
young couples with or without children, single adults and empty
nesters. Homes may range from 1,000 square feet to
approximately 1,600 square feet. Planning units which could
potentially accommodate this type of housing include Residential
Planning Units in Planning Area 5.

Single Family/Move-up Buyers:

This group comprises the largest segment of current home buyers
in the Antelope Valley and should consist of the largest percentage
of homes at Ritter Ranch due to the projected future demand on the
market in the Antelope Valley. This market is oriented toward
move-up buyers with families, particularly established families with
two or more children. Homes will range from about 1,350 to 2,500
square feet. Planning areas which could potentially accommodate
this type of home include Planning Areas 2, 3 and 4.

Luxury Family/Move-up Buyers:

A large portion of potential buyers in this segment may originate
from the Los Angeles basin. A majority of the buyers will consist
of second-time move-up homeowners and a number can be
expected to be of pre-retirement status. As the Antelope Valley
expands, local area upper income residents will also be potential
buyers. Homes will be larger in size, varying from 2,000 square
feet to in excess of 3,000 square Yeet, and will possess special
features such as larger lots, views and/or equestrian amenities.
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2.11.6

Planning units which could potentially accommodate this type of
home include Residential Planning Units in Planning Areas 1 and 6.

Multifamily:

Potential residents in this segment should consist of singles and
young couples who are seeking a maintenance-free living
environment with recreational amenities. Amenities such as fitness
rooms, park/picnic areas and pools will meet this market-driven
need. The multifamily residences are anticipated to be constructed
in the later phases of the overall project. Plénning units which
could potentially accommodate this type of housing include
Planning Units 50 and 5R.

Senior Housing:
Currently, the Antelope Valley does not have any major

senior-oriented housing development. Ritter Ranch meets this need
by including a 494-unit multifamily "senior only” site as Planning

‘Unit 5Q. The site should provide a variety of senior housing

products which may provide varying levels of on-site care and
services. The site was chosen for its convenient access to parks,
open space, transportation and commercial uses.

Job Opportunities and Employment:

Job opportunities are expected to be generated as a result of the
services required by the local residential needs of the Ritter Ranch
development. Approximately 692,135 combined square feet of
commercial space, schools, parks, active and passive open spaces,
golf course, fire stations, and equestrian facility are anticipated to
result in direct jobs employing 2,180 people in Ritter Ranch on a
permanent basis plus an average of 0.3 indirect jobs per resident.
These additional employment opportunities would include
professional and residential services such as gardeners,
housekeepers, contractors and public service amenities.
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SECTION THREE
SITE ANALYSIS

3.1

3.2

Purpose and Intent

This section is intended to provide a site analysis of the Ritter Ranch Specific
Plan area, summarizing technical information discussed in detail within the
Ritter Ranch EIR.

Historical

A prominent period in the past site history of Ritter Ranch centers around the
Ritter family winery which still stands on the adjacent Messer Ranch. The
vineyards were a product of vine stock brought from Germany by the Ritters
in the 1860s.

After prohibition began, according to one of the Ritter brothers, the five Ritter
brothers each utilized part of the 360-acre Spanish Land Grant for agriculture.
Various crops, grain and alfalfa were grown without much need for irrigation
until the 1940s. One of the brothers was a beekeeper and was proud of the
buckwheat honey and strawberry-tasting manzanita honey. Livestock was
raised from the earliest days and this use continued through the drier 1940s
and 1950s until the present. The ranchers dug six ponds which were fed by
springs or wells for watering their stock.

Following the completion of the California aqueduct water project in 1975,
which conveys water from northern California through the Antelope Valley to
the Los Angeles basin, and which brings water to within a half mile of the
Ritter properties, Ritter family members and others helped organize local water
distribution systems based on the new water supply. The provision of potable
water from the aqueduct has induced population growth in the Antelope Valley.

An early growth magnet was the Southern Pacific Railroad which was
completed in 1876. It serviced the copper and later the gold mining interests
of the region. The community of Acton and the City of Paimdale both moved
their centers toward the railroad route as town populations grew. Sierra
Highway came into the valley following the arrival of the railroad. Previous
connections to Bakersfield were through Spunky Canyon or San Francisquito
Canyon.

The Ritter family’s interests were sold by 1957 and the site has been leased

primarily for cattle ranching since then. Part of the site was leased to the
Ritter Ranch Sportsman’s Club until 1974. Presently, a few ranch artifacts
remain, marking the several homesteads that once existed on the site at
Anaverde Creek and Amargosa Creek.

SITE
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Archaeology

Archaeological research has determined that settlers first occupied the region
some 12,000 years ago. The hunting and gathering cultures adapted with the
physical alterations in the regionai environment.

Evidence of a village lifestyle in the Antelope Valley has been dated to A.D.
500 with manifestations of semi-subterranean structures, cemeteries, pottery
and trade items. It is thought that these Takic-speaking Shoshoneans
immigrated into the Antelope Valley. In historic times, two distinct peoples
with related languages occupied the Western Mojave periphery. These were
the Kitanemuk to the north and west of the project area and the Serrano to the
south. The population dwindled immediately before Spanish contact, leaving
understanding of the reasons for this to archaeological inquiry.

Fourteen archaeological sites within the project area have been previously
recorded. These sites represented habitation sites, quarry activity and food
processing localities.

The recent archaeological assessment (prepared by LSA, 1989) documented
30 previously unrecorded sites and 15 previously undocumented historical
sites. Ten of these had cupule petroglyph/bedrock milling features, while four
individual sites displayed: (1) a midden deposit exposed in a road cut; (2) a
hunting blind; (3) a grouping of rock-lined pits; and (4) a lithic scatter of
chert, rhyolite and obsidian flakes. Seven sites were "isolated finds" of various
materials. These artifacts provide evidence of habitation sites which may have
been used only seasonally near the water and food sources. Trading with
coastal and desert people, hunting in the hills, and ritual rock art are the other
activities revealed by the site discoveries.

A Phase Two investigation for the Ritter Ranch site was completed October 11,
1990. The Phase Two investigation assessed the potential archaeological
importance of 28 of those sites identified during the survey in order to develop
a more compiete preservation/mitigation plan of the Ritter Ranch project area.
Significance of findings and mitigation measures are discussed in the Ritter
Ranch EIR.

Paleontology

A paleontological assessment on the Ritter Ranch site identified ten geologic
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units (types of rock foundation) within the Specific Plan area. Each was
evaluated for paleontological sensitivity. A high paleontological sensitivity
indicates that it is more likely that fossils (evidence of previous life) will be
encountered during development, while a low paleontological sensitivity
describes geologic units which have little likelihood of containing
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paleontological resources. Certain geologic units of the project area shall
require full-time monitoring of grading activities by a paleontologist to evaluate
any fossils exposed. In addition, one area requires a pregrading recovery
program to gain information regarding the San Andreas Fault and life and
climatic conditions of the Pleistocene Age, because a fossilized bone fragment
was recovered from that area.

Topography

The topographic features of the Ritter Ranch property are characterized by a
wide assortment of natural landforms, physical shapes, the San Andreas Fault
features and significant changes in elevations, which are depicted on Exhibit
8, "Topography.”

The most prominent feature of the Ritter Ranch property is the Sierra Pelona
Range. The Sierra Pelona ridgeline provides a spectacular viewshed from the
lower elevations of the site and the Antelope Valley beyond. Valleys, canyons,
saddles, ridges, and other natural landforms are visually well-defined from the
ridgeline and foothills. The entire ridgeline will be designated as natural open
space.

Leona Valley extends through the northwest portion of the site, Amargosa
Canyon extends through the northeast corner of the site, and the Anaverde

~ Valley headwaters begin on the east side of the site extending beyond the

Ritter Ranch boundaries. The prominent physical features are Mt. Odell (5,217
feet above sea level), Mt. McDill (5,187 feet) and the Amargosa Creek (the
lowest point at 2,830 feet). The Sierra Pelona Ridge defines the southern most
boundaries of the Amargosa and Anaverde watersheds. The San Andreas Fault
traverses the northern portion of the property boundary. Run-off flows

' northwardly down various tributaries and ultimately eastwardly toward the City

of Palmdale.

From the highest elevation to the lowest elevation (some 2,387 feet), the
intervening slope gradients vary from steep mountainsides to rolling foothills,
to flatlands along the Amargosa and Anaverde Creeks. Existing vegetation
primarily consists of low brush and wild grasses. Junipers are located along
the southwesterly hillsides and Joshua trees are located in the northeastern
portions of the property.

Slope Analysis

As discussed, significant changes in topography occur in various locations
throughout the site. In order to assess the changes in topographic relief, a
slope analysis of the site was prepared and is depicted on Exhibit 9, "Slope
Analysis,” and in better detail on Exhibits 9A through 9F.

Approximately 40 percent of the Ritter Ranch property consists of land that is
located in areas where the natural gradient is less than 25 percent.
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Following is a summary of the Slope Analysis of the Ritter Ranch site:
SLOPE SLOPE SLOPE : SLOPE
0-15% 15-25% 25-50% 50% +
AREA ACRES % ACRES % ACRES % ACRES % TOTAL
1 718 86% 75 9% 25 3% 17 2% 835
2 115  25% 101  22% 148  32% 97 21% 46!
3 72 45% 43  27% 24 15% 20 13% 159
4 242 39% 197 32% 96 15% 86 14% 621
5 525 80% 72 1% 39 6% 20 3% 656
6 382 14% 654 24% 1117 41% 572 - 21% 2725
7 175 7% 475 19% 1426 57% 425 17% 2501
8 80 3% 320 12% 1040 39% 1227 46% 2667
TOTAL 2309 1937 3915 2464 10625
3.7
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Geology and Soils

A comprehensive Geotechnical Engineering Report, prepared by Buena
Engineers, Inc., documents the geotechnical conditions existing in the Ritter
Ranch Specific Plan area. The following information is provided as a partial
summary of the geologic conditions of the site.

The Ritter Ranch property is located within and adjacent to the Sierra Pelona
Range in Southern California. The Sierra Pelona Range is part of the
Transverse Range which extends across Southern California in a southeast-
northwest direction. Hauser/Odeli Ridge and Mt. McDill form the crestline of
the Sierra Pelona Range on the Ritter Ranch property. North and northeast of
the Sierra Pelona Range is the Mojave Desert. Dividing the Sierra Pelona Range
from the Mojave Desert is the San Andreas Rift Zone.

The San Andreas Rift Zone in the Antelope Valley area is comprised of several
active and potentially active faults. At the site, known faults include the San
Andreas, Powerline Thrust, Leona Avenue, San Francisquito and several other
unnamed fault splays. The local trace of the San Andreas Fault is considered
to be active with the last fault movement and earthquake occurring in 1857.
The nearby secondary or subsidiary faults, including the Powerline Thrust,
Leona Avenue and San Francisquito faults, are considered to be potentially
active. The currently delineated Alquist-Priolo Special Studies Zone
encompasses these described faults and sets forth the affected areas in which
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detailed geologic studies are necessary to define building suitability and
restrictions. This Rift Zone is located in the northern portion of the site as
delineated on Exhibit 10, "Geology,” and Exhibit 11, "Fault Hazards Restricted
Use Areas.”

Soil and bedrock encountered on the Ritter Ranch property include poorly to
moderately consolidated alluvial soils, moderately indurated sedimentary
sandstones, and shales and granitic or schist bedrock. The Pelona schist
underlies most of the mountainous portions of the site.

Restrictions relative to location of structures adjacent to the identified active
or potentially active faults are provided within the Geotechnical Engineering
Report and are graphically depicted on Exhibit 11, "Fault Hazards Restricted
Use Areas.” Further site-specific analysis may determine that some restricted
use areas are buildable. The restriction zones are partially determined by the
soil and rock conditions in the various portions of the site. Risks of faulting,
seismic shaking, liquefaction, settiement, ground failure, seiching, landslides
and various soil conditions have been evaluated to help determine building
areas and to provide guidance for grading and foundation designs. These
conditions are graphically depicted on Exhibits 10A through 10E.

A certified Engineering Geologist has determined that habitable structures shall
not be built within delineated restricted use zones unless site-specific fault
hazard evaluations are performed to demonstrate that areas of proposed
structure locations are not underlain by active faults. A habitable structure is
defined as a "structure for human occupancy which is used or intended for
supporting or sheltering any use or occupancy, which is expected to have a
human occupancy rate of more than 2,000 person-hours per year." The
restricted use boundaries include a setback encompassing areas where no
active faults were observed. An active fault is defined as "a fault that has had
surface fault rupture within the last 11,000 years.”

According to extensive studies performed on Ritter Ranch, structures intended
for habitable use can be located outside of and right up to the defined
restricted use line. Lot lines, tract boundaries or planning area boundaries may
encroach within the restricted use zone with the understanding that habitable
structures are to be located within defined buildable areas.

According to Buena Engineers, non-habitable structures, including picnic areas,
ball fields, corrals, barns or intermittent-use recreational facilities, may be
located within the restricted use zones, provided the developer and governing
agencies are aware that damage could occur to these facilities in the event of
fault rupture. Other uses for fault hazard restricted use zones may include
roadways, parking lots/carports, outdoor storage areas, trash enclosures and
playgrounds, provided these facilities do not qualify as habitable structures.
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The Ritter Ranch Development Plan land uses have considered the locations
and characteristics of these restricted use areas for determining the specific
type and extent of development in and around these zones.

Seismology

The San Andreas Fault could generate the most significant earthquake which
would affect the community of Palmdale. The local San Andreas Fauit is
capable of generating an 8+ Richter magnitude earthquake which has an
average recurrence interval of approximately 145 years. Estimated maximum
Modified Mercalli intensities from a locally occurring 8 + Richter magnitude
earthquake at the site and in the greater Palmdale area are VIil to IX.

The Ritter Ranch Specific Plan area is located in seismically active Southern
California. It is likely that existing and proposed developments constructed in
the general Palmdale area will experience significant ground shaking from
earthquakes originating from many of the multitude of faults located in
Southern California. In Palmdale, earthquake shaking intensities from
significant earthquakes occurring within 200 miles could range from
approximately V to IX as measured on the Modified Mercalli Scale. All
purchasers of real property at Ritter Ranch will be informed of earthquake
hazards in accordance with the requirements established in Section 8.24,
Seismic Disclosures.

Drainage

A major drainage basin divide traverses the Ritter Ranch Specific Plan area with
most of the site area tributary to the Antelope Valley Basin. That portion of
the Ritter Ranch property within the Antelope Valley Drainage Basin is
traversed by natural water courses originating within the site and flowing
northerly and easterly from the major ridgeline extending across the site. The
major on-site drainage basin is the headwaters of Anaverde Creek.
Approximately 4,060 acres of the Ritter Ranch site are tributary drainage to
Anaverde Creek. Amargosa Creek impacts the northerly fringe of the site as
it flows easterly along Elizabeth Lake Road. This creek is a major flood plain
with its headwaters located westerly of the project boundary. The tributary
drainage area upstream of the project boundary is almost 13,000 acres. The
Ritter Ranch Specific Plan tributary area includes 4,130 acres to Amargosa
Creek. The total Antelope Valley Basin System will drain 8,190 acres of the
Ritter Ranch Specific Plan area. The remaining 2,435 acres drain southward
off-site.

Exhibit 13, "Existing Drainage,” indicates existing watershed/drainage areas
and flood zone areas as defined as the Los Angeles County 50-Year Capital
Flood Area. Upon construction of channel improvements, the zone designation
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may be modified to a less hazardous designation. Hydrologic studies have
been performed for the Antelope Valley Basin portion of the Ritter Ranch
Specific Plan area. These studies calculated expected flows from natural and
development sources as well as debris production during an L.A. County 50-
year capital flood event. This data is used to plan for the necessary drainage
facilities.

Biological Resources

A Biological Assessment of the Ritter Ranch Site was prepared by Ecological
Research Services (E.R.S.) and the following represents a partial summary.
More extensive discussion is provided in the EIR. ’

3.10.1  Flora

After an assessment of the site in August and September of 1989,
E.R.S. reported that there are three main types of vegetative
communities on the Ritter Ranch Specific Plan area, namely
shrublands, woodlands and ruderal areas as depicted on Exhibit 12,
"Vegetation.”

The south-facing slopes of the Sierra Pelona Range and about 50
percent of the entire site is covered with the golden California
buckwheat. (The Sierra Pelona name, which means "Bald Range,"
was probably derived from the light colored appearance of the
buckwheat.) In addition to the California Buckwheat Scrub
community, other shrublands found here are the Big Sagebrush Scrub
(mostly on north-facing slopes above 3,000 feet), Semi-Desert
Chaparral (moderately dense manzanita and desert scrub oak and
other species), Chamise Chaparral (identified by chamise, mountain
mahogany and others) and Turbinella Oak Chaparral (on ridges and

north-facing slopes above 4,000 feet and south-facing slopes above -

4,800 feet — primarily Desert Scrub Oak).

Five different communities of woodlands were identified in the Ritter
Ranch Specific Plan area. The California Juniper Woodland is seen
both on slopes and flat lands notably scattered with shrubby juniper
trees interspersed with buckwheat, yucca and grasses. The Joshua
Tree - California Juniper Woodland is located near the northeastern
boundary of the site at its lowest altitude. In this community,
rabbitbrush and four-winged saltbush are scattered between the
Joshua Trees and junipers. A moderately dense woodland on north-
facing slopes above the 4,800 foot level makes up the Blue Canyon
Turbinella Oak Woodland. Canyon oak, desert oak, blue oak, big-leaf
maple and other species make up this association. A dense thicket
of shrubs and trees in the arroyos along north-facing slopes make up
the Desert Olive Arroyo/Canyon Woodland. Here the desert olive,
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3.10.2

3.10.3 -

arroyo willow, verbena and other species grow where some moisture
is present. ’

Several spring and seep areas support a sparse riparian community
dominated by cottonwood trees. Small portions of Amargosa Creek
are shaded by these cottonwoods. These and several other areas,
including the Roger’s Creek Reservoir, are identified as Cottonwood
Springs and Riparian Areas. :

Wildlife

Habitats of certain wildlife species are represented in each of the
vegetative communities. The biological assessment: (E.R.S., 1989)
enumerates the birds, mammals and reptiles related to each community.
Mammals sighted on the site include jack rabbits and blacktail hares,
California and Antelope ground squirrels, including signs of Botta pocket
gopher, coyote and mule deer. A number of birds were seen and a
designation of each as to its permanence of residence or migratory status
was charted in the E.R.S. Report. Additionally, numerous lizards were
observed on the site. Tables of mammals, birds and reptiles observed or
expected on the site are included in the E.R.S. Biological Assessment
Report to be found as an Appendix of the EIR. '

Sensitive Species

While no rare or endangered species, as established by applicable federal
or state authorities, are expected or have been encountered in the Ritter
Ranch Specific Plan area, the biological assessment was focused on
identifying the possible presence of several sensitive species.

Of the three species of sensitive plants which are recorded in the Natural
Diversity Data Base for the region around the site, slender-horned
spineflower, Pierson’s morning glory and Los Angeles sunflower, only the
Pierson’s morning glory was identified on the site. The Slender-horned
spineflower habitat (sandy coastal sage scrub) and the Los Angeles
sunflower habitat (wet ground at 1,000 to 1,500 feet) have not been
detected on the site. In addition to Pierson’s morning glory, Pringle’'s
yampah was found within the Ritter Ranch area proposed as natural open
space.

The short-jointed beavertail cactus, present on the City Ranch site to the
east of the Ritter Ranch Specific Plan area, was searched for but not
found on the Ritter Ranch site. Another species of beavertail cactus,
which is not a sensitive species, was found on-site on south-facing
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slopes of the Sierra Pelona Range above the 3,500 foot level near Mt.

‘McDill.

Several sensitive animal species were evaluated for their presence in the
Ritter Ranch Specific Plan area:

3.10.3.1

3.10.3.2

3.10.3.3

3.10.3.4

3.10.3.5

3.10.3.6

3.10.3.7

- 3.10.3.8

3.10.3.9

3.10.3.10

The golden eagle was observed foraging on the site near
Hauser Peak.

The prairie falcon was observed on an adjacent property.
Suitable nesting areas for this species (steep cliffs and more
rugged topography) is not found on the project land.

While it is likely that horned lizards inhabit the Ritter Ranch
Specific Plan area, the coast horned lizard was not observed.
The likelihood of its presence is low as the area is at the far
southern edge of the lizard’s known range.

Mountain lion is expected to utilize the site occasionally.
Tracks of one lion were noted off-site along Amargosa Creek.

Spotted owl was not observed on-site; however, potentially
suitable habitat is present on-site in the form of the oak
woodlands.

The sharp-shinned hawk, while not observed, is likely to
forage in the junipers and Oak Woodland habitat during the
winter months.

The tri-colored blackbird is unlikeiy to occur because its
habitat, cattail marsh, is not found on the site.

The long-eared owl (habitat: dense riparian) was not identified
on the site.

Le Conte’s thrasher (habitat: Creosote Bush Scrub) is not likely
to be found. '

The Mojave ground squirrel, a California threatened species,
was thoroughly searched for on the property to the east,
which is between the last known range extension, and the
Ritter Ranch Specific Plan area. This search was conducted
during the squirrel’s most active and visible season (March
through July) and resulted in not one of the species being
located or spotted. To confirm that this finding is applicable
to the site, a Department of Fish & Game approved trapping
survey was conducted in May and June, 1990, which found
no evidence of the Mojave ground squirrel on the site.
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3.10.3.11  One Cooper’'s hawk was observed foraging on-site and is
strongly expected to nest on the site in the Oak Woodlands on
the north-facing slope of the mountain.

3.10.3.12  Least Bell’s vireo is possibly, though not probably, present on
the site.

Existing Major Easements

A listing of all easements located within the Ritter Ranch Specific Plan area is
provided in Appendix B. The two major easements traversing the site are the
Southern California Edison Easement and the Sagebrush Powerline Easement which
are graphically depicted on Exhibit 16, "Major Easements." Construction or
improvements within these easements are regulated and subject to review and
approval by the respective utility companies. Typically high voltage powerline
easements regulate construction of structures within the easement areas. Uses
which the easements are commonly utilized for include nurseries, trail systems,
parking areas, roadways and passive open space uses. All uses within the high
voltage powerline easements shall conform with the respective utility company
requirements. Additionally, a 107-acre easement is located on the northwest
portion of the property for a regional flood control basin.

Existing Circulation System
The following information was provided by DKS Associates Engineers:

Regional access is currently available from the Antelope Valley Freeway, which is
located approximately four miles east of the project site. Local access is available
from Elizabeth Lake Road, Bouquet Canyon Road and Godde Hill Road. Exhibit 17
depicts the "Existing Regional Circulation” in the project area. A description of the
characteristics of the existing circulation system in the general project area is
presented in the following paragraphs. ‘

3.12.1 Antelope Valley Freeway

~ Antelope Valley Freeway (State Route 14) is a north/south freeway which
provides the primary access for the entire Antelope Valley. To the south,
the Antelope Valley Freeway becomes an east/west route providing access
to the Santa Clarita Valley. The Antelope Valley Freeway has four travel
lanes south of Avenue P-8 and six travel lanes north of Avenue P-8. The
current traffic volumes of the Antelope Valley Freeway range between
40,000 to 43,000 Average Daily Trips (ADT).

Page 3-10
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3.12.2 Elizabeth Lake Road AN?SSIS

Elizabeth Lake Road, which generally runs along the northern boundary of

. the site and its eastward extension (Palmdale Boulevard), is a regionally
significant thoroughfare in the Antelope Valley and is classified as a major
arterial in the Palmdale Circulation Element. Running through the center of
Palmdale, it extends east to the San Bernardino County border where it
intersects Avenue P, which reaches into San Bernardino County. Palmdale
Boulevard has a partial cloverleaf interchange with the Antelope Valley
Freeway, providing connection to both Kern and northwestern Los Angeles
Counties. This arterial has two through lanes (one in each direction) west
of Foxholm Drive near the City line, four lanes between Foxholm Drive and
47th Street East, and two lanes east of 47th Street East.

Current daily traffic volumes, according to the City of Palmdale Department
of Public Works, Traffic Flow Map (1990), in the vicinity of the site area are
in the range of 2,900 to 3,100 Average Daily Trips (ADT). Volumes are
approximately 3,100 ADT west of Godde Hill Road, becoming lighter to
2,900 ADT to the east; then, gradually increasing to over 15,200 ADT as
the arterial approaches the Antelope Valley Freeway and downtown
Palmdale. Maximum daily volumes on Palmdale Boulevard reach 35,400
ADT in the area between the Antelope Valley Freeway and 20th Street East;
then, gradually declining to about 12,700 ADT as the arterial exits the
developed area and the eastern boundary of Palmdale.

3.12.3 Avenue S

Avenue S, which begins just over a mile east of the eastern boundary of the
project area at 20th Street West, extends through the City to about 3,800
feet east of 47th Street East. It is designated as a major arterial and
currently has two lanes over its entire length, except between 10th Street
East and 15th Street East and between 25th Street East and 35th Street
East, where it has two lanes eastbound and one lane westbound. The
arterial has a full-diamond interchange with the Antelope Valley Freeway,
providing regional connections to the north and south.

Volumes for Avenue S are relatively light at approximately 4,900 ADT west
of the Antelope Valley Freeway; then, gradually build up to 13,700 ADT
near Sierra Highway and eventually to 18,300 ADT near 20th Street East.

3.12.4 Avenue R/Rayburn Road

Avenue R is a classified as a major arterial which extends from Tierra Subida
Avenue about three miles east of the project area, to east of 47th Street
East. It has two through lanes west of 6th Street East, four lanes between
6th Street East and 20th Street East, two lanes eastbound, and one lane
westbound between 20th Street East and 30th Street East, and two lanes @

Page 3-11
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3.12.7

3.12.8

Page 3-12

east of 30th Street East. The arterial crosses under but does not have an
interchange with the Antelope Valley Freeway.

Volumes for Avenue R are relatively light at approximately 5,600 ADT near
the Antelope Valley Freeway, but increase to 15,400 ADT near 20th Street
East and decrease to 5,500 ADT near 47th Street East.

10th Street West/Tierra Subida

Located approximately three miles east of the site, 10th Street West and its
extension, Tierra Subida Avenue, is the main continuous north/south arterial
in the vicinity of the site. Tenth Street West, extending from north of
Avenue K in Lancaster, has an interchange with the Antelope Valley
Freeway near Avenue P, then changes its name at Palmdale Boulevard and
extends south to Barrel Springs Road. It is classified as a major arterial
north of Avenue S and as a minor arterial to the south. It has two lanes to
six lanes over its entire length.

Daily traffic volumes range between a low of 1,200 ADT south of Avenue
S to 5,600 ADT south of Elizabeth Lake Road, and increase to about 11,600
ADT north of Elizabeth Lake Road approaching the Antelope Valley Freeway.

3.12.6 25th Street West

Twenty-fifth Street West is a minor arterial which has two discontinuous
segments: one from north of Avenue K to Avenue L in Lancaster and the
other from Avenue P to Elizabeth Lake Road to the north of the site. Both
segments have two through lanes.

Daily volumes are nearly 3,200 ADT on the segment from Avenue P to
Elizabeth Lake Road.

Godde Hill Road

Godde Hill Road is a major arterial entering the site boundary from the north
at Elizabeth Lake Road. It is the extension of 60th Street West, which
extends from north of Avenue K to Avenue N where it becomes Godde Hill
Road. It has two through lanes. Daily volumes are approximately 3,000
ADT south of 60th Street West.

Bouquet Canyon Road

Bouquet Canyon Road is a two-lane road which extends southerly from
Elizabeth Lake Road along the western boundary of the project site, winding
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through the canyons west of the site to the Santa Clarita Valley. Daily
volumes are near 1,800 ADT south of Elizabeth Lake Road.

SITE
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SECTION FOUR
DEVELOPMENT PLAN

4.1

4.2

Introduction

In order to provide a comprehensively planned community, Ritter Ranch
established a philosophy of development based on community expectations,
skillful community planning practices, quality engineering, in-dépth market
assessment and the continuing economic viability of the entire project. Through
numerous intensive design workshops with a team of consultants and the City
of Palmdale Staff, the Ritter Ranch Specific Plan was created, a document which

will guide the planning, design, engineering and financing of the Ritter Ranch.

community.

The 7,200 unit Community Concept Plan was strongly influenced by the City of
Palmdale General Plan, the unique characteristics of the Ritter Ranch site,
regional land use patterns, marketing considerations, and the economic
objectives of the Developer.

Community Concept

The Ritter Ranch Project is actually a collection of neighborhoods known as
"Planning Areas," nestled in the valley and foothill areas of the Sierra Pelona
Range, located in west Palmdale. The neighborhood concept provides the
opportunity for the Ritter Ranch Community Concept Plan to tailor development
to the vast array of unique characteristics at the Ritter Ranch site, ranging from
the rural equestrian characteristics within the Leona Valley portions of the site
to the hillside and valley aspects in the southern foothill areas of the site.

. By dividing the Ritter Ranch Specific Plan area, which encompasses

approximately 10,625 acres, into eight planning areas, the Community Concept
Plan provides the opportunity to provide better detail and identity to each
planning area. Within each planning area-are individual planning units which
define where particular land uses and densities are designated. The planning
area and planning unit concept is depicted on Exhibit 20, "Community Concept
Plan,” and individual planning areas are depicted on Exhibits 20A through 20F.

Following is an overview of each planning area:
4.2.1 Planning Area 1 (Golf Course Community)

Planning Area 1 is located in the northwest portion of the site within
the Leona Valley. This planning area has been designed to blend with
the community of Leona Valley, incorporating open space and lower
density residential uses. Included within this planning area is an 18-
hole golf course; a 32+ acre open space park enhanced with native
and introduced vegetation; a 48+ acre equestrian center; a private-
gated equestrian estate community with a minimum two-acre lot size;

DEVELOPMENT
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4.2.2

and single family detached homes with a golf course orientation. A
minimum depth of 1,320 feet shall be provided for the complete length
of the single family estate area between Bouquet Canyon and Ritter
Ranch Roads. This requirement will provide a quarter mile transition
area between the off-site area of Leona Valley and the 8,000 sq. ft.
lots of the golf course community.

The 222+ acre private-gated equestrian estate community, with lot
sizes ranging from a minimum of two acres, is located along the
western boundary of Planning Area 1. The 80 homes in the equestrian
community will be custom or semi-custom in design. All lots will have
rear or side yard access to an internal equestrian trail system. This
equestrian community is intended to act as a transitional buffer
between the balance of Ritter Ranch and nearby Leona Valley
community.

The 18-hole public or semi-private golf course (184 + acres) has been
designed to be a visual continuation of the 32 +_ acre Amargosa Park,
which is landscaped to provide open space and "wetland" area
adjacent to Elizabeth Lake Road. The golf course and Amargosa Park
provide an open space buffer ranging from 300 to 1,400 feet between
Elizabeth Lake Road and single family detached residential
development, except for approximately 25 lots in Planning Unit 1L.
The approximate 25 lots have a minimum 50-foot landscaped and
bermed setback from the curb of Elizabeth Lake Road which, in
conjunction with the minimum 20-foot required rear yard setback,
results in a 70-foot minimum setback of any residence from Elizabeth
Lake Road. Dispersed around the ‘goif course are 875 golf-course-
oriented single family detached units with minimum lot sizes of 8,000
and 10,000 square feet. The golf course single family detached units
are physically and visually separated from the nearby Leona Valley
community and adjacent Elizabeth Lake Road by the public equestrian
park, the enhanced open space and wetlands area of Amargosa Park,
a landscaped drainage corridor, the equestrian estate community, and-
the golf course. Further, through the enhancement of existing
vegetation with natural and introduced material, the open space
corridor along Elizabeth Lake Road will act to minimize visibility of the
single family detached golf course community from off-site. (Refer to
Exhibits 38 and 39, "Visual Analysis.”)

Planning Area 2 (West Highlands)

West Highlands is located directly south of Planning Area 1 along Ritter
Ranch Road in the foothills at the base of McDill Mountain. Planning
Area 2 is composed of 232 single family detached homes with lot sizes
ranging from 8,000 square feet to in excess of 12,000 square feet; a

- high school overlay site; a 24 + acre community park site with a one



-/

4.0

4.2.3

4.2.4

4.2.5

acre fire station site located within the park site; an 8+ acre
elementary school site; and over 200 acres of permanent natural open
space. Development is clustered to increase open space areas and
minimize grading activities.

Planning Area 3 (Highlands)

North Ridge, located north of Elizabeth Lake Road, is proposed as a 36
unit single family estate community with a minimum lot size of two (2)
acres. The development area is buffered from Elizabeth Lake Road by
approximately 83+ acres of natural or slightly enhanced open

space/passive parkland. Access will be provided to the site from

Elizabeth Lake Road, and a secondary access from the proposed Santa
Fe Hills Specific Plan area located directly east of Planning Area 3. In
the event a secondary access is not feasible or necessary through
Santa Fe Hills as determined by the City of Palmdale, the Los Angeles
County Fire Department has determined singular access from Elizabeth
Lake Road may be allowed based upon the following conditions: 1) all
homes shall have fire sprinklers, 2) a helipad site shall be provided
within the planning area, and 3) an additional 25-foot width of ali-
weather surface shall be provided along the access road. In the event
secondary access is not required for circulation purposes, the
development may become a gated community. Homes along the edge
of the bluff areas visible from Elizabeth Lake Road will have enhanced
landscaping and increased rear yard setbacks to mitigate viewshed
concerns. A high school overlay site is also designated in this planning
area.

Planning Area 4 (Lakeside)

The Lakeside Community, with 539 proposed units on minimum 7,000
square foot lots, is located north of Ritter Ranch Road west of the
Ranch Center. This single family residential neighborhood is centered
around a lake and park area which serve as the destination point for
trails located within surrounding open space areas. In addition to the
Lakeside Park, a 15 acre community park adjacent to an 8+ acre
elementary school site is proposed.

Along the northern edge of Planning Area 4, open space uses, which

will provide in some instances up to one-half of a mile between
Elizabeth Lake Road and proposed residential uses, are designated.

This area is only slightly visible from Elizabeth Lake Road due to its _

location on a plateau above the canyon.
Planning Area 5 (Ranch Center)

At the heart of the Ritter Ranch development is the Ranch Center. The

architectural theme of the Ranch Center will be oriented toward the
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traditional village at which residents of Ritter Ranch may congregate.

The residential areas surrounding the commercial core are higher in:
density to provide a solid population base within reasonable walking

distance. Two multifamily sites, 26+ acres (348 units) and a 22+
acre senior’s site (494 units), are adjacent to commercial uses. There

are approximately 215 acres of single family attached development

area located north of the Ranch Center and the power line easements

which will be developed with 1,189 dwelling units. Additionally,

144 + acres of single family detached development area is proposed

to be developed with 556 dwelling units. Along the power line

easements through Planning Area 5, a 15.1-acre community park and.
three neighborhood parks totalling 16 acres are proposed and linked

together with pedestrian and bicycling trails meandering through the

power line easements from the community park to City Ranch Road.

Along the trails, random drought tolerant plant material is proposed to

enhance the existing landscape. This landscaping will be subject to

approval by Southern ‘California Edison and the City Engineer, in the

latter instance in accordance with the design guidelines and

development standards contained within this Specific Plan. There is

also an 8+ acre elementary school site and a 25-acre middle school

site in this planning area adjacent to neighborhood parks. A high

school overlay site is additionally designated in this planning area.

The commercial areas in Planning Area 5 are located along Elizabeth
Lake Road and Ritter Ranch Road and provide the first impressions of
the Ritter Ranch development. An amphitheater site is proposed off of
Ranch Center Drive near the Elizabeth Lake Road entrance. Site-
specific design of the amphitheater will be reviewed at a later date
through the Conditional Use Permit Process.

‘The Ranch Center Commercial Area, located at the intersection of

Ritter Ranch Road and Ranch Center Drive, is intended to be a
destination and gathering point within the Specific Plan Area, providing
a variety of commercial and service uses within easy access of the
residents of Ritter Ranch. The site planning of the area is expected to
deviate from typical neighborhood shopping center site planning
concepts by incorporating plazas, outdoor eating areas, walkways, and
bike paths integrated with the project wide trail system, specialty
features such as fountains, gardens, and public art, second story
office/commercial uses, and a visual landmark such as the clock tower.
In order to allow these amenities and other specialty features, the
Ranch Center is designated as a Commercial Planned Development
which provides flexibility by allowing a Master Plan, as approved by
the City, to establish the ultimate building site area, setbacks, parking
and landscape standards for development within the Ranch Center
Commercial Area. To insure that the envisioned quality level and
design concept is achieved, specific design guidelines relating to the
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Ranch Center Commercial Area are provided in Section 7.2.2, "Ranch
Center Commercial Area Design Guidelines.”

Planning Area 6 (East Highlands)

East Highlands is nestled within the central foothills of Ritter Ranch
and is planned for upscale, view-oriented single family detached
housing. East Highlands is proposed to include 2,647 single family
detached units on minimum 7,000 square foot lots surrounded by over
1,582+ acres of permanent natural open space. Four 5-acre minimum
neighborhood park sites and two 5-acre elementary school sites are
conveniently located within the planning area.

Architectural design within the East Highlands Planning Area will be
consistent with the Design Guidelines of the Ritter Ranch Specific Plan;
however, special emphasis will be placed on building material and color
selection to ensure that structures blend with the surrounding natural
environment and are fire resistent in nature.

Planning Area 7 (West Ridge)

West Ridge encompasses approximately 2,500 + acres designated as
permanent natural open space which contain portions of the Sierra
Pelona Ridgeline including McDill Mountain. The entire planning area
is intended for public access with passive open space uses such as off-
road bicycling, hiking and equestrian trails.

Planning Area 8 (East Ridge)

East Ridge encompasses approximately 2,667 + acres of permanent
natural open space containing portions of the Sierra Pelona Ridgeline
including O’Dell Peak. Like West Ridge (Planning Area 7), East Ridge
is intended for passive open space uses.

Open Space and Recreation Plan

In keeping with the fundamental goal to maintain an open, rural feeling for the
Ritter Ranch Project, development areas have been clustered with expansive
open space areas of both natural and man-made slopes integrated between and
adjacent to developed areas. As shown on Exhibits 24 and 25, "Open Space
and Recreation Plans,” nearly 75 percent of the Ranch has been preserved as
active or passive open space. Open space for the project is divided into four
main categories: Natural Open Space, Parks, Golf Course and Equestrian.

DEVELOPMENT
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4.3.1

4.3.2

Natural Open Space

Approximately 7,500 acres of undisturbed land, which includes nearly
the entire southern portion of the site, will be preserved as natural
open space. This land contains existing and proposed trails to be used
for such recreational uses as hiking, mountain bicycling and horseback
riding.

Additionally, areas of land will be preserved and enhanced at the
northwest and northeast portions of the site along Elizabeth Lake Road.
Existing stands of Joshua trees and junipers unique to the northeast
portion of the site will also be preserved. ‘

Parks

Park sites are divided into three main categories: Neighborhood Parks
(approximately 5 - 15 acres), Community Parks (15 acres +) and
Specialty Parks (5 - 60 + acres).

4.3.2.1 Community and Neighborhood Parks

Totalling 95 acres, three community and seven
neighborhood park sites have been identified for active
park recreational use. The parks will provide recreational
opportunities for the residents of Ritter Ranch and the
surrounding communities through such proposed active
uses as organized/active sports fields, play courts, picnic
areas, and playgrounds, etc. Conceptual Site Plans for all
Community and Neighborhood Parks are provided on
Exhibits 25A-1 through 25A-10. Final site planning of the
park sites is subject to review and approval by the
Director of Parks and Recreation to ensure recreational
facilities within the parks are designed, located and
constructed in accordance with City Standards. The total
park acreage shall not include any areas located under the
Southern California Edison Power Line Easement. The
land contained in these easement areas shall remain as
natural open space.

All neighborhood and community parks shall be dedicated
to the City of Palmdale and shall be fully improved by the
Ritter Ranch Developer pursuant to an approved Park
Phasing Plan. Such improvements are to include, but not
be limited to, grading, landscaping, installation of
irrigation systems, restroom facilities, utilities, and park
equipment and the improvement of abutting streets,
curbs, gutters, walkways, sewer, water, storm drainage,
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and other improvements all to City of Palmdale standards.

The value of the dedicated land and the costs of the

improvements shall be borne solely by the Developer.

The City shall credit such land value and improvement
costs for neighborhood and community parks against the
City’s parkland requirements. Determination of such
costs and values shall be made in accordance with the
Development Agreement.

If such parkland requirements are not fully satisfied by the
value of the dedicated lands and costs of improvements,
the Developer shall provide additional fees and/or
improvements in lieu of fees, as required by the City, in
order to satisfy the remainder of the parkland

' requirements.

In addition to landscaping, restroom and parking facilities,
depending on the site configuration, opportunities and
constraints, each community and neighborhood pérk may
conceptually include the following recreational uses (as
determined by the Director of Parks and Recreation)
identified below.

The City shall have the right to modify the enumeration of
facilities for the neighborhood parks on a park site by park
site basis, as set forth in Developer’s conceptual plans, so
long as the cost of facilities on the modified list do not, in
the aggregate for that site, exceed the costs which
Developer would have incurred in construction of
installation of the facilities set forth on the conceptual
plans as originally submitted by Developer and approved
by City.

A. Community Park 15.1 Acres
Planning Unit 5T

Located in Planning Area 5 is a proposed 34-acre
community park which may include such
recreational uses as:

- 2 basketball courts

- 4 lighted softball fields

- 2 tennis courts

- 2 volleyball courts

- 1 totlot

- 1 covered group picnic area

- 5 individual picnic areas

- 1 gymnasium

DEVELOPMENT
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Community Park 15 Acres
Planning Unit 4C

Located in Planning Area 4 adjacent to an
elementary school site is a proposed 15-acre
community park which may include such
recreational uses as:

2 basketball courts

4 lighted softball fields or 2 lighted softball
fields and one soccer field

2 tennis courts

2 volleyball courts

1 playground

1 tot lot

1 covered group picnic area

5 individual picnic areas

1 activity building

Community Park 23 Acres
Planning Unit 2B

Located between a high school site and
elementary school site in Planning Area 2 is
a proposed 23-acre community park. An
additional one acre is provided to
accommodate a fire station facility within the
park site. Recreational uses may include:

- 2 basketball courts

- 2 soccer fields

- ‘2 tennis courts

- 2 volleyball courts

- 1 playground

- 1 tot lot

- 1 covered group picnic area

- 10 individual picnic areas

- 1 activity/pool building (5,000 sq. ft.)
- 1 outdoor olympic size pool

Neighborhood Parks

Throughout the Ritter Ranch Project is a
series of seven neighborhood park sites
strategically located to service the
recreational needs of individual
neighborhoods. Conceptually, each
neighborhood park may include such
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recreational uses, in addition to restroom, PLAN
landscaping, and parking facilities, as
follows:

1. Neighborhood Park 5 Acres

Planning Unit 5U

1 tot lot
- 3 individual picnic sites

2. Neighborhood Park 5 Acres
Planning Unit 5F

- 1 soccer field

- 2 tennis courts

- 1 tot lot

- 3 individual picnic sites

3. Neighborhood Park 10 Acres '
Planning Unit 6H

- tot lot

-1 soccer field

- 3 individual picnic sites
- library facility site

4. Neighborhood Park 5 Acres
Planning Unit 6V

- 1 tot lot
- 3 individual picnic sites

5. Neighborhood Park 5.5 Acres
Planning Unit 6L

- 1 tot lot
- 3 individual picnic sites

6. Neighborhood Park 6.5 Acres
Planning Unit 5H

- 1 tot lot
- 3 individual picnic sites

Page 4-9



4.0
“DEVELOPMENT

PLAN

Page 4-10

4.3.2.2

7. Neighborhood Park 5.5 Acres
Planning Unit 6N

- 1 tot lot
3 individual picnic sites

Specialty Parks

In addition to the proposed community/neighborhood
parkland sites, a total of approximately 352 acres of parks
on eight sites have been identified for additional
recreational opportunities in addition to City required
parks for the residents of Ritter Ranch. These sites are
special in that they typically occupy a unique portion of
the site with exceptional vegetation and/or landform
quality. With minimum improvement, these sites provide
an opportunity for programming public or privately
operated recreational uses, such as play -courts,
swimming, picnicking, volleyball, playgrounds, hiking,
horseback riding, etc.

All specialty park sites except Specialty Park Sites 1 and
2 shall be conveyed to the City for ownership upon terms
and conditions acceptable to the City and the Developer.
Specialty Park Sites 1 and 2 shall be retained by the
Developer. Maintenance of specialty parks shall be the
responsibility of the owner of said specialty parks.

Specifically, each proposed specialty park includes:
A. Specialty Park 1 - Lakeside Park (12 Acres)

Located in Planning Area 4, Lakeside Park may
include amenities such as a public swim club
facility, off-street parking, restroom facilities and
two lakes.

The two lakes, subject to review and approval of
a Conditional Use Permit, will include both body
and non-body contact areas. The body contact
area is expected to be located within close
proximity to the lakeside swim club facility. The
body contact area of the lake may be physically
separated from the non-body contact area by a
rock berm, levy or other acceptable means. The
non-body contact portions of the lake may



4.0

accommodate paddie boats, canoes and small
non-motorized boats.

The surface area of each lake is expected to be
between one and three acres in size, with a
maximum depth of fifteen feet. When totally full,
the lakes combined are expected to reach
approximately thirty-acre feet in volume. The
two lakes are expected to be connected by a
water recirculation system which will include a
stream-bed feature. The lake is intended to
remain mostly full during the year, acting as a
storage reservoir for non-potable water for
irrigation and emergency water needs. Raw or
reclaimed water will be pumped from the County
Waterworks transmission main, currently
proposed in Elizabeth Lake Road, to allow gravity
distribution to the varied irrigation needs of the
project. Additionally, during storm events, the

rest of the lake will fill up and act as a flood -

control basin, thereby controlling the peak storm
run-off and refilling the lake naturally at the same
time. A predetermined amount of detention
storage will be available above the normal water
level for the use in collecting and reducing run-off
‘prior to releasing the flows under the proposed
City Ranch Road.

The surface level of the lake will be required to
be maintained at a minimum level acceptable to
the City Engineer at all times to ensure that the
lake does not become a nuisance or safety
hazard, and does not pose adverse aesthetic
impacts. However, the lake would be allowed to
drain for émergency purposes, maintenance
purposes, or in the case of a supply interruption
beyond the control of the lake owner. Exact
terms and conditions for the maintenance of
minimum lake surface levels shall be established
prior to approval of the Conditional Use Permit for
the lake improvements.
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Specialty Park - 2 Equestrian Park (48 +
acres)
Planning Unit 1A

Located along the west end of Elizabeth Lake
Road in Planning Area 1 near the Leona
Valley entry to the site, the Equestrian Park
may include a publicly or privately operated
equestrian center (i.e., stables, riding rinks,
etc.), equestrian staging area (vehicle and
horse trailer parking and horseback riding
assembling area), trail connections, picnicv
areas, and restroom facilities. Final
development of the Equestrian Park is subject
to the applicable City of Palmdale
Development Review Process.

Specialty Park - 3 Nature Park (83 + acres)
Planning Unit 3B

A site proposed to remain predominantly in
its unique natural condition, the nature park
may include limited improvements to
accommodate such potential uses as a
bicycling/hiking/equestrian staging area for
proposed trails north of Elizabeth Lake Road.
Proposed uses also may include picnic areas,
hiking areas, and restroom facilities.

Specialty Park - 4 Summit Park (10+ acres)
Planning Unit 6P

Strategically located on a major panoramic

" view ridge, Summit Park is proposed to be a

primary regional trail rest area, "Day Use
Only" campground and picnic area.

Specialty Park - 5 Trailhead Park (10
acres) '
Planning Unit 6T

Located at the end of McDill Mountain Road
in Planning Area 6, Trailhead Park is
proposed to be the primary niker staging area
for Ritter Ranch and surrounding
communities. As proposed, the park
improvements include a paved parking area
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for 20 to 30 cars, picnic areas, trail staging
area, and restroom facilities.

Specialty Park - 6 Creekside Park (17+
acres)
Planning Unit 6Z

Just below Trail Park and adjacent to McDill
Mountain Road, Creekside Park (Planning
Areas 5 and 6) is a linear park that follows
the revegetated and enhanced Anaverde
Creek riparian water course. As proposed,
Creekside Park is the primary trail link from
the development areas in Planning Areas 5
and 6 and community center in Planning Area
5 to the backbone trails and natural open
space. Additional amenities may include
picnic areas and restroom facilities.

Specialty Park - 7 Juniper Park (139 + acres)
Planning Unit 4H

Located at the northeast portion of the site,
Juniper Park (Planning Area 4) is proposed to
remain predominantly in a natural state as a
preservation area for the unique Juniper and
Joshua tree vegetation indigenous to the
area. In consideration of its unique vistas
along Leona and Anaverde Valleys, a Visitor
Information Center is proposed together with
nature trails and picnic areas throughout the
park. Ownership and maintenance
responsibility of the Visitor Information
Center and site, which will be approximately
one acre, will be retained by the property
owner.

Specialty Park - 8 Amargosa Park (32+
acres)
Planning Unit 1C

Just east of the proposed Equestrian Park
and Center along Elizabeth Lake Road is a
passive park. Primarily consisting of the
Amargosa Creek riparian watercourse, the
park is proposed to be developed mainly in a
natural open space floodplain area which wiill
also function as a flood control basin.
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Limited uses such as nature and equestrian
trails and picnic areas are proposed for the
site.
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Park Summary Table

The following is a summary of the park sites in Ritter Ranch
showing the approximate acres, flat usable acres, and net
buildable area upon which park structures could be placed.
(Please refer to Exhibit 25A, "Park Site Locations," for the
location of various park sites, and Exhibits 25A-1 through
25A-10 for Conceptual Park Site Plans.)

CONSTRAINTS

PARK NAME OR  GROSS EASE- FLOOD- FLAT' NET?
NUMBER LOCATION ACRES SLOPES MENT WAY FAULT  USABLE BUILDABLE
CP-1 5T 15.0 } 15 15.0
CP-2 4C 15.0 . 13.6 13.6
CP-3 2B 23.0 . * 21.4 16.7
SUBTOTAL 53.0 50.0 45.3
NP-1 ] 5.0 * 5.0 1.0
NP-2 SF 5.0 5.0 5.0
NP-3 6H 10.0 . 9.4 9.4
NP-4 6V 5.0 * 4.0 4.0
NP-5 6L 5.5 * 5.0 5.0
NP-6 5H 6.5 - 4.8 4.3
NP-7 6N 5.5 * 45 45
SUBTOTAL 425 37.7 33.2
SP-1 LAKE SIDE 12.0 * . 8.0 8.0
SP-2  EQUESTRIAN  48.3 * * * 40.8 o)
SP-3 NATURE 83.0 * * * * 24.9 1.4
SP-4 SUMMIT 10.2 * 5.0 5.0
SP-5 TRAILHEAD 10.0 * * 4.0 1.0
SP-6 CREEKSIDE 16.8 * * * 1.5 )
SP-7 JUNIPER 139.1 * * 325 9.7
SP-8° AMARGOSA  32.6 * * 28.5 )
SUBTOTAL 351.9 : 145.2 25.1
TOTAL 447.5 232.9 103.6
NOTES:
1 Flat Usable is defined as Gross Acres less Slopes (greater than 10%)
2 Net Buildable is defined as Gross Acres less slopes {greater than 10%);
Easements, Streets, Floodways and Fault Zones.
3  SP-8 subject to flood control basin design.
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All neighborhood and community parks shall be dedicated
to the City of Palmdale and shall be fully improved by the
Ritter Ranch Developer pursuant to the following Park
Phasing Plan. Each park shall be completed within one year
from the date of its commencement.
"ESTIMATED REQUIRED
PARK SIZE NUMBER OF DATE OF
SITE (AC) TYPE DWELLINGS* COMMENCEMENT

2B 23 Community 1187 Concurrent with the issuance of a building
permit for the 900th residential unit in Planning
Area 1.

4C 15 Community 599 Concurrent with the issuance of a building
permit for the 400th residential unit in Planning
Area 4.

SF 5 Neighborhood 805 Concurrent with the issuance of a building
permit for the 250th residential unit in the
aggregate within Planning Units 5D, 5V and
5W.

SH 6.5 Neighborhood 556 Concurrent with the issuance of a building

) permit for the 250th residential unit in the
aggregate within Planning Units 5J and 5K.

1) 15 Community 2587 Concurrent with the issuance of a building
permit for the 1000th residential unit in
Planning Area 5.

SU 5 Neighborhood 384 Concurrent with the issuance of a building
permit for the 250th residential unit in Planning
Unit 5X.

6H 10 Neighborhood 734 Concurrent with the issuance of a building
permit for the 600th residential unit in the
aggregate within Planning Units 6B and 6F.

6L 5.5 Neighborhood 573 Concurrent with the issuance of a building
permit for the 200th residential unit in Planning
Unit 6K.

6N 5.5 Neighborhood 615 Concurrent with the issuance of a building
permit for the 300th residential unit in the
aggregate within Planning Units 6A, 6C and
6D.

6V 5 Neighborhood 404 Concurrent with the issuance of a building

permit for the 200th residential unit in the
aggregate within Planning Units 6J, 6Q and 6S.

*  Total number of dwelling units in each Planning Area is subject to change based upon final tract map

approvals.
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4.3.2.3 Golf Course

A professionally designed 184 + acre, 18-hole public or
semi-private golf course, clubhouse, and driving range are
proposed for the northwest end of the project. Located
within the residential development areas and adjacent to
Amargosa Park, the golf course is interwoven throughout
the development area of Planning Area 1. A five-acre
buildable site is provided to allow construction of
clubhouse facilities. The clubhouse facilities could contain
such amenities as a Pro Shop, restaurant, tennis club

{courts, etc.) and a swimming pool, etc. A conceptual.

site plan of the golf course is depicted on Exhibit 25,
"Open Space and Recreation Plan,” and on Exhibit 20A,
"Planning Area 1."

4.3.2.4 Pocket Parks

Pocket parks are small, privately owned and maintained,
passive landscape areas which are designed to provide
outdoor play areas for smali children and function as a
visual amenity within residential developments. In
general, pocket parks should range in size from 5,000 to
10,000 square foot. Pocket parks are necessary within
or adjacent to apartments, condominiums, townhomes, or
small lot subdivisions which typically have a higher than
average concentration of households with smaller
children. Additionally, pocket parks are proposed in other
subdivisions which are not located within a reasonable
walking distance to other public parks or private
recreational amenities. Pocket parks are also proposed
within hillside subdivisions which result in small parcels
which can be utilized as entry areas, vista points, tot lots
and picnic areas.

4.3.3 Trail System

Unique to the Ritter Ranch Project is a spine of proposed and
existing trails linking development areas, parks and natural open
space within the project, as well as 'Iinking Ritter Ranch to a
Regional Trail System. Consisting of approximately 85 miles of
trails, this extensive trail system provides an opportunity for
residents of both Ritter Ranch and the greater Palmdale area to
access regional trails, which thread together Ritter Ranch and the
adjacent communities of Acton and Leona Valley, and the Angeles
National Forest and the proposed Specific Plan communities of
Santa Fe Hills and City Ranch. (Refer to Exhibits 24 and 25,
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"Open Space and Recreation Plan," and Exhibit 25B, "Trail
System.")

On a local project scale, the trail system, in addition to sidewalks,
includes bicycle, equestrian, and hiking trails which allow Ritter
Ranch residents to walk, hike and ride freely and safely between
their homes, parks, schools, natural open space, and adjacent and
surrounding developments. Existing and proposed trails within the
development area shall be improved and provided by the
Developer. All trails, dedication of which has been accepted by
the City, shall be maintained by the City of Palmdale or another
public agency identified by the City of Palmdale. Trails which
traverse private property shall have an easement for public use.

4.3.3.1 Equestrian Trails

Equestrian trails will link the proposed public equestrian
center and equestrian lots at the northwest portion of the
project to the natural open space and off-site backbone
trail system. Additionally, a proposed equestrian trail
south of Elizabeth Lake Road provides linkage to the
surrounding communities of Leona Valley and City Ranch.
Two main equestrian public staging areas are proposed for
the project: a primary staging area at the Equestrian
Center in the Equestrian Park and a secondary staging
area at the Nature Park. Following are the standards and
criteria for equestrian trail design and improvement:

A. Trails should have a minimum level tread width of
ten feet and a cleared level width of 12 feet to
allow two horses to stand side by side.

B. Trails shall be used by equestrians and hikers
only. Bicycles, motorcycles, and all other
vehicles except maintenance vehicles shall be
prohibited..

C. A maximum grade of ten percent is desirable.
Steeper grades of not more than 15 percent may
be allowed in exceptional terrain, but the distance
should be limited to a maximum of 500 feet or
less. '

D. Trails should be aligned to eliminate the need for
sharp switchbacks. However, if these are
unavoidable, the trail should be reinforced and
drainage provisions made to prevent erosion of
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the trail and properties adjoining it. Horse trails
shall be kept separate from vehicular roads
except at street crossings.

E. Street crossing should be avoided where possible.
Street crossings that are permitted by the City
Engineer should be at grade with appropriate
traffic control devices in accordance with City
Standards.

F. Trail surface will be of decomposed granite or

wood chips or native soil as reasonably required.

by the Director of Parks and Recreation and the
City Engineer. Rocks and debris will be removed
and trail surface graded smoothly.

12°MIN. IF DRAINAGE SWALES
ARE REQUIRED 14’ MAX.

10’

4.3.3.2

Equestrian Trail

Hiking Trails

Hiking trails are proposed to link lower and upper
development areas and to ultimately connect the
backbone trails adjacent to and along the main ridges of
the site. These trails act as links to the backbone trails
and are intended for day hiking and nonmotorized off-road
biking use. Although there are several points of entry to
the trails throughout the project, the primary staging area

for public access will occur in the Trail Park located at the

south end of McDill Mountain Road.

Following are the standards and criteria for hiking trail

design and improvement:

A. Hiking trails will be kept separate from vehicular
roads.
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Trail surface will be asphalt, concrete,
decomposed granite, native soil or other surface
as reasonably required appropriate by the Director

" of Parks and Recreation and the City Engineer.

Road crossings should be at grade with
appropriate traffic control devices in accordance
with City Standards.

Where trail gradient exceeds four percent,
diversionary drainage devices may be required as
determined by the City Engineer.

Trail should have a minimum level tread width of
five feet and a cleared level width of eight feet,
except in unusual circumstances which warrant
specific increases or decreases due to terrain,
physical features or safety considerations: Where
trails occur adjacent to residential development,
the cleared width shall be sufficient to permit
emergency or sheriff vehicles to pass. In order to
prohibit use by nonemergency vehicles, said trails
shall employ lockable, removable boulders or
posts which block the passage of motor vehicles
but which permit pedestrians to pass freely.

Trails shall be illuminated if it is determined
necessary for public safety by the Director of
Parks and. Recreation and the City Engineer.
Mountain hiking trails are exempt from this
requirement.
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43.3.3

Hiking Trail

Bicycle Trails

In addition to the walking/trail system, an off-street
bicycle trail is proposed along Ritter Ranch Road and City
Ranch Road. The bicycle trail connects Ritter Ranch Road
and City Ranch Road with parks, schools, commercial
areas and the adjoining City Ranch Project areas at the
east end of the project. In addition to the Ritter Ranch
off-street bicycle trails, a region-wide bicycle trail along
the north side of Elizabeth Lake Road is proposed.

The following are the standards and criteria for off-road
bicycle trails:

A. Off-road bicycle trails are to be a ten-foot
minimum paved level width, and a minimum
cleared width of 12 feet.

B. Swales shall be required by the City Engineer if
drainage conditions would result in erosion or
depositing of slope material onto the bicycle path
paved area.

C. Trail grades should not exceed ten percent;
however, steeper grades of not more than 15
percent gradient may be permitted over a
distance of 500 feet or less.

D. Bicycle trails shall be provided with adequate
lighting to comply with reasonable public safety
requirements as determined by the City Engineer.
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SWALE 10°MIN. SWALE
AREA BIKE PATH AREA

Bicycle Trail

4.4 Conceptual Landscape Plan

As diagrammed on Exhibit 26, "Landscape Concept Plan,"” and illustrated on
Exhibit 27, "Project Entry - Elizabeth Lake Road (West)" and Exhibit 33, "McDill
Mountain Road/Collector Streetscape," the major landscape zones for Ritter
Ranch are proposed as follows: [Note: Landscape Guidelines for these areas are
addressed in Section 7.6, Design Guidelines, Landscape Concept.]

4.4.1 Project Entries off Elizabeth Lake Road (east and west) and Ritter
Ranch Road-East (Avenue S extension).

4.4.2 Streetscapes including arterial streets: Ritter Ranch Road, Ranch
Center Drive, City Ranch Road, McDill Mountain Road and local
streets/collectors.

4.4.3 Revegetated Slopes/Fuel Modification Zones at edge of development
adjacent to open space.

4.4.4 Riparian/watercourse revegetation including Amargosa and Anaverde
Creek and other smaller scale riparian/watercourse areas.

4.4.5 Residential Area Landscape Zones including individual planning areas
and the internal slopes, local/collector streets, parks and schools. The
main residential area landscape zones include:

Zone A - "Lowlands/Valley Floor" Zone

Planning Areas 1 and 5
Zone B - "Midlands" Zone

Planning Areas 2, 3 and 4
Zone C - "Uplands” Zone

Planning Area 6
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These zones have specific plant palettes from which to chose plant
materials. The suggested plant material listed are designed to create
theme distinction, but consistent images for the Ritter Ranch
community and the selection of plant material will correspond to the
existing plant material found on-site. All plant materials shall be
reviewed and approved by the City Engineer in accordance with the
Specific Plan development standards and design guidelines.

Residential Land Use and Density

The residential uses on the Ritter Ranch Project have been positioned to respond
to the physical constraints of the site, surrounding land uses, and current and
anticipated market conditions. The residential land uses proposed will provide
a range of housing types for a variety of socio-economic groups. The intensity
of land use generally decreases as development moves away from the Ranch
Center. This is evidenced by the gross densities cited on Exhibit 20,
"Community,‘Concept Plan," and in Section 4.19, Statistical Summary Tables.

Within residential areas, parks are located adjacent to school sites thréughout
Ritter Ranch in order to allow for joint uses. Residential areas have been
situated in the middlie of large open space areas to provide buffers between
developments, to maximize open space and recreation opportunities for future
residents, and to minimize grading impacts.

4.5.1 Single Family Detached

A majority of the residential areas in Planning Areas 3, 4, 6 and the
southern half of Planning Area 5 are similar to the City of Palmdale R-
1-7,000 zones. In hillside areas, uphill and downhill lots may vary
slightly in dimension with view lots being slightly wider in order to help
provide visual relief. The general concept in hillside areas has been to
cluster development and leave open space areas in between
development areas. '

In Planning Area 1, the Golf Course Community, two-acre single family
estate lots are designated in predominantly O - 15 percent sloping
terrain along Bouquet Canyon Road to provide compatibility with the
community of Leona Valley. Single family lots around the golf course
are clustered with a minimum 8,000 and 10,000 square foot lot size.
A significant open space buffer, as discussed in Section 4.2.1, is
provided between Elizabeth LLake Road and residential development.

In Planning Area 2, minimum 8,000 and 10,000 square foot lots are
proposed. Minimum 2 acre lots are proposed in Planning Area 3.
Hillside areas in Planning Area 2 and 3 will be buffered with natural
open space to minimize potential visual impacts of development.
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Single Family Attached

The single family attached designation can be found in Planning Area
5 and within walking distance to the Ranch Center. This area of Ritter
Ranch possesses the flattest topography and therefore has been
allotted the highest single family densities. It is anticipated that single
family attached housing, which may include detached and paired
townhomes, will appeal to first-time home buyers and retirees due to
affordability and proximity to on-site commercial and park uses.

Multifamily Residential

High intensity residential uses have been located adjacent to the
commercial core of Ritter Ranch allowing accessibility to retail and
other basic commercial services. By locating higher density housing
adjacent to the commercial center area, a substantial residential
population will be created across the street from the Ranch Center.

The multifamily areas, Planning Units 5R and 50, are targeted for a
density of 16.0 dwelling units per gross acre. The intended housing
product types may include attached townhomes, or stacked units
developed as condominiums or apartments, with either attached or
detached garages or carports. It is anticipated that a portion of these
units may be offered as affordable housing products developed in
accordance with any applicable City of Palmdale affordable or senior
housing ordinances. '

Senior Housing

Planning Unit 5Q is designated as Multifamily "Seniors Only" Housing.
The site is 22.3 acres and may accommodate up to 494 units. The
site is intended to accommodate a variety of senior housing
opportunities within close proximity to commercial and open space
uses. In addition to this "Seniors Only" designated site, provisions for
senior housing opportunities are provided in Single Family Detached
Senior Development Standards contained in Section 6, Development
Standards.

4.6 Commercial Land Use

Eight commercial sites (Planning Areas 1M, 41, 5A, 5C, 5M, 5N, 5P, and 5S) are
proposed within the Ritter Ranch Project. All sites are intended to serve as
multitenant, maximum two-story retail and office development totalling
approximately 73 acres, and providing approximately 692,135 square feet of
gross leasable area. The Floor Area Ratio’s (FAR) for each site vary slightly due
to factors such as location and intended uses. These commercial sites are
described as follows:
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4.6.1

4.6.2

4.6.3

4.6.4

4.6.5

Planning Unit 1M is approximately six acres and will offer about
52,272 square feet of gross leasable area resulting in a FAR of
approximately .26. Proposed uses for this site include a retail store
with a country theme that will offer basic services and amenities for
neighboring residential areas. The proposed center will also offer office
space with approximately 15,682 square feet of gross leasable area.

Planning Unit 41 is approximately seven acres. This site is intended to
include an amphitheater which would service outdoor and open-air
events, festivals, music and drama concerts, and other outdoor related
events in the community. The amphitheater will be reviewed through

the Conditional Use Permit process upon submittal of site-specific

amphitheater design. Additicnal or alternative uses for the site may
include community facilities, recreational facilities, health club, farmers’
market, or equestrian uses.

Planning Unit 5A is comprised of two sites (5A, and B5A,) bisected by
Ranch Center Drive. The area west of Ranch Center Drive (5A,) is
approximately one-half acre, and the area east of Ranch Center Drive
(BA,) is approximately 14 acres which totais approximately 14.5 acres.
Approximately three acres of the site, located east of Ranch Center
Drive, is buildable and the remaining 11.5 acres of the site, which
includes the one-half acre west of Ranch Center Drive, is impacted by
fault hazard restricted use zone. However, additional buildable area
may be identified upon completion of further geotechnical
investigation. The site may accommodate about 81,675 square feet
of gross leasable area. The area within the fault hazard restricted use
zone shall be utilized for parking, landscaping, open space or other
approved uses subject to review and approval through the applicable
development review process. Proposed uses include a farmers’
market, activity-oriented market place with grocery store, and other
related services to meet neighborhood residential-related needs. The
proposed center may also offer second-story office space with
approximately 32,670 square feet of gross leasable area. The total
FAR for the site is expected to be approximately .20. A conceptual
site plan of the planning unit is depicted on Exhibit 28A, "Planning Unit
5A: Concept Plan.” :

Planning Unit 5C is approximately 4.5 acres and will offer
approximately 39,204 square feet of gross leasable area resulting in a
FAR of approximately .20 which may include retail or office uses.

Planning Unit 5P is approximately 15.4 acres and will offer about
134,165 square feet of gross leasable area. The proposed center is
sized to accommodate a home improvement center and a gas station.
The proposed center will also offer second-story office uses with
approximately 40,249 square feet of gross leasable area. The total
FAR for the site is expected to be approximately .26.
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4.6.6 Planning Unit 5M is approximately eight acres and will offer about
87,120 square feet of gross leasable area. This center is sized to
‘accommodate a primary anchor such as a theater or supermarket with
multiple smaller tenants such as a dry cleaner, take-out restaurants, or
specialty retail business to meet neighborhood residential needs. Other
proposed uses might include other related office activities with
approximately 26,136 square feet of gross leasable area. The total
FAR for the site is expected to be approximately .33.

4.6.7 Planning Unit 5N is approximately 11 acres and will offer about 95,832
square feet of gross leasable area. This center is sized to
accommodate a primary anchor such as a major-chain discount
department store or drugstore with multiple smaller tenants such as
video rental store, take-out restaurants and other related specialty
retail stores. Other proposed uses might include adjacent or second-
story office space with approximately 28,750 square feet of gross
leasable area. The total FAR for the site is expected to be
approximately .26. '

4.6.8 Planning Unit 5S is approximately 6.7 acres and will offer about
58,370 square feet of gross leasable area resulting in a FAR of
approximately .20. Proposed uses will include community service
oriented facilities such as a cultural/community center, office, post
office, church, gas station or other related uses.

The commercial sites are expected to meet the demand generated by project
build-out. The commercial centers are required to include site design and
architecture that is compatible with adjacent homes. (See Section 7.2,
Commercial Design Guidelines, for more specific design criteria.)

Assessment District 90-1

The Developer of the Ritter Ranch Project is participating in Assessment District
90-1 which covers the construction and financing of realignment and
improvements, including sewer, water, flood control and dry utilities, for
Elizabeth Lake Road as currently proposed. Assessment District 90-1 includes
two phases: Phase | covering all improvements from 10th Street West to 25th
Street West, and Phase Il covering all improvements from 20th Street West to
Godde Hill Road.

Circulation Plan

The proposed Ritter Ranch Circulation Plan follows the roadway standards,
capacities and recommended alignments set by the Southwest Planning Area
Traffic Study, prepared for the City of Paimdale by DKS Associates, June 1990,
as a part of the General Plan Update. This traffic impact analysis, which
addresses the ultimate circulation system needs for the region, analyzes the
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long-term traffic impacts resulting from all development within the studv area,
and provides a more detailed assessment of cumulative impacts and right-of-way
requirements for the General Plan roadway network for Ritter Ranch, City Ranch
and Valley Ranch. The study area is south of Avenue P-8, north of the Sierra
Pelona ridgeline, east of Bouquet Canyon Road, and west of the Antelope Valley
Freeway. In coordination with the adjacent proposed developments, the
Circulation Plan widens or extends the existing arterial grid system of the
southwestern area of Palmdale, taking into account the varied topography of the
area and other natural features. The Ritter Ranch Circulation Plan and Street
Sections (as depicted on Exhibits 22, "Circulation Plan” and 23, 23A and 23B,
"Circulation Plan - Street Sections"”) complement the City's one-mile-spaced

major arterial and one-half-mile-spaced secondary arterial grid system. (Refer to.

Exhibit 17, "Existing Regional Circulation.”) The exhibits graphically depict all
improvements, including sidewalks, off-street bicycle paths, trails, and landscape
areas, within the specified right-of-way.

Bus turnouts and/or bus stops will be required at various locations throughout
the site as determined by the City Traffic Engineer in accordance with adopted
citywide standards.

4.8.1 East/West Arterials

The following descriptions are projections in Average Daily Traffic
(ADT) volumes at project build-out with maximum capacities noted.

" 4.8.1.1 Elizabeth Lake Road

Elizabeth Lake Road will be a four-lane divided major
arterial from Godde Hill Road eastward to Bridge Road in
City Ranch. Average Daily Trips range from 18,000 to
36,000.

As a four-lane divided arterial, Elizabeth Lake Road is
designed with a 100-foot wide right-of-way. (Refer to
Section A, of Exhibits 22 and 23, "Circulation Plan.") The
curb-to-curb dimension is consistently 64 feet with
roadway striping determining the width and number of
travel lanes. A 14-foot wide raised, planted median is
located within the curb-to-curb dimension. Located on
the north side of the street within the right-of-way is a
18-foot wide landscaped parkway with a ten-foot wide
paved bicycle path located eight feet from the curb.
Located on the south side of the street within the right-of-
way is a 18-foot landscaped parkway with a ten-foot
wide equestrian/paved pedestrian trail. within the
landscaped parkway located eight feet from the curb.
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4.8.1.2

4.8.1.3

Ritter Ranch Road/Avenue S Extension

Ritter Ranch Road is a four-lane divided arterial or
collector from Elizabeth Lake Road at Godde Hill Road
southward and eastward to the eastern project boundary
where it becomes the extension of Avenue S. Average
daily trips will range from 14,000 ADT between Elizabeth
Lake Road and City Ranch Road, to 36,000 ADT from
City Ranch Road to the eastern project boundary.

Ritter Ranch Road is designed with a 97- to 143-foot
wide right-of-way and a curb-to-curb dimension which
varies 64 feet to 110 feet. The curb-to-curb dimension
varies due to the raised, planted median which varies
from 14 feet to 60 feet in width. (Refer to Sections B,
and B, of Exhibits 22 and 23, "Circulation Plan.")
Located on the north side of the street within the
right-of-way is a 28-foot wide landscaped parkway with
a five-foot sidewalk and a ten-foot wide paved bicycle
path. Minimum spacing between the sidewalk and bicycle
path is five feet. Located on the south side of the street
within the right-of-way is a landscaped parkway which
varies from five feet between City Ranch Road and McDill
Mountain Road to 13 feet from McDill Mountain Road to
Avenue S. A five-foot sidewalk is provided eight feet
from the curb from McDill Mountain Road to Avenue S.

Maximum grade for Ritter Ranch Road shall not exceed
eight (8) percent.

City Ranch Road

City Ranch Road, from its beginning at Ritter Ranch Road,
originates as a two-lane residential collector (10,000
ADT) with a 90-foot right-of-way and 40-foot
curb-to-curb dimension. (Refer to Section D,, Exhibits 22
and 23A.) Located on the north side of the street within
the right-of-way is a 28-foot wide landscaped parkway
with a ten-foot wide paved bicycle path within the
landscaped parkway located eight feet from the curb.
Located on the south side of the street within the
right-of-way is a 22-foot wide landscaped parkway with
a five-foot wide sidewalk within the landscaped parkway
located eight feet from the curb.

Eastward past Ranch Center Drive, City Ranch Road
becomes a four-lane divided minor arterial (28,000 ADT)
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with a 90-foot right-of-way and a 64-foot curb-te-curb
dimension which continues on to City Ranch to an offset
intersection at Bridge Road. (Refer to Section D,, Exhibits
22 and 23A.) Located on the north and south sides of
the street within the right-of-way are 13-foot wide
landscaped parkways each with a five-foot wide sidewalk
within the landscaped parkways located eight feet from
the curb. In addition, a minimum 10-foot wide landscape
easement is located on the south side of the right-of-way.

4.8.2 North/South Arterial and Entry Roads

4.8.2.1

4.8.2.2

Godde Hill Road/Ritter Ranch Road

Godde Hill Road is planned to extend north of Elizabeth
Lake Road as a four-lane divided minor arterial (28,000
ADT) with an 80-foot wide right-of-way. Ritter Ranch
Road is planned to extend south of Elizabeth Lake Road as
a two-lane divided minor arterial (14,000 ADT) with a
104-foot wide right-of-way. (Refer to Section B, of
Exhibits 22 and 23, "Circulation Plan.”)

Ranch Center Drive (Major Entry Road)

Ranch Center Drive, as the major entry road to the
property, varies southward from a wide rural two-lane
divided minor arterial (14,000 ADT) to a narrow hillside
two-lane collector (10,000 ADT) at the base of a steep
incline, leading to the upper plateau and to a four-lane
divided minor arterial (14,000 ADT) at City Ranch Road,
and continues past Ritter Ranch Road to terminate at
McDill Mountain Road.

As a two-lane undivided collecter, Ranch Center Drive is
designed with a minimum 60-foot wide right-of-way and
a 40-foot curb-to-curb dimension. Located on the east
and west sides of the street within the right-of-way are
ten-foot wide landscaped parkways. (Refer to Section E,
Exhibits 22, "Circulation Plan,” and 23A, "Circulation Plan
- Street Sections.”) As a four-lane divided arterial, Ranch
Center Drive is designed as a 110-foot right-of-way and
a 64-foot curb-to-curb dimension as it travels to and
around the Ranch Center area. A 14-foot wide raised
landscaped median is located within the curb-to-curb
dimension. From City Ranch Road to the Southern
California Edison Easement and from Ritter Ranch Road to
McDill Mountain Road, located on the east side of the
street within the right-of-way are 23-foot wide
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4.8.2.3

4.8.2.4

4.8.2.5

landscaped parkways with five-foot wide sidewalks within
the landscaped parkways located eight feet from the curb.
Between the SCE Easement and Ritter Ranch Road, the
eastern parkway is 13-feet wide with a five-foot-wide
sidewalk, located eight feet from the curb, and the
western parkway is 33-feet wide with a five-foot sidewalk
and ten-foot paved bicycle path. " Minimum spacing
between the sidewalk and bicycle path is five feet. (Refer
to Section C, and C,, Exhibits 22, 23 and 23A.)

Collector Roads

Several collector streets (10,000 ADT) with a 64-foot
wide right-of-way (refer to Section F, Exhibits 22 and
23A) and McDill Mountain Road with a 64-foot wide
right-of-way and a 40 foot curb-to-curb dimension (refer
to Section G, Exhibits 22 and 23A) complete the
backbone circulation network. Individual single family
residential driveways shall not obtain access from
collector or arterial streets.

Local Residential Streets

Local residential streets will connect with the collector
and arterial roadway network of the Circulation Plan. All
loca! double-loaded residential streets with driveways
accessing on both sides are designed with a 60-foot wide
right-of-way. In the hillside areas, local single-loaded
residential streets with driveway access limited to one
side of the street are designed with a 45-foot wide
right-of-way. Cul-de-sac streets serving residential lots
are designed with a 58-foot wide right-of-way.

Private Streets

Private rural streets within the estate area (Planning Unit
1B) are designed with a 48-foot wide roadway. All
private streets not specified in this document shall be
constructed in accordance with public street standards
except as modified by the City Traffic Engineer.

Circulation System Design

Two new east/west arterials, extensions of Avenue R (City Ranch
Road) and Avenue S (Ritter Ranch Road), along with the improvements
of Elizabeth Lake Road to divided arterial standards, provide for the
most essential circulation and access needs of the southwest Paimdale
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region. These arterials provide access to the east side of Palmdale and
the Antelope Valley Freeway. Preliminary capacity and circulation
analysis was conducted using the City of Palmdale’s Travel Demand
Model, which is based on the TRANPLAN modeling system, to provide
guidance for the supply and orientation of the transportation
infrastructure. The need for high level, east/west access capacity to
connect this developing portion of the foothills to the main body of the
Antelope Valley was identified during the development of the
Circulation Plan.

4.8.4 Regional Park-And-Ride Facility

The Developer shall contribute its pro-rata share toward the acquisition
and construction of a Regional Park-And-Ride Facility in the vicinity of
Avenue S and the 14 Freeway, as determined in a Development
Agreement. The Park-And-Ride Facility will help to reduce traffic and
air quality impacts associated with the development of Ritter Ranch.

Conceptual Grading Plan

The following information was prepared by Azeka De Almeida Planning, The
Keith Companies, and Sukit Construction.

As illustrated on Exhibit 36, "Conceptual Grading Plan," all grading operations
on Ritter Ranch will take place north of and below the Sierra Pelona Ridge and
the upper Edison power transmission corridor that bisects the site in an
east/west direction. The vertical distance from the highest points on the site
{(McDill Mountain and Odell Peak) down to the highest areas of proposed
development is nearly 1,000 feet at an elevation of 4,250 feet.

The ridgetop areas of the Sierra Pelona Range, which are potentially buildable,
will remain as permanent natural open space to provide a scenic backdrop for
the City of Palmdale and the Ritter Ranch community.

Every planning area and every planning unit within Ritter Ranch will require some
degree of grading activities with the possible exception of some of the natural

open space areas. This is typical of any development because building pads,

park uses, and roadways necessitate flat, well drained surfaces regardless of the
topography. Even open space areas may have trails, fire access roads, or other
facilities that require a limited amount of grading operations.

The proposed Conceptual Grading Plan shows the areas that would be
significantly impacted by development, and demonstrates on a very small scale,
the intention of contour grading techniques and other measures to reduce
adverse visual impacts of grading activities. The Grading Standards in Section
6.14 ensures the use of contour grading and other specified techniques. Larger
scale exhibits with detailed grading contours will be demonstrated at tract map
level design; however, preliminary grading designs/operations, as shown on
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Exhibit 36, and cut and fill totals are discussed. Development standards
concerning grading techniques and the mitigation of visual impacts have been
included within this Specific Plan in Section 6.14, Grading Standards.

It should be noted that once the surficial layer of soil is disturbed by
development, the depth of disruption is somewhat irrelevant. Due to engineering
requirements to provide safe efficient design, grading has been proposed in
limited areas possessing steep slopes. However, grading in large areas
possessing steep slopes greater than 50 percent has been avoided.

The golf course area, the Amargosa watercourse, the equestrian area, and much
of the single family estate area along the western edge has been shown as
relatively undisturbed by grading activities. It is anticipated that the uses
proposed for these areas would take place at grade with very minor or no
grading to create roadways, buildable areas and flood control basins.

Grading operations on the Ritter Ranch Project will be balanced on-site and
roughly within each phase, as shown on Exhibit 45, "Phasing Plan." ‘Limited
interim grading may be required outside of each individual phase in order to
achieve overall balance. Exact volumes of earthwork will be determined upon
final tentative map design of each phase of development.

The following summarizes the general grading concepts for each planning area.
Volumes are given on a "per acre gross” rather than "per-unit" basis to avoid
failing to factor in grading for schools, parks, golf course, roads, commercial and
other uses against residential units. - In planning areas with major natural open
space areas, per-acre estimates would, for the most part, transfer from natural
open space acreage to developed areas.
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