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EXECUTIVE SUMMARY

. EXECUTIVE SUMMARY
A. Overview

The City Ranch Specific Plan represents a comprehensive planning effort to
create a sensitive, site specific framework to govern the long-term
development of City Ranch. Development standards, goals, objectives,
policies, regulatory procedures, design guidelines and implementation are
combined to ensure a high quality, aesthetically pleasing and environmentally
sensitive program consistent with the goals and policies embodied in the City
of Palmdale General Plan.

The City Ranch Specific Plan establishes the general type, location, intensity
and character of the development, while allowing for creative, consumer-
responsive design solutions within the Plan Area. The Specific Plan guides
the creation of a recreation oriented, coordinated layout of suburban, urban
and natural amenities and ensures that the completed development will meet
the high quality standards envisioned at the time of approval. The
Development Plan contained within the Specific Plan provides for a mix of
residential, commercial, golf course, recreational, open space and
community facility uses. The Specific Plan also functions as a regulatory tool
establishing the zoning controls, standards and procedures to govern the
successful completion of the City Ranch master-planned community.

B. Project Description

Nestled at the base of the Sierra Pelona range, City Ranch contains a diverse
range of physical and environmental constraints, but also provides a distinct
set of environmental and developmental opportunities. The City Ranch
Development Plan has been designed to preserve and protect significant
visual resources including the Sierra Pelona range on the south, the Verde
Ridge on the northeast and the scenic slopes along Elizabeth Lake Road on
the northwest side of the property.

The development approach is to locate residential development in the central
portions of the site where they are relatively hidden from view of the
developed areas of the City, and to designate large portions of slopes above
25 percent (see Grading Standards), significant landforms, ridgelines, seismic
hazards and environmentally sensitive areas in various forms of open space.

Because the Specific Plan encompasses a large property, various physical
or environmental constraints have been analyzed in detail, mapped and
incorporated into the planning process. The San Andreas Rift zone, along
with the Little Rock fault and various associated faults, encompasses
approximately twenty percent of the site. This area has been studied
through extensive surface and subsurface explorations, and buildable areas
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have been identified within the area. Large areas of slope over twenty-five
percent comprise approximately 400 acres, equalling twenty percent of the
site. Five electrical transmission lines traverse the property, totalling
approximately 85 acres. These lines are located primarily in Natural Open
Space areas (Planning Area 32), and a twenty-four acre portion within
Planning Area 18, designated as open space. Smaller areas which include
wetlands comprise approximately twenty-one acres of land, and have been
located in the golf course open space areas. Overall, approximately 740
acres of the property (37 percent) is affected by slopes, easements, or
environmental constraints. By careful land planning and adherence to
specific regulations contained in the Specific Plan, these constraints have
been addressed and incorporated into the project in a manner which
enhances the community, and is environmentally sensitive.

The compatibility of adjacent land uses is accomplished by the gradual
transition of densities and uses from single family detached residential to
single family attached and multi-family development. Schools, parks and
open spaces are situated adjacent to residential areas, providing visual relief
and recreation within safe walking distances to homes.

Residents will regularly experience the enhanced City Ranch environment as
a result of the enriched streetscape corridor along Avenue S, the major spine
through the project. Scenic open space is retained along the Bridge Road
entrance on the north, beginning at the project’s main entry at Elizabeth Lake
Road, continuing past the golf course and associated open space, and
including the community park. The Verde Ridge, which extends into
Planning Area 7 on the north-east side of the project, is also preserved in
open space.

Permanently protected as open space, the dramatic Sierra Pelona range on
the south provide a backdrop for the community and an open space
perimeter for the residential areas.
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The project includes a balanced variety of lot sizes, densities and housing
types. A summary of the various land uses and approximate acreage is as
follows:

LAND USE ACRES PERCENTAGE
Residential 1,034 52%
Open Space 44 2%
Natural Open Space 404 20%
Golf Course 216 11%
Parks 153 8%
Commercial 42 2%
Schools 36 2%
Roadways 55 3%
Fire Station 1 -

1,985 100%

Approximately 5,200 residential units are proposed within the project. The
residential mix is as follows:

DENSITY
RESIDENTIAL USE UNITS RANGE PERCENTAGE
Single Family Detached 3,253 25-44 63%
Single Family Attached 1,634 6.0 - 10.0 31%
Multiple Family 313 10.1 - 16.0 6%
5,200 100%

Overall, the project density is 2.6 dwelling units per gross acre. The land use
element of the General Plan allows a maximum density of 3.0 dwelling units
per acre.

Goals, Objectives and Policies
The following abbreviated list highlights the goals, objectives and policies of
the City Ranch Specific Plan. The complete listing and discussion of the

General Plan goals, objectives and policies is provided in Section i,
"General Plan Conformance".

1. Land Use

Goal: Create a Master Planned Residential Community which includes
necessary supportive land uses on-site.
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a) Objective: Provide an appropriate neighborhood balance between
housing, commercial development, schools, parks, community
facilities and other elements that will benefit the local and regional
community.

b) Policies:

1) Provide sufficient active and passive park land to service the
residents of City Ranch.

2) Provide sufficient community facility sites to service the City
Ranch site.

3) Provide adequate commercial sites within close proximity to
major arterials to service the local and regional community.

Goal: Respect the physical and biological environment of the City Ranch
site.

a) Objective: To create a development which integrates with the natural
environment and urban areas.

b) Policies:

1) Incorporate land uses into the Development Plan which are
compatible with surrounding land uses.

2) Develop conservation design standards and landscape criteria
reflective of the unique natural environment of the Antelope
Valley.

3) Minimize impacts to Joshua tree woodlands.

4) Designate significant landforms as natural open space.

5) Preserve and maintain the natural character and visual quality
of the hillsides as a scenic resource, while providing protection
from geological hazards.

6) Provide an open space network throughout the site with
pedestrian and equestrian trails, where appropriate, to ensure a
variety of opportunities to experience the property.

7) Promote the use of native plants and desert landscaping.
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8)

Ensure development respects the unique character of the natural
environment and surrounding development patterns.
-Compatible, but not identical, physical design shall be used.
-Building materials shall be similar to or complementary with
those used throughout the neighborhood.

-If a strong design theme has been established in a particular
neighborhood, development shall repeat or complement such
design theme.

2. Provision of Community Facilities and Infrastructure

Goal: Provide financing, facilities and infrastructure which are necessary
as a result of new development, and which minimize financial impacts to
the existing community.

a) Objectives: Devise a system of improvements, streets, landscaping,
parks, utilities, fire station, sheriff’s station, school sites, drainage
facilities, water system and sewer system which is provided through
developer funding, builder funding, assessment district, or
Community Facilities District financing.

b) Policies:

1)

?)

3)

4)

Goal:

Project developer shall provide sites for parks and open spaces
through dedication of land. Project developer shall reserve
appropriate sites for schools.

Dedicate rights-of-way and/or construct on-site major roads to
ultimate street configurations to provide capacity in excess of
minimum requirements of City Ranch.

Provide assistance to public services such as police and fire by
reserving or providing sites for construction of facilities of
regional benefit.

Tract builders shall finance and construct in-tract infrastructure
necessary at the time of tract construction.

Minimize short-term financial impacts to the surrounding

community.

a) Objective: Incorporate a phasing program which anticipates
necessary improvements and infrastructure so as to minimize costs.
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b) Policies:

1)

2)

Roadway phasing criteria shall provide adequate levels of
service on- and off-site.

Sites for community facilities shall be identified and reserved
prior to need, in order to minimize site acquisition costs.

3. Parks and Open Space

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

a) Objective: Incorporate a park network system into the City Ranch
Specific Plan which provides neighborhood and community park

uses.
b) Policies:

1) Encourage the joint use of facilities (such as public schools, and
public and private open spaces) to efficiently use all areas
offering recreation potential, while continuing to develop free-
standing parks.

2) Encourage the development and provision of recreation
opporgunities that are both active and passive; e.g., hiking,
biking , running, sightseeing, etc.

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

4) Incorporate regional access trails into the parks system to
encourage hiking, bicycling and equestrian recreation.

4. Housing

Goal: Create housing availability and opportunity for all market sectors.

a) Objective: To provide a range of quality housing types and
compatible land uses which include a variety of Single Family and
Multi-Family housing types.

* See Appendix C, "Definitions" for further clarification.

I-6
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b) Policies:

1)

2)

3)

4)

5)

Encourage a diverse housing stock at City Ranch.

Create development standards which allow flexibility to respond
to changing community needs.

Ensure that all development maintains a consistent level of
quality in terms of materials, construction and design, in order to
achieve a uniformly attractive community.

Ensure that all necessary support services can be provided to
new developments so that they are well maintained and
attractive.

Create opportunities for a mix of product types and transition of
residential densities between and within planning areas so as to
ensure proper buffering between residential and non-residential
land uses.

5. Transportation

Goal: Provide balanced transportation systems for the safe and efficient
movement of people, goods, and services throughout City Ranch.

a) Objectives:

b)

1)

2)

3)

4)

5)

Increase the use of biking, hiking, jogging, horseback riding and
buses as alternative modes of transportation.

Maintain or decrease traffic on local residential streets.
Design and construct the transportation system and individual
development projects to provide capacities that are needed to

adequately serve the projected travel demand.

Create a safe and efficient circulation system aimed at reducing
atmospheric pollutants.

Promote bicycle and pedestrian trails as both a circulation and
recreation alternative.

Policies:

1) Develop and promote interconnected bike, equestrian,

pedestrian trails and bus routes.

-7
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2)

3)

4)

5)

6)

Limit access to arterial streets and ensure sufficient distance
between points at which traffic may enter arterial streets, in order
to reduce congestion.

Ensure that each new development satisfactorily meets the
standards set by fire and safety planning with regard to traffic
access.

Schools, parks and neighborhood commercial uses shall be
located within convenient walking distance to residential
developments.

Promote measures which will reduce the number of vehicle miles
traveled during peak periods by contributing a pro rata share
towards the acquisition of a regional Park and Ride Facility.

Ensure that regional circulation connections are considered and
provided for at the appropriate time.

6. Public Services and Utilities.

Goal: Promote adequate public and semi-public services consistent
with the needs of City Ranch and its residents in an efficient and cost
effective manner.

a) Objective: Ensure that the basic and essential public facilities,
services and utilities are available at the time of development.

b)

Policies:

1)

2)

J)

The rate at which development at City Ranch occurs shall not
exceed the capacities of both public and semi-public services.

Development shall not adversely impact the provision of services
(e.g., sewerage, water, fire, police, parks and schools) to other
residents of the City of Paimdale.

Adequate assurance of the long-term operation and
maintenance of private service systems shall be required prior to
development approval for those developments to be served.
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Goal: Develop and maintain a water supply system capable of
meeting normal and emergency demands at City Ranch.

a) Objective: City Ranch shall be served by water supply systems
meeting minimum standards for domestic and emergency supply
and quality.

b) Policies:

1) Periodically evaluate the entire water supply and distribution
system to ensure its continued adequacy.

2) Require new development to incorporate water conservation in
the overall design, landscaping and installation of fixtures.

Goal: Maintain a sewage system adequate to protect the health and
safety of all residents and businesses.

a) Objective: All development areas shall be served by sewage
disposal systems which are adequately sized to handle expected
wastewater flows and designed and maintained to protect the health
of residents.

b) Policy:

1) Provide sanitary sewer service to all development within City
Ranch.

7. Aesthetics

Goal: Preserve and enhance the unique aesthetic and visual qualities of
City Ranch.

a) Objective: Protect the scenic viewsheds both on and off site.
b) Policies:

1) Designate significant landforms as permanent natural open
space.

2) Devise hillside design standards which address visual and
aesthetic concerns within City Ranch.

3) Incorporate architectural, landscape and fence and wall
guidelines into the Specific Plan.

I-9
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8. Safety

Goal: Minimize hazards to public health, safety, and welfare resulting
from natural and man-made hazards.

a) Objective: Incorporate measures into the Specific Plan to reduce
natural and man-made hazards.

b) Policies:

1)

2)

3)

4)

5)

6)

7)

8)

9)

10)

11)

Ensure that the City Ranch water distribution and supply facilities
have adequate capacity to supply both everyday and emergency
fire-flow needs.

Install smoke detectors in all dwelling units.

Evaluate potential hazards associated with rupture of the
California aqueduct and ensure that development in areas
threatened with inundation is designed to minimize the threat to
life and property.

Provide a fire station site to service City Ranch and surrounding
development.

Prior to approval of development in high hazard areas, require
the design of mitigation measures in compliance with the Final
E.L.R. to the satisfaction of the City Engineer, Planning
Department and police and fire service agencies.

Restrict development in fault rupture prone areas to non-
habitable uses.

Minimize development on natural slopes of 25 percent or
greater.

Comply with all building and fire codes.

Provide fuel modification zones in areas subject to fire hazards
as depicted in the Specific Plan.

Remove flood potential in conformance with the 100-year FEMA
floodplain and the L.A. County 50-year Capital Storm floodplain
requirements.

Locate schools and critical facilities out of hazard areas.

I-10
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9.

10.

Cultural Resources
Goal: Preserve historic and prehistoric resources at City Ranch.

a) Objective: Promote the identification and preservation of historic and
prehistoric resources at City Ranch.

b) Policy:

1) Complete Phase | & Il Cultural Resource Studies on the City
Ranch Site to identify historic and/or prehistoric resources and
address required mitigation measures.

Noise

Goal: Protect and enhance the environment through noise management.
a) Objective: Provide for safe noise levels in all areas of City Ranch.

b) Policies:

1) Ensure that residences, schools, medical facilities and other
noise sensitive uses are located in areas with acceptable noise
levels.

2) Encourage acoustical design in new construction.

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

4) Require various means of reducing noise including the following:

(@) Provide buffer areas and/or wide setbacks between the
noise source and residential development.

(b) Employ sound insulation, blank walls, double-paned
windows and other design or architectural techniques to
reduce interior noise.

(¢) Designate compatible uses adjacent to known noise
sources.

I-11
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IIl.  INTRODUCTION

A.

Purpose and Intent

Superior community development can be ensured through the adoption of a
development control mechanism that reflects thorough and comprehensive
land use planning. The most suitable development control mechanism is
the Specific Plan which, when adopted by City ordinance, serves both a
planning and a regulatory function.

The Specific Plan is generally considered to be the most appropriate
method of zoning control for large properties containing a variety of land
uses. The Specific Plan must anticipate physical and environmental issues,
and can be structured to provide flexibility to respond to changing
conditions which will arise during the completion of a comprehensively
planned community. The Specific Plan process is appropriate and desirable
in this instance because all of these attributes are found on City Ranch.

California Government Code Section 65450 through 65454 establishes the
authority, the required contents of a Specific Plan and its necessary
consistency with the General Plan. According to Section 65451, a Specific
Plan shall include a text and a diagram or diagrams which specify all of the
following in detail:

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

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.

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

4. A program of implementation measures including regulations,
programs, public works projects and financing measures necessary to
carry out paragraphs (1), (2) and (3).

In addition, the California Government Code states that a Specific Plan shall
include a statement of the relationship of the Specific Plan to the General
Plan, and further, that it may not be adopted or amended unless found to
be consistent with the General Plan.
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The purpose and benefit of a Specific Plan might best be demonstrated
through comparison with the General Plan. The purpose of the General
Plan is to express, in general terms, the City’s planning of its future
environment. The General Plan functions as a general blueprint of future
development within the City. The General Plan is adopted by the City as a
legislative act and may thereafter be amended up to four (4) times a year as
required by changing circumstances. The Specific Plan, on the other hand,
is a device used to implement the General Plan. In the simplest sense, a
Specific Plan is a more detailed, site specific version of the General Plan.
The Specific Plan focuses on particular parcels, articulates the planning
considerations for such parcels and imposes regulations or controls on the
use of such parcels. It serves to implement the physical and economic
development of the project site by establishing major infrastructural
requirements and addressing specific land uses within the property. The
Specific Plan should propose land uses which are environmentally sound
and anticipate market demand for housing and commercial development for
the foreseeable future. The Specific Plan further defines the City’s Zoning
Ordinance by creating specific uses and standards rather than the broadly
defined controls within the Zoning Ordinance. Further, the Specific Plan
identifies areas to be preserved as visual resources, areas to be used for
recreational purposes, or specified standards employed to ensure
compatibility with adjacent land uses and mitigations required for reduction
of environmental impacts.

The City Ranch Specific Plan establishes the type, location, intensity
and character of development to take place while allowing for creative
and imaginative community design concepts which are required to deal
with the unique open space quality of City Ranch. The elements of the
Specific Plan are focused on providing the integration of urban and
natural amenities within City Ranch, and the City Ranch Specific Plan
establishes development controls to provide the City with the
assurance that the completed project will reflect the level of excellence
envisioned at the time of approval.

Project Location

The City of Paimdale is located in the Antelope Valley approximately 65
miles north of the City of Los Angeles. Access to the City of Paimdale is
provided by the Antelope Valley Freeway (SR 14) and State Route 138. The
Paimdale Regional Airport is approximately five (5) miles from the site.
Surrounding communities include Acton, Leona Valley, Anaverde and the
City of Lancaster.

City Ranch is situated on the north facing slopes and valleys of the
Anaverde Hills at the southern edge of the Antelope Valley. The project will
be developed on a 1,985 acre site fronting on the south side of Elizabeth
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Lake Road. Access to City Ranch will be provided through Elizabeth Lake
Road and Avenue S, both of which intersect with the Antelope Valley
Freeway (SR 14) approximately two miles (2) east of the site. Both
Elizabeth Lake Road and Avenue S will be improved to handle traffic
generated from City Ranch and surrounding developments. Master planned
communities within the immediate vicinity of City Ranch are currently in
various phases of project development and/or processing. The projects
include Valley Ranch to the southeast, Ritter Ranch to the west, and Santa
Fe Hills to the north.

Authority and Scope

The City Ranch Specific Plan has been prepared in accordance with the
provisions of the California Government Code, Title 7, Division 1, Chapter 3,
Article 8, Sections 65450 through 65457, and the City of Paimdale
Resolution 90-43. Pursuant to the California Government Code, the City of
Palmdale is authorized to adopt specific plans as a comprehensive means
of implementing the General Plan.

The City Ranch Specific Plan and the accompanying Environmental Impact
Report ("E.l.R.") provide all required and necessary data and analysis for the
City Ranch project. The Specific Plan will implement development
according to the standards and policies provided herein. All subsequent
development plans for the site shall be consistent with the adopted Specific
Plan which is deemed consistent with the General Plan.

Relationship to the General Plan

The overall relationship between the City Ranch Specific Plan and the
Palmdale General Plan is that the Specific Plan provides a site specific,
detailed program of regulations, standards and guidelines for
implementation of General Plan policies and priorities. In order to
accomplish this, the Specific Plan must be in conformance with and be
consistent with the General Plan.

Consistency with the General Plan exists when the various land uses
contained in the Specific Plan are compatible with the objectives, policies,
general pattern of land uses and programs contained in the General Plan.
Further, according to General Plan Guidelines established by the Governor's
Office of Planning and Research, Sacramento, consistency can be defined
as follows: “An action, program or project is consistent with the General
Plan if, considering all its aspects, it will further the objectives and policies of
the General Plan and not obstruct their attainment.” Although the preceding
is an advisory guideline, it generally describes the relationship of
consistency which a Specific Plan should have with the General Plan.
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A detailed element by element discussion of General Plan Conformance is
contained in Section lll, "General Plan Conformance" of this document.

The City Ranch property is located within the City of Paimdale Planning Area
boundaries identified on the City’'s General Plan Land Use Element. The
Land Use Element designates the site as:

*City Ranch Specific Plan"
Maximum Density 2.6 D.U./Acre.

In addition, the General Plan Land Use Plan "Existing City General Plan"
identifies specific land use designations within the specific plan boundaries
which are graphically depicted on Exhibit 3 and Exhibit 3A.

Relationship Between the Specific Plan and Zoning Code

The City Ranch Specific Plan is designed as a Land Use Policy Plan as well
as a Zoning Regulatory Document. Development Standards set forth in
Section V of the Specific Plan are intended to act as the “zoning standards"
for the City Ranch Development. The development standards have been
designed to allow some flexibility, thereby affording the project designers
the opportunity to tailor development to unique characteristics of the project
site and market forces over the ten (10) year anticipated build-out. It is
intended that the Paimdale City Council adopt the Specific Plan by
ordinance.

The Development Standards of the City Ranch Specific Plan consist of
regulatory provisions applicable to the various planning area categories as
designated in Exhibit 13, "Development Plan“. Further, the development
standards for each planning area designation are described within the
subsections of the Development Standards section herein. Other
subsections include standards for off-street parking, sign standards, site
plan review and conditional use permits. The City Ranch Specific Plan
Development Standards are intended to operate in conjunction with the City
of Palmdale Municipal Code. References have been made to the zoning
ordinances and administrative procedures mandated in the Palmdale
Municipal Code.

Environmental Documentation

An Initial Environmental Study for City Ranch has been prepared by the City
of Palmdale and it has been determined that a comprehensive E.L.R. is
required. The draft E.I.R. has been prepared by Envicom Corporation as a
separate document and was submitted and processed simultaneously with
the Specific Plan.
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Once certified by the City of Palmdale, The Final City Ranch Specific Plan
E.L.R. shall serve as the Master E.I.R. for the overall project. All subsequent
project submittals such as site plans or individual Tentative Tract Maps shall
be evaluated by the City to determine potential environmental impacts
associated with the site specific project. 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 City Ranch Specific Plan; otherwise, a
subsequent E.I.R. or Supplemental E.I.R. will be required. A subsequent
E.l.R. or Supplemental E.I.R. may also be required if conditions change as
defined under CEQA.

Job Opportunities and Employment

In addition to residential uses, approximately 260,000 square feet of
commercial, golf course and clubhouse, fire station and sheriff's station,
parks and schools are anticipated to result in direct jobs employing
approximately 1,170 people in City Ranch on a permanent basis. In
addition to this number, the presence of 5,200 residences in City Ranch will
result in approximately 3,350 additional indirect jobs to provide services to
the homes within City Ranch based upon suburban averages of 0.3 indirect
jobs per resident (source: Robert Charles Lesser Co.). These additional
employment opportunities would include neighborhood commercial,
professional services and residential services such as gardeners,
housekeepers, plumbers, contractors, painters, pool maintenance, public
services, personal services, entertainment and other indirect jobs.

Homebuyer and Housing Characteristics

Extensive demographic, sales data and homebuyer profile information is
compiled by the project developer on a regular basis. Additionally, market
analyses have been performed for the City Ranch market area to determine
the parameters of the development and of the future homes which respond
to future resident preferences. Based upon these studies, a range of
housing types have been identified and the characteristics of the
prospective buyers has been defined. While it is possible to identify housing
types and buyer profiles in general terms, there are constant changes in
demand between categories due to buyer preferences and general market
and economic conditions. These general profiles can be delineated as
follows:

1. Move-up Buyers
Composed of buyers from the Antelope Valley area, condo owners in
surrounding higher priced markets, people requiring larger homes, and

buyers desiring smaller homes in more desirable locations, the move-
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up buyer is projected to make up a major category of homebuyer.
Homes are expected to range from about 1,700 to 2,300 square feet
on single-family detached lots. Planning Areas 6, 8, 17, 19A, 23, 27,
28A and 30A are expected to contain housing intended for this market
sector.

First Time Homebuyers and Affordable Move-ups

This category comprises a large segment of the potential future
residents of City Ranch and consists of single persons and young
families with house square footage requirements expected to average
1,500 square feet. The housing products would be built on single-
family lots in accordance with the City Ranch Development Standards.
Proposed areas are expected to include Planning Areas 5, 6, 14, 15,
16, 20, 21 and 24.

Luxury Move-up Buyers

This category consists of both larger homes and smaller, amenity-rich
homes and lots in the most desirable locations, some with views or
other amenities, and are anticipated to range from 2,000 to 3,000
square feet and above. The homes are intended to address the more
affluent move-up residents of the Antelope Valley and from other areas
of Los Angeles County. These homes are anticipated to occur in
Planning Areas 8, 17, 19A, 27, 28A and 31.

Empty Nester

Detached and attached homes ranging in size from 1400 to 2000
square feet would provide homes for active but older residents. About
five (5) to seven (7) percent of the homes in City Ranch could respond
to these buyers, and Planning Area locations would include Areas 5, 8,
15 and 16.

Multi-Family

A limited amount of muiti-family residences are anticipated, especially
in the later phases of the project. The multi-family residences should
provide housing for active singles and couples requiring a low
maintenance living environment. These residences are projected to
occur on Planning Area 12.
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Site Analysis

The following discussion provides the background which forms the basis for
the Development Plan and Development Standards contained in the Specific
Plan. Additional information regarding all identified environmental issues is
contained in the E.I.R. for the City Ranch Specific Plan.

1.

Existing Land Use

The City Ranch property is currently undeveloped and is being used for
cattle grazing. Approximately eight (8) existing farm buildings and
ancillary structures are located within the central section of the
property. All structures are presently vacant. In addition, several dirt
roads traverse the site.

Exhibit 1, "Existing Land Use and Circulation®, depicts the surrounding
land uses, major easements and the City Corporate Boundary prior to
annexation of the property.

A major existing surface feature of the City Ranch site is the California
Aqueduct which traverses the northeasterly half of the property. Built in
the late 1960’s, the California Aqueduct and right-of-way occupies
approximately 116 acres of the property. The California Aqueduct is
not a part of the project acreage.

Properties to the north and northeast are zoned R-1-7000, RPD
(Residential Planned Development) and Santa Fe Hills Specific Plan.
Properties south, east and west of City Ranch are currently within the
jurisdiction of Los Angeles County and zoned for agricultural use. The
general area includes a mixture of suburban and rural designations.
Adjacent to City Ranch on the east side is land owned by Paimdale
Disposal Company, which has submitted applications to the County of
Los Angeles for expansion. The current landfill operation is
approximately 3,600 feet from the site. Further discussion of the
proposed expansion is located in the Development Plan section of this
document.

The existing community of Anaverde is located southeast of City
Ranch, in Los Angeles County’s jurisdiction. This area contains several
hundred single family residences on lots ranging from 10,000 square
feet to two acres and larger. The smallest lots (10,000 square feet) in
Anaverde are located over four thousand feet from City Ranch’s
boundary at the southeast corner. The larger lots in Anaverde are
located generally over a mile away from City Ranch. Because the
topography of Anaverde slopes strongly to the north, City Ranch is
only peripherally visible to the west from these lots.
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The portions of City Ranch nearest to the Anaverde area consist of
open space, entry landscaping, neighborhood commercial, single
family lots and an elementary school. In addition, the open space,
elementary school and entry landscaping provide a transition between
City Ranch and Anaverde, so that the two communities are compatible
from the standpoint of density and land use. The proposed 7,000
square foot lots in City Ranch are compatible with the existing 10,000
square foot lots in Anaverde.

Adjacent to City Ranch on the west is the 7,200 unit Ritter Ranch
Specific Plan area which has been approved by the City of Palmdale
contingent upon annexation. The City Ranch Specific Plan has
considered the Ritter Ranch Specific Plan and makes provisions for
trail connections, compatible circulation plans (based on the DKS
Southwest Regional Traffic Study) and compatible land uses.

Recent Tentative Tract Maps, including tract map numbers 44525,
46452 and 46536, have been approved for residential developments
and schools adjacent to the north and northeast portions of the City
Ranch site.

2. Existing Zoning

Exhibit 2, "Existing Zoning", graphically depicts the existing zoning of
City Ranch and the surrounding area. A prezone application was
submitted to the City of Paimdale to establish zoning for the property
with this Specific Plan, to create site specific comprehensive zoning
standards for the property. The prezone application was processed
concurrently with the Specific Plan.

Properties adjacent to the site have recently been approved, or are
processing General Plan Amendments, zone changes and Tentative
Tract Maps, such that on the northeast, west and east project
perimeters, zoning is expected to become significantly more suburban
in nature. These zoning categories consist of R-1-7000, R-1-10,000,
Santa Fe Hills Specific Plan and the prezone of Ritter Ranch Specific
Plan. Proposed densities in the area are currently anticipated to range
from 0.68 D.U. per acre overall (Ritter Ranch Specific Plan) to greater
than 4 D.U. per acre immediately adjacent to City Ranch on the north
side of Elizabeth Lake Road. Valley Ranch, a proposed Specific
Planned development currently in the design phase, is located
southeast of the subject site. It is anticipated that the proposed density
of the Valley Ranch Specific Plan area will be of a lesser, but
compatible density with the City Ranch Specific Plan area.
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Existing General Plan

Exhibit 3, “Existing City General Plan" and 3A, "Existing General Plan

Land Use Designations”, graphically depict the existing General Plan

land use designations of City Ranch adopted on the site per GPA 89-
2A, and of the surrounding area.

The City Ranch Development Plan proposes a redesignation of the
General Plan land use designations for the site, thus necessitating a
General Plan Amendment. This is also being processed concurrently
with the Specific Plan.

A discussion of conformance with the General Plan is contained in
Section lil, "General Plan Conformance" herein.

Topography and Slope

Exhibit 4, “Topography", depicts the site topography. The property
encompasses elevations which range from a low of 2,750 feet above
sea level to a high of 3,860 feet, a rise of 1,110 feet which occurs over
a total linear distance of over 13,300 feet. The topography is generally
flat with a majority of the central valley portions of the site ranging from
one (1) to three (3) percent in slope. The highest point on the property
is located in the southwest corner and the lowest points are along
Elizabeth Lake Road on the northeast end.

Exhibit 5, “Slope Analysis*, indicates the areas of the property in the
various slope categories of 0-10 percent, 10-15 percent, 15-25 percent
and greater than 25 percent slope. As can be clearly seen from Exhibit
5, approximately 54 percent of the site is within the 0-10 percent
category. The Slope Analysis also indicates that the slopes above 25
percent primarily occur in three (3) distinct bands which run diagonally
across the northern and southern sides of the property. This
topographical pattern helps to establish the developable areas of the
site. Specifically, those areas which are less than 25 percent slope,
and areas which are lower in elevation than the major hillsides and
ridges are more suitable for development. Some areas along the
Verde Ridge, although below 25 percent slope, have not been
proposed for development due to their prominent visibility from off-site
areas. Overall, approximately 400 acres of the site is comprised of
slopes above 25 percent.
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5.

Geology

An extensive geotechnical analysis utilizing visual site inspection,
borings, trenching, seismic lines, aerial photography analysis, test pits,
ground penetrating radar, seismic refraction and laboratory testing was
conducted on the property over a three (3) year period. Results of that
analysis have been summarized in the "Draft E.I.R. for the City Ranch
Specific Plan" prepared by Envicom Corporation, February 1991.

Exhibit 7, "Geology" depicts the soil types, areas where testing was
performed, locations of faults, locations of slope failures and other
technical soils information. A 1"=400" scale geology exhibit is located
in @ map pocket in the back of this Specific Plan. The property is not
impacted by unstable soils due to landslides, exceedingly hard
bedrock or expansive clayey soil conditions, except in very limited
specific areas. No proposed development area of City Ranch contains
areas subject to landslide activity. A small 2.8 acre area of potential
slope failure exists in the Open Space south of development in
Planning Area 17; however, this area is not proposed for development.
All other areas of potential landslide fall within open spaces. With
respect to hard bedrock, no areas requiring blasting have been found
to occur in portions of the property proposed for development. Areas
of hard material occur in Planning Area 32, "Natural Open Space".
These areas are identified as "pos” and "pls" and are expected to be
gradable over much of their areas as well, although no grading is
anticipated here except for utilities, trails, service roads and fire control
measures. Areas expected to contain small deposits of clayey soils
are limited to the fault zone, and are expected to occur primarily in the
golf course. From the standpoint of proposed residential, commercial,
schools and community facilities sites, no significant soils condition
exists which will preclude development as proposed.

According to the geotechnical report, the site can be divided into three
(3) geomorphic regions:

Region 1 The southwestern portion of the site is located along the
northern flank of the Sierra Pelona range. This is an area
of steep mountain slopes with well defined drainage
courses. Drainage is predominantly by sheetflow to
defined drainage courses which direct seasonal runoff to
the north.

Region 2 The central portion of the site consists of older and

younger alluvial fan surfaces. These alluvial fans have
relatively uniform topography with occasional defined
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drainage courses which direct runoff to the north and
northeast.

Region 3 The northern portion of the site consists of the San
Andreas and Littlerock Fault rift zones and includes two
(2) prominent northwest-southeast trending ridges with
parallel valleys. Within this area, slopes range from very
steep along the sides of the ridge to flat within the valley
floors. Drainage is along the northwest/southeast
trending valleys. South of the San Andreas Fault,
drainage flows into Anaverde Creek, an easterly trending
drainage course. In the valley between the San Andreas
Fault and Verde Ridge, drainage is to the northeast
towards Amargosa Creek.

Seismic Analysis

The San Andreas Rift Zone is designated as part of the Alquist-Priolo
Special Studies Zones ("APSSZ"). The APSSZ Act requires that areas
delineated as special studies zones (having active or potentially active
faults) are subject to regulation for certain development projects.

Approximately twenty percent of the City Ranch site is within various rift
zones. Development and construction permits can only be issued for
projects in these zones when it is demonstrated that the sites are not
threatened by surface displacement from future faulting. Extensive
analysis has been performed on City Ranch, and setbacks from these
mapped fault traces have been established and are reflected in the
Restricted Use Area delineations.

With the California Aqueduct passing through the site, the potential
exists for seiche occurrence (water being thrown, or sloshed, out of the
aqueduct during strong shaking) and local flooding due to
embankment failure. Design of the aqueduct by the State has
accounted for this type of an event (Buena Engineers, 1989), and flow
from the aqueduct would be cut off to the damaged section(s), thereby
minimizing the amount of spillage. In addition, the Department of
Water Resource maintains an overflow channel along the length of the
aqueduct to accept any spill over that could occur, minimizing the
potential for flood damage in such an occurrence. As indicated on the
"Conceptual Grading Plan®, Exhibit No. 22, the building pads of
Planning Areas 15, 20, 21, 23 and 24, closest to the aqueduct are
proposed to be raised higher than the level of water in the aqueduct to
eliminate potential for flooding due to aqueduct failure.
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Buildable areas of the site are shown on Exhibit 8, "Fault Hazard
Restricted Use Areas". This information is also contained in a map
pocket, located at the back of this Specific Plan, at 1*=400" scale.
The areas of the site which are affected by seismic faulting have been
delineated and safe building setbacks have been determined, as
shown by the Restricted | through Restricted Ill categories. The
boundaries of the fault hazard Restricted Use zones include a 50 to
100 foot setback from the identified fault or faults. As shown on the
*Fault Hazard Restricted Use Areas” and "Development Plan* exhibits,
the City Ranch Development Plan is designed to ensure all
developable Planning Areas, including park sites, contain buildable
area unrestricted by fault hazard Restricted Use Areas. In addition,
Conceptual Site Plans for the Planning Areas partially impacted by
Restricted Use Areas are provided on Exhibits 228, 22C and 22D.

A certified Engineering Geologist has determined that habitable
structures shall not be built within delineated Restricted Use Areas,
unless site specific fault hazards 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 the City Ranch site,
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
Area with the understanding that habitable structures are to be located
within defined buildable areas.

According to Buena Engineers, nonhabitable structures, including
picnic areas, ball fields, corrals, barns, or intermittent-use recreational
facilities, may be located within the Restricted Use Areas, 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 Areas 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 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.

Regional faults are discussed in detail in Section 5.5 of the City Ranch
E.LR.

Biological Resources
a. Vegetative Resources

Existing vegetation primarily consists of low brush and wild
grasses. The majority of the site was previously cultivated and
used for cattle grazing. Native desert plants, including junipers and
Joshua trees, are located along the northeasterly hillsides.

A total of four (4) biological field studies were performed on the site
between 1988 and 1990 to inventory and analyze the various
vegetative resources. Field surveys were performed by Tierra
Madre Consultants (July 1989 and November 1989), by Dana R.
Sanders and Associates (April 1990), and a survey of the desert
woodland was performed by Lee Newman and Associates in
October 1989. This information is summarized on Exhibit 9,
“Vegetative Resources”. The majority of the project areas which
include residential or commercial development are designated as
non-native grasslands or pasture land, or consist of land classified
as Great Basin sagebrush scrub. These areas are not considered
to be significant biological resources. Isolated areas of short
jointed beavertail cacti, Pierson’s morning glory and wetland areas
have been found to exist on-site. The beavertail cacti occur on
Planning Areas 2, 7, 8, 13 and 32. Mitigation for disturbance in the
areas where short-jointed beavertail cacti occur shall consist of
relocation of the disturbed cacti to open space in Planning Area 7
or 32, as appropriate. A portion of Planning Area 31 includes
Pierson’s morning glory species. Mitigation measures identified for
areas to be graded resulting in the removal of existing Pierson’s
morning glory species shall comply with applicable mitigations
outlined in Section V. L., “Sensitive Plants". A determination has
been made by D.R. Sanders (Dana R. Sanders and Associates,
April 1990) that a wetland designation is applicable to small
portions of the south and southeast portions of Planning Area 13,
but not to Planning Area 15. These areas total approximately
twenty-one acres. Based upon the significance of plants and
various biological indicators found in these field studies, mitigation
due to plant and wetland resources shall conform to measures
identified in Section V. L., “Sensitive Plants”, and J., “Grading
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Standards”, contained herein for Planning Areas 2, 7, 8, 13 and 31.

Scattered Joshua trees and California junipers have been located in
Planning Areas, 1, 2, 4, 7, 8, and 13. These species of native
desert plants are not listed as protected, rare or endangered by the
State or Federal Government. Planning Areas 1, 2, 4, 7 and 13
have been designated Open Space, Park or Golf Course. These
uses can most appropriately accommodate required preservation
or relocation of these plants in a manner consistent with intended
park, golf course and open space uses.

b. Fauna

The biological studies prepared for the project did not identify any
sensitive animal species which utilize the project site on a full-time
basis. A complete analysis of all fauna is discussed in Section 5.7.
of the City Ranch E.I.R.

Archaeological and Paleontological Resources

With respect to archaeological resources, a site specific assessment of
the property was compiled by Archaeological Associates (Van Horn).
This assessment found no indicators of permanent or semi-permanent
prehistoric habitations. Construction of Bridge Road, a major arterial,
will disturb recorded archaeological site LAn-949. A range of
archaeological isolated finds and sites were located on the property.
Twenty-eight (28) archaeological sites identified by Archaeological
Associates (April 24, 1989) fall within areas proposed for development.
All 28 sites were also the subject of a Phase |l investigation during
September, 1990, to determine archaeological significance. The
findings of the Phase |l study are discussed in the City Ranch EIR. The
process of grading and construction may uncover additional cultural
material below the surface. If any of the sites individually or as a whole
are determined to be archaeologically or historically significant, then
mitigation measures as identified in the grading section of this Specific
Plan (see Section V. J., "Grading Standards") shall be employed as
appropriate to address environmental concerns.

From the standpoint of paleontological resources, a literature survey
and site survey was performed by Scientific Resource Surveys. While
no previously recorded paleontology sites were identified by the
research of Scientific Resource Surveys, the Anaverde formation clay
shale member areas have high potential for fossils. Therefore, grading
operations in these Anaverde formations which occur in pockets within
Planning Areas 1, 4, 9 and 13 will be monitored by a qualified
paleontologist, and mitigation measures identified in the grading
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section of this Specific Plan shall be observed (see Section V. J,,
‘Grading Standards").

Partial monitoring shall occur in areas of unknown paleontologic
importance such as pockets of Planning Areas 3, 6, 8 and 10.

Existing Circulation

The surrounding street system includes two-lane streets consisting of
Elizabeth Lake Road along the north property boundary, 25th Street
West and 20th Street West running north from the site, and Avenue S
which ends as a paved two-lane road approximately 1 mile east of the
site. Avenue P exists as a four-lane road, approximately 1 mile north
of the site. Current traffic volumes along these streets range from 2400
to 2700 average trips per day on Elizabeth Lake Road, 600 average
trips per day on 25th Street West, and an estimated 1200 average trips
per day on Avenue S east of the property. Avenue P, one mile north of
the site, has traffic volumes ranging from 4700 to 5000 average daily
trips (ADT’s) within +1 mile of the site. All of these roads are currently
operating at level of service A within one mile of the project. On-site
roads consist of gated, non-paved private roads and one paved
entrance road with very little traffic.

A complete discussion and evaluation of existing circulation and ADT's
are contained in the City Ranch EIR.
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lIl. GENERAL PLAN CONFORMANCE

A.

General

Pursuant to the State of California Planning and Zoning Development Laws,
the City Ranch Specific Plan has been designed to conform with or exceed
the Goals, Objectives and Policies of the currently adopted Palmdale
General Plan. The following section provides an element by element
description of the General Plan and identifies conformance of the City Ranch
Specific Plan with those elements. The criteria for conformance includes
compatibility as well as consistency. Any future General Plan Updates are
anticipated to incorporate the City Ranch Specific Plan. As specified in
Section VII. N., “Specific Plan Amendments", in order to be approved, all
Specific Plan Amendments must be found to be consistent with the General
Plan and its elements. Therefore, consistency is assured over time as the
Specific Plan evolves to meet changing future conditions.

Land Use Element
1. Land Use Designations

City Ranch is designated as "City Ranch Specific Plan”, 2.6 D.U./Acre,
on the Land Use Map and the project is proposed at a density of 2.6
D.U./acre. The current General Plan designates the property with a mix
of urban residential, public, open space and commercial land uses.
Individual land uses within the Specific Plan Area are graphically
depicted on Exhibit 13, "Development Plan". The Land Use Map also
identifies specific land uses within the Specific Plan boundaries. The
Development Plan is not consistent with the land use designations;
therefore, a General Plan Amendment was requested in conjunction
with the Specific Plan to “redesignate” the current land use
designations on the site.

City Ranch is designed to integrate with existing and proposed uses
and future growth in a logical and harmonious manner in terms of land
use, circulation, community facilities and aesthetics. Further, the
Development Plan has provided for protection of major hillsides by
preserving Planning Areas 2, 7 and 32 which contain slopes exceeding
25 percent slope and ridgelines. Schools are located within residential
planning areas and in three (3) cases are directly adjacent to parks.
Neighborhood commercial sites are conveniently located to service
resident daily needs. Off-street bicycle and pedestrian trails are
provided, interconnecting various planning areas, parks and schools
within the development and serve to link City Ranch with adjacent
development. Trail standards are located in Section VI. H., "Trail
Standards".
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2.

General Plan Goals

The City Ranch Specific Plan is consistent with the intent of the goals,
objectives and policies of the Land Use Element. Areas of consistency
with the General Plan include the following goals from the General Plan
Land Use Element:

Goal I: "It shall be the goal of the City of Paimdale to develop a
more orderly community which protects public health and safety,
maintains high living standards, and provides a quality environment."

Discussion:

Goal li:

The Development Plan, its associated development
standards, and the various infrastructure plans for City
Ranch provides the framework for orderly development
of the property. This is accomplished by utilizing such
superior planning techniques as transitions of density,
exceeding minimum requirements for roadway design
and widths, provisions for safety related facilities such
as sheriff and fire stations, consideration of
environmental hazards into the planning and provision
of development standards for proposed housing and
commercial uses which meet or exceed adopted zoning
standards. Quality establishing measures are included
in the Specific Plan which address such issues as
arterial street landscaping, building setbacks from major
roads, entrance landscaping, community wall design,
limitations of grading, preservation of significant natural
features on-site and architectural materials and design.

"It shall be the goal of the City of Paimdale to

accommodate growth and development in a manner consistent
with the provisions of adequate public services and utilities."

Discussion: Contained within the Specific Plan are a series of

plans for the provision of sewer and water service,
storm drainage systems, street networks, schools,
parks and public facilities, as well as an identified
program of how these services and utilities will be
financed, constructed and maintained. Extensive
analysis of traffic, projected infrastructure and
public services needs were performed, and
specific requirements for these facilities and
services are incorporated in Section IV, V and Vil
of the Specific Plan. (See Section IV. O.,
"Construction and Maintenance Responsibility* for
a summary of many of the infrastructure items).

-2



SECTION il
GENERAL PLAN CONFORMANCE

Goal lll: "It shall be the goal of the City of Palmdale to offer a
wide range of living, working and recreational opportunities for all
of its citizens."

Discussion: The City Ranch Specific Plan incorporates a range
of housing densities from 2.4 dwellings per acre
to a maximum of 16 dwellings per acre on one
multi-family site. These various housing types
provide a wide range of prices, lifestyles and sizes
of housing within City Ranch. Employment
opportunities will occur in City Ranch as well, with
jobs occurring in the two commercial centers, fire
station, parks, schools and golf course.

Recreational opportunities are provided in
abundance in City Ranch through a range of
neighborhood parks, a major community park,
golf course facilities, hiking and off-street bike
lanes and open space areas which are open to
passive use. Approximately 817 acres of
recreation and open space area is provided in the
Specific Plan toward this goal.

Goal IV: "It shall be the goal of the City of Palmdale to
encourage a suburban style of community character.”

Discussion: The components of suburban character in the
General Plan include a low physical profile,
emphasizing single family residential
neighborhoods and commercial uses which focus
on serving the needs of a residential community.

The City Ranch Specific Plan permits no buildings
over two stories in height. Single family detached
and attached comprise 43 percent of the site, and
open spaces or major roads comprise an
additional 44 percent of the site. Only one
percent of the property is proposed at multi-family
density.

The two commercial centers in City Ranch are
neighborhood centers, oriented to servicing the
local residents within a two to four mile radius.
Tenants anticipated, permitted uses and
standards for development in the Specific Plan are
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3. General Plan Policies

compatible with proximity to a residential
neighborhood location.

Goal V: "It shall be the goal of the City of Palmdale to create a
community wherein a citizenry diverse in terms of income, age,
occupation, race, lifestyle, values, interests, and religion may
interact, exchange ideas and realize common goals."

Discussion:

Although this goal is generally beyond the scope
of a single development’s ability to be completely
addressed, the City Ranch Specific Plan responds
by providing for four public schools, three
neighborhood parks and a community park.
These public facilities provide places for learning,
interaction, exchanges of ideas and expression of
interests in a manner which is not restricted
because of race, age, income, occupation or
religious beliefs. The broad range of housing
types and corresponding price ranges and
lifestyles offered contribute to the diversity of
incomes, ages and lifestyles which will result in
the community.

Policies contained in the General Plan Land Use Element which are
applicable to the City Ranch Specific Plan are enumerated below,
along with a discussion of the Specific Plan’s conformance or
consistency. General Plan policies have been offset in quotation marks
for clarity.

a.

“All land uses shall be developed in accordance with the land
uses designated on the land use map."

Discussion:

Once amended, the Land Use Map of the General
Plan reflects the land use pattern depicted on the
Development Plan for the City Ranch Specific
Plan. The Specific Plan requires that all land uses
follow the Development Plan, which in turn will be
consistent with the General Plan Land Use Map.

"Incompatible land uses shall be separated by the provision(s) of
an adequate buffer area”.

Discussion:

Generally, most land uses within the Specific Plan
are compatible with each other. These uses
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include schools, parks, single family residential,
single family attached, open space and golf
course. Adjacent uses which require additional
measures for compatibility include muilti-family,
neighborhood commercial, occupied structures
near the faults, residences near landfills,
elementary schools near powerline corridors and
residences adjacent to arterial roadways. In these
cases, specified setbacks, landscape buffers,
masonry walls and proper placement of adjoining
uses have been incorporated into the Specific
Plan to assure that potentially incompatible land
uses are adequately addressed.

c. "Use of Specific Plans and other comprehensive planning
techniques shall be encouraged for the development of land.”

Discussion: The City Ranch Specific Plan complies with this
policy. In addition, the City Ranch Specific Plan
provides the site specific standards, elements and
design guidelines to best implement the orderly
build-out of a comprehensively master planned
community. Because the property is large and
somewhat diverse, the extensive analysis,
information and design solutions contained in the
Specific Plan serve to address the goals and
policies of the Land Use Element. This is
accomplished through the logical, orderly land
use pattern, the provision of numerous mitigative
elements or design requirements, the
establishment of regulations for open space,
provisions for parks and schools and
establishment of sites for commercial and
community facilities.

d. "Open spaces shall be used to create a visually pleasing
environment, as well as to distinguish City and neighborhood
boundaries."

Discussion: The Specific Plan complies with this policy
because it provides 817 acres of parks, a golf
course, natural and landscaped open space in
addition to open spaces and landscaping
occurring within developments and along arterial
roads. The preservation of the Verde Ridge as
open space provides a visually significant area of
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natural terrain, visible from many areas of the City.
The natural open space reserved in Planning Area
32 provides a large, contiguous boundary
between the residential areas of City Ranch and
the Sierra Pelona range to the south. The golf
course provides an attractive recreational form of
open space within the property. These open
spaces serve to preserve visually significant and
attractive slopes and ridges, provide open space
buffers between various land uses, provide
attractive landscape setbacks from major roads
and create an identity of open space for City
Ranch.

€. "Land uses shall be organized to promote maximum opportunity
for transit usage."

Discussion:

Centralized activity centers in the Specific Plan
consisting of the commercial sites are located on
arterial streets, where a significant number of
vehicle trips will occur. These locations are ideal
for bus transit usage along Avenue S and
Elizabeth Lake Road, the two highest usage
corridors in the project area. Single family
attached and multi-family are located around the
intersection of two arterial roads, Bridge Road and
Avenue S. This also reinforces the opportunity for
bus transit along Avenue S by providing a logical
bus stop location at this intersection. In addition
to the above, the project developer is required by
the Specific Plan to participate in the construction
and financing of a regional off-site park and ride
facility which will also promote opportunities for
transit.

f.  ‘“Intensive uses and activities shall be restricted in areas where
natural and/or man-made hazards may threaten life, property or
sense of well being."

Discussion:

All higher density uses in City Ranch (multi-family
and single family attached) were located so as to
place the majority of units away from faults. All
habitable buildings are restricted in the Specific
Plan from being constructed in areas of potential
ground rupture, reducing the risk from fault
hazards. Grading of the site and construction of
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storm drain facilities has been provided in the
Specific Plan to eliminate potential damage to
residences from flood waters. Electrical
transmission corridors have existing easements
which restrict the placement of buildings or
structures in close proximity to towers and
electrical lines. For these reasons, the Specific
Plan is in conformance with this policy.

g. "A mix of different but compatible land uses and activities shall be
encouraged throughout the City."

Discussion:

The Specific Plan achieves this policy because it
provides a mix of different residential densities
and types, and a range of compatible land uses
ranging from parks, schools, commercial, open
space and golf course to community facilities.

For example, the various residential densities have
been distributed on the site so that lower densities
are located adjacent to natural slopes, medium
densities (e.g., SFA type development) are
located as a transition to higher densities and
schools or parks are located within or adjacent to
residential communities in order to maintain
compatibility. The larger commercial site is
separated away from residential uses so as to
minimize compatibility problems. The smaller
neighborhood commercial site employs walls,
landscape setbacks and streets to provide
separation from residential areas.

*Commercial facilities shall be provided to meet the retail and

service needs of the community and, where feasible, such
facilities will be conveniently accessible by bicycle and by foot, as
well as by automobile."

Discussion:

The Specific Plan provides two neighborhood
shopping centers. They are located to provide
optimal access to residents within and adjacent to
City Ranch, and sized to provide a slightly greater
number of gross leasable square feet than
required by the 5,200 residences in City Ranch.
Off-street bike lanes and sidewalks are located
along the arterial roads serving these two centers
to encourage access via pedestrians and bicycles,
as well as by automobiles.
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i.  "Land uses shall be organized to avoid creating nuisances among
adjacent land uses.”

Discussion: In addition to the conformance issues stated
above in Section lll. B. 2., nuisances due to noise,
trash, congestion or similar circumstances are
addressed through setbacks, yard requirements,
wall requirements and landscaping standards
contained in the Specific Plan. For example, the
neighborhood commercial development standards
require screening of loading and trash areas from
adjacent public streets.

j-  “Industrial development shall be coordinated to encourage an
integrated industrial area with maximum flexibility and access to
the regional circulation network."

Discussion: This policy is not applicable to City Ranch; thus
the Specific Plan is not in conflict with this policy.

k. *The City shall promote infilling and appropriate use of vacant land
within the City."

Discussion: This policy is not applicable to City Ranch; thus
the City Ranch Specific Plan is not in conflict with
this policy.

C. Housing Element

The City Ranch Specific Plan provides a comprehensively designed Master
Planned Community aimed at integrating and providing quality housing for
various socio-economic levels. The housing products at City Ranch include
single family detached and attached homes, townhomes and
condominiums. The range of densities and residential products at City
Ranch provide housing opportunities for a variety of households, including
young families, professionals, move-up buyers and "empty nesters®.

The City Ranch Specific Plan also complies with the Housing Element
through consolidation of various parcels into a single master planned
development site. The Specific Plan provides assurance that City Ranch will
be developed in a comprehensive manner devoid of the visual and
functional problems commonly associated with "piece meal* development.
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General Plan Goals

The following outlines the consistency with the goals from the General
Plan Housing Element. General Plan goals have been offset in
quotation marks for clarity.

“It shall be the goal of the City of Palmdale to increase the
housing supply in accordance with the needs of Paimdale
citizens.”

Discussion: The City Ranch Specific Plan complies with this
goal by providing additional housing in a variety of
types, totalling 5,200 residential units.

A market survey was performed to determine the
projected demand for various land uses in the
project area. Significant future demand for single
family detached, attached, multi-family and golf
course development was identified, and the
relative quantities of each type of housing was
adjusted to respond to this demand. At the same
time, adequate planning measures were
considered to assure that proposed development
was sensitive to the site constraints and
acceptable to neighboring residents. By including
recreation and community facility elements into
the Specific Plan such as parks, golf course,
schools and natural open space, a quality living
environment will be created which provides a
desirable addition to the housing supply of
Palmdale.

"It shall be the goal of the City of Paimdale to maintain and
improve existing housing to better fulfill the City’s needs."

Discussion: This goal is not applicable to the City Ranch
' Specific Plan; however, the two are not
incompatible.

"It shall be the goal of the City of Palmdale to expand and
conserve housing opportunities for low and moderate income
households."

Discussion: The projected sales prices for a portion of the City
Ranch single family attached and multi-family
homes are projected to be at or below price levels
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e.

for moderate income households. By providing a
range from lower to higher housing prices, the
project can respond to a wide range of General
Plan objectives.

The project is not proposed to include the
construction of low income housing. However,
construction and subsidization of such housing
units is not precluded within the project and may
be provided depending upon the availability of
local, state and federal grants and subsidies.

"It shall be the goal of the City of Palmdale to ensure that housing
development respects the unique character of Palmdale’s natural

environment.”

Discussion:

The site provides some unique landforms in the
Sierra Pelona range, the Verde Ridge and the
west end of the Elizabeth Lake Road corridor.
The Specific Plan respects these unique areas by
prohibiting construction in these areas. Further,
the Specific Plan contains grading standards,
landscape design guidelines, architectural
controls, exterior color controls and low-water
usage landscape standards which respect the
high desert setting of western Palmdale by
minimizing the impacts created by appropriately
planned development. The provision of 404 acres
of natural open space, especially in areas of slope
which are most visible, also helps address this
goal.

“It shall be the goal of the City of Paimdale to eliminate forms of
illegal or arbitrary discrimination.”

Discussion:

The Project Developer shall comply with all
applicable local, state and federal laws prohibiting
discrimination on the basis of race, color, religion,
sex or national origin in the employment of
persons during the construction phases of the
project and in the sale, rental or lease of dwelling
units and commercial properties in the project.
The Developer will abide by the Voluntary
Affirmative Fair Housing Marketing Agreement
between the U.S. Department of Housing and
Urban Development and the Building Industry
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Association of Southern California which provides
for the availability of housing to all prospective
home buyers and renters without regard to race,
color, religion, sex or national origin.

"It shall be the goal of the City of Palmdale to solicit and advocate
cooperation in realizing regional housing needs."

Discussion:

The Specific Plan is not in conflict with this goal,
and complies with this goal by providing a variety
of product lines and housing types.

General Plan Policies

The following outlines the consistency with the policies of the General
Plan Housing Element. General Plan policies have been offset in
quotation marks for clarity.

a.

“The development of affordable housing will be encouraged
throughout the City."

Discussion:

City Ranch will provide a wide range of housing
prices, and is anticipated to include townhomes,
condominiums and apartments. Townhomes,
condominiums and apartments will help address
price affordability of for sale and rental housing.

“Diverse housing stock will be encouraged city wide."

Discussion:

The Specific Plan complies with this policy
providing a range of housing types including
single family 10,000 sq. ft. lots, 7,000 sq. ft. lots,
single family attached, townhomes, duplexes and
condominiums.

*Zoning regulations will be adapted to changing community

needs."

Discussion:

The Development Standards in the Specific Plan
provide specific regulations for innovative and
contemporary housing types, such as wide and
shallow lots, Residential Planned Developments
and “Z lots" (i.e., a lot containing a detached or
attached house with a side or rear Z-shaped lot
line). Additionally, the Specific Plan provides an
amendment procedure as well as a variance and
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minor modifications process to permit responses
to changing community needs.

d. “"Encourage physical development of sufficient quality to ensure
and add to the visual amenities of the City."

Discussion: The Specific Plan complies with this policy by
providing extensive standards and design
guidelines for street design, grading, landscaping
and architecture, which serve to establish a high
visual and aesthetic quality level. In addition,
nearly 40 percent of the site consists of open
space which will include visual amenities such as
major slopes, ridgelines and areas of the golf
course.

e. "Pursue appropriate private and public sector measures to provide
housing for special need groups.”

Discussion: The Specific Plan conforms to this policy because
the Developer shall comply with all handicapped
access standards as required by local, state and
federal laws and regulations.

The project does not currently include the
construction of housing units that would be
specifically designated for seniors. However,
construction of housing units that meet the
special needs of seniors will be made available, if
needed.

f.  “Encourage the recognition from other localities that housing
problems and housing needs extend beyond political
jurisdictions.”

Discussion: This policy is outside the scope of the City Ranch

Specific Plan; however, the Specific Plan is not in
conflict with this policy.
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Community Revitalization Element

This element focuses primarily on issues outside of and located away from
City Ranch. They include redevelopment of the Sierra Highway and
Palmdale Boulevard corridors, maintenance and deterioration of existing
housing stock within the City, promotion of continued maintenance of
housing, industrial development and upgrading of residential densities
adjacent to existing strip commercial areas of the City. Therefore, the goals
and policies of this element are not applicable to the City Ranch Specific
Plan. The policy contained in this element which addresses commercial
centers is as follows:

"As major commercial centers develop, residential densities should be
upgraded adjacent to existing “strip* commercial areas (particularly along
Palmdale Boulevard) to encourage economic maintenance and revitalization
of commercial.” '

No strip commercial development is proposed in the City Ranch Specific
Plan, and therefore this policy is not applicable. However, the Specific Plan
has been designed to minimize economic decline of the two shopping
center sites because they have been configured with adequate depth, width,
access and buffering so as to optimize their economic life span.

The City Ranch Design Guidelines incorporate measures to insure that the
level of quality established for the City Ranch Development is maintained as
the community matures. The Conceptual Landscape Plan utilizes drought
tolerant, low maintenance plant material. The Master Fencing Plan
incorporates durable, low maintenance and visually pleasing fencing and
wall designs.

Architectural design will include low maintenance, durable building materials,
including such products as tile roofs and stucco exterior finishes.

Community Design Element

Recognizing the importance of a comprehensive community design, the City
Ranch Specific Plan has made provisions for project-wide design standards.
Consistency with the Community Design Element is accomplished through
the Specific Plan Development Standards and Design Guidelines. These
standards and guidelines establish a community design theme and set
project-wide standards for grading, landscaping, fencing and wall design,
and open space and recreational concepts which in most cases exceed City
standards.
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1.

General Plan Policies

The following outlines the consistency with the policies of the General
Plan Community Design Element. General Plan policies have been
offset in quotation marks for clarity.

This element addresses compatibility and proximity of urban areas, the
relationships between urban and natural environments and the physical
appearances of structures and development in Paimdale.

Policies not applicable to City Ranch include Policy 3.6 (fences and
walls for screening of freeways), Policy 3.10 (location of police and fire
call boxes, newsstands, etc.), Policy 3.14 (cleaning of sidewalks,
buildings, parking lots and plazas), Policy 3.18 (landscaping of flood
control channels located in the flat portions of the Antelope Valley) and
Policy 3.22 (a comprehensive plan for design and placement of public
information and traffic signs throughout North County). The City Ranch
Specific Plan is not in conflict with these policies, but does not
specifically relate to these issues.

A. Compatibility and Proximity of Urban Activities

1)  "Undesirable impacts of adjacent land uses (i.e., noise
interruption, visual intrusion, and airborne emissions) should
be mitigated where possible through planning and
development of appropriate buffer zones and utilization of
building codes and standards."

Discussion: In general, most of the land uses within the
Specific Plan are compatible with each
other. Areas which would require
measures to assure compatibility or
provide appropriate buffer zones include
multi-family, neighborhood commercial,
occupied structures near faults, residences
near landfills and residences adjacent to
arterial roadways. In these cases,
specified setbacks, landscaped buffers,
masonry walls and proper placement of
adjoining uses have been incorporated into
the Specific Plan to prevent undesirable
impacts of adjacent land uses.
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2) "The Land Use Plan should establish buffer zones or other
appropriate controls between adjacent incompatible land

uses."

Discussion:

As stated in the discussion above, the
Specific Plan complies with this policy.

B. Relationship of Urban and Natural Environments

1)  “Physical land use development should be carefully
integrated into the natural environmental setting (e.g., hillside
development should respect natural contours, rather than
utilizing massive grading to reshape the site)."

Discussion:

The grading standards contained in the
Specific Plan restrict the instances in which
grading is permitted in steep areas above
25% slope, impose visual and architectural
controls and prohibit construction above
40% slope. Mass graded “mega pads"” are
prohibited within City Ranch, and
curvilinear streets and smaller steps of
grade change are required instead of
single large slopes. Planning Area 8, a
portion of the property which is not
prominently visible from the majority of off-
site areas of Palmdale, proposes the
greatest quantity of fill in the project. This
site, projected to be filled utilizing the
techniques known as daylight filling, will
result in few, small slope banks so that
impacts due to grading will be minimized.

2) ‘Existing avenues that have sufficient right-of-way should be
developed as pedestrian and bikeway open spaces."

Discussion:

Sidewalks and off-street bike lanes have
been incorporated into the Development
Plan along Avenue S, Bridge Road and
Elizabeth Lake Road. These major roads
contain expanded landscape easements
which provide an attractive route through
the central portions of the property,
establishing opportunities for pedestrian
and bicycle access and enjoyment of the
open space settings.
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3) "Open land should be used to identify community boundaries
in order to differentiate between communities and strengthen
community identity and character."

Discussion:

The Specific Plan provides for "community
identity and character" by creating unique
project entryways to City Ranch that
enhance the community appearance.
Open Space areas located at the project
entrances at Bridge Road and Avenue S
also help to distinguish City Ranch from
surrounding communities and create an
attractive landscape environment for the
residential community.

4) 'The pattern of open space areas for each rural community
should promote and enhance a rural community character.”

Discussion:

The project contains 817 acres of open
space, of which 404 acres will remain in a
natural condition. These open space
areas are located to enhance and preserve
the character of the site. In addition, the
City Ranch golf course has been
integrated into the Development Plan as a
major recreation and open space
component of the community design
theme. The golf course provides a scenic
entryway into City Ranch which can be
enjoyed by golfers and non-golfers alike.
The large open space area will provide
creative golf course design, and at the
same time preserve wetlands and native
plants.

C. Physical Appearances - Community Image

1) "Design Review Boards, consisting of community residents
and design professionals, should be created to evaluate
development proposals and to advise the City Council and
County Board of Supervisors on appearance and design

issues.”

Discussion:

The City of Paimdale has a Planning
Commission and has established design
review processes such as the Site Plan
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2)

3)

4)

Review and Conditional Use Permit
processes which the City Ranch Specific
Plan conforms to and utilizes for purposes
of evaluation of design issues. The
processing and review procedures
contained in the Specific Plan implement
this policy.

“All new power distribution networks, communication lines,
and other service network facilities should be located
underground as possible.”

“A long-range program should be maintained for the
underground relocation of overhead power distribution
facilities, telephone lines and other utility services, where
feasible.”

Discussion: Utilities such as gas, water, electricity,
telephone and cable television will be
constructed underground throughout the
project.

"Design criteria should be established for on-and off-premise
signs and billboards."

Discussion: Billboards and roof signs are prohibited
within City Ranch. The City Ranch Specific
Plan addresses sign standards and criteria
in Section V. |., "Sign Standards". These
standards will be implemented through a
sign seals program and the Planning
Department shall be the responsible
agency for the issuance of sign seals upon
approval of all signs.

*Potential landmarks, topographic features and other
dominant physical characteristics should be emphasized as a
focal point for each community."

Discussion: The Verde Ridge and the Sierra Pelona
range are landmark topographic features
which have been preserved and planned
around in the project, providing a focal
point and visual backdrop for the
community.
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5)

6)

7)

“Landscaping should be utilized along major thoroughfares
(parkways, median strips, etc.) to provide visual interest.
Native vegetation should be utilized as feasible to emphasize
the environmental characteristics of the area."

Discussion: With respect to streetscape design, the
City Ranch project will provide for an
enhanced and expanded landscape
treatment of Elizabeth Lake Road, Bridge
Road and Avenue S which implements the
City's objectives to use special landscape
details to identify and enhance major
arterials.

In order to maintain the environmental
characteristics of the area, City Ranch has
emphasized Palmdale’s desert setting and
native plant life by conserving large natural
open space areas. As specified in Section
VI, "Design Guidelines", the proposed
landscaping in the development portion of
the project will, where applicable, combine
native plant material with introduced
landscaping.

“At major community entry points from freeways, railroads,
rapid transit lines, and the airport, landscaping and attractive
signage should be utilized."

Discussion: Primary project entry landscaping and
monumentation will occur at both the east
property line on Avenue S and at the
Bridge Road intersection with Elizabeth
Lake Road. Streetscape design for
Avenue S, Bridge Road and Elizabeth Lake
Road is located in Section VL. 2.,
"Streetscapes” and Exhibits 42 through 45.

“In hillside areas, efforts should be made to preserve views
by keeping street plantings low, limiting the height, design
and location of new buildings, or purchasing land for scenic
turnouts."

Discussion: The Specific Plan achieves this policy by
creating standards that restrict building
height to two stories, restrict grading and
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8)

9)

10)

construction of homes above 25% slopes
and prohibit construction above 40%
slopes.

“A coordinated system of variation in the use of street trees,
lighting, and other details should be adopted to give streets
better visual continuity and provide differentiation between
through streets and local streets. The variations could
include size, spacing, and species of street trees and other
landscaping; color, intensity, spacing and design of lighting
fixtures; color, size, and design of street signs; and color tint
or texture of pavement."

Discussion: A coordinated system of street trees,
median plantings and ground covers has
been identified for the major roads in City
Ranch and for neighborhood entrances. A
plant palette has been established in the
Specific Plan which provides a drought
tolerant scheme for streetscapes and
project entries.

"Traffic control and information signs should be made more
efficient and better appearing (e.g., Market Street, San
Francisco)."

Discussion: The City Ranch Specific Plan addresses
sign standards and criteria in Section V. I,
“Sign Standards". Additionally, the
Developer shall upgrade all street name
signs to incorporate the City’s logo as
approved by the City’s Traffic Engineer.

*Special Districts should be made distinctive by preserving
and emphasizing their scale, architectural character, and
dominant activities."

Discussion: The City Ranch Specific Plan is in
compliance with this policy by
incorporating architectural design
guidelines which will assure that the
community will develop in accordance with
the quality and character envisioned in the
Specific Plan. The architectural guidelines
provide guidance during the development
phases of City Ranch and encourage
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11)

12)

13)

design that will create a distinct identity for
the community and at the same time help
provide for compatibility between
subdivisions of City Ranch.

"A wider variety of shopping, entertainment, employment and
residential activity should be encouraged in major centers
(refer to Land Use Element)."

Discussion:

City Ranch contains two shopping centers
which are projected to respond to a range
of neighborhood commercial uses and to
provide employment. A varied range of
additional employment will occur in City
Ranch, including school employees, golf
course staff, fire station staff, park staff and
City maintenance facility staff. A wide
variety of residential types and densities is
included in the Specific Plan to address
this policy.

"Usable open space in mountain residential areas should be
preserved through planned residential development and

clustering.”

Discussion:

Development for City Ranch is clustered in
the flatter portions of the site and the large
contiguous steep areas are preserved as
open space. In addition, provisions for
Planned Residential Developments have
been incorporated into the Specific Plan.

"Where major views exist, the County and/or City should
establish view easements, and special height districts, to
preserve such views."

Discussion:

The major view areas of City Ranch
include the north facing slopes along
Elizabeth Lake Road, the Verde Ridge and
the Sierra Pelona range. These areas are
preserved as open space and are
proposed to be dedicated to public entities
for permanent preservation.
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14) "The City and County should encourage the inclusion of
green space belts in large subdivisions, and provide for
linking the green space systems among subdivisions.”

Discussion:

The City Ranch Specific Plan has been
carefully designed to integrate open space
and green belts within subdivisions in the
community by providing 817 acres of
parks, golf course, natural and landscaped
open space in addition to open spaces
and landscaping occurring within
developments and along arterial roads. A
pedestrian and hiking trail system,
approximately 3.5 miles in length will
connect the majority of residential planning
areas with schools and neighborhood
parks. Additionally, the design standards
require that subdivisions which abut these
bicycle and pedestrian trails provide
connections to the trails, thereby
integrating the residential communities into
the trail system. Large areas of open
space are linked with the adjacent Ritter
Ranch development.

15) “Harmony of streets should be encouraged with mountain
topography, by alignments which follow mountain contours."

Discussion:

The project has been designed to minimize
the impact of development on the site.
Grading standards contained in Section V
control the grading of roadways and
building sites to complement the natural
landforms and minimize alteration of the
natural landforms. Curvilinear streets and
smaller steps of grade change are required
rather than single large slopes in the
Grading Standards for City Ranch. Street
grades are not permitted to exceed 10
percent unless approved by the City
Engineer.
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16)

17)

18)

19)

"Clustered housing should be encouraged in hillside areas to
enhance the natural aesthetic quality."

Discussion: Careful site planning for City Ranch has
resulted in development that is clustered in
the flatter portions of the site. The large
contiguous steep areas are preserved as
open space.

“Billboard and sign controls should be quite liberal in
industrial and entertainment districts, more restrictive in
community commercial areas, and highly restrictive in local
shopping centers and residential areas."

Discussion: Billboards and roof signs are prohibited

~within City Ranch. The City Ranch Specific
Plan addresses sign standards and criteria
in Section V. I, "Sign Standards”. These
standards will be implemented through a
sign decals program. Criteria for this
program is set forth in Section V. |. 4.,
“Sign Decals Program®.

“A variety of paving materials should be encouraged for
parking lots."

Discussion: The Specific Plan requires special
pavement treatments at parking lot
entrances in commercial centers,
consistent with this policy.

“The location and design of public facilities should play a
strategic role in the overall community appearance. They
provide essential services which should be grouped to form
community focal points and permit space-sharing
economies.”

Discussion: Four elementary school sites and three
neighborhood park sites are located on the
property, and are located adjacent to or
within residential planning areas,
encouraging pedestrian access and
minimizing off-site trips. Three school sites
are located adjacent to parks to permit
shared facilities and reduced costs of
maintenance. The Community Park is
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located centrally to the site and provides
an attractive recreational component which
enhances the open space appearance of
the community.

Human Resources Element

This element focuses on participation in the economic and social life of the
community. The four key issues that relate directly or indirectly to the
economic life of the area’s residents are as follows:

1. Employment Diversification

The City Ranch Specific Plan encourages a spectrum of employment
opportunities and attracts a diversification of homeowners to City
Ranch and the City of Palmdale. The City Ranch Development Plan
provides land use designations for approximately 260,000 square feet
of commercial space, a golf course and clubhouse, fire station, City
maintenance facility, parks and schools. The variety of employment
generating land uses should result in approximately 1,170 permanent
jobs. The 5,200 residential units anticipated at project build-out will
result in approximately 3,350 indirect jobs which will provide necessary
goods and services to the residents of City Ranch.

2. Regional Dependency

The City Ranch Specific Plan encourages a diversified employment
base within the City of Palmdale by providing a variety of employment
generating land uses and housing opportunities that should attract an
economically and educationally diversified resident population. This, in
turn, will help combat the problems associated with a single-industry
economy, such as the aerospace industry, where a large proportion of
jobs are dependent upon one sector of the economy. However, the
job housing balance of the north Los Angeles County subregion will
not be significantly altered.

3. Poverty

The policies contained in the Human Resources Element relative to
poverty are outside of the scope of the Specific Plan.

The City Ranch Specific Plan will ensure equal employment
opportunities that will occur during and after construction buildout.
Approximately 1,170 permanent jobs will be available in commercial,
public facility and construction capacities.
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4.

Educational Equality

Policies relative to Educational Equality contained in the Human
Resources Element are outside the scope of the Specific Plan.

City Ranch Specific Plan proposes four elementary school sites to
service the City Ranch site and surrounding communities. These sites
will provide facilities to accommodate the educational needs and levels
of the resident population of City Ranch.

G. Circulation Element

Policies of the General Plan Circulation Element which are applicable to City
Ranch have been enumerated below, along with a discussion of the Specific
Plan’s conformance. Policies which are not applicable to the Specific Plan
have not been included in this discussion. General Plan policies have been
offset with quotation marks for clarity.

The Specific Plan is in conformance with the Circulation Element for the
following issues:

a.

"Periodically re-examine current traffic volumes and future projections
to coordinate road improvements with actual land use development.”

Discussion:  The planning of City Ranch entailed two major traffic
studies which examined volumes and projected future
traffic out to the year 2000 and the year 2010. Road
sizings, right-of-way widths and configurations were
coordinated to provide capacity for these future build-
out conditions.

"It is recommended that the City consider development of an exclusive
pedestrian-bicycle system at the core of any future major shopping
area in Palmdale. This possibility should be considered in conjunction
with parking and access requirements and the provision of transit to
the center. Such provisions can add greatly to the success of and
circulation within a major shopping area, particularly if a shopping
center will be adjacent to high to medium-density housing.”

Discussion:  Although the neighborhood shopping centers in City
Ranch are not considered “major shopping” areas, a off-
street bike lane system linking areas of the.community
to the shopping centers has been incorporated into the
Specific Plan. '
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The City Ranch Circulation Plan provides efficient roadway and pedestrian
circulation systems. This has been accomplished through a hierarchy of
streets which range from major arterial roads to collector streets. Bus
turnouts and covered bus stops will be provided to assure efficient bus
access along the roadways. Access for future development south, east and
west of City Ranch, including the Sagebrush property and Ritter Ranch, has
been addressed in the Development Plan section of this document.

Major arterials have been designed and sized to adequately accommodate
anticipated traffic demand generated from future developments. The major
arterials (Avenue S, Bridge Road and Elizabeth Lake Road) are designed to
provide convenient and efficient traffic movement through and within City
Ranch while discouraging the intrusion of truck and commuter traffic into
City Ranch residential areas.

The collector street system, shown conceptually on Exhibit 15A, “Circulation
Collector Street System", includes a network of two lane roads within
Planning Areas which provide local connections to arterial streets. Collector
and local street sections are per City of Palmdale standards for pavement
widths and lane configurations, assuring adequate capacity. Each collector
street connection provides capacity for approximately 800 to 1200
residences. No localized congestion is projected to occur within the
Specific Plan area.

Planning Areas each have extensive frontage on collector streets and/or
arterial roads. This permits two or more connections for each Planning
Area, which avoids constrictions due to insufficient connections or traffic
“bottlenecks". The collector street intersections have been located to
disperse traffic loading onto the arterial streets at optimal intersection
spacings. In addition to the collector streets, individual planning areas will
have local connections to arterial streets to further assure adequate levels of
service within neighborhoods.

Interrelated land uses, such as schools, parks and residential areas, have
been proposed adjacent to one another to encourage pedestrian circulation.
Further, off-street bicycle and pedestrian trails are provided throughout the
City Ranch Development connecting the various planning areas and land
uses. (See Exhibit 16, "Bicycle & Pedestrian Trail System".)
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H.

Public Services and Facilities Element

The City Ranch Specific Plan is consistent with the Public Services and
Facilities Element of the General Plan. The City Ranch Specific Plan
addresses many necessary public services and facilities needed to service a
comprehensively specific planned residential development.

The public services and facilities element includes those services and
facilities, whether publicly or privately owned and administered, that are
operated for the use and benefit of the general public. They include water
supply, sewerage, flood control, solid waste, health facilities, police
protection, fire protection, schools, maintenance and libraries.

1.

Water Supply and Sewerage

On-site and off-site water, sewer and drainage plans are identified in
the Development Plan section of this Specific Plan. The proposed
plans have been reviewed and tentatively approved in concept by the
applicable servicing agencies. With regard to water and sewer service,
the responsible agencies have indicated there is/will be adequate
capacity and supply to service the proposed City Ranch development.

Flood Control

As part of the grading plan for the proposed project, building pads and
roadways in planning areas situated in the 100-year FEMA floodplain
and the L.A. County 50-year Capital Storm floodplain of the Anaverde
Creek will be raised above the flood level boundary. Other
improvements made by the Developer to handle storm runoff from
these areas will include debris basins, storm channels, drainage
culverts, catch basins and underground drainage pipes. The
Amargosa Creek runs off-site, parallel to the north boundary of City
Ranch. Only a small proportion of the property (approximately 27% of
the site) drains toward this area, and the majority of this area consists
of park, golf course and other open spaces. Proposed on-site
drainage facilities in the Amargosa watershed will consist of local catch
basins and underground drainage pipes. Off-site to the north, a series
of drainage facilities are proposed as part of Assessment District 90-1.
These facilities are proposed to provide regional protection against
flooding to properties downstream to the north and east of City Ranch.

Solid Waste
Current capacity for the Antelope Valley Landfill is projected through
1996. The.landfill is currently undergoing review for expansion in the

near future. If expanded, additional capacity to accommodate

1-26



SECTION 1l
GENERAL PLAN CONFORMANCE

approximately 3,850,000 tons of solid waste will be available. Because
of anticipated expansion of landfill capacity, compliance with AB 939
(California Integrated Waste Management Act of 1989, Public
Resources Code 40000 et. seq.) and other mitigation measures
identified in the E.I.R., the increase in solid waste disposal by the
proposed project is not considered an adverse impact to the existing
and potential landfill capacities according to the EIR for the City Ranch
Specific Plan.

Future homeowners will be required to pay disposal service fees to
Palmdale Disposal Company for trash removal and disposal or make
other arrangements for weekly disposal of trash at a public landfill per
City of Palmdale Ordinance 503.

Health Facilities

In compliance with this policy, the Antelope Valley Hospital Medical
Center located approximately eight miles from the site will service the
project site. As stated in the EIR, project implementation is not
expected to adversely impact the medical center’s ability to provide
medical services.

Police Protection

The project is anticipated to increase the demand for police services.
These impacts are anticipated to be accommodated by the Los
Angeles County Sheriff Department and paid for out of the City’s
general tax revenues. Increased levels of sales tax revenue to the City
derived from the additional population generated by the project will
partially mitigate these increased costs to the City’s General Fund.

Fire Protection

A fire station site is identified on the Development Plan to service the
City Ranch site and surrounding communities. The on-site station will
provide adequate fire protection for the project area.

Schools

Four elementary school sites are identified on the Development Plan to
service the City Ranch site and surrounding communities. The policies
contained in this element deal with consolidation of the three school
districts serving the area. This issue is outside of the scope of the
Specific Plan.
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8. Libraries

A new branch library has been proposed for the area, located off-site.
When constructed, this facility will serve the residents of City Ranch
and result in adequate library service to the area.

9. City of Palmdale Maintenance Facility

The Developer shall participate in the acquisition and development of a
City of Paimdale maintenance facility in accordance with the City
Ranch Development Agreement.

Governmental Systems Element

This Element contains a description of the governmental system, including
the individual units of government and their legally assigned responsibilities
and geographical jurisdictions. The Element delineates public agencies and
programs which cross county, city and special district boundaries and
evaluates potential impacts on land use policies. This Element also
presents local government issues that are emerging in the Palmdale area,
however this Section contains no goals, objectives or policies.

The items addressed in the Governmental System Element are outside of
the scope of the City Ranch Specific Plan, because they relate primarily to
operation of city-wide, regional, district-wide or intergovernmental issues or
services. Agency functions included in the Element consist of regional and
County of Los Angeles services such as the L.A. County Consolidated Fire
Protection District, Antelope Valley - East Kern Water Agency, L.A. County
Sanitation District, Antelope Valley Hospital District, Paimdale School
District, Antelope Valley Union High School District, Antelope Valley Junior
College and City of Palmdale Public Services.

Regional or intergovernmental agencies discussed in this Element include
LAFCO, Los Angeles County, SCAG and the Airport Land Use Commission.
Regional issues related to these agencies include Air Quality Management,
Water Quality Management, Solid Waste Management and contract
municipal services.

As stated in the EIR for the City Ranch Specific Plan, with the application of
appropriate mitigation measures, payment of fees, construction of facilities
or other measures, impacts to these agencies, services or districts can be
reduced to levels of “not significant" for air quality, energy, electricity, natural
gas, water, sewage disposal, solid waste, telephone, sheriff services, fire
and medical emergency, school, parks and recreation and road
maintenance. No public agencies will be impacted by the project to a
degree which cannot be mitigated to a level of “not significant®, according to
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the EIR. The Specific Plan incorporates the necessary mitigation measures
which address these concerns within Appendix E, "Mitigation Monitoring
Program" or in individual sections. Upon annexation and development, the
City of Paimdale will receive an increase in sales tax revenues which will pay
for some services provided to the property, and other fees will be collected
by applicable agencies or districts to provide various public services.

Environmental Resources Management Element

The City of Paimdale Environmental Resource Management Element
provides the framework for the City’s policies regarding Conservation, Open
Space, Recreation, Scenic Highways and Air Quality. The City Ranch
Specific Plan addresses these issues to insure compliance with the intent of
the Environmental Resource Management Element.

1. Conservation - Approximately 404 acres are designated Natural Open
Space within the City Ranch Development. The Open Space areas are
intended to conserve significant slopes, ridgelines and other
environmentally sensitive resources in their natural state.

2. Open Space - Approximately 40 percent of the 1,985 acre City Ranch
site is reserved for parks and various forms of open space. The open
space areas are intended to provide improved and unimproved Open
Space uses for active and passive recreation.

3. Recreation - City Ranch will provide approximately 153 acres of
parkland to the City of Paimdale Parks network, which includes
approximately 129 acres for one community park site, of which 10
acres is designated for a City Maintenance Facility and approximately
24 acres for four neighborhood park sites. Buildable area is identified
on Exhibit 13, "Development Plan“. The proposed park sites offer
accessibility and developable area for recreational facilities which will
adequately serve the expected resident population and surrounding
areas. In addition, a 216 acre golf course site is included within the
Development Plan, providing further recreational amenities at City
Ranch. A system of off-street bike lanes totalling approximately 4 miles
links together neighborhoods, parks, the golf course and commercial
sites in City Ranch, providing recreation and non-vehicular
transportation. Two bicycle staging areas are proposed which
reinforce the recreational value of this off-street bike lane system. A
landscaped pedestrian/hiking system approximately 7.5 miles in length
provides additional recreation and access to natural open space areas,
parks, schools and hiking areas. The Specific Plan also proposes a
two mile link of the Northside equestrian trail which traverses through
the property, providing a horseback riding route of regional benefit.
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4.

Air Quality - Measures to reduce automobile-related air pollution have
been included in the planning of City Ranch. Pedestrian access is
encouraged by strategic placement of elementary schools and parks
within residential areas. Numerous external trips will be eliminated by
the provision of the on-site commercial land uses. Off-street bike lanes
throughout City Ranch discourage the use of the automobile for shorter
recreation, school and shopping trips. In addition, City Ranch will
participate in the acquisition and improvement of an off-site Regional
Park and Ride Facility in the vicinity of Avenue S and the Antelope
Valley Freeway.

Natural Resources - Preservation of plant and animal habitats, natural
areas, surface water drainage, landforms, cultural resources, unique
geologic features and ambient air quality are issues in the Natural
Resources portion of the Environmental Resources Management
Element. The Specific Plan addresses preservation of plant and animal
habitat, and preservation of natural areas by preserving major natural
open space areas (404 acres), preserving wetlands and employing
mitigation measures for significant plants. The surface water drainage
pattern is being generally maintained, although improvements including
channelization, storm facilities, debris basins, retention areas and
culverts are proposed. Preservation of landforms and unique geologic
features are being addressed by preserving the Verde Ridge and Sierra
Pelona range (Planning Areas 7 and 32). Cultural resources are being
preserved by a series of mitigation measures in the Specific Plan,
described in detail in the Mitigation Monitoring program. Air quality is-
being partially mitigated through efficient street system design, ‘
construction of a park and ride facility, provision of off-street bicycle
and pedestrian trails, efficient community design for bus transit and
energy conservation measures for residential construction.

Habitat Management - This issue applies only to the desert lands east
of Littlerock Wash, the north slope of the San Gabriel mountains, and
selected woodland areas. City Ranch does not fall within these areas;
therefore, this issue is not applicable.

Floodplain Management - The intent of Floodplain Management
policies is to regulate development which occurs within flood flow
areas. Once flood control measures are provided to remove flood
hazards, Floodplain Management requirements are removed.
Construction of flood control improvements is an integral part of the
development of City Ranch, as outlined in the Specific Plan. Therefore,
Floodplain Management requirements will not apply to City Ranch.

11-30



SECTION it
GENERAL PLAN CONFORMANCE

Hillside Management - The southerly portions of City Ranch (Sierra
Pelona range) are designated Hillside Management areas on the
General Plan Environmental Resources Policy Map. Three policies
which relate to this designation in areas above 30% slope include
encouragement of clustering of residential uses, preservation of
portions of the site in a natural state, establishment of densities based
upon contiguity with urban areas and a list of 13 additional guidelines.
Within City Ranch, development is restricted above 25% slope so that
only in isolated areas will development occur on sites above 25%.
Because of standards for grading and restriction of development
contained in the Specific Plan, these three guidelines will be met or
exceeded.

The 13 Hillside Management Guidelines are as follows:

1. "To maximize choice in types of environment available in the
community and particularly to encourage variety in the
development pattern of the hillside.”

2. "The concentration of dwellings and other structures by clustering
should be encouraged to help save larger areas of open space
and preserve the natural terrain.”

3. 'To use to the fullest current understanding of good design,
landscape architecture, architecture and civil engineering to
preserve, enhance, and promote the existing and future
appearance and resources of hillside areas."

4. 'To provide density and land use incentives to aid in ensuring the
best possible development of the Community’s natural features,
open space and other landmarks."

5. *To encourage the planning, design and development of building
sites in such a fashion as to provide the maximum in safety and
human enjoyment while adapting development to, and taking
advantage of, the best use of the natural terrain."

6. ‘To preserve and enhance the beauty of the landscape by
encouraging the maximum retention of natural topographic
features, such as drainage swales, streams, slopes, ridge lines,
rock outcroppings, vistas, natural plant formations and trees.”

7. *To prohibit, insofar as is feasible and reasonable, padding or
terracing of building sites in the hillside area.”
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8.

10.

11.

12

13.

“To provide a safe means of ingress and egress for vehicular and
pedestrian traffic to and within hillside areas, while at the same
time minimizing the scarring effects of hillside street construction."

*Utility wires and television lines shall be installed underground.”

*Outstanding natural physical features, such as the highest crest
of a hill, natural rock-out-croppings, major tree belts, etc., should
be preserved.”

"Roads should follow natural topography, wherever possible, to
minimize cutting and grading."

“Imaginative and innovative building techniques should be
encouraged to create buildings suited to natural hillside
surroundings.”

"Detailed and effective arrangements shall be formulated for the
preservation, maintenance, and control of open space and
recreational lands resulting from planned unit development.”

The City Ranch Specific Plan conforms with these 13 Hillside
Management Guidelines as follows:

1.

Design guidelines and development standards in the Specific Plan
require curvilinear streets, preservation of open space and a range
of five different architectural designs.

Development is clustered in the flatter portions of the site and the
large contiguous steep areas are preserved as open space.

Extensive standards and guidelines for grading, landscape
architecture, site planning, and architecture have been
incorporated into the Specific Plan toward this policy.

The Specific Plan has taken density and land use objectives into
account and has identified golf course, park, open space and
natural open space uses.

In areas where the natural terrain contains steep slopes,
prominently visible features and/or scenic views, preservation or
compatible land uses have been identified (e.g., golf course,
natural open spaces, hiking trails through hillsides). The majority
of the site presents no hazards to development. Off-site flows in
the Anaverde Creek watershed from the south and west of City
Ranch will be collected in a system of debris basins, swales and
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10.

11.

12.

13.

channels, safely conveyed through City Ranch in drainage
easements and will connect to existing box culverts under the
aqueduct. From there, runoff will parallel the aqueduct and exit
the site at the east boundary, south of City Ranch Road. All
potential flood areas for the Amargosa Creek fall off-site. No
buildings in City Ranch will be subjected to flood hazards once
planned drainage improvements are made. Areas of the property
near faults have been extensively analyzed, and appropriate
setbacks have been established for building sites which minimize
hazards of ground rupture. Building sites have been proposed
only in areas which can be made acceptably safe from flood
hazard, fire risk, ground rupture and other potential hazards.

Rock outcrops, steep slopes, ridge lines, vistas and trees all occur
on Natural Open Space areas of the project. Some of these
features have been preserved.

Hillside areas as defined in this section (above 30% average
slope) have been largely protected by the Specific Plan’s
standards restricting grading and construction of homes above
25% and prohibiting construction above 40% slopes.

Grading standards respond to this guideline by limiting heights of
slope banks and by addressing screening and landscaping.

Utility lines in City Ranch are required to be built underground, in
conformance with this guideline.

Hill crests (Verde Ridge and Planning Area 29), natural rock
outcrops (in Planning Area 32, Natural Open Space), and stands
of Joshua Trees (Planning Areas 2, 7) have been preserved and
are consistent with this guideline.

Road design is addressed in the grading standards and
alignments of major roads have been chosen to avoid steep
slopes, minimizing cutting and grading.

This guideline applies to homes on steeper terrain than occurs in
City Ranch.

A program of dedication and/or maintenance of parks, open
space, golf course, slope banks and natural open spaces is
contained in the Specific Plan, addressing these issues. The
Specific Plan contains a table indicating maintenance
responsibility which outlines the ownership and continuing
responsibility associated with natural and landscaped open space,
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parks and the golf course (see Section IV. O., "Construction and
Maintenance Responsibility").

Noise

The City Ranch Specific Plan is aimed at providing a quiet, serene suburban
residential environment. The project proposes two (2) commercial areas
which may generate noise commonly associated with commercial activity;
however, the commercial sites have been located and/or oriented away
from proposed residential development to mitigate any potential impact.

Elizabeth Lake Road, Avenue S and Bridge Road will result in traffic-related
noise impacts on-site. Single family detached residential development,
which occurs adjacent to major arterials, will be buffered through the use of
landscaping easements, walls, noise-resistant building materials and/or
slopebanks, as required by individual noise studies. Further, no single
family detached residences will be oriented onto major arterials. Site
specific design of these measures will be reviewed at the tentative map
stage.

All buildings are required to be set back a minimum of 30 feet from arterial
roads, to help mitigate impacts of noise to occupants. Single family
attached and multi-family developments will also be designed to provide
measures to minimize potential noise impacts associated with major
arterials. Measures to minimize noise impacts may include landscape
buffering, walls, building orientation and utilization of noise-resistant building
materials. Site specific measures to address noise impacts will be identified
and reviewed through the City of Paimdale Site Plan Review, Conditional
Use Permit or Tentative Map process as applicable, depending upon the
specific proposal.

Seismic Safety

A complete geotechnical study of the entire City Ranch site has been
performed by a State of California registered geologist to identify Fault
Hazard Restricted Use areas. The Development Plan has considered the
locations and characteristics of the restricted use areas for determining the
specific type and intensity of development in and around these areas.
Higher density development such as Single Family Attached, Multi-Family
and schools have been located away from faults. No habitable structures
will be constructed across the trace of a fault or within fault hazard
Restricted Use areas.

The Seismic Safety Element of the General Plan contains numerous policies
oriented to achieving two goals: reduction of loss of life, bodily injury and
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property damage, and reduction of economic and social dislocations. A
discussion of the Specific Plan’s conformance with these policies follows.

Policies 0.1 and 0.3 involve the establishment, adoption and enforcement of
standards, regulations and criteria to reduce unacceptable levels of seismic
risk. Although these policies imply that it is the responsibility of the City or
County to establish, adopt and enforce these standards, the City Ranch
Specific Plan has identified specific areas of the property where uses and
structures are restricted in order to reduce levels of seismic risk, and has
established policies prohibiting the placement of habitable buildings or
structures within areas of high seismic hazard (see Section |V and Exhibit 8).
Policies 0.4, 0.5, 0.6 and 0.7 deal with City or County objectives of
evaluating existing vital facilities, critical use facilities, and housing facilities
for dependent population, and are therefore outside of the scope of the
Specific Plan. With regard to proposed facilities stated above, the City
Ranch Specific Plan has located schools and fire station sites away from
fault hazard restricted use areas and is consistent with these policies.
Policies 0.8 and 0.13 address programs and seismic safety planning which
is addressed by City programs.

Policies 0.12 through 2.1 do not apply to City Ranch or are outside the
scope of the project because they address uses, buildings, dams, industrial
facilities and programs which are not a part of City Ranch. Policy 0.2
advocates that all new development be required to comply with established
seismic safety standards. Addressing this policy, the Specific Plan requires
that all buildings comply with the Uniform Building Code which contains
specific construction standards for buildings located in seismically active
areas.

With respect to additional policies of this Element, the following discussion
outlines policies and discusses the Specific Plan conformance. General
Plan policies are set off by quotation marks for clarity.

a. "Development should be minimized in active fault zones. Uses to be
accommodated include light recreation, agriculture, neighborhood
commercial, and residential to a maximum of 0.5 dwelling units per
acre (Non-urban 1)."

Discussion:  The active fault zone has been precisely identified by
extensive site specific testing and analysis. Defined
building setbacks have been established and mapped
which prohibit buildings from being constructed within
zones of high potential for ground rupture. Exhaustive
analysis by the geotechnical consultant has resulted in
standards contained in the Specific Plan which restrict
all buildings in the active fault area. Under present
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construction standards, it has been determined that
single family densities up to 4 dwellings per acre are
acceptable outside these fault zone setbacks.
Therefore, the Specific Plan is consistent with this
policy.

b. "No new residential unit, or any other structure, shall be permitted to be
constructed across the trace of a fault in this zone."

Discussion:

All buildings are prohibited by the Specific Plan from
being constructed across the trace of an active fault
throughout the Specific Plan area.

c. “Critical facilities (health, police, fire, etc.) should be specifically
excluded from development in this area."

Discussion:

The proposed fire station is approximately 1,700 feet
from the nearest fault trace setback. This distance is
adjudged to be acceptable from the standpoint of fauit
damage under present building construction standards.
No additional critical facilities occur in the Specific Plan
area.

Planning Areas 5, 8, 12 and 15 are located in general
proximity to the San Andreas fault. On the faults
adjacent to Planning Areas 5, 8, 12, and 15, building
setback lines which include a 100 foot setback from the
fault location have been established. Small portions of
the edges of these Planning Areas overlap into the
building setback lines for the fault zone as shown on the
Development Plan; however, the Specific Plan prohibits
construction of habitable structures within the building
setback limits associated with the faults. Relative to
General Plan Policy “a" above, the active fault zone has
been clearly identified, a Restricted Use | or I
designation has been delineated, and the Specific Plan
policy prohibits all habitable buildings from
encroachment. The boundaries for Planning Areas S, 8,
12 and 15 have been expanded to permit placement of
perimeter landscaping, streets and recreation areas
without habitable structures within the setback zone, in
order to minimize inefficient use of the land. This
remains consistent with the General Plan policy.
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Public Safety

The Public Safety Element deals with three major areas of concern: Brush
Fire Hazards, Urban Fire Hazards and Geologic Hazards.

The City Ranch Specific Plan conforms with the Public Safety Element of the
General Plan through the use of risk management techniques, including
flood control, erosion control, fire prevention and design standards for
minimizing geologic hazards.

The issues of fire protection and reduction of fire risks due to brush hazards
is an important issue when development occurs adjacent to open spaces.
In the City Ranch Specific Plan, issues of brush fire hazards have been
addressed by the following three methods: a fuel modification program is
contained in the Specific Plan which controls fire hazards adjacent to open
spaces by removal of fuel (brush), and substitution of irrigated and
landscaped buffers with low combustible shrubs and trees as approved by
the City of Paimdale and Los Angeles County Fire Marshall. Secondly, all
dwellings within City Ranch are restricted to fire resistant roofing materials
by the Specific Plan. Thirdly, by locating a fire station within City Ranch,
response times during emergencies can be minimized. The fire station site
will serve the City Ranch community, as well as existing and proposed
neighboring communities which will require efficient emergency response
service.

Regarding issues of erosion, settlement, slope stability and other soil-related
hazards, the Specific Plan contains grading standards which limit slope
height, and which provide slope stability control measures, grading
techniques which control soil erosion, landscaping requirements which
control soil erosion, standards for construction of drainage terraces and
other devices to control slope erosion, and drainage system design
elements such as flood control basins which minimize the effects of soil and
debris transport during storm conditions. A site specific study of soils and
slope stability was performed in the planning process to identify potential
slope failures or slides. These areas are located outside of proposed
development.

Grading in areas above forty percent slope is prohibited in the Specific Plan
except for reasons of public health, safety, welfare, protection of property
and necessary public facilities. Further, construction of home sites is
restricted on slopes above twenty-five percent, except in isolated small
pockets of slope. These combined measures serve to decrease exposure
of development to potential slope hazards.

From the standpoint of other geotechnical conditions such as expansive
soils, subsidence and liquefaction potential, the potential risk from these
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factors has been adjudged by the geotechnical consultant to be not
significant. However, the mitigation and monitoring section contained in the
Specific Plan (appendix) and the EIR identifies a program for further testing
and recommendations for foundation design, construction of subdrains and
re-compaction of soils to address these issues if problems are encountered.

Energy Conservation

The City Ranch Specific Plan provides energy conserving provisions which
are consistent with the Energy Conservation Element.

Commonly used residential energy sources, namely natural gas and
electricity, are conserved at the City Ranch site through use of energy-
efficient building materials. Recent revisions and further energy
conservation requirements contained in the Uniform Building Code have
established more stringent criteria for building construction with respect to
insulation, window glazing and window area. These requirements exceed
those in effect during adoption of the General Plan. Because the Specific
Plan requires conformance with the Uniform Building Code, the new energy
conservation benefits will be achieved. Energy efficient building materials
utilized will include energy efficient water heaters and space heating units,
insulation, dual glazed windows and thermally efficient building materials.
The Design Guidelines contained in Section VI provide architectural and
landscaping design requirements which take into consideration the effects
of solar orientation through window design and placement, overhangs and
plant material selection and placement.

The City Ranch Development Plan designates sites for commercial,
recreational and school purposes dispersed throughout the project within
close proximity to residential uses, thereby minimizing the need to commute
long distances to reach commonly used facilities. Further, the Circulation
Plan includes bike and pedestrian paths which promote transportation
modes other than the automobile. Reducing the distance to commonly used
facilities and encouraging alternate forms of transportation both act to
minimize the amount of vehicle fuel consumed. Circulation layout and
placement of development has resulted in a community which can efficiently
accommodate bus transit.

Also included within the City Ranch Specific Plan are provisions to
participate in the development of an off-site Park and Ride Facility in the
vicinity of Avenue S and the Antelope Valley Freeway to service regional
needs. The Park and Ride Facility will encourage car pooling to reduce
auto fuel consumption.
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Regional Impact

The purpose of this element is to discuss the nature and extent of the
relationship between planned growth in the Paimdale area on regional
physical, economic and environmental systems.

The City Ranch Specific Plan addresses and provides measures to minimize
associated potential regional impacts. They are as follows:

1.

The plan calls for on-site and off-site infrastructure improvements
including trunk sewer, major drainage improvements, water storage
and distribution and regional roadway improvements to adequately
accommodate the project at buildout.

The Development Plan provides the framework to ensure that servicing
the project will not exceed existing service capacities, and therefore
adversely affect the Antelope Valley. All facilities will be extended
and/or improved to accommodate the development.

Four (4) elementary schools, four (4) parks and a community park are
proposed to ensure that residents of the City Ranch development are
adequately served on-site, minimizing the impact to surrounding
facilities. Further, the schools and parks on-site will be public, thereby
serving the community at large. ’

To provide adequate high school service, the Specific Plan requires the
project developer(s) to contribute towards the financing of a high
school located off of the City Ranch property, unless otherwise
provided for in the Development Agreement.

The Development Plan has addressed potential off-site visual impacts
associated with the development by designating major hillside areas
and significant ridges as natural open space.

According to the EIR for City Ranch, the Antelope Valley Freeway in the
vicinity of Avenue S and Paimdale Boulevard is projected to be at an
acceptable level of service as master-planned roadway improvements
are made to accommodate project related traffic per the schedule of
required roadway improvements.

The City Ranch Specific Plan and EIR identify those measures to be
included within the development of the City Ranch Specific Plan area in
order to mitigate transportation impacts of the project. In the event
that a Congestion Management Program is adopted by another
governmental entity which is applicable to the City of Palmdale, the
Developer of the City Ranch Specific Plan area will comply with the
terms thereof as iefined in the Development Agreement.
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IV. DEVELOPMENT PLAN

A.

Introduction

Three years of planning, analysis and refinement were spent formulating the
structure of City Ranch in order to make it one of the most unique master
planned communities proposed in Paimdale to date. The focus and
emphasis driving the Development Plan for City Ranch was open spaces,
view opportunities and recreation. These elements form the backbone of a
distinct community which creates a feeling of being in a separated,
suburban/rural setting made up of unaltered open areas, scenic hills, distant
city views and a distinct "sense of place". This is established by details of
design, such as the community entrance statements, the street landscaping
along major arterials, community walls and the open vistas and landscape
treatment along Elizabeth Lake Road.

The principal land use within City Ranch is Single Family Residential, at
average densities equating to 2.6 dwelling units per gross acre. The style of
the community is one of a relaxed, suburban lifestyle, rather than of an
urban space and intensity. The frequent use of informal patterns in street
canopy trees, entrance design, curvilinear street patterns, cul-de-sac
neighborhoods and golf course living create a sense of quality and an
atmosphere of relaxation.

The design of City Ranch also incorporates a coordinated pattern of
compatible uses which function together and create secondary benefits. By
providing two retail commercial development sites within City Ranch, traffic,
which would otherwise load onto off-site streets, can be decreased and kept
internal to City Ranch. Four elementary school sites and four park sites are
located on the property, and are usually adjacent to or within residential
Planning Areas, encouraging pedestrian access and minimizing off-site trips.
To provide for public high school service, the Developer of City Ranch will
contribute toward acquisition of an off-site high school site, unless otherwise
specified in the Development Agreement.

Because of the size and scope of City Ranch, the Specific Plan has been
divided into Planning Areas to provide better detail and a separate identity
for each neighborhood. These Planning Areas are illustrated on Exhibit 13,
*Development Plan®.

Each Planning Area has a density based on the types of terrain, types of
housing products, view potential, site constraints and surrounding amenities.
Overall, the individual Planning Areas may have varied architectural styles
which will be tied into the overall City Ranch community through the use of
compatible architectural finish materials, landscaping, signage, lighting,
community wall design and other design elements.
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The Development Plan is the pictorial summary of all land use designations
and the basis for the Development Standards described in Section V. Each
Planning Area is designated on the Development Plan and on the statistical
summaries which have a target not-to-exceed density based on gross acres.
Each Planning Area has an approximate location, an estimated area in acres
and a specific number of permitted dwelling units. During the site plan and
tentative map stages of design, it is anticipated that the actual number of
dwelling units and actual size of the Planning Areas may vary provided
however, that the total sum of permitted dwellings for all of the Planning
Areas combined does not exceed the maximum gross density permitted
(5,200 residences). It is also anticipated that the size and boundary
configurations of each Planning Area may vary slightly (not to exceed ten
percent of the expanding Planning Area) provided, however, that the density
per gross acre is maintained.

In addition to the above, a defined system for the controlled transferring of
dwelling units to specific Planning Areas has been specified in Section
VII. U., "Transfer of Dwelling Units".

Land Use and Density
1.  Golf Course

Although only about 150 acres are required to build a regulation 18
hole golf course, the availability of approximately 216 acres for golf
course use provides ample opportunity to design a desert-oriented,
scenic, public or semi-private golf course in Planning Areas 4 and 13,
while still providing right-of-way for the future City Ranch Road.

Located near the north entrance to City Ranch, the clubhouse is
anticipated to be located in Planning Area 4, with the design of the
course envisioned to traverse Planning Areas 4 and 13. Approximately
1.9 acres of buildable land within Planning Area 4 is available for
construction of a clubhouse located strategically on the flat knoll
overlooking Planning Areas 4 and 13.

Components of the golf course are likely to include a driving range,
practice greens, 18 holes, a clubhouse and parking areas. Details and
design of the golf course have not been determined at this time and
are subject to site specific design, market research and other
considerations specific to golf course operations. A golf
cart/pedestrian underpass shall be provided under both Bridge Road
and City Ranch Road to provide safe linkage to all portions of the golf
course, if needed. A conceptual layout is depicted on Exhibit 17,
*Open Space and Recreation Concept".
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In addition to providing a suitable, compatible use within areas affected
by faults, the golf course provides a scenic entryway into City Ranch
which can be enjoyed by golfers and non-golfers alike. The excess of
land area coupled with the flexibility of golf course design allows this
use to be highly compatible with preservation of wetlands, native plants
and particular habitats for animals and plants.

Planning Areas 4 and 13 contain scattered Joshua trees, California
junipers and short-jointed beavertail cacti. These native desert plants
shall be addressed in the design of the golf course. For every acre
graded within the golf course, two (2) Joshua trees or California
junipers shall be preserved or relocated within Planning Areas 4 and
13.

Soils expected to contain paleontological resources are scattered in
"pockets” throughout the golf course area. Soils which are classified
as of high paleontological importance and which will be graded are
subject to mitigation measures outlined in Section V. J. g., "Grading in
Areas of Potential Archaeological and Paleontological Resources”.

Portions of Planning Area 13, located on the south side of City Ranch
Road, have been identified as wetlands in a study conducted by D.R.
Sanders and Associates dated April, 1990. Area 13 is proposed to be
developed as part of the golf course; however, the final design of the
course has not been determined and is subject to review and approval
of a Conditional Use Permit. The applicant proposing to develop the
golf course will approach the California Department of Fish & Game
and the U.S. Army Corps of Engineers to discuss the development,
assess project impacts and consider possible mitigation measures
where applicable, including enhancement of the wetlands. No
alterations to the wetlands area as depicted on Exhibit 22A shall occur
until approvals and/or clearances are obtained from the City of
Palmdale, California Department of Fish & Game and the U.S. Army
Corps of Engineers. Copies of the streambed alteration agreement,
issued by California Department of Fish & Game, and the 404 permit,
issued by U.S. Army Corps of Engineers, shall be filed with the
Palmdale Planning Department prior to issuance of grading permits for
the golf course project, if the proposal includes alteration of wetlands.
Any wetlands which remain undisturbed shall be placed in a permanent
biological open space easement dedicated to the City of Paimdale.

School Sites

Four (4) elementary school sites, three (3) in the Westside School
District and one in the Palmdale School District, ranging from eight (8)
to ten (10) acres in size, are identified on the City Ranch Development
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Plan. All four (4) proposed school sites are located out of and away
from potential adverse impacts including:

1) Fault Hazard Restricted Use areas
2) future flood hazard areas
3) high voltage power lines

The schools are located within residential areas, away from major
arterials. All four (4) sites have been reviewed and approved by
respective school district staff with respect to locations and size.

CITY RANCH SCHOOL SITES

PLANNING SCHOOL # OF

AREA DISTRICT ACRES ADJACENT USES

1 Westside Union 9 Park, Multi-Family and
SFA/MF Transitional

198 Westside Union 9 Park, SFD/SFA Transitional
and Open Space

25 Paimdale 10 SFD/SFA Transitional

308 Westside Union 8 Park, SFD/SFA Transitional

In the event the school district determines that a designated school site
is not needed to serve school district demand, residential dwelling units
may be transferred into the subject Planning Area in accordance with
Section VII. U., “Transfer of Dwelling Units" and Section N. 2., "Minor
Modifications”. The developer shall comply with the applicable school
district’s standards, policies and agreements for school site acquisition
and construction of the subject school sites.

The Antelope Valley Union High School District serves the City Ranch
Specific Plan area. The District has indicated that a high school site is
needed in the vicinity of the boundary between the City Ranch and
Ritter Ranch area. Three potential locations (Planning Areas 5, 14 and
16) in City Ranch, each encompassing approximately 22 acres have
been designated with an overlay for High School, and are indicated on
the Development Plan as potential High School locations.
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Park Sites

Four neighborhood park sites identified as Planning Areas 18A, 22,
28B and 35, and two community park sites identified as Planning Area
9 and 10 provide a total of approximately 98 acres of parkland.
Planning Area 1 is designated as Open Space/Community Park and
provides a total of 55 acres of additional open space/parkland of which
10 acres will serve as a City Maintenance Facility.

The majority of these park sites are located on 3 to 10 percent slopes,
and are suitable for uses including playgrounds, ball fields and other
similar active recreational facilities. Also, passive recreational uses
including picnic areas, barbecue facilities and open turf areas can be
readily accommodated on these park sites.

Planning Area 35, intended to serve as a 3.8 acre neighborhood park,
is situated next to an elementary school site and is also located
adjacent to a proposed off-site park and greenbelt system on the
adjoining property to the west. This serves to enhance the open space
system of interconnecting trails, park sites and schools on- and off-site.

Planning Areas 1, 9 and 10 are intended to serve as a Community
Park, encompassing approximately 119 acres, with 24.4 acres suitable
for habitable structures such as community recreation buildings, pools,
restrooms, a gymnasium and other buildings. Additional land suitable
for parking lots, ball fields, passive park uses and other park uses is
distributed on the site.

Planning Area 18A is a 5 acre park located north of the Southern
California Edison Easement adjacent to single family residential and an
elementary school site. The site is designated as a neighborhood park
and is located on gently sloping land (less than 10%). Site conditions
are suitable for ball fields, play areas, play courts, such as tennis and
basketball, picnic and other park facilities and activity areas.

Planning Areas 22 (10.0 acres) and 28B (5.0 acres) are also
neighborhood park sites and are located adjacent to single family
neighborhoods. Planning Area 28B is adjacent to an elementary
school, providing the opportunity for joint use of facilities. Both sites
are situated on gently sloping terrain (3 to 5 percent) and are located
conveniently and centrally within the residential areas. Site conditions
are suitable for the range of activities and facilities listed above for
Planning Area 18A.

Design and facilities planning of parks shall be to the satisfaction of the
City of Palmdale’s Director of Parks and Recreation.
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All neighborhood and community parks shall be dedicated to the City
of Palmdale and shall be fully improved by the City Ranch Developer.
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 and other
improvements, all to City of Paimdale 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
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 City, in order to satisfy the remainder of the parkliand
requirements.

a. Park Construction Phasing

All neighborhood and community parks shall be dedicated to the
City of Paimdale and improved by the City Ranch Developer.

Park Sit Size (AC) Type
1,9,10 119.0 Community

Required Date of Commencement/Completion

Park construction commences with the issuance of the first building
permit in Phase Two (Planning Areas 15 and 20). The Community
Park will be completed by the issuance of the certificate of
occupancy for the 3,500th home in the project.

Park Site Size (AC) Type
35 3.8 Neighborhood

Required Date of Commencement/Completion
. Park construction occurs concurrently with the construction of the

elementary school located on Planning Area 11, and completed by
the date of occupancy of the school.
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Park Sit Size (AC) Type

18A 5.0 Neighborhood

Required Date of Commencement/Completion

Park construction proceeds according to one of the following,
whichever occurs first:

1) Concurrent with construction of the elementary school
located on Planning Area 19B. Completed by the date of
occupancy of the school.

2 Commences upon issuance of the certificate of
occupancy for the 350th home in the aggregate within
Planning Areas 16, 17 or 19A, and completed within 1
year from that date.

Park Site Size (AC) Type
288 5.0 Neighborhood

R ired Date of Commencement/Completion

Park construction proceeds according to one of the following,
whichever occurs first:

1) Concurrent with construction of the elementary school
located on Planning Area 30B. Completed by the date of
occupancy of the school.

2 Commences upon issuance of the certificate of
occupancy for the 350th home in the aggregate within
Planning Areas 28A, 30A or 31, and completed within 1
year from that date.

Park Site Size (AC) Type
22 10.0 Neighborhood
Requir te of Commencement/Completion

Concurrent with the issuance of the certificate of occupancy for the
500th home in the aggregate within Planning Areas 21, 23 or 24,
and completed within 1 year from that date.
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4.

Open Space

Open Space land uses are described by type in Section IV. I., Open
Space and Recreation. That section describes the Open Space uses
and their locations. The Open Space and Recreation Concept (Exhibit
17) indicates the overall open space program for City Ranch, which
provides approximately 817 acres of open space uses. Planning Areas
2,7, 26, 29 and 32 shall be offered for dedication to the City of
Palmdale. In the event that the City of Palmdale does not wish to
accept one or any of the open space areas, a Homeowners
Association, Assessment District or other public or private entity will
assume responsibility for maintenance and liabilities of these sites.
Refer to Section IV. O., "Construction and Maintenance Responsibility"
for a detailed description of open space areas and maintenance
responsibility. ‘

The major Natural Open Space areas within City Ranch have been
designated for specific purposes or for preservation. Therefore, use of
these areas for off-road recreational vehicles, motorcycle or similar
uses shall be prohibited. .

Community Facilities
a. Fire Station Site

A one (1) acre fire station site is designated on the northeast corner
of Avenue S and Bridge Road, depicted on Exhibit 14, "Community
Facilities*. The exact configuration of the site with respect to
easements, adjacent facilities, dimensions and access points shall
be determined in the tentative map stage of development and shall
be subject to review and approval by the Los Angeles County Fire
Department.

Conveyance of the fire station site to the Los Angeles County Fire
Department shall be addressed in the Development Agreement. In
the event that the Development Agreement does not address
conveyance of the fire station site, the Developer shall participate in
financing fire service facilities and apparatus in proportion to the
demand created by the development project as determined by the
Los Angeles County Fire Department. Financing measures may
include paying the prevailing development fee or providing land, a
completed fire station and/or specialized apparatus.
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b. City Maintenance Facility

Planning Area 1 shall be dedicated to the City of Palmdale for open
space, park and community facility purposes. A portion of
Planning Area 1 shall be reserved for a 10 acre City Maintenance
Facility, pursuant to requirements determined by the Department of
Public Works and the Development Agreement.

Residential Planning Units

Compatibility between adjacent uses is of paramount importance in
determining the specific locations of the land uses for City Ranch. The
densities and housing types are arranged on the property so that
higher density uses gradually transition to lower densities and higher
density uses, which require more grading as slope increases, are kept
in the flatter portions of the site.

The use of parks, schools and open spaces around Planning Areas
12, 14, 21 and 23 was extensively employed to provide open space
relief for higher density housing. Avenue S, with increased landscape
setbacks, is used as a transitional buffer between Planning Areas 14
(SFA/MF Transitional), 21 (SFD/SFA Transitional) and 23 (SFD/SFA
Transitional) and Areas 19A, 28A and 30A (SFD/SFA Transitional) in
order to improve compatibility. This buffer will provide a minimum of
160 feet of separation between buildings in the two types of Planning
Areas.

In response to slopes and transitions from the flat portions of the site,
densities are decreased and lot sizes increased on the southern edges
of the property which abut major open spaces of Planning Area 32.
This includes establishing larger minimum lot sizes in Planning Areas
17 and 31 (see Section V. J., “Grading Standards").

a. Single Family Detached (Urban Residential)

Planning Areas 6, 8, 19A, 20, 24, 27, 28A and 30A are similar in
standards and intent to development found in R-1-7,000 zones.
Net density is proposed at a target of 3.2 to 3.4 dwellings per acre
for Planning Areas 17 and 31, and from 3.6 to 4.2 dwellings per
acre for Planning Areas 6, 8, 19A, 20, 24, 27, 28A and 30A. These
densities correspond to the General Plan category of Urban
Residential 3.1 to 6.1 dwelling units per gross acre. Single Family
Detached, as with all residential and commercial uses, are
additionally subject to the City Ranch Design Guidelines to assure
attractive community design. It should be noted that some
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planning areas within this designation may allow for design
flexibility, pursuant to Section 6.d. of this section.

Planning Areas 17 and 31 shall incorporate curvilinear street design
and larger minimum lot sizes within sloping portions of the
Planning Area (e.g. 10,000 square feet minimum lots above 25
percent slope, etc.) directly adjacent to natural open space. This
will result in potentially reduced density in these Planning Areas.

Portions of Planning Area 8 is within Fault Hazard Restricted Use
areas. The boundary lines for Restricted Use | within Planning Area
8 has taken into account required setbacks from areas of probable
rupture to provide sufficient safety margins for habitable structures.
Approximately 66.4 acres of Planning Area 8 is buildable. A
Conceptual Site Plan of Planning Area 8 is provided on Exhibit 22B.
This conceptual layout depicts how buildings could be sited to
avoid hazards from probable ground rupture.

Densities and housing types in City Ranch are comparable or lower
in density than adjacent residential uses in Ritter Ranch to the west.
Potential lot sizes adjacent to Planning Areas 11, 16, 17 and 19A
are compatible between the two adjacent developments.

b. Single Family Attached (Urban Medium Residential)

Located to provide a transitional density between the single family
detached and multi-family sites, Planning Areas 5, 14, 15, 16, 21,
and 23 provide locations suitable for housing types in the density
ranges of 6 to 10 dwelling units per gross acre. This corresponds
to a General Plan category of Urban Medium Residential 6.2 to 10
d.u. per acre. The intended housing types in this area are typically
described as two-units attached (duplexes) on fee ownership lots,
three-units attached (townhomes), clustered detached single family
homes within condominium form of common space ownership and
other housing types of a similar nature and density. It should be
noted that some planning areas within this designation may allow
for design flexibility, pursuant to Section 6.d. of this section.

Locations for Planning Areas 5, 14, 15, 16, 21 and 23 were chosen
primarily for Single Family Attached uses because the sites are
relatively flat (2 to 4 percent slope), have excellent access to major
arterial roads, are adequately buffered from single family areas, are
not located in areas visible from developed off-site areas, and can
be phased for construction at the appropriate later phases of
project build-out when market conditions are most suitable. With
respect to potential land uses in Ritter Ranch to the west, the
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proposed densities and housing types in City Ranch are similar in
character and density to those proposed in Ritter Ranch in areas
adjacent to Planning Area 14.

Portions of Planning Area 5 is within Fault Hazard Restricted Use
areas. The boundary lines for Restricted Use | within Planning Area
5 has taken into account required setbacks from areas of probable
rupture to provide sufficient safety margins for habitable structures.
Approximately 15.0 acres of Planning Area 5 is buildable. A
Conceptual Site Plan of Planning Area 5 is provided on Exhibit 22C.
This conceptual layout depicts how buildings could be sited to
avoid hazards from probable ground rupture.

Multi-Family Residential (Urban Medium High)

Surrounded by school, Single Family Attached, parkland and major
roadways, Multi-Family Residential land uses are located in
Planning Area 12. Density is proposed at a target of 10.1 to 16.0
dwelling units per gross acre, and the General Plan category of
Urban Medium High Residential 10.1 to 18 dwelling units per gross
acre would correspond to this category. The intended housing
products to be constructed would include townhomes,
condominiums and stacked units.

Planning Area 12 is completely screened from view by the Verde
Ridge, and cannot be seen from off-site developed areas of
Palmdale or Lancaster to the north and east.

This location was chosen for multiple family use due to the
relatively flat topography, proximity to park and school sites,
excellent access to arterial roads and the separation from lower
density residential uses on and off the property.

. Transitional Planning Areas

Certain Planning Areas which, because of their location, adjacent
uses, size or proximity to commercial, have been designated as
*Transitional* Planning Areas. These include Planning Areas 8, 14,
19A, 20, 21, 23, 24, 28A and 30A. As outlined in the Specific Plan
Policies and Design Guidelines sections (pages |-7, V-5, VI-17 and
VII-8), the purpose and objectives in designating these transitional
Planning Areas is to encourage and permit the mixing of housing
types within large Planning Areas. Rather than having the effect of
increasing density in City Ranch, this allows for the coordinated re-
distribution of the same number of dwellings within designated
Planning Areas in a manner which enhances a variety of housing
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products, utilizes buffering of land uses which are of a dissimilar
density or provides a compatible method to transition from single
family detached to commercial. By designating the Transitional
Planning Areas as outlined above, the appearance of large
expanses of the same housing products and densities spread over
large areas of City Ranch can be avoided.

Neighborhood Commercial

Two neighborhood commercial sites, Planning Areas 3 and 33, are
identified on the City Ranch Development Plan.

Planning Area 3 is intended to serve as a neighborhood retail site,
totalling approximately 32 acres including landscaping and open
space. When City Ranch and surrounding projects are developed
along Elizabeth Lake Road, it is expected to provide the market
demand for a neighborhood shopping center at the intersection of
Elizabeth Lake Road and Bridge Road. A Conceptual Site Plan of
Planning Area 3 is provided on Exhibit 22D.

The proposed multi-tenant retail center is anticipated to total
approximately 151,000 square feet of gross leasable area and be sized
for two to three anchor uses, most likely consisting of a major chain
discount department store, home improvements store, supermarket or
drug store at opposite ends of the center.

Approximately 30 percent of Planning Area 3 is restricted due to faults
and this area will be utilized for parking, landscaping, loading,
temporary storage, and other non-habitable structure uses. Since
parking and landscaping typically comprises 75 percent of a
commercial center site, this restriction poses minimal impacts to
project design.

Planning Area 33 is designated as Neighborhood Commercial, totalling
10.0 acres. At an FAR of 0.25, this center will total approximately
109,000 square feet of gross leasable area. This center is sized to
accommodate a primary anchor such as a drug store or supermarket,
with multiple smaller tenants such as a dry cleaner, take-out restaurant,
video rental store or specialty retail business. This center is intended
to include tenants and site design which ensures compatibility with
adjacent homes.

Because bicycle trails are proposed along Elizabeth Lake Road, Bridge
Road, and Avenue S, good bicycle access is afforded to the City
Ranch commercial sites, contributing to the desirability of bicycling as
a transportation mode.
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C. Population

City Ranch will be developed in approximately eight phases, creating an
incremental population increase over an estimated 10-year build-out cycle.
The population increase, approximated using a standard of 2.7 persons per
household, results in a resident population of approximately 14,040 persons.
The population of the North Los Angeles subregion is projected to grow at a
rate of 7.4 percent annually, while the population of the City of Paimdale is
expected to grow at a rate of 4.8 percent annually (SCAG, 1987).
Throughout its development phase, the project will represent a relatively
consistent proportion of the City’s total population. However, the project will
contribute a lesser portion of the subregional population by the year 2010.
By the year 2000 when the project is completed, the project population will
represent approximately 20 percent of the projected population of Paimdale.

CUMULATIVE

PHASE NO. OF UNITS POPULATION POPULATION

1 292 789 789

2 750 2,025 2,814

3 739 1,985 4,809

4 1,369 3,696 8,505

5 1,070 2,889 11,394

6 567 1,531 12,925

7 332 896 13,821

8 81 219 14,040
TOTAL 5,200 14,040

The approximate number of residents based on 2.7 persons per household
delineated by housing product type is estimated below:

RESIDENTIAL

PRODUCT TYPE NO. OF UNITS POPULATION

Single Family Detached 3,253 8,783

Single Family Attached 1,634 4,412

Multi-family 313 845
TOTAL 5,200 14,040
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D.

Palmdale Disposal Company Landfill Expansion

The Palmdale Disposal Company Landfill property abuts a portion of the
east boundary of the City Ranch Property. The areas of City Ranch along
the east boundary closest to the landfill consist of golf course, natural open
space and single family detached/single family attached transitional
(Planning Area 8). The existing landfill operation is greater than three-
quarters of a mile east of proposed homes in City Ranch; however, a
proposed expansion west of the landfill will potentially extend the landfill to
within 600 feet of the City Ranch property. A 1,000 foot buffer between the
westerly most edge of the proposed landfill expansion property and
residential development at City Ranch will be established. This 1,000 foot
setback within City Ranch in combination with an approximately 500 foot
setback off-site will provide about 1,500 feet of buffer between the landfill
and residential development in City Ranch. Prior to development occurring
within Planning Area 8, a pefmanent easement which includes land within
1,000 feet of the northwest and southwest corners of the landfill expansion
area shall be recarded on City Ranch. Within this easement, no residences
shall be constructed.

Circulation

The major components of the circulation system consist of Elizabeth Lake
Road, Avenue S and Bridge Road. Elizabeth Lake Road and Avenue S are
intended to accommodate the majority of traffic from on-site and off-site
areas and to provide required access to the developed areas of Palmdale
and the Antelope Valley Freeway. A secondary arterial road (City Ranch
Road) is intended to link properties to the west of City Ranch with Tierra
Subida, approximately two miles east of City Ranch. In addition to arterial
roads, collector streets, local residential streets and cul-de-sacs will
complete the circulation system and will be designed in conjunction with
preparation of tentative maps for individual Planning Areas as the project
builds out. Bridge Road is a primary entry into the City Ranch property and
serves to provide direct access to development areas from Elizabeth Lake
Road. A primary entry at the southeast corner of the property on Avenue S
provides a defined entrance to City Ranch from the southeast. Street
sections of each of these roads are shown on the “Circulation Plan®, Exhibit
15. Preliminary locations and configurations of collector streets are
indicated on Exhibit 15A, “Circulation Collector Street*. Collector streets are
proposed to be constructed by individual tract developers at the time of
construction within Planning Areas and the exact locations within each
Planning Area are subject to modifications during the subdivision design
process. These modifications shall constitute a minor modification.
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Two traffic impact analyses ("T.l.A.") were performed which analyzed the
impacts associated with City Ranch. A project T.l.A. was prepared by Endo
Engineering (January, 1990) which indicates that a major road system as
shown on Exhibit 15 can accommodate levels of service of C or better
within City Ranch at project build-out (year 1998). Additionally, DKS
Associates has prepared a Southwest Planning Area study (May, 1990)
which analyzed build-out traffic and levels of service projected to the year
2010. Based upon both traffic studies, project and background growth
traffic can be accommodated by the proposed circulation system within City
Ranch through the year 2010 and beyond. Right-of-way requirements were
analyzed and within City Ranch, adequate right-of-ways have been set aside
as shown on Exhibit 15. These arterial right-of-ways have been assumed to
be able to accommodate levels of service of D or better within or adjacent
to City Ranch.

Impacts to off-site areas within the build-out time frame of City Ranch
indicated that planned off-site improvements to Avenue S (6 lanes),
Elizabeth Lake Road (4 and 6 lanes), 25th Street West (4 lanes), Paimdale
Boulevard at Route 14 (6 lanes), Avenue P (4 and 6 lanes), Tierra Subida (4
and 2 lanes), Barrel Springs Road (2 lanes), Rayburn (4 lanes), and Avenue
Q (4 lanes), will all operate at levels of service C or better. The development
of City Ranch will be required to contribute its pro rata share of these off-site
improvements as determined by the City of Palmdale Traffic Engineer and
by the Development Agreement. At year 2010, localized congestion may
occur along portions of Elizabeth Lake Road between 10th Street West and
20th Street West and on portions of 10th Street West north of Palmdale
Boulevard. Future transportation studies may be required by the City’s
Traffic Engineer to more accurately monitor transportation needs.

All rights-of-way within City Ranch shall be offered for dedication to the City
of Palmdale. Except as provided for in Assessment District 90-1, all on-site
arterial streets shall be constructed by the Master Developer of City Ranch
or by the applicable Tract Builder, as appropriate. Bus turnouts and/or
locations will be required at various locations throughout the site as
determined by the City’s Traffic Engineer.

The City Ranch Specific Plan and EIR identify those measures to be
included within the development of the City Ranch Specific Plan area in
order to mitigate transportation impacts of the project. In the event that a
Congestion Management Program is adopted by another governmental
entity which is applicable to the City of Paimdale, the Developer of the City
Ranch Specific Plan area will comply with the terms thereof as defined in the
Development Agreement.
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1.

Elizabeth Lake Road

Elizabeth Lake Road is currently a two-lane undivided roadway along
the northern boundary of the City Ranch property. It is proposed to be
realigned and improved as part of Assessment District 90-1 in
conformance with the City of Palmdale’s street design requirements to
permit a design speed and sight distances appropriate for a major
arterial road.

Elizabeth Lake Road is designated as a major highway on the Master
Plan of Highways, with a designated 100 foot right-of-way and an 84
foot paved roadway width with a 14 foot raised median east of Bridge
Road. West of Bridge Road, Elizabeth Lake Road has a designated
100 foot right-of-way which includes a 64 foot curb-to-curb width with a
14 foot raised median. Traffic studies have shown that east of Bridge
Road, ultimate capacity afforded by a six-lane road within the 100 foot
right-of-way will be required. Therefore, sufficient right-of-way and
landscape easement area has been provided to permit this ultimate
street width. Traffic west of Bridge Road decreases such that four
lanes will be required. Street sections have been coordinated between
City Ranch and the Ritter Ranch to the west so that pavement widths,
bicycle lanes, etc., are not incompatible between the two
developments. See Exhibit 15, “"Circulation Plan" and street sections
shown thereon.

Additional landscape easements adjacent to the right-of-way include
landscaping, a 10 foot off-road bike lane on the north side and a 5 foot
wide sidewalk on the south side of the street. The overall Elizabeth
Lake Road corridor width varies between 120 and 135 feet east of
Bridge Road, including landscape easements. West of Bridge Road,
the overall Elizabeth Lake Road corridor width varies between 122 and
147 feet, including landscape easements. Since the Amargosa Creek
lies on the north side of Elizabeth Lake Road and no development is
proposed along the north side of this street, a single 10 foot wide bike
lane is proposed on this side of the street and minimal additional street
improvements are added in order to minimize impacts to drainage on
the side of the creek. Since homes and commercial sites are located
along a portion of the south side of Elizabeth Lake Road, full sidewalk
is required on this side of the street (see Exhibit 31, "Section Detail B-
5%).

Avenue S
Avenue S is designated as a major highway with a 100 foot right-of-
way. As a major roadway corridor through City Ranch, Avenue S is

proposed as an enhanced thoroughfare with a landscaped median and
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varying widths of landscape easements which exceed the typical ten
(10) feet minimum standards along either side of the right-of-way.

Because Avenue S forms the major roadway through City Ranch, it
serves as one of the most important components experienced by
residents and visitors of City Ranch on a daily basis. For this reason,
the total street and landscape width of Avenue S has been greatly
expanded to allow the space and variety along its length for special
landscape and design treatments. Throughout most of City Ranch
(from the east boundary to Bridge Road), the street right-of-way for
Avenue S includes a width of 100 feet, with a 14 foot wide raised,
landscaped median, and 35 feet of paving on each side of the median.
In addition to this right-of-way, however, a varying-width landscape
easement of 10 to 30 feet on each side of the street shall be provided
to permit wide, enhanced streetscapes. Additionally, Avenue S
contains two bicycle staging areas at locations shown on Exhibit 17,
"Open Space and Recreation Concept’, and includes a ten foot off-
street bike lane on the north side and five foot wide sidewalks on both
sides. This expanded landscape easement area shall provide the
visual and functional greenbelt through the project which encourages
pedestrian and bicycle use and which provides a distinct, high quality
appearance for City Ranch. West of Bridge Road, Avenue S decreases
in lane requirements and right-of-way width. Here, the street includes a
right-of-way width of 80 feet, with a 14 foot wide raised, landscaped
median, and 25 feet of paving on each side of the median. The ten
foot bike lane and five foot sidewalk continue along the north side of
the street, and a five foot sidewalk only is included on the south side.
In addition to the right-of-way, a varying width landscape easement of
ten to thirty feet in width continues to the west property boundary. This
street section has been coordinated with the street design in Ritter
Ranch so that the two segments are not incompatible (see Exhibit 38,
“Avenue S Streetscape”).

Four-way collector street intersections, which may be signalized as
determined by the City’s Traffic Engineer, have been designated at
approximately one-quarter mile distances along Avenue S in order to
provide safe, efficient connections to Avenue S from adjacent
residential areas. These collector streets are shown on Exhibit 15A,
“Circulation Collector Street". Collector street alignments and
intersection details will be finalized in conjunction with the design of
tentative maps.

West of Bridge Road, traffic volume on Avenue S decreases so that at

the projected year 2010, ten years beyond the build out of City Ranch,
only four lanes will be required to maintain level of service D or better.
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Traffic projections at project build-out and at year 2010 indicate that
four lanes will be adequate to service the area.

All on-site improvements to Avenue S within the right-of-way shall be
made by the Master Developer. Additionally, landscape easement
improvements and bicycle staging area improvements shall be made
by the Master Developer, unless constructed by individual tract
builders.

Avenue S, off-site from the eastern project boundary to Tierra Subida
Road, shall be fully improved in accordance with the terms of the
Development Agreement.

Bridge Road

Bridge Road provides a connection from Avenue S to Elizabeth Lake
Road. The northeasterly leg of Bridge Road from Elizabeth Lake Road
to City Ranch Road is designated as a four lane arterial with eighty (80)
feet of right-of-way, a fourteen foot wide, raised median, and twenty-five
feet of paving on each side. Bridge Road also serves as a primary
spine through City Ranch, and provides important access to the
commercial site at Elizabeth Lake Road. The southeasterly segment of
Bridge Road from City Ranch Road to Avenue S also requires the
same four lane section with eighty (80) feet of right-of-way. Projected
levels of traffic at project build-out and year 2010 indicate four lanes will
provide an adequate level of service C for all segments of Bridge Road.

At the aqueduct crossing, a special bridge section has been proposed
which provides a raised median, four travel lanes, an off-street bike
lane and sidewalks. This is shown on Exhibit 15B "Bridge Road
Aqueduct Crossing".

Conceptual landscape treatments along Bridge Road are shown on
Exhibit 37, "Bridge Road Streetscape’. The design intent closely
parallels that of Avenue S, except that where Bridge Road crosses the
Aqueduct and curves past the golf course (adjacent to Planning Areas
4 and 13), the number and locations of trees shall be decreased along
the golf course to permit vistas of the golf course and Aqueduct and to
provide safe sight conditions along the bridge crossing.

All on-site improvements to Bridge Road within the right-of-way shall be
made by the Master Developer. Additionally, all landscape easement
improvements shall be made by the Master Developer, unless
constructed by individual tract builders.
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City Ranch Road

City Ranch Road, west of Bridge Road, is designated with an 80 foot
right-of-way, ten foot landscape easements, 64 feet of pavement curb-
to-curb and a 14 foot wide median. Because of regional traffic
anticipated to occur beyond the build-out time frame of City Ranch,
City Ranch Road will be required through City Ranch from Bridge Road
along the southern border of the golf course, Planning Area 13.

An extension of the North Side Equestrian Trail from the east along
Planning Area 13 to Bridge Road will parallel City Ranch Road (see
Exhibits 16 and 17). This regional trail shall be developed in
conjunction with the golf course and will provide a horse trail parallel to
City Ranch Road. This trail will cross Bridge Road at the intersection of
City Ranch Road and will follow one of two alternative alignments
identified in Section IV. H., "Non-Vehicular Circulation®.

Adjacent to City Ranch Road from Bridge Road to the eastern
boundary, are pockets of wetlands. In order to minimize impacts to
these wetlands, extensive alterations to terrain, drainage patterns or
plant communities caused by the construction of this segment of City
Ranch Road shall be kept to a minimum. Therefore, it is proposed that
landscaping, irrigation and grading be minimized along the south side
of City Ranch Road in this street segment, and that fences and
landscaping along City Ranch Road from Bridge Road to the eastern
property boundary should consider the design of the golf course and
equestrian trail. Materials utilized adjacent to the equestrian trail should
require low maintenance and may not necessarily require permanent
irrigation. Use of natural materials adjacent to the sidewalk is
encouraged.

City Ranch Road shall be dedicated and constructed by the Master
Developer in accordance with the City Ranch Specific Plan
Development Agreement.

Collector Streets

Residential two lane collector streets will be incorporated into
residential Planning Areas within City Ranch and will be shown on
individual tentative tract maps as each phase is designed. Configured
at 64 feet of right-of-way, these streets will be required at all points
where two-lane access to arterial roads occurs.

Preliminary locations and alignments of collector streets are shown on
Exhibit 15A, "Circulation Collector Street'. These roads are conceptual

IV-19



SECTION Iv

DEVELOPMENT PLAN

with respect to alignment and are subject to precise alignment at the
time of individual tentative tract maps.

Collector streets shall conform to street section, horizontal and vertical
street design standards applicable by the City of Palmdale at the time
of individual Planning Area tentative tract map design. Subdivision
design shall coordinate alignment and timing of street connections to
adjacent or off-site properties in a timely manner.

Collector street rights-of-way shall be offered for dedication to the City
of Palmdale by the tract builder. All street improvements within tracts
shall be constructed by the applicable tract builder.

Residential Streets

Street standards for residential streets, cul-de-sacs and single loaded streets
are depicted on Exhibit 15. The street standards are intended to be
incorporated into the design of individual residential tracts. Local public
street rights-of-way shall be offered for dedication to the City of Paimdale.
All street improvements shall be the responsibility of the applicable Tract
Builder.

Adjacent Property Access

Access to the "Sagebrush" property directly adjacent to the south
boundaries of Planning Areas 27 and 28A shall be provided by three (3)
residential streets through either Planning Areas 27 or 28A. The exact
location of the points of access will be determined at the tentative tract
stage of the subject Planning Areas. Collector street access to Ritter Ranch
on the southwest shall be provided at one location in Planning Area 17.
Conceptual alignments of these connections are shown on Exhibit 15A,
*Circulation Collector Street System".

Non-Vehicular Circulation

In addition to the roadways, a system of hiking trails, off-street bike lanes,
bicycle staging areas and equestrian trails have been designed into the
overall plan for City Ranch. The objective is to provide a safe and enjoyable
system for bicycles and pedestrians to access schools, parks, individual
developments, the aqueduct, the golf course, commercial sites and open
space areas. The intent is to encourage non-vehicular transportation within
City Ranch and to provide a recreational and enjoyable experience for
walkers, hikers, cyclists and horseback riding. Construction, dedication and
maintenance of hiking trails, off-street bike lanes, bicycle staging areas and
equestrian trails shall be as outlined in Section IV. O., “Construction and
Maintenance Responsibility* herein.
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Exhibit 17, "Open Space and Recreation Concept" and Exhibit 16, "Bicycle
and Pedestrian Trail System", depict the off-street bike lanes along Avenue
S, Bridge Road, Elizabeth Lake Road, through park sites, through open
space area (Area 32) and connecting to the aqueduct. The street sections
and landscape easements for these roads have been designed and
expanded to accommodate significant additional landscaping and paving for
attractive off-street bike lanes. Two bicycle staging areas are proposed
along the Avenue S off-street bike lane and are conceptually shown on
Figure C, "Bicycle Staging Area". These staging areas are intended to
provide strategically located rest stops and bike lane staging points to
enhance recreational bicycling. Pedestrian hiking trails interconnect the
open space areas, community park, neighborhood parks, schools,
commercial center and golf course. These trails connect to the expanded
landscape "greenbelt spine" along Avenue S and Bridge Road, linking many
areas of the community together. The pedestrian trail system also connects
to proposed trails off-site to the west, providing a regional non-vehicular
route of recreational value. The hiking trails cross section also depicts the
non-vehicular transportation within City Ranch and is located in Section VL.
H. 3., "Design Guidelines".

The Los Angeles County designated North Side Equestrian Trail is proposed
to extend from off-site to the east, along the south side of Planning Area 13
to Bridge Road, and eventually continue to the west to connect to the trail
connections off-site. The conceptual alignment is shown on Exhibit 16
“Bicycle and Pedestrian Trail System®, with two potential alignments. The
first alignment travels north between Planning Area 3 and 4, then turns to
the west and continues along the south side of Elizabeth Lake Road. An
alternative alignment would instead cross the Aqueduct at the existing
bridge, extend west through the Community Park in Planning Areas 1, 9 and
10, and connect to Ritter Ranch at the west end of Planning Area 1. A
potential future equestrian trail alternative is also proposed to connect the
adjacent Pacton development directly south of City Ranch with Ritter Ranch
directly west of City Ranch and generally runs parallel to the electrical
easement in Planning Areas 18 and 32. The ultimate alignment of all
proposed trails is subject to further refinement at the time of tentative tract
maps or prior to site improvements of Planning Areas 1, 3, 4, 9, 10 and 13,
subject to conditions imposed by the Department of Water Resources of the
State of California and preferred alignment requirements by the City of
Palmdale Parks and Recreation Department and Planning Department.

Open Space and Recreation

An approximate total of 817 acres is proposed for golf course, open space
and parks. This comprises about 40 percent of the total site. A tabulation
of the open space land uses appears below and these uses are shown on
Exhibit 17, *Open Space and Recreation Concept’. The exhibit is
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conceptual, and depicts how the park sites, trails, school sites, golf course
and open space areas could be developed by the corresponding
responsible party or parties. Required improvements within the open space
Planning Areas shall be as outlined in Section IV. O., "Construction and
Maintenance Responsibility".

OPEN SPACE USE APPROXIMATE ACRES
Open Space 43.8
Natural Open Space 404.4
Golf Course 215.6
Park Sites 152.8

Total Acres 816.6

A discussion of each type of open space follows:

1.

Open Space

Planning Area 26 is designated as 14.5 acres of Open Space. A
portion of the site consists of unaltered natural slopes, landscaped and
graded slopes associated with Avenue S, entry landscaping and
access roads and improvements for easements. No buildings or
residential units are permitted in this Planning Area.

Natural Open Space

Approximately 404 acres are designated as Natural Open Space. The
higher elevations and natural ridgelines where slopes generally exceed
25 percent grade are proposed as Natural Open Space. These
Planning Areas include Areas 2, 7, 29 and 32. All parcels of land
designated as Natural Open Space shall be offered for dedication to
the City of Palmdale for public open space. Open space areas not
accepted by the City of Paimdale shall be owned and maintained by a
special City Ranch Assessment District, Homeowner’s Association or
other public or private, non-profit entity (e.g., a land conservancy).

These Natural Open Space areas are visually the most prominent areas
of City Ranch, providing for preservation of natural habitat and native
desert vegetation. The open space areas may also present
opportunities for hiking, biking and equestrian trails. Additionally,
passive recreation, vista points or scenic resources are appropriate
within these open space conservation areas, and a trail system to be
installed by the developer of proposed adjacent areas is designated in
Planning Areas 29 and 32 for this purpose (see Exhibit 17, “Open
Space and Recreation Concept’). Identification of ownership and
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maintenance of open space areas are specified in Section IV. O.,
"Construction and Maintenance Responsibility" herein.

Golf Course

Planning Areas 4 and 13 comprise a major recreation component of
the Development Plan. This area is proposed for a golf course
projected to be open to the public. It is intended that these 216 +
acres provide an opportunity to accommodate an eighteen (18) hole
golf course, driving range, clubhouse and other recreational amenities.

The proposed golf course will provide a community-wide recreation
facility and serve as an integral design feature that will enhance
surrounding residential neighborhoods. Ownership and maintenance
of Planning Areas 4 and 13 shall be by the Master Developer until such
time that the golf course developer accepts ownership. Planning Area
13 also includes a regional equestrian trail, as discussed in Section V.
H., "Non-Vehicular Circulation”.

Park Sites

Planning Areas 18A, 22, 28B and 35 are neighborhood park sites, with
approximate sizes of 5.0, 10.0, 5.0 and 3.8 acres, respectively. The
four neighborhood park sites are surrounded by residential areas, and
are intended to provide recreational facilities for residents within
walking distances of less than 1/2 mile. The sites are all sized to
include active play areas (softball, basketball, tot lots, etc.) and passive
use areas (picnic tables, open turf).

Planning Areas 1, 9 and 10 are proposed as a Community Park,
totalling approximately 129 acres of which 10 acres will serve as a City
Maintenance Facility. The sites have both gentle and rolling
topographic areas. Planning Areas 1, 9 and 10 contain land suitable
for construction of community facilities such as lighted ball fields,
picnic areas, soccer fields, basketball, tennis, hard courts, volleyball
and parking lots. Approximately 25.4 acres of buildable land on three
large sites can accommodate habitable structures such as a
gymnasium, multi-purpose rooms, pool and pool house, restrooms
and park offices.

Detailed review of the site by a certified Engineering Geologist has
determined that park facilities such as picnic areas, ball fields, play
courts, parking lots, playgrounds and other similar unenclosed facilities
are compatible within the Restricted Use areas of Planning Areas 1, 9
and 10. Buildings such as a gymnasium, muitipurpose rooms, park
offices, restrooms and pool buildings can be located on the three large
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sites totalling approximately 1,106,000 square feet which are not within
Restricted Use areas. These sites contain less than ten (10) percent
slopes and are easily graded to produce flat sites. (It should be noted
that Restricted Use areas include setbacks of 50 or 100 feet from
surveyed fault locations.)

Drainage Plan |

The City Ranch property contains two drainage areas, the Anaverde Creek
and the Amargosa Creek. The majority of the property falls within the
Anaverde Creek drainage area which flows from the southwest to the middie
of the site, crosses the Aqueduct south of the bridge, and flows east along
the north side of the Aqueduct. The Amargosa Creek area consists of the
northern most portions of the property, which drain to the north and east,
along the north side of Elizabeth Lake Road.

A hydrology study was performed by PHB Engineering titled "Drainage
Report for City Ranch”. The existing hydrology is shown on Exhibit 6, which
depicts the 100-year FEMA flood boundary, the boundaries of watershed
areas, directions of surface flow and existing culverts. The 100-year FEMA
flood boundary represents a broad, potentially worst case flood width. The
Los Angeles County 50-year Capital Storm floodplain falls completely within
the 100-year FEMA flood boundary. The hydrology study determined the
magnitude of and the most likely alternative for drainage system
improvements to support the City Ranch Development Plan. The schematic
Master Plan of Drainage Improvements is shown on Exhibit 18, "Master
Drainage Plan". This exhibit shows only those facilities that are 24 inches in
diameter or larger, i.e., the "backbone" storm drainage system. Details of
local drainage will be handled when individual Planning Areas of City Ranch
are designed and mapped.

The proposed Amargosa Basin (off-site) to the west of City Ranch, as
proposed by the City of Paimdale Assessment District 90-1, is designed to
decrease runoff from properties to the west (approximately 27 percent of
City Ranch drains to this watershed). This off-site basin provides regional
protection against flooding to properties downstream to the north and east
of City Ranch.

The City of Paimdale has a Master Plan of Drainage which includes regional
flood control facilities for the Anaverde drainage basin. The Developer of
the City Ranch Specific Plan agrees to participate in the implementation of
the Master Plan of Drainage to include the Anaverde Creek flood control
basin. Details of the participation are contained in the Development
Agreement.
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The proposed improvements shown on Exhibit 18, "Master Drainage Plan®,
in Planning Areas 17, 19A, 19B, 27, 28A and 31 accept hillside runoff,
collect the runoff in debris basins and convey it to culverts crossing under
the aqueduct located at two points along the aqueduct as shown. This
runoff is then conveyed easterly in the Anaverde Creek and flows off-site to
the east toward the landfill property. These systems are designed in
conjunction with surface water collection features such as inlets from natural
channels in the foothills and catch basins in streets. Pipes are sized to
prevent runoff from backing up into inlet facilities. The open channel and
proposed culvert, which runs along Planning Area 19A crosses Avenue S
and runs between Planning Areas 15 and 20, will be approximately ten feet
deep and twenty feet wide. This channel has the capacity to carry flows of
approximately 2,600 cfs, with additional freeboard remaining which provides
an additional margin of capacity. The construction will be of reinforced
concrete. Ultimate sizing and details are subject to final design.

Debris basins will be provided upstream of the inlet to storm drains
intercepting natural channels. Where this Specific Plan provides for
permanent open space, the debris basin will be a permanent facility. In
locations where natural channels are intercepted from adjacent property
which may be developed in the future, debris basins and flood control
basins are shown as temporary in anticipation of relocation upstream.
Temporary basins shall be constructed as though they will be permanently
maintained and operated. Consideration will be given in final design to
incorporation of detention capacity within upstream debris basins, to reduce
downstream flood control basin requirements. In no case shall impacts to
downstream properties or wetlands be increased over existing levels unless
specific mitigation measures are implemented, as specified in the final E.I.R.
for City Ranch.

Surface flow from the west which enters City Ranch is collected in a system
of swales and channels, along the west boundary, and is conveyed east
along City Ranch Road between Planning Areas 10 and 12. In addition, a
proposed lined open channel is adjacent to Planning Area 19A and
traverses east between Planning Areas 15 and 20, where it connects to the
existing box culverts under the aqueduct.

The State of California Department of Water Resources has provided
sufficient land area upstream of culverts crossing the aqueduct to provide
debris storage and detention for the existing natural channels. When storm
flows are delivered to the existing culverts through improved channels and
drains in the future, debris will already have been removed from the flows
upstream by debris basins proposed in or adjacent to Planning Areas 17,
27, 28A and 32. City Ranch retains fee title to the area upstream of the
DWR culverts and will eliminate the need for the maintenance by DWR in
the development process, thus relieving their need for the existing
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easements. Details will be discussed and negotiated with the Department of
Water Resources and the City Engineer.

In-tract drainage development will use a combination of street sections,
catch basins, dry-wells, flood control basins, underground conduits and
open channels to convey storm runoff safely through City Ranch. All storm
water and drainage devices shall be developed to approved City of
Palmdale standards.

Based upon this Master Drainage Plan, City Ranch can be developed
without fear of flood damage to on-site or off-site properties by providing the
proposed drainage improvements. Specific details of drainage
improvements must be designed and sized at the time of individual Planning
Area development and approved by the City Engineer.

Water Plan

The following information was obtained from Brockmeier Consulting
Engineers, Inc.:

Water supply for the City Ranch community will originate from several
sources. The potable water supply will be acquired from the Los Angeles
County Waterworks District No. 34, Desert View Highlands (District). The
District obtains the majority of its water supply from the Antelope
Valley/East Kern Water Agency’s South Feeder through three metered
connections. This water is obtained from the California Aqueduct and
treated at AVEK's Quartz Hill Water Treatment Plant. If this water supply is
interrupted, the District maintains continuity of supply by pumping
groundwater from the Lancaster Subunit.

Untreated water is currently available on-site at City Ranch from both an
existing AVEK turnout on the California Aqueduct and existing on-site wells
in Anaverde Valley. These sources of untreated water are suitable for
community landscaping irrigation such as irrigation of arterial road
landscaping, golf course and parks, to be maintained by the corresponding
responsible parties defined in Section IV. O., “Infrastructure, Maintenance
and Implementation* table. Maintenance responsibility downstream of the
water meter is the responsibility of the maintaining entity.

The City Ranch property lies within the AVEK boundary and is adjacent to
the District boundary at 20th Street West and Elizabeth Lake Road. This
property will be annexed to the District and all required water system
improvements will be constructed under a Water System Agreement with
the District.
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The water system improvements required to provide City Ranch with an
adequate water supply, including fire protection, are graphically illustrated
on Exhibits 19 and 19A.

The principal water supply from AVEK will be delivered to the District along
10th Street West. It will be conveyed to City Ranch through proposed and
existing District water system facilities in the 2,696-foot and 2,911-foot
Service Zones. When the AVEK supply is not available, groundwater from
the Lancaster Subunit will be delivered to the District from a pumping station
proposed on an existing utility site at Avenue M and 5Sth Street West (MSE).
This water will be conveyed through a proposed 30-inch main from the MSE
utility site to Avenue O-4 and 10th Street West. From this point, water will
be conveyed to the District via the same route as AVEK water.

Topography and elevation of the proposed development areas in City Ranch
will require on-site water system improvements in the 3,240 foot and 3,430
foot Service Zones to assure adequate water system pressures. The
proposed on-site water system improvements include several thousand feet
of water supply main, a 600 gpm pumping station and 7.0 million gallons of
net water storage. These reservoirs will be located in the southern hills on
the property adjacent to Planning Areas 17 and 28A.

Water storage reservoirs are sized such that all required fire flows in each
Planning Area can be provided concurrent with a maximum daily demand
on the water system per County requirements. The District will have the
capability of delivering 5,000 gpm for five hours to schools and commercial
areas upon completion of on-site and off-site water system improvements.
This will be adequate to meet fire flow requirements in conjunction with the
on-site water system demand described above.

The following mitigation measures shall be implemented to reduce interior
and exterior water consumption on-site and reduce project impacts with
regards to water:

1. Interior Water Consumption Reduction Measures

a. Use ultra-low flush toilets (1.5 gallons per flush) in all residential
buildings.

b. Use water-saver type shower heads.

c. Use low-flow faucet fixtures.
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2.

Exterior Water Consumption Reduction Measures

a. Where practical, non-potable water shall be used for all golf course,
park and community landscaping irrigation needs (i.e., irrigation of
arterial roads and landscaping).

b. The use of turf shall be limited and the use of xeriscape
landscaping shall be considered wherever feasible.

c. Landscape easements, right-of-way medians, entry statements and
all manufactured slopes shall be landscaped with drought-tolerant
species.

d. Improve the soil to increase water retention. Use mulch and other
inorganic and organic ground cover extensively in appropriate
landscaped areas. Ground covering applied on top of soil will
improve the water-holding capacity of the soil by reducing
evaporation and soil compaction.

e. Group plants of similar water demand to reduce over-irrigation of
low-water using plants.

f.  Drip irrigation or other water-conserving irrigation should be used
where appropriate.

L. Sewer Plan

The following information was obtained from Brockmeier Consulting
Engineers, Inc. and is depicted on Exhibit 20:

1.

Off-Site Sewer

Major treatment and transmission facilities are vested in Los Angeles
County Sanitation District No. 20. The nearest point of connection to

- the District’s existing trunk sewers is at 10th Street West and Avenue P-

4 in the City of Palmdale which was installed in 1990.

From the point of connection of the trunk sewer at 10th Street West
and Avenue P-4, the trunk sewer will need to be extended to the
project site along the Amargosa Creek. The Amargosa Creek trunk
sewer will need to be extended along the Amargosa Creek drainage
channel, then along Elizabeth Lake Road to Bridge Road. From the
extension of Bridge Road at Elizabeth Lake Road to 25th Street West,
a 27-inch trunk sewer will be required to connect on-site sewer mains
to the Amargosa Creek Trunk Sewer.
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On-Site Sewer

From Elizabeth Lake Road, a 27-inch sewer main will be needed
extending south-westerly along the alignment of Bridge Road to the
California Aqueduct, then south 800 feet to a triple box culvert where
the sewer main will cross under the Aqueduct. After crossing the
Aqueduct, the sewer main would split into three other mains at
Planning Area 15.

The first sewer main off the three-way split (18 inches in diameter) will
need to continue easterly and parallel to the California Aqueduct,
through Planning Areas 20 and 21. In the eastern corner of Planning
Area 21 the sewer main will route around Planning Area 22 and
continue in a southerly direction through Planning Area 23 to Avenue
S, then southeasterly along Avenue S as a 15-inch sewer main to the
southeastern boundary of the property.

The second sewer main would serve Planning Areas 14, 15, 16, 17,
18A, 19A, 19B, 30 and 31 and a portion of the adjacent development
to the west, and would be tributary to a sewer main in Avenue S. This
sewer main would be 15 to 18 inches in diameter. The third sewer
main would be 12 inches in diameter and would need to extend to
Planning Area S between Planning Areas 10 and 12, then along Bridge
Road to the sewer main crossing under the California Aqueduct. The
areas northeast of the Aqueduct need to be sewered either directly to
the Amargosa Creek Trunk Sewer or to the trunk sewer along Bridge
Road.

Planning Area 24, adjacent to the Aqueduct and the eastern boundary
of City Ranch, is cut off from the remainder of the site by a deep
drainage channel flowing into a flood control basin. All efforts will be
made to utilize gravity flow systems and if not reasonably feasible,
other solutions will be considered subject to the approval of the City
Engineer.

The project will generate an estimated 1,273,000 gallons of wastewater
per day. This would exceed Paimdale WRP’s current capacity by
approximately 1.27 mgd. The Paimdale WRP is scheduled for a 1.5
mgd expansion which is planned to begin construction in late 1991
according to current LACSD projection. Expansion of the treatment
facility and improvements to the sewage system to meet increased
capacity demand will be mitigated through the implementation of the
Sanitation District's sewage connection fees paid by each project
developer. The Sanitation District schedules expansion of its facilities
upon payment of connection fees and following project approval so
that facilities are on-line prior to project buildout and occupancy.
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All references to sewer in the above section are descriptive in nature
and do not infer design conditions.

M. Public Utilities and Services
Public Utilities and Services at City Ranch are identified below followed by
the responsible servicing agency. The servicing agencies, identified below,
have indicated they will be able to supply the project’s anticipated demand.
Improvements will be made to existing facilities and services as applicable
prior to project buildout and occupancy. Subdivision design shall consider
appropriate adjacent tract requirements for utilities and shall coordinate
alignments and facility sizing according to requirements by the Public Works
department.
UTILITY OR
SERVICE SERVICING AGENCY IMPLEMENTATION
Telephone Pacific Bell Extension of service
pursuant to Agency
requirements
Electricity S.C.E. Extension of service
pursuant to Agency
requirements
Gas S.CG. Extension of service
pursuant to Agency
requirements
Cable Licensed Provider Extension of service
pursuant to Agency
requirements
Sewer 1. Los Angeles County Extension of service
Consolidated Sewer pursuant to Agency
Maintenance District requirements
2. L.A. County Sanitation
District
Water L.A. County Waterworks Improvement of facilities
District #34 and extension of service
pursuant to Agency
requirements
Refuse Licensed Provider Extension of service
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Grading Concept

The grading approach for City Ranch is to place higher density uses on the
flatter portions of the property, thereby lessening grading difficulty and
impacts due to grading. Further, the approach is to set aside large
contiguous areas of sloping land as permanent natural open space areas
where very limited grading is permitted to occur and no residences are
permitted. This community design approach is further supplemented by a
system of standards and policies which are intended to lessen the visual,
environmental and maintenance effects resulting from grading within City
Ranch.

Only about fifteen percent of the development areas (portions of Planning
Areas 3, 6, 24, 25, 28A and 31) comprising eight percent of the total
property in City Ranch can be seen from adjacent off-site areas. This is due
to the presence of the Verde Ridge and because most of City Ranch is
above the Antelope Valley floor. As a consequence, the visual impacts to
off-property areas due to grading are minimized. An off-site visual analysis
was prepared and is depicted on Exhibit 11. Although all residential or
commercial development areas except for Planning Areas 6, 8, 17, 27, 28A
and 31 have gentle slopes below six percent, most of the sites within
residential, commercial, school, park and golf course Planning Areas will
require grading. The overall grading concept for City Ranch can be divided
into three categories; 1) areas of little or no grading; 2) grading necessary
due to roadway access, flood control, accommodation of fill generated by
off-site regional improvements, or other similar reasons; and 3) grading to
create properly draining streets and buildable sites. Grading activities will be
balanced on-site.

Grading associated with major and minor arterial roads will occur adjacent
to all Planning Areas which abut Elizabeth Lake Road, Avenue S, City Ranch
Road and Bridge Road. This includes the majority of the development
areas. Enlarged landscape easements of 10 to 30 feet are provided to
accommodate grade differences which gradually transition at 3:1 slopes or
flatter, rather than consistent 2:1 slopes.

Planning Area 8 constitutes a long, rectangular arroyo situated between two
large areas of open space. The grading of the Planning Area can be
accomplished in one of two ways. If an off-site regional detention basin is
constructed in the vicinity of 25th Street West and Elizabeth Lake Road as
part of the Assessment District 90-01 improvements, there would be excess
fill material generated which would need to be placed. In order to provide
the District with an economically attractive site close-by, Kaufman and Broad
has offered Planning Area 8 as a suitable alternative for placement of excess
fill. Under such as scenario, daylight filling of the central arroyo running
east to west in Planning Area 8 would occur to a depth which ranges from
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approximately five feet to thirty feet in small areas. With this filing, the
resultant house pads would be approximately ten to one hundred feet below
the golf course area in most areas. Because daylight fill does not leave
exposed graded slopes, very few visible slope banks would be created
under this alternative.

If excess off-site material is not generated by construction of regional
detention facilities off-site, Planning Area 8 would be graded utilizing an on-
site balanced cut and fill approach which would resuit in minor cut slopes of
thirty feet or lower, except in one limited location adjacent to Bridge Road,
where slopes would be below fifty feet in height. Nearly all of Planning Area
8 is in an area of limited visibility, and therefore impacts due to grading are
not significant from a visual standpoint.

A defined list of grading policies and grading standards have been
developed for all areas of the property. Grading in all Planning Areas shall
conform to these Grading Standards contained in Section V. Specific
Grading Standards have been created for residential development in areas
greater than 15 percent natural slope and are stated in Section V. J.,
*Grading Standards". Further, more stringent standards have been created
to control grading in designated areas of the site of greater than 25 percent
natural slope.

The overall grading plan is depicted in Exhibit 22, "“Conceptual Grading
Plan*. Grading profiles are shown in Sections A-A, B-B and C-C as
indicated on Grading Profiles and Sections, Exhibits 23 and 24.
Approximate grading quantities expressed below relate to landform
alteration. The anticipated total quantity of cut over the 1,985 acre site is
projected to be approximately 7 million cubic yards, which averages to
3,526 cubic yards per acre.

Planning Areas 2, 7, 26, 29 and 32 are proposed to have little or no grading.
These areas constitute visible portions of the site and they contain most of
the areas of greater than 25 percent slopes. Grading in these areas shall
only be permitted in order to satisfy health, safety, general welfare and
similar circumstances including construction and access of water tanks and
debris basins, and to establish trails as part of the open space and
recreation system. Presently, grading in Areas 2, 29 and 32 will be limited
to service roads and utility easements to provide water, sewer and trails
connections. Further, grading in areas of greater than 25 percent natural
slope shall conform to standards identified as "Grading in areas of greater
than 25% slope" in Section V. J., "Grading Standards" herein.

Planning Areas 1, 5, 10, 11, 12, 14, 15, 16, 20, 21, 22, 23, 24, 25, 288, 30A,
33 and 35 contain flat or gently sloping terrain averaging between two and
five percent in slope. These areas are proposed to be graded so as to
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provide efficient drainage, efficient sanitary sewer operation and balanced
cut and fill within phases. Additionally, grading will result in building pads
and roadways being raised above the 100-year FEMA floodplain and the
L.A. County 50-year Capital Storm floodplain levels. Within these Planning
Areas, grading is anticipated to average less than 5000 cubic yards per
acre. These Planning Areas are subject to general grading standards
applicable to conventional development.

Planning Areas 3, 4, 6, 9, 13, 17, 18, 18A, 19A, 27, 28A and 31 contain
some portions which have natural slopes between 10 and 25 percent.
Grading of these areas is estimated to average 6500 cubic yards per acre.
Portions of these Planning Areas which are above 15 percent in slope shall
conform to “Grading in Areas above 15% slope", Section V. J., "Grading
Standards". Those portions of the Planning Areas above 15 percent in
average slope shall also conform to general grading standards outlined in
Section V. J., “Grading Standards”. All other Planning Areas are anticipated
to have limited graded slopes and would be subject to general grading
standards applicable to conventional development. These standards are
described in Section V. J. ¢., "Grading Standards - General”.

As Planning Areas of City Ranch are phased, the grading associated with
each Planning Area will also be phased. It is generally intended that
adjacent Planning Areas will "balance" cut and fill within individual or groups
of adjacent Planning Areas. For example, Planning Areas 14, 15 and 20 are
anticipated to be graded as one phase.

Planning Areas 8 and 31 contain large areas which are not visible from off-
site or adjacent proposed residences within City Ranch. Within these two
Planning Areas, site specific criteria have been prepared which permit the
designers to tailor the site planning and grading to address conditions found
on those sites. See Section V. J., "Grading Standards" of Planning Areas 8
and 31.

As is typical with large community development, grading operations are
phased based upon the area to be developed and the combination of cut
and fill areas needed to achieve a balance. Typically this does not always
coincide with Planning Area boundaries. To address this, grading in
individual Planning Areas or groups of adjacent Planning Areas will be
coordinated to minimize associated impacts. Phasing of grading operations
shall be adjusted as each tentative tract map is prepared within City Ranch.
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O. Construction and Maintenance Responsibility

Due to the expanse of open space provided within City Ranch, provisions
for construction and maintenance responsibility of public, semi-public and
private open space are essential. Table 1 "Infrastructure Maintenance and
Implementation®, identifies street improvements, parks, schools, community
facilities, specific types of open space and the party responsible for
continued maintenance of the open space area, unless otherwise
determined in the Development Agreement.
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P.

Park and Ride Facility

The Developer of City Ranch shall participate in the acquisition and
construction of a regional Park and Ride Facility located off-site and as
provided in accordance with the Development Agreement.

Electric Transmission Easements

Five sets of high tension electrical transmission lines traverse Planning Area
32, Natural Open Space. Two of these lines run westerly along the southern
property boundary, away from all proposed development in City Ranch.
Two easements containing three lines run diagonally across Planning Areas
32 and 18, where they comprise about 23.8 acres of open space. Outside
these easements, no restrictions of use or grading apply.

Within these easements, limited improvements are permitted so that safe
operation and maintenance of the powerlines is assured. Restricted
improvements include construction of walls, parking lots, buildings, above
ground structures or site grading which would block access by maintenance
vehicles. Permitted improvements include streets, walkways, open play
areas, ball field outfields, paved flat areas and similar unobstructed open
uses.

City of Palmdale Maintenance Facility
The Developer shall participate in the acquisition and development of a City

of Palmdale maintenance facility in accordance with the City Ranch
Development Agreement.
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V. DEVELOPMENT STANDARDS
A. Purpose and Intent

The purpose of this section of the Specific Plan is to provide Development
Standards which serve as the zoning provisions governing the future
development of City Ranch.

These standards were formulated to insure compliance with the spirit and
intent of the City of Paimdale Zoning Code (Ordinance No. 140). This
Specific Plan provides for innovative community design and site planning
which is consistent with orderly development and protection of sensitive and
natural resources, along with a logical and timely sequence of governmental
review. These standards govern the design of a mixed land use concept
which contains residential, commercial, recreational and open space uses.
Development Standards have been organized according to the type of land
use.

B. General Provisions

1. All City of Paimdale Zoning Regulations in effect at the time of
adoption of the City Ranch Specific Plan shall apply, except where
expressly addressed and/or modified by the City Ranch Specific Plan
or the Development Agreement. (See Appendix D herein for
applicable City of Palmdale zoning requirements.)

2. In addition to the City Ranch Development Standards, all development
at City Ranch is subject to the applicable City Ranch Design
Guidelines contained in Section Vi of this Specific Plan. All
subsequent tentative maps, conditional use permits, site plans, and
planned residential developments etc., shall be reviewed to determine
consistency with these Development Standards and Design
Guidelines.

3. The maximum unit counts within the individual planning areas are
subject to Planning Commission approval in conformance with the
design guidelines and development standards contained in the
Specific Plan. Should review of subsequent projects and site specific
criteria relating to the physical characteristics of such areas
demonstrate that the proposed number of units cannot conform within
the requirements of the Specific Plan, a lesser number of units within a
specific plan area may be permitted.
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4.

10.

1.

12.

If any regulation, condition, program or portion of this Specific Plan is
held invalid or unconstitutional by any court of competent jurisdiction,
such portion shall be deemed a separate, distinct and independent
provision, and the invalidity of such provision shall not affect the
validity of the remaining provisions hereof.

If a situation arises which is not sufficiently addressed in the Specific
Plan or is not clearly understandable, then the Director of Planning
shall render a determination or appropriate regulation deemed
consistent with the intent of the Specific Plan and/or the City of
Paimdale Zoning Ordinance.

The Development Standards of the City Ranch Specific Plan were
established in accordance with City of Palmdale Resolution 90-43 and
Title 7, Division 1, Chapter 3, Article 8 of the California Government
Code, Sections 65450 through 65457. If at any time a conflict arises
between the City Ranch Specific Plan Development Standards and the
currently adopted Palmdale Municipal Code or any future modification
thereof, the City Ranch Specific Plan Development Standards shall
prevail and be deemed applicable, unless otherwise provided herein
or in the Development Agreement.

All construction and development within the boundaries of the Specific
Plan area shall comply with all applicable provisions of the Uniform
Building Code and various related mechanical, electrical, plumbing,
and Subdivision Ordinance and Guidelines, not otherwise specifically
addressed in the Specific plan or modified by the Development
Agreement, as required by the City of Paimdale in effect at the time of
submittal of the tentative maps.

Grading shall be subject to the City Ranch Grading Standards.

Construction and maintenance of drainage facilities shall comply with
the requirements of the City Engineer.

Sewer facilities shall comply with the requirements of the Los Angeles
County Sanitation District.

Water facilities shall comply with Los Angeles County Waterworks
District requirements.

Except as otherwise reviewed and approved by the City Engineer and
L.A. County Fire Department, all private streets shall be constructed to
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13.

14,

15.

16.

17.

a minimum twenty-six (26) feet of asphalt concrete pavement, with a
minimum two (2) feet clear on both sides when providing access to
less than four lots. Pavement width shall be increased to thirty (30)
feet, with a minimum two (2) feet clear on both sides when providing
access to four or more lots.

Notwithstanding the terms of the preceding two sentences, the City
Engineer and the Los Angeles County Fire Department shall have the
authority to require greater private street widths or standards in certain
areas where such greater widths or standards are determined
reasonably necessary to protect the public health, safety or welfare of
residents and motorists. However, in no event shall such greater
widths or standards exceed those required by the City for public
streets.

All local park improvements will be in accordance with the City of
Palmdale Park Standards.

All improvements within public street rights-of-way and arterial road
landscape easements shall be installed, maintained and paid for by
the developer or other responsible party as stated in Section IV. O,
Table 1, “Infrastructure Maintenance and Implementation®.

The gross density is computed by dividing the total number of
dwelling units in the Specific Plan area by the total number of acres in
the Specific Plan area.

The residential density is computed by dividing the total number of
dwelling units in the Planning Area by the gross residential acres
designated for that Planning Area. The gross residential acres of a
Planning Area shall be the total number of acres within that Planning
Area which are to be developed for residential uses, including but not
limited to residential building sites, local streets, driveways, private
recreation, landscaping and open space areas for the use of the
residents of the Planning Area, additional publicly and/or privately
owned open space within the individual designated residential
Planning Area, minor easements serving the Planning Area and
customary uses and structures accessory to residential development.

The development must comply with all applicable subdivision and
construction requirements in effect at the time of development, except
as modified herein.
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18.

19.

Planning Area Boundaries

a. Except as otherwise indicated, dimensions are measured from
rights-of-way of major highways or arterial streets.

b. Minor modifications to Planning Area boundaries may result from
final road alignment and/or Final Tract Map modifications. Such
minor modifications shall be permitted as provided in Section VII.
N. 2., "Minor Modifications".

c. Boundaries not having dimensions on the Development Plan
shall be determined by Subdivision Maps or Site Plans.

d. Commercial and other non-residential uses and areas, which are
indicated as being located at an intersection of streets or
highways, may be altered in configuration to conform with final
road alignments without requiring an amendment of the City
Ranch Specific Plan when such alterations are deemed
consistent with an approved Site Plan.

Front yard setbacks and side yard setbacks when abutting a street
shall be measured perpendicularly, unless otherwise specified, from
the nearest point of the foundation of the subject structure, excluding
allowed projections. Unless specifically stated otherwise, building
setbacks shall be measured as follows:

a. Two-lane local street (64’ right-of-way or smaller) setbacks shall
be measured from the right-of-way.

b. Arterial street setbacks shall be measured from the right-of-way.
Rear or side yard requirements shall be measured from the
outside edge of the landscape easement or community wall.
"Outside edge” shall be defined as the edge of the easement or
community wall furthest from the centerline of the arterial street.

c. Private street or driveway setbacks shall be measured from the
outside edge of the easement for that access.

All other setbacks shall be measured perpendicularly, unless otherwise
specified, from the subject property line to the nearest point of the
foundation of the subject structure, excluding allowed projections.
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21.

22,

Building height shall be measured as the vertical distance from the
adjacent finished grade to the highest point of the coping of a flat roof,
or to the deck line of a mansard roof, or to the highest peak of a pitch
or hip roof.

Flag lots may be permitted in hillside areas above 15 percent slopes
under the following circumstances:

1. Where it can be shown that grading impacts will be reduced; or

2.  Where units are clustered on hillside streets to minimize the
number of driveways accessing the hillside street; or

3.  Where it can be shown visual impacts will be reduced.

The stem of a flag lot shall not be counted in the total lot area. The
total length of the stem of a flag lot shall only be as long as the depth
of the adjacent lots. Final configuration and location of flag lots are
subject to Planning Commission review and approval.

Recreational vehicles in all residential designations shall be parked on
concrete slabs and screened from public view, when parked for any
period exceeding 72 hours.

C. Residential Use Standards

1.

Purpose and Intent

City Ranch is primarily a residential community which includes
supportive commercial uses, open space and park uses, schools and
community facilities. The purpose of these standards is to provide for
a wide variety of housing types and price ranges commensurate with
broad community needs and goals.

To ensure proper buffering between dissimilar land uses, transition of
density and mix of unit types will be allowed for residential
development when adjacent to non-residential land uses.

Residential development shall be limited to the total number of
dwelling units permitted in the Specific Plan, as indicated in the
Development Plan and as specified in “Transfer of Dwelling Units®,
Section VII. U.
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An objective of these standards is to provide a method to allow an
appropriate level of flexibility of community design, neighborhood mix
and site planning, coupled with a system of logical and timely
governmental agency review and approval. The review process
assures the opportunity for citizen input at the community-wide and
neighborhood levels.

Residential uses are classified into three (3) Development Standards
Designations:

(1) Single Family Detached (SFD)
() Single Family Attached (SFA)
(38) Multi-Family Residential (MFR)

The Development Standard Designations are graphically depicted on
Exhibit 13A, "Development Standards Designations®.

Single Family Detached Standards (SFD)

This section is intended to establish the standards for the
development of Single Family Detached homes in a neighborhood
environment.

a. Principal Uses Permitted:

1)  Single Family Detached Dwelling Units.

2) Public schools, through grade twelve (12).

3) Open Space uses subject to the review requirements
outlined in Section V. F., "Open Space Use Standards".

b. Accessory Uses Permitted:

The following uses are permitted. When indicated with an
asterisk (*), the following uses are also subject to Administrative
Review as identified in Section VIL. |., "Administrative Review/Staff
Review".

1)  Accessory structures or uses on the same building site
which are customarily incidental or necessary to the main
building or use.*

2) Day care for twelve (12) or fewer children, family home.

3) Household pets (any domesticated animal commonly
maintained in residence with man), provided that no more
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4)

5)

6)

8)

than three (3) animals over four (4) months of age are kept
for each dwelling unit.
Wild animals, provided that for each dwelling unit the
occupant may keep for personal use
(@ The following wild animals:
(1) Canaries
(2) Tropical fish (excluding caribe)
(8) White mice
(4) White rats
(b) The following wild animals, but in no event more than
three (3) such animals in any combination on a lot or
parcel of land:
(1) Chinchillas
() Chipmunks
(8) Cockatiels
(4) Finches
(5) Gopher snakes
(6) Guinea pigs
(7) Hamsters
(8) Hawks
(9) King snakes
(10) Marmoset monkeys
(11) Parrots and other birds of the Psittacine family
(12) Squirrel monkeys
(13) Turtles
(c) Other similar animals as determined by the Planning
Commission, are neither more obnoxious nor
detrimental to the public welfare than the animals
enumerated in this section. Such animals shall be kept
or maintained at a place where the keeping of
domestic animals is permitted. The Planning
Commission shall also determine the permitted number
of animals for those not previously specified.
Crops, field, tree, bush berry and row, including nursery
stock, the growing of. This subparagraph shall not be
construed to permit roadside stands, retail sale from the
premises, or signs advertising products produced on the
premises.*
Home occupations, pursuant to the provisions of Section
93.02, City of Palmdale Zoning Ordinance.*
Homes for children, foster family, six or fewer persons.
Real estate office, temporary (subject to a Temporary Use
Permit).*

V-7



SECTION V
DEVELOPMENT STANDARDS

9) Residential care facility for the elderly, six persons or less.

10) Riding and hiking trails and staging areas.*

11) Model home complexes and construction trailers (subject to
a Temporary Use Permit).*

12) Carnivals, subject to a Temporary Use Permit, not to exceed
three (3) days within any six (6) month period, provided the
carnival is located on publicly owned or leased property, on
any general curriculum public or private school grounds, or
on property improved with a permanently established
church. The sponsorship of such carnival shall be confined
to a public agency or a religious, fraternal or service
organization directly engaged in civic or charitable
endeavors.* -

13) Satellite dishes when not visible from public streets
(permitted in rear yard only).*

¢. Uses Subject to Site Plan Review:

1)  Parks - Neighborhood and Community.

2) Storage, temporary (during construction and thirty (30) days
thereafter), of materials and construction equipment used in
construction or maintenance of streets and highways, sewer,
storm drains, underground conduits, flood control works ,
pipelines and similar uses.

d. Uses Subject to a Conditional Use Permit:

Pursuant to conditions of Article 102 of Ordinance No. 140
(vVariances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section Vi,
"Implementation”.

1) Residential Planned Developments in accordance with
Article 46 of Ordinance No. 140 of the City of Palmdale
Zoning Ordinance (detached single family dwelling units
only).

2) Public and private recreation center and facilities, including
but not limited to swimming pools, tennis courts, putting
greens, lakes, clubhouses, stables and trails.

3) Churches or other places of worship.

4) Country clubs.

5) Electric distribution substations, including microwave
facilities in conjunction there with.
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6)

8)
9)
10)

11)
12)
13)
14)
15)
16)
17)

18)

19)
20)

Fire stations.

Golf course.

Helistops.

Ham radio towers in excess of thirty (30) feet in height.
Accessory dwelling units and "Granny" housing as defined
by Gov't. Code 65852.1, et. seq.

Homes for aged persons, group home, over six persons.
Homes for children, special boarding, over six persons.
Libraries.

Microwave stations.

Museums.

Sheriff's or police stations.

Private schools through grade twelve (12) accredited,
including appurtenant facilities which offer instruction
required to be taught in the public school by the education
code of the State of California in which no pupil is physically
restrained, but excluding trade or commercial schools.
Telephone repeater stations or communication equipment
buildings.

Day care centers with more than twelve (12) children.
Other uses similar in character, intensity, and use to those
listed above, as determined by the Director of Planning.

Site Development Standards:

All Residential Single Family Detached areas within the City
Ranch Specific Plan area shall be subject to the following
Development Standards unless modified through the RPD
process. In addition, design of residential development shall
conform to applicable Design Guidelines contained in Section VL.
Project design must be deemed consistent with applicable design
guidelines and findings through the Development Review
application process prior to the applicable discretionary action or
permit.

1)

Lot Size and Dimensions.

Large areas of steep slopes over 25 percent have been
designated as various types of open space within City
Ranch. For this reason, only two categories of single family
lot types have been identified. In areas of gentle to
moderate slopes and which are not prominently visible, lot
standards shall conform to those established for minimum
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2)

3)

7,000 square foot lots. In prominent areas and areas of 15
to 25 percent slopes, lot standards shall conform to those
established for minimum 10,000 square foot lots. These
designations are as shown on Exhibit 13A, "Development
Standards Designations".

MINIMUM WIDTH MINIMUM
MINIMUM LOT AREA feet DEPTH
(square feet) Interior Lots  Corner Lots (feet)
7,000 65 70 90
10,000 80 80 90

Minimum Usable Pad Area (includes useable yard areas).

MINIMUM MINIMUM
MINIMUM LOT AREA WIDTH DEPTH
{square feet) (feet) feet!
7,000 50 85
10,000 70 80

Building Setbacks.

Building setbacks are graphically indicated on Figures D
through F and are shown for conceptual illustrative purposes
only.

7,000 square foot lots:

(@) Front: Adjacent lots shall incorporate variable front
setbacks. Setback shall vary with a minimum of fifteen
(15) feet, and an average of twenty (20) feet. Variation
of setbacks on curvilinear streets may be reduced or
waived. Single loaded streets may utilize front
setbacks of ten (10) feet minimum in areas of
topography above 15% in slope. All driveways shall
conform to Section V.C.1.e.6., "Driveway length* herein.

(b) Side: Five (5) feet minimum.

(c) Rear: Twenty (20) feet minimum. Attached accessory
structures may encroach a maximum of ten (10) feet
into the required setback, however in no case can this
result in less than 1000 square feet of usable rear yard.

(d) Side yard adjacent to street: Ten (10) feet minimum.

(e) Architectural projections including fireplaces, eaves,
bay windows, etc. may encroach two (2) feet into
required setbacks and may have a maximum twelve
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4)

5)

6)

7)

8)

(12) squaré feet where the projection touches the
ground.

10,000 square foot lots:

()  Front: Adjacent lots shall incorporate variable front
setbacks. Setback shall vary with a minimum of fifteen
(15) feet, and an average of twenty (20) feet. Variation
of setbacks on curvilinear streets may be reduced or
waived. Single loaded streets may utilize front
setbacks of ten (10) feet minimum in areas of
topography above 15% in slope. All driveways shall
conform to Section V.C.1.e.6., "Driveway length* herein.

(@) Side: Five (5) feet minimum. (A minimum of fifteen
(15) feet between adjacent homes.)

(h) Rear: Twenty (20) feet minimum useable. Attached
accessory structures may encroach a maximum of ten
(10) feet into the required setback; however, in no case
can this result in less than 1000 square feet of useable
rear yard.

()  Side yard adjacent to street: Ten (10) feet minimum.

Building Height.

Primary Residence: Maximum two (2) stories, not to exceed

thirty-five (35) feet.

Accessory Structure: Eighteen (18) feet.

Fences and Walls.

(@ Front Yard Setback: Maximum three (3) feet six (6)
inches.

(b) Side and Rear Yard Setback: Maximum six (6) feet
(except in the required front yard setback area).

(¢) Chain link fencing is prohibited.

Driveway length: Twenty (20) feet minimum as measured

from back of sidewalk or edge of ultimate right-of-way to

garage door.

Detached Accessory Building Setbacks: Minimum five (5)

feet from side lot line and five (5) feet from rear lot line;

however, in no case can this result in less than 1000 square

feet of useable rear yard.

Except air conditioning or heat pumps, no accessory

mechanical equipment shall be located in setback areas.

Rooftop mechanical equipment is prohibited.
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9)

Architectural projections including fireplaces, eaves, bay
windows, etc. may encroach two (2) feet into required
setbacks and may have a maximum twelve (12) square feet
where the projection touches the ground.

3. Single Family Attached Standards (SFA)

This section is intended to establish the standards for the
development of single family attached and detached townhomes and
homes in a neighborhood environment.

a.

Principal Uses Permitted

1)

2)
3)

Single family detached dwellings (Single Family Detached
Development Standards apply).

Public schools through grade 12.

Open space uses subject to the review requirements outlined
in Section V. F., "Open Space Use Standards".

Accessory Uses Permitted

The following uses are permitted. When indicated with an
asterisk (*), the following uses are also subject to Administrative
Review as identified in Section VII. |., "Administrative Review/Staff
Review".

1)

2)
3)

4)

Accessory structures or uses on the same building site which
are customarily incidental or necessary to the main building
or use.* '
Day care for 12 or fewer children, family home.
Household pets (any domesticated animal commonly
maintained in residence with man), provided that no more
than three (3) animals over four (4) months of age are kept
for each dwelling unit.
Wild animals, provided that for each dwelling unit the
occupant may keep for personal use
(@) The following wild animals:

(1) Canaries

() Tropical fish (excluding caribe)

(8) White mice

(4) White rats
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5)

6)
7)

8)
9)

(b) The following wild animals, but in no event more than
three (3) such animals in any combination on a lot or
parcel of land:

(1) Chinchillas

(2) Chipmunks

(38) Cockatiels

(4) Finches

(5) Gopher snakes

(6) Guinea pigs

(7) Hamsters

(8) Hawks

(9) King snakes

(10) Marmoset monkeys
(11) Parrots and other birds of the Psittacine family
(12) Squirrel monkeys
(13) Turtles

(c) Other similar animals as determined by the Planning
Commission, are neither more obnoxious nor
detrimental to the public welfare than the animals
enumerated in this section. Such animals shall be kept
or maintained at a place where the keeping of
domestic animals is permitted. The Planning
Commission shall also determine the permitted number
of animals for those not previously specified.

Home occupations pursuant to the provisions of Section

93.02, City of Paimdale Zoning Ordinance.*

Homes for children, foster family, six or fewer persons.

Real estate temporary office, (subject to Temporary Use

Permit).*

Residential care facility for the elderly, 6 persons or less.

Riding and hiking trails and staging areas.*

10) Model home complexes and construction trailers (subject to

a Temporary Use Permit).*

11) Carnivals, subject to a temporary use permit, not to exceed

three (3) days within any six (6) month period, provided the
carnival is located on publicly owned or leased property, on
any general curriculum public or private school grounds, or
on property improved with a permanently established church.
The sponsorship of such carnival shall be confined to a
public agency or a religious, fraternal or service organization
directly engaged in civic or charitable endeavors.*

12) Crops, field, tree, bush, berry and row, including nursery

stock, the growing of. This subparagraph shall not be

V-13



SECTION V
DEVELOPMENT STANDARDS

construed to permit roadside stands, retail sale from the
premises, or signs advertising products produced on the
premises.*

13) Satellite Dishes (permitted only when fully screened from view
from public streets).*

Uses Subject to Site Plan Review

1) Neighborhood and Community parks.

2) Storage, temporary (as specified in the Single Family
Detached Standards).

3) Single Family Attached development.

Uses Subject to Conditional Use Permit.

Pursuant to conditions of Article 102 of Ordinance No. 140
(Variances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section VI,
“Implementation”.

1) Residential Planned Developments in accordance with Article
46 of Ordinance No. 140 of the City of Palmdale Zoning
Code which includes attached and detached condominiums.

2) Public and private recreation center and facilities, including
but not limited to swimming pools, tennis courts, putting
greens, lakes, clubhouses, stables and trails.

3) Churches or other places of worship.

4) Country clubs.

5) Electric distribution substations,including microwave facilities
in conjunction therewith.

6) Fire stations.

7) Golf courses.

8) Helistops.

9) Ham radio towers in excess of thirty (30) feet in height.

10) Homes for children, special boarding, over six persons.

11) Convalescent homes.

12) Libraries.

13) Microwave stations.

14) Museums.

15) Homes for the aged persons, group home, over six persons.

16) Sheriff's or police stations.

17) Private schools (as specified in the SFD Standards).

18) Telephone repeater stations or communication equipment
building.
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19) Day care centers, (12 children or more).
20) Other uses similar in character, intensity, and use to those
listed above, as determined by the Director of Planning.

Site Development Standards:

All residential Single Family Attached (SFA) areas within the City
Ranch Specific Plan area shall be subject to the following
Development Standards, unless modified through the Residential
Planned Development process. The development standards
have been divided into Type A and Type B categories to address
the range of products envisioned in the Single Family Attached
Standards. Figures G through M are included to conceptually
illustrate how setbacks apply to a range of housing products.
These diagrams are not intended to indicate required building
designs.

1) SFA Type A: Townhomes (excluding Single Family Detached,
Wide and Shallow, "Z"-lot detached, and zero side-yard patio
homes.)

(@) Development site area: Minimum five (5) acres.

(b) Residential lot size: Minimum three thousand five
hundred (3,500) square feet, unless modified through
the Residential Planned Development process
contained on Page V-24, Section D.

(c) Residential lot width: Minimum thirty (30) feet.

(d) Residential lot depth: Minimum seventy (70) feet.

(¢) Building height.

(1) Residence: Maximum two (2) stories, not to
exceed thirty-five (35) feet.

(2) Accessory Structures: Maximum eighteen (18)
feet.

()  Building Setback.

(1) Front Setbacks:
Garage setbacks, front facing garage: Twenty (20)
feet to public street or private drive. Garage
setbacks, side-in garage: Fifteen (15) feet to
public street, ten (10) feet to private drive.
Garages with parking aprons less than twenty (20)
feet in length shall have automatic garage door
openers and sectional roll-up doors.
Building Setbacks:
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SFA TYPE A
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SFA TYPE A
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()
()

@

©)

Twenty (20) feet to public street or private drive.
Front setback may be decreased to fifteen (15)
feet if rear yard setback is fifteen (15) feet or
greater. If rear yard setback is less than fifteen
(15) feet, then front setback shall be twenty (20)
feet to public street or private drive.

Uncovered Parking:

Five (5) feet to public street or private drive.

Rear:

To public street or parcel boundary: Minimum
fifteen (15) feet or ten (10) feet if a minimum
15'x15’ rear courtyard is provided.

To lot line: Five (5) feet minimum or zero (0) and
ten (10) feet minimum separation between
buildings.

To private driveway: Ten (10) feet to building or
rear of garage.

To arterial road: Thirty (30) feet from ultimate right
of way with minimum twenty (20) feet of
landscaping.

Side:

To public side street or parcel boundary: Ten (10)
feet.

To lot line: Five (5) feet minimum or zero (0) feet.
To private driveway or parking area: Ten (10) feet.
To arterial road: Thirty (30) feet from ultimate right
of way with minimum twenty (20) feet of
landscaping.

Architectural projections, including fireplaces,
eaves, bay windows, etc., may encroach two (2)
feet into required setbacks and may have a
maximum twelve (12) square feet where the
projection touches the ground.

Distance between buildings: Ten (10) feet minimum.
Fences and Walls.

(1)
@

()

Front Yard Setback: Maximum three (3) feet six
(6) inches.

Side and Rear Yard Setback: Maximum six (6)
feet (except in the required front yard setback
area).

Chain link fencing is prohibited.
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2)

@)

0

(k)

()

(m)
(n)

(©)
(P)

Driveway access and egress: Individual residential unit
driveways shall not access onto primary or secondary
arterial streets.

Off street parking: See Section V. H., "Off-Street
Parking Standards".

Minimum open space: Thirty (30) percent of site area,
including front yards, common open space areas, rear
yards, landscaped areas and natural open space, but
excluding parking areas and non-useable slope areas.
Noise attenuation will be addressed during the
Development Review application process, as
applicable.

Rooftop mechanical equipment is prohibited.
Mechanical equipment, excluding air conditioners or
heat pumps, shall be set back a minimum of five (5)
feet from all property lines.

Air conditioning condensers shall not be located on
patio slabs or balconies.

No more than eight (8) dwelling units may be contained
within a single building.

SFA Type B: Wide and Shallow lots, fee lot duplexes, "Z"-lot
detached and zero side-yard patio homes:

(@)
(b)

(©
(@

(e

U]

Development site area: Minimum five (5) acres.

Residential lot size: Minimum three thousand (3,000)

square feet, unless modified through the Residential

Planned Development process contained on Page V-

24, Section D.

Lot width: Minimum forty (40) feet, except Wide and

Shallow lots which shall be minimum sixty (60) feet.

Residential lot depth: Minimum seventy (70) feet.

Wide and Shallow or "Z" lots may be average fifty (50)

feet deep provided lot width is minimum sixty (60) feet.

Building height.

(1) Primary Residence: Maximum two (2) stories, not
to exceed thirty-five (35) feet.

(2) Accessory Structures: Maximum eighteen (18)
feet.

Building setback.

(1) Front Setbacks:
Garage setbacks, front facing garage: Twenty (20)
feet to public street or private drive. Garage
setbacks, side-in garage: Fifteen (15) feet to
public street, ten (10) feet to private drive.
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()
(h)

(3

(4)

Garages with parking aprons less than twenty (20)
feet in length shall have automatic garage door
openers and sectional roll-up doors.

Building Setbacks:

Twenty (20) feet to public street or private drive.
Front setback may be decreased to fifteen (15)
feet if rear yard setback is fifteen (15) feet or
greater. If rear yard setback is less than fifteen
(15) feet, then front setback shall be twenty (20)
feet to public street or private drive.

Uncovered Parking:

Five (5) feet to public street or private drive.

Rear:

To lot line: Ten (10) feet or zero (0) feet at zero
setback location only.

To public street: Minimum fifteen (15) feet or ten
(10) feet if a minimum 15'x15’ rear courtyard is
provided.

To private driveway: Ten (10) feet to building or
rear of garage.

To arterial road: Thirty (30) feet from ultimate right
of way with minimum twenty (20) feet of
landscaping.

Side:

To lot line: Ten (10) feet and zero (0) feet or five
(5) feet on each side (easements may be provided
for adjacent lot use).

To public side street or parcel boundary: Ten (10)
feet.

To private driveway or parking area: Ten (10) feet.
To arterial road: Thirty (30) feet from ultimate right
of way with minimum twenty (20) feet of
landscaping.

Architectural projections, including fireplaces,
eaves, bay windows, etc., may encroach two (2)
feet into required setbacks and may have a
maximum twelve (12) square feet where the
projection touches the ground.

Distance between buildings: Minimum ten (10) feet.
Fences and Walls.

(1)

Front Yard Setback: Maximum three (3) feet six
(6) inches.
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(i)

0

(k)

()

(m)

(n)

(0)

(@) Side and Rear Yard Setback: Maximum six (6)
feet (except in the required front yard setback
area).

() Chain link fencing is prohibited.

Driveway access and egress onto arterial streets from

subject development shall be limited to common '

driveways. Individual residential units shall not have
direct access to arterial streets.

Off-street parking: See Section V. H., "Off-Street

Parking Standards".

Minimum open space: Thirty (30) percent, including

front and rear yards, common open space areas,

landscaped areas and natural open space, excluding
parking areas and non-useable slope areas.

Noise attenuation will be addressed during the

Development Review application process, as

applicable.

Rooftop mechanical equipment is prohibited.

Mechanical equipment, excluding air conditioning or

heat pump equipment, shall be set back a minimum of

five (5) feet from all property lines.

Air conditioning condensers shall not be located on

patio slabs or balconies.

Multiple Family Residential Standards (MFR)

This section is intended to establish the standards for development of
condominiums, townhomes, and/or apartments.

a.

Primary Uses Permitted:

1)

2)
3)

Single Family Detached dwellings (subject to review and
approval by the Director of Planning).

Public schools, through grade twelve (12).

Open Space uses subject to the review requirements outlined
in Section V. F., "Open Space Use Standards".

Accessory Uses Permitted:

The following uses are permitted. When indicated with an
asterisk (*), the following uses are also subject to Administrative
Review as identified in Section VII. ., "Administrative Review/Staft

Review".
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1)
?)

3)

4)

5)

Accessory structures or uses on the same building site which
are customarily incidental or necessary to the main building
or use.*
Day care for twelve (12) or fewer children, family home.
Household pets (any domesticated animal commonly
maintained in residence with man), provided that no more
than three (3) animals over four (4) months of age are kept
for each dwelling unit.
Wild animals, provided that for each dwelling unit the
occupant may keep for personal use.
(@ The following wild animals:
(1) Canaries
(2) Tropical fish (excluding caribe)
(38) White mice
(4) White rats
(b) The following wild animals, but in no event more than
three (3) such animals in any combination on a lot or
parcel of land:
(1) Chinchillas
(@) Chipmunks
(8) Cockatiels
(4) Finches
(5) Gopher snakes
(6) Guinea pigs
(7) Hamsters
(8) Hawks
(9) King snakes
(10) Marmoset monkeys
(11) Parrots and other birds of the Psittacine family
(12) Squirrel monkeys
(13) Turtles
() Other similar animals as determined by the Planning
Commission, are neither more obnoxious or
detrimental to the public welfare than the animals
enumerated in this section. Such animals shall be kept
or maintained at a place where the keeping of
domestic animals is permitted. The Planning
Commission shall also determine the permitted number
of animals for those not previously specified.
Crops, field, tree, bush, berry and row, including nursery
stock, the growing of. This subparagraph shall not be
construed to permit roadside stands, retail sale from the
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premises, or signs advertising products produced on the
premises.*

6) Home occupations, pursuant to the provisions of Section
93.02, City of Palmdale Zoning Ordinance.*

7) Homes for children, foster family, six or fewer persons.

8) Real estate office, temporary (subject to a Temporary Use
Permit).*

9) Residential care facility for the elderly, 6 persons or less.

10) Riding and hiking and staging areas.*

11) Model home complexes and construction trailers (subject to
a Temporary Use Permit).*

12) Carnivals, subject to a Temporary Use Permit, not to exceed
three (3) days within any six (6) month period, provided the
carnival is located on publicly owned or leased property, on
any general curriculum public or private school grounds, or
on property improved with a permanently established church.
The sponsorship of such carnival shall be confined to a
public agency or a religious, fraternal or service organization
directly engaged in civic or charitable endeavors.*

13) Satellite dishes (permitted only when fully screened from view
from public streets).*

Uses Subject to Site Plan Review:

1) Parks - Neighborhood and Community.

2) Storage, temporary (as specified in the Single Family
Detached standards).

3) Apartments.

4) Single Family Attached dwellings.

Uses Subject to a Conditional Use Permit:

Pursuant to conditions of Article 102 of Ordinance No. 140
(Variances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section VII,
“Implementation®.

1) Residential Planned Developments in accordance with Article
46 of Ordinance No. 140 of the City of Paimdale Zoning
Ordinance which includes attached and detached
condominiums and small lot detached development.
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2) Public and private recreation centers and facilities, including
but not limited to swimming pools, tennis courts, putting
greens, lakes, clubhouses, stables and trails.

3) Churches or other places of worship.

4) Convalescent homes.

5) Country clubs.

6) Day care centers with greater than twelve (12) children.

7) Electric distribution substations, including microwave facilities
in conjunction there within.

8) Fire stations.

9) Golf courses.

10) Helistops.

11) Ham radio towers in excess of thirty (30) feet in height.

12) Homes for aged persons, group home, over Six persons.

13) Homes for children, special boarding, over six persons.

14) Libraries.

15) Microwave stations.

16) Museums.

17) Sheriff's or police stations.

18) Private school through grade twelve (12).

19) Telephone repeater stations or communication equipment
building.

20) Other uses, similar in character, intensity, and use to those
listed above, as determined by the Director of Planning.

Site Development Standards:

All Multiple Family Residential areas within the City Ranch
Specific Plan area shall be subject to the following Development
Standards, unless modified by an approved Site Plan.

Figures N, O and P illustrate how setbacks apply to Multi-Family
development. These figures are conceptual and are not intended
to show required design features. The Development Standards
are as follows:

1) Development site area: Minimum one (1) acre.

2) Development site width: Minimum 200 feet.

3) Building height: Maximum two (2) stories, not to exceed
thirty-five (35) feet.

4) Required Open Space: Thirty (30) percent of the gross site
area which may include front yards, common open space
areas, landscaped areas and natural open space. When
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5)

6)

7)

8)

9)

located adjacent to or in close proximity to major open space

or recreational facilities, required open space may be

decreased to twenty (20) percent of the gross site area when
reviewed and determined to be acceptable by the Planning

Commission through the Residential Planned Development or

Site Plan Review process.

Development site coverage: Seventy (70) percent maximum,

including impervious surfaces. Impervious surfaces shall

include building, streets, sidewalk and driveway (not including
walkways and open space or recreation pavement).

Building setbacks.

(@ From building to a public front street: Minimum twenty
(20) feet. Minimum thirty (30) feet from a major arterial.
From building to public side street: Ten (10) feet.

(o) Separation between building and private driveway or
covered parking areas: Ten (10) feet.

(c) Side: Minimum ten (10) feet to private drive or lot line.

(d) Side yard abutting a major arterial: Thirty (30) feet
minimum.

(e) Rear yard: Minimum fifteen (15) feet. Thirty (30) feet
abutting a major arterial.

()  Separation between buildings: Ten (10) feet.

(@ Separation between building and uncovered parking:
Five (5) feet.

(h)  Architectural projections, including fireplaces, eaves,
bay windows, etc., may encroach two (2) feet into
required setbacks and may have a maximum twelve
(12) square feet where the projection touches the
ground.

Garage setback: Minimum twenty (20) feet from public street

right-of-way to garage door. Minimum fifteen (15) feet from

public street to side or rear of garage. Four (4) to eight (8)

feet or minimum twenty (20) feet from private driveway to

garage door. Minimum ten (10) feet from private driveway to
side or rear of garage. Garages with parking aprons less
than 20 feet in length shall have automatic garage door
openers and sectional roll up doors.

Accessory building setbacks, excluding garages: Twenty

(20) feet from property line.

Off-street parking: Off-street parking shall be provided in

accordance with Section V. H., "Off-Street Parking

Standards*, or as modified by the approved Site Plan.
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10) Private Open Space: An amount equal to five (5) percent of
the interior floor area shall be provided as patio, balcony,
atrium or other private open space per unit.

11) Site plan and/or building design shall decrease the visual
impact of garage doors as seen from streets through the use
of varying garage door setbacks, angled garage entries, side-
in garage orientation, or other site planning or architectural
techniques to visually ameliorate the appearance of garage
doors.

12) Parking, excluding visitor or guest parking, shall be located
within two hundred (200) feet of the assigned residential unit.

13) Noise attenuation will be addressed during the Development
Review application process, as applicable.

14) Mechanical equipment shall be completely screened from
view of adjacent streets or contiguous development areas by
architectural means such as parapet walls or rooftop wells
which are integrated into the building’s architecture. |f
mechanical equipment is roof mounted, it shall be screened
from view with no visible duct work.

15) Air conditioning condensers shall not be located on patio
slabs or balconies.

16) "Pop-out’ or permanently installed window air conditioning
units are not permitted.

D. Residential Planned Development (R-PD) Standards

1.

The City Ranch Residential Planned Development (R-PD) Standards
are established to promote residential amenities beyond those
expected under conventional development, to achieve greater flexibility
in design, to encourage well-planned neighborhoods through creative
and imaginative planning as a unit, to provide for a balanced
distribution of residential densities and unit types, to provide
appropriate transitions of densities between residential and non-
residential land uses, and to provide for appropriate use of land which
is sufficiently unique in its physical characteristics or other
circumstances to warrant special methods of development. Planned
Developments are listed in several residential designations as a
conditionally permitted use. In implementing a planned development,
it is further declared that the purpose of this section is to encourage
innovative planning and site design, and provide unified control of
development. Adequate safeguards to ensure that such projects will
be compatible with the surrounding neighborhoods are provided
through the requirement of a Conditional Use Permit prior to the
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establishment of a Residential Planned Development in City Ranch.
All condominium development and alternative lotting concepts which
may not conform to the Development Standards for the underlying
development designation in City Ranch shall be processed as a
Residential Planned Development.

R-PD developments may include developments consisting of single
family zero-lot-line developments, single family attached
developments, zero-lot-line developments, z-lot detached
developments, duplexes or individual fee lots, wide and shallow lots,
or single family detached developments. Homes may be located on
individual lots of record, fee lots or developed as condominiums.

Such developments shall be subject to all of the requirements set forth
in the following Section V. D. 3., "Development Standards".

A zero-lot-line development shall not utilize a common wall between
two (2) adjacent structures, but may utilize abutting walls on the zero-
lot-line portion of the property.

Development Standards

This section allows for variations to setbacks and lot size standards
currently established in the site Development Standards for standards
types of developments. Projects proposed to be developed as a
Residential Planned Development are subject to the following
Development Standards.

a. The development shall be proposed on a parcel or parcels not
containing less than one (1) acre. A greater emphasis shall be
placed on functional private open space areas for individual
dwelling units where parcel size is less than five (5) acres.

In recognition of the fact that similar principles can be applied to
smaller, in-fill parcels, a project processed under R-PD provisions
may be considered on parcels smaller than five (5) acres if the
project is designed in a manner that is consistent with the intent,
purpose and requirements of this section. Regardiess of size, all
project shall demonstrate that the provision and arrangement of
common open space, recreational amenities, private usable open
space and configuration of structures are appropriate for the size
of the development. A greater emphasis shall be placed on
quality private open spaces for individual units where parcels size
is less than five (5) acres.
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b. Dwelling units may be in single family detached, attached or in
muitiple dwelling structures, depending upon adjacent
development and the compensating features of the development
plan. The Planning Commission may approve places of public
assembly, recreational buildings and accessory buildings, if they
are for the primary use of persons residing within the residential
planned development projects, and are located so as not to be
detrimental to adjacent properties. Distance between buildings
shall not be less than ten (10) feet.

c. Buildings, driveways and parking areas shall not occupy more
than 70 percent of the site area, except that common recreational
buildings are excluded from this building coverage limitation.

d. All residential planned developments shall incorporate a minimum
of 30 percent of the total site area as open space which may
include landscape areas, walkways, front yards, private open
space, common open space, recreational facilities or natural
open space. In addition, within the 30 percent open space, at
least two (2) of the following project amenities shall be provided:
(1) Swimming pool.

(@) Recreation building.

() Tennis court(s).

(4) Private fitness center and/or athletic club.

(5) Tot lot.

(6) Other facilities approved by the Planning Commission during
Conditional Use Permit review.

The number and types of required amenities shall be consistent
with the size of the project.

The applicant shall submit to the Planning Commission, and it shall be
made a condition of approval, satisfactory evidence that the applicant
has made arrangements with the serving utility companies to install
underground utilities to service all new facilities necessary to serve the
development except on existing utility easements where it can be
established there are not other alternatives.

The Planning Commission shall approve a progress schedule
indicating the development of open space and recreational amenities
relative to the construction of residential dwelling units, which shall
become a condition of approval. Where development is to be
completed in phases, said development may be completed with the
approval of the Planning Commission. The Planning Director may
modify, without a hearing, this condition pertaining to the development
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schedule, based upon the affirmative showing of substantial written
evidence of hardship by the project applicant and provided that
recreational amenities are reasonably provided as development
occurs.

A Tentative Map shall be filed when required by the subdivision
ordinance. Where a Tentative Map is not required, a Site Plan shall be
filed indicating the precise location, width and type of improvements
for private or public streets and pedestrian walks. Such improvement
must be approved by the City Engineer and Director of Planning.

A preliminary plan for the landscaping of all open areas, where
appropriate, shall be submitted to and approved by the Planning
Commission along with the Conditional Use Permit. Final plans shall
be subject to approval by the Director of Planning and City Landscape
Architect.

Planned development projects developed in phases shall be designed
so0 that each successive phase will contain sufficient open space to
independently qualify under the provisions of preceding Section V. D.
3. d., provided that where the applicant submits development plans
indicating to the satisfaction of the Planning Commission that the
development provides (as well or better for) planned development
within the intent of the Planning Development Standards, the Planning
Commission may approve a division of open space encompassing
more than one phase.

Where a division of open space will encompass more than one phase,
the applicant shall provide the Planning Commission with a map
indicating cumulative allocation and utilization of open space for each
successive phase in each subsequent application.

In addition to a Tentative Subdivision Map when required by the City
of Paimdale Subdivision Ordinance, where lots or parcels of land are
to be sold or separated in ownership from other property in the
development, or applicable phase thereof, a map shall be submitted
to the Planning Commission indicating the proposed boundaries of
the lots or parcels of land to be sold or separated in ownership. The
Planning Commission shall consider the proposed separation in
ownership and may approve such separation where, in the Planning
Commission’s opinion, the proposed separation provides as well or
better for planned development within the intent of the Residential
Planned Development Standards.
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10.

11.

12.

All materials and exhibits required by the City of Palmdale Article 102
(Variances and Conditional Use Permits) shall, in addition to other
requirements, be submitted for review and approval and shall
graphically depict compliance with the provisions of this section.

Approval of any project under the R-PD Standards shall meet all
applicable findings as specified in Section VI, “Implementation”.

For any project in which common areas, common maintenance
facilities, private streets, commonly maintained yards, or similar type
community maintained facilities are proposed, a homeowners
association shall be formed and CC&Rs developed to ensure proper
long-term maintenance of said areas. Final form and content of the
CC&Rs shall be in accordance with City criteria for preparation of
CC&Rs at the time the project is proposed and shall be subject to
review and reasonable approval by the Director of Planning and City
Attorney prior to issuance of building permits or recordation of a final
map for the project.

E. Commercial Use Standards (C)

1.

Purpose and Intent:

The purpose of these standards is to provide for neighborhood
commercial needs of the community and to provide development
provisions which are responsive to changing economic and market
requirements over time.

Standards:
a. Uses Permitted in Commercial Designations.

The Neighborhood Commercial Centers are intended to provide
for the conduct of business primarily serving area residents,
including the retail sale of convenience goods, residential
services, groceries, small specialty sales, personal services, and
other commercial and professional activities. The following uses
are generally considered appropriate in Planning Areas 3 and 33
designated Commercial on the Development Plan. Any
commercial, public or quasi-public use or material modification to
the exterior of an existing structure within the commercial sites
shall conform to the Site Plan Review or Conditional Use Permit
process (see Section VII. J., “Site Plan Review" and Section VII.
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K., “Conditional Use Permits”). When the following uses are
proposed within an existing structure, they shall be subject to
Administrative Review per Section VII. |., "Administrative
Review/Staff Review". Evaluation of proposed uses in new
construction shall occur during the Site Plan Review or
Conditional Use Permit process. However, during the Site Plan
Review or Conditional Use Permit process, a listed use may be
found to be inappropriate for a given site, or inappropriate in
combination with the other proposed uses on a given site.

The following uses are permitted in Commercial site
designations:

1) Administrative, professional and business offices.

2) Answering service.

3) Antique stores.

4) Apparel shops.

5) Appliance stores, household.

6) Athletic and sporting good stores.

7) Art supply stores.

8) Auditoriums and conference rooms.

9) Automobile supply stores, no on-site repair.

10) Bakery shops, including baking only when incidental to retail
sales from premises.

11) Banks, savings and loan and credit unions.

12) Barber and beauty shops.

13) Bicycle sales and service.

14) Book stores.

15) Camera and photo supply stores.

16) Cleaning and dyeing agencies, including incidental spotting,
sponging, pressing and repairs.

17) Confectionery or candy stores.

18) Data processing center.

19) Delicatessens.

20) Dental clinics, including laboratories in conjunction therewith.

21) Department stores.

22) Dog and cat grooming services.

23) Drug stores.

24) Florist shops.

25) Furniture stores.

26) Furrier shops.

27) Garden supplies.

28) Gift stores.
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29) Hardware stores.

30) Health food stores.

31) Hobby supply stores.

32) Ice cream and yogurt shops.

33) Ice sales, not to include ice manufacturing plants.

34) Jewelry stores with incidental repairs.

35) Laundries, self-service.

36) Leather goods stores.

37) Libraries.

38) Lighting fixture stores, carpeting, drapery, wallpaper and tile
stores, paint and glass stores.

39) Locksmith shops.

40) Luggage stores.

41) Markets, food.

42) Meat markets, not including slaughtering.

43) Medical clinics, including laboratories in conjunction
therewith.

44) Music stores.

45) News stores.

46) Notions or novelty stores.

47) Pet stores and supplies.

48) Photographic equipment and supply stores.

49) Police stations or sheriff's stations.

50) Post Offices.

51) Pottery stores, but not including a kiln or manufacture of.

52) Radio and televisions stores.

53) Real Estate offices.

54) Restaurants, including the permitted service of alcohol.

55) Shoe repair shops.

56) Shoe stores.

57) Stationery and paper products stores.

58) Tailor shops, custom tailoring only.

59) Telephone stores.

60) Theaters, not including drive-in.

61) Tourist information centers.

62) Toy stores.

63) Travel agencies.

64) Typewriter sales and incidental repairs.

65) Video equipment sales or rental.

66) Watch sales or repair.

67) Any other use similar in character, intensity, and use to those
listed above, and which is determined by the Director of
Planning.
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Accessory Uses Permitted:

The following uses are permitted. When indicated with an
asterisk (*) the following uses are also subject to Administrative
Review as identified in Section VII. I., "Administrative Review/Staff
Review".

1)

2)

3)

4)

Accessory structures or uses, excluding outside storage, on
the same building site which are customarily incidental or
necessary to the main building or use.

Crops, field, tree, bush, berry and row, including nursery
stock, the growing of. This subparagraph shall not be
construed to permit roadside stands, retail sale from the
premises, or signs advertising products produced on the
premises.*

Satellite dishes (permitted only when screened from view
from public streets).*

Storage of building materials used in construction of a
building or building project, during the construction and thirty
(30) days thereafter, including the contractor’s temporary
office, provided that any lot or parcel of land so used shall be
a part of the building project, or on property adjoining the
construction site.

Uses permitted subject to a Conditional Use Permit.

Pursuant to the provisions of Article 102 of Ordinance No. 140
(variances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section VII,
*Implementation*, the following uses may be allowed subject to
an approved Conditional Use Permit:

1)
2)

3)
4)
5)

6)

Bar and cocktail lounges, except within a restaurant.
Churches, temples and other places used exclusively for
religious worship.

Clubs, lodges and meeting halls.

Health clubs.

Liquor stores, except where ancillary to other uses, i.e.
markets, drugstores.

Automobile service stations, including vehicle maintenance,
provided that all operations take place wholly within an
enclosed structure, specifically excludes heavy automobile
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repair uses such as welding, auto body, painting and similar
uses.

7) Dancing or entertainment establishments.

8) Nursery schools, preschools.

9) Day care centers.

10) Public utilities.

d. Uses Permitted Subject to a Temporary Use Permit:

1) Carnivals, temporary, not to exceed three (3) days within a
six (6) month period, provided the carnival is located on
publicly owned or leased property, on any general curriculum
public or private school grounds, or on property improved
with a permanently established church. The sponsorship of
such carnival shall be confined to a public agency or a
religious, fraternal or service organization directly engaged in
civic or charitable endeavors.

2) Pumpkin sales.

3) Construction trailers.*

4) Christmas tree sales.

5) Temporary car washes.

6) Any other temporary uses which the Planning Director deems
warrants a Temporary Use Permit.

7) Temporary Real Estate office.

e. Site Development Standards:
The following shall apply:

1) Building site: 5,000 square foot minimum.

2) Building site width and depth: No minimum.

3) Building height limit: Maximum two (2) stories, not to exceed
thirty-five (35) feet

4) Building Setbacks.
Front yard: Required minimum setback area shall not
include drive-thru lanes, loading areas or other paved
surfaces, but may include utility pads, walkways, access
points and similar improvements.
(@) - Twenty (20) feet for buildings less than 10,000 square

feet gross leasable area which abut arterial roads.

(b) Thirty (30) feet for all other buildings.
Rear or side yard:
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5)

6)

7)

8)

9)

(¢) A minimum twenty (20) foot setback shall be
maintained from all other thoroughfares.

(d) A minimum twenty (20) foot setback from residential

~ lots or parcel boundaries.
(e) Zero (0) feet adjacent to commercial uses.
Off-street parking. See Section V. H., "Off-Street Parking
Standards".
Lighting. All exterior and interior lighting shall be designed
and located to minimize power consumption and to confine
direct rays to the premises. A parking lot lighting
photometric plan is required in accordance with Section V. H.
i., “Required Lighting". Except for necessary security lighting,
all lights shall remain off during non-business hours.
Loading. All loading shall be performed on the site, and
loading platforms and areas shall be screened from view
from adjacent residential areas and from streets and
highways. Loading areas shall conform to Section V. H. 8.,
*Loading Zone Standards” contained herein. Where loading
areas are located adjacent to existing or proposed residential
property, a noise study shall be submitted at the time of
development proposal. '
Nursery schools and day care uses are required to have
separate passenger loading and unloading areas provided.
Trash and storage areas. All storage, including cartons,
containers or trash, shall be shielded from view within an
architecturally compatible building or area enclosed by a
masonry wall not less than six (6) feet in height. No such
area shall be located within fifty (50) feet of any residentially
zoned area.

10) Enclosed uses. All permitted uses, together with their

resulting products, shall be contained entirely within a
completely enclosed structure, except for off-street parking
and loading areas, areas for sale of nursery stock, and
outdoor dining areas, or other similar uses approved by the
Planning Director.

11) Architecture. Commercial buildings shall be architecturally

designed to integrate with the surrounding structures utilizing
similar materials and design concepts. Some elements of
design or architectural features shall be carried through on all
sides of primary structures and on accessory structures.

12) All buildings and structures shall be. continually maintained by

the owner, including exterior surfaces and colors.

13) Screening.
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@

- (b)

(©

@

(e

Abutting residential areas.

An opaque screen composed of a wall and/or

combination wall and berm shall be installed along all

site boundaries where the premises abut areas zoned
for residential uses. The minimum height of screening
shall be six (6) feet. In cases where there are grade
differentials or where walls must be higher for noise
attenuation, wall height shall be reduced to eight feet or
less on the residential side by use of earthen berms,
use of two shorter walls in combination, combinations
of berming, walls, open fencing, landscaping or similar
measures. [f there is a difference in elevation on
opposite sides of the screen, the height shall be
measured from the highest adjacent grade. The
requirement of such barrier shall not be construed to
eliminate pedestrian or bicycle access.

A screen, as referred to in 13), (a) "Abutting residential

areas”, shall consist of the following types:

(1) Walls. A wall shall consist of concrete, stone,
brick, tile or similar type of solid masonry material
a minimum of four (4) inches thick.

(@) Berms. A berm shall be constructed of earthen
materials and it shall be landscaped with drought
tolerant plants and water saving irrigation where
possible. The use of turf is discouraged.

Intersections. Where screening occurs along streets

and boundaries, it shall be installed so as not to

obstruct the line of sight distance at intersections of:

(1) A vehicular accessway or driveway and a street.

(@) A vehicular accessway or driveway and a
sidewalk.

(3) Two or more vehicular access ways, driveways or
streets.

Mechanical equipment. Rooftop mechanical

equipment shall be completely screened from view of

adjacent streets or contiguous development areas by
architectural means such as parapet walls or rooftop
wells which are integrated into the building’s
architecture. The use of “picket fence" screening is
prohibited.

Parking. Where parking spaces abut the public right-

of-way, a partial visual screen of berming/mounding

(3:1 maximum slope), landscaping or decorative walls
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shall be provided within the adjacent landscape area to
a minimum height of twenty-four (24) inches above
grade so as to lessen the visual effect of parking and
vehicles.

14) Landscaping. Where required, landscaping, consisting of
evergreen or deciduous trees, shrubs, berms or ground
cover, shall be installed and maintained subject to the
following standards:

(@ Twenty (20) foot minimum width of landscaping is
required along public rights-of-way. Landscaping shall
be bermed, or contain a low wall, or a combination of
the two, to a minimum height of twenty-four (24) inches
above grade.

(b) An additional amount of landscaping equal to at least
ten (10) percent of the net useable area of the site is
required.

() A minimum ten (10) foot wide landscape strip is
required adjacent to residential uses.

(d) A minimum of one tree shall be required to be planted
within each landscape island or finger planter within
parking lots.

(e) Street trees shall be planted with spacing not to exceed
twenty (20) feet on centers, average. Trees may be
clustered together in grouped plantings in order to
maintain "windows" of visibility into commercial sites,
however, in no case may the total number of trees be
decreased by the use of clustering. Street trees shall
be selected from the City’s approved tree list.

()  Trees shall be installed with a mix of the following
sizes: 50 percent minimum 1" caliper (15 gallons); 30
percent 24" box specimen; and 20 percent 36" box
specimen.

(@@ Asix (6) foot minimum landscape planter will be
required at the beginning and end of all parking space
rows and at an average of every 12 parking spaces.

(h) Separation. All landscaped areas shall be separated
from adjacent vehicular areas by a wall or curb at least
six (6) inches higher than the adjacent vehicular area.

() Watering. A permanent automatic electric irrigation
system shall be provided for all landscaped areas. Drip
irrigation or other water-conserving irrigation should be
used where appropriate.
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(k)

U
(m)

Maintenance. Required landscaping shall be
maintained by the property owner in a neat, clean and
healthy condition. This shall include proper pruning,
mowing of lawns, weeding, removal of litter, fertilizing,
replacement of plants when necessary, and the regular
watering of plants which require watering to maintain a
healthy condition.

Areas of native vegetation are exempt from these
landscape requirements except for item 14)(j),
“Maintenance”.

All transformer pads/equipment shall be screened with
landscaping and/or walls.

All landscape plans shall be reviewed and approved by
the City Engineer and Planning Director. The use of
drought tolerant plants and xeriscape materials should
be implemented as the preferred landscaping method
wherever feasible.

F. Open Space Use Standards (OS)

1.

Purpose and Intent:

The purpose of Open Space Standards is to ensure the continued
availability of land for preservation of natural resources, provision for
outdoor recreation and to ensure the health, welfare and well-being of
the people of the City of Palmdale.

Standards:

a. Uses permitted subject to Site Plan Review:

1)
2)
3)
4)

5)

Biking, hiking and equestrian routes and trails.
Conservation areas and wildlife refuge.

Parks, picnic areas, playgrounds and ball fields.

Passive recreation areas, vista points and scenic resource
areas.

Any other use similar in nature which is found compatible
with the purpose of this Open Space section, and which is
deemed appropriate by the Planning Director.

b. Uses Permitted Subject to a Conditional Use Permit:
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Pursuant to the provisions of Article 102 of Ordinance No. 140
(Variances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section VI,
“Implementation”, the following uses may be allowed subject to
an approved Conditional Use Permit:

1)
2)

3)
4)
5)

Day care centers.

Country clubs, lodges, restaurants in conjunction with the
operation of the golf course only, (including on-site liquor
sale, dancing and dining), on the same or separate building
sites related to the main use.

Fire stations/Sheriff's stations.

Parking facilities.

Golf courses and driving ranges.

Uses Permitted Subject to a Temporary Use Permit:

1)

2)
3)
4)
5)

6)

Carnivals, temporary, not to exceed three (3) days within a
six (6) month period, provided the carnival is located on
publicly owned or leased property, on any general curriculum
public or private school grounds, or on property improved
with a permanently established church. The sponsorship of
such carnival shall be confined to a public agency or a
religious, fraternal or service organization directly engaged in
civic or charitable endeavors.

Pumpkin sales.

Christmas tree sales.

Temporary car washes.

Temporary storage of materials and equipment for
construction of public works and any similar agricultural,
conservation, park and recreation, maintenance, open space
use or accessory uses which are approved as an appropriate
use by the Director of Planning.

Any other temporary uses which the Planning Director deems
warrants a Temporary Use Permit.

Site Development Standards:

The following standards shall apply unless modified by the
approved Site Plan:

1)

Building site area. As indicated on the approved Site Plan.
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2) Building height. Maximum two (2) stories, not to exceed
thirty-five (35) feet.

3) Building site coverage. As indicated on the approved Site
Plan.

4) Building setbacks. All buildings shall be set back from all
property lines a distance of twenty (20) feet, or as otherwise
modified by the approved Site Plan. Thirty (30) feet is
required from major arterials.

5) Off-street parking. Off-street parking shall be provided as
required by Section V. H., "Off-Street Parking Standards®. A
thirty (30) foot setback is required along major arterials.

6) Lighting. All lighting, exterior and interior, shall be designed
and located to confine direct rays to the premises. A
photometric lighting plan is required pursuant to Section
86.05(9) (A)-(H) of the Paimdale Zoning Ordinance.

7) Trash and storage areas. All storage, including cartons,
containers or trash, shall be shielded from view within a
building or area enclosed by a masonry wall not less than six
(6) feet in height. No such area shall be located within fifty
(50) feet of any residential area.

8) Screening.

(@) Screening is required when residential uses or a public
or private street abut the following.

(1) Loading areas.

(@) Visually obtrusive or noisy above ground utility
equipment and appurtenances.

(38) Portions of uses which generate excessive noise
or activities not compatible with residential uses.

(b) A screen as referred to above, may consist of two (2)
of the following types:

(1) Walls: A wall shall consist of concrete, stone,
brick, tile or similar type of solid masonry material
a minimum of four (4) inches thick.

(2 Berms: A berm shall be constructed of earthen
materials and it shall be landscaped.

(38) Fences, solid: A solid fence shall be constructed
of masonry, wood or other materials a minimum
thickness of two (2) inches and it shall form an
opaque screen.

(4) Landscaping: Plant materials, when used as a
screen, shall consist of densely planted evergreen
or deciduous plants.
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9)

() Intersections. Where screening is established near
intersections, it shall consider safe sight distances so
that adequate visual conditions are maintained for
pedestrians and drivers of motor vehicles.

(d) Mechanical equipment. Rooftop mechanical
equipment shall be completely screened from view of
adjacent streets or contiguous development areas by
architectural means such as parapet walls or rooftop
wells which are integrated into the building’s
architecture. The use of "picket fence" screening is
prohibited.

Landscaping. Because of the open space nature of many of

the permitted uses, such as golf courses, some of the

following standards may not be appropriate and may be
modified by the Planning Director.

Landscaping, consisting of trees, shrubs, and/or ground
cover, shall be installed and maintained subject to the
following standards:

(@) Landscaping areas ten (10) feet or wider are required
along all property lines abutting streets unless a
minimum of ten (10) feet of landscaping has been
provided in a landscape easement. Minimum tree and
shrub size shall be fifteen (15) gallons and spaced a
minimum of 30’ average.

(b) A ten (10) foot landscape area is required where open
space uses abut residential uses. Note: This is not
required when abutting natural open spaces.

(c) Planting shall be designed so as not to hinder sight
distance at intersections.

(d) Drip irrigation or other water-conserving irrigation
should be used where appropriate.

(e) Landscaping shall be maintained by property owners in
a neat, clean and healthy condition.

()  Areas of natural open space, wetland areas and
Planning Area 1 do not require additional planting or

“irrigation except in areas immediately adjacent to
streets, or as determined in subsequent environmental
review.

(@) Areas of native vegetation within all Open Space
Designations (whether natural or enhanced) are
exempted from the landscape standards identified
above. This exemption is not intended to exempt
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requirements for trash clearing and brush management
for fire control purposes.

10) All buildings and structures will be maintained by the owner
in a good state of repair, including exterior surfaces and
colors.

11) Security fences and tennis court fences shall be subject to
Site Plan Review and approval. Lighting for tennis courts
shall be reviewed by the Planning Director to determine
impacts on adjacent parcels.

G. Community Facility Use Standards

1.

Purpose and Intent

The City Ranch Specific Plan area is primarily a residential community
where only those nonresidential uses are permitted which are
complementary to and which can exist in harmony with the residential
community. The purpose of these standards is to provide for those
public or private nonresidential uses which are customarily established
within the residential community, but which must be reviewed to
ensure compatibility.

All nonresidential uses established in a residentially designated
Planning Area are subject to the City of Palmdale Site Plan Review or
Conditional Use Permit procedures.

Standards

The following uses are allowed in all Planning Areas within the City
Ranch site subject to the applicable processing procedure.

a. Uses permitted subject to Site Plan Review:

1) City of Paimdale Maintenance Facility.
2) Other uses deemed appropriate by the Planning Director.

b. Uses permitted subject to a Conditional Use Permit:

Pursuant to the provisions of Article 102 of Ordinance No. 140
(variances and Conditional Use Permits) contained in Appendix D
and applicable findings as specified in Section VI,
*Implementation”, the following uses may be allowed subject to
an approved Conditional Use Permit:
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1) Community centers.

2) Public and private recreation centers and facilities.

3) Civic and cultural facilities.

4) Special community events.

5) Day care facilities.

6) Community information center.

7) Churches and other places of religious worship.

8) Fire stations.

9) Hospitals.

10) Schools, private.

11) Nursery schools, pre-school children.

12) Police or sheriff's stations.

13) Communication equipment buildings.

14) Electric distribution substations, including microwave facilities
in conjunction therewith.

15) Libraries.

16) Microwave stations.

17) Qil wells pursuant to the provisions of Article 94 (Regulations
of Uses Established by Conditional Use Permit).

18) Telephone repeater stations.

19) Water tanks.

Uses Permitted Subject to a Temporary Use Permit:

1) Temporary real estate sales offices and information centers in
conjunction with the sale of new homes.

2) Temporary storage of materials and construction equipment
used in construction or maintenance of streets and highways,
sewers, storm drains underground conduits, flood control
works, pipelines and similar uses.

Site Development Standards:
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