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SECTION I - INTRODUCTION AND BACKGROUND

A. ORGANIZATION OF REPORT

The Palmdale Business Park Center Specific Plan is organized into eight sections as
outlined below to systematically implement the City's General Plan as it relates to this
property:

. Introduction and Background: Briefly describes the project, the goals and
objectives of the plan, the Specific Plan's purpose, authority and scope.

ll. Existing Conditions: Describes the project location, site features,
community and regional context, and existing infrastructure. An overview of
current market conditions in the Antelope Valley also is presented.

ll. Specific Development Plan and Program: Describes the development
concept and the components of the plan, including land use, grading concept,
circulation, drainage, water, sewer, landscape, and desert vegetation.

IV. Land Use Regulations: Defines the process for submittal and review of all
site development plans, and denotes permitted and prohibited uses by land use
category. Planning area boundaries and development standards for the various
land uses also are presented.

V. Design Guidelines: Defines a community design theme in terms of
streetscapes, entry monumentation, land use interfaces, landscape requirements
and maintenance, architectural design guidelines, and signage requirements.
The section also provides criteria for the development of each component of the
Specific Plan Area.

VL. Implementation: Describes the Specific Plan and subdivision processes,
as well as the provisions for changes, updates, and amendments to the plan.
Proposed project phasing is discussed along with financing options, and
implementation responsibilities as they relate to construction and maintenance.



VIl. General Plan Analysis: Describes the project's conformance and
compliance with the City's General Plan.

VIll. Appendices: Three appendices are included as follows: A. References; a
summary of background and technical documentation for the Specific Plan. B.
Legal Description of the Property. C. Mitigation Monitoring Program; to be

developed to satisfy the requirements of the completed environmental
documentation.

INTRODUCTION

Executive Summary.

Palmdale Business Park Center is owned by Lockheed Corporation, and
consists of 632 gross acres of undeveloped land within the City of Paimdale.

The General Plan designates the site as Specific Plan 10, Palmdale Business
Park Center Specific Plan.

The property is bounded on the north by Avenue M, which also forms the
boundary between the Cities of Palmdale and Lancaster west of Challenger
Way; by USAF Plant 42 on the east and south; and by the Southern Pacific
Railroad right-of-way, Metrolink Line, and Sierra Highway on the west. There
are two out-parcels consisting of a seven acre Los Angeles County Waterworks
site along Avenue M, and a five acre private party parcel along the southern
margin of the property. Neither of these parcels are included in the Specific
Plan Area, nor are they covered by the provisions of the Specific Plan.

Palmdale Business Park Center is a proposed master planned commercial and
industrial complex with an integral 27-hole golf facility. The project's Foreign
Trade Zone status, potential rail connection, direct taxi way access to Palmdale
Regional Airport, and the championship and executive golf courses combine to
give the project exceptional marketing presence in the Antelope Valley. A
statistical summary of land uses is shown on Table I-1, and as noted, the site
plan yields a total of 632.21 acres.



The 61.42 acre portion of the project fronting Avenue M is devoted to
commercial use. The remaining 279.68 acres of commercial and industrial
properties are proposed to have a balance of business park (26.15 acres), light
industrial (165.61 acres) and airport related (87.92 acres) uses. The golf course
covers 225.76 acres, project roadway rights of way require 59.45 acres, and the
remainder of 5.90 acres is dedicated to public facilities. Exhibit I-1 (Page 1-11),
graphically depicts the organization of land uses, the circulation system, and the
relationship of the project to its surroundings.

At buildout, Palmdale Business Park Center is expected to have a gross building
area of approximately 5.2 million square feet. Based on the land use mix, it also
is expected to be the source for more than ten thousand jobs.

Table I-1

Land Use Statistical Summary

% Of Total

Land Use Type Acres Acres
Community Commercial (PCC) 1 61.42 10%
Business Park (PBP) 26.15 4%
Light Industrial (PLI) 165.61 26%
Airport Related (PAR) 87.92 14%
Golf Course (GC) 225.76 36%
Public Facilities (PF) 1 5.90 1%
Street Rights-of-Way (ROW) 59.45 9%
Total 632.21 100%

1 The listed acreage may vary up to 3.5 acres. This is due to the dedication of land to the City of
Paimdale in the northwest portion of Planning Area PCC-1 that appears in the Specific Plan graphics
and text as "Interim Drainage Area Easement." The land is to be used for the construction and use of
a regional detention facility, and is designated as Public Facility (PF) for land use purposes.
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Specific Plan Goals and Objectives.

The overall goal of Palmdale Business Park Center Specific Plan is to provide a
definitive blueprint for orderly property development, thereby fostering new
employment opportunities within the City.

The Specific Plan also assures the implementation of other goals, objectives,
and policies including:

a. Land Use.
Goal: Develop a planning framework that provides for the implementation
of a large commercial, industrial, and recreation complex that is
compatible with neighboring land uses.
Objective: Adopt a Development Plan that is compatible with the
continued operation of USAF Plant 42, and the potential expansion of

Palmdale Regional Airport.

Policies: 1. Locate airport-related and industrial land uses adjacent to
existing facilities at USAF Plant 42.

2. Include recreational facilities in areas where more intense
development is not allowed.

3. Develop project design guidelines which assure land uses
that are both compatible with existing adjacent uses, and
with each other.

b. Infrastructure.

Goal: Provide facilities and infrastructure plans necessary to
accommodate new development.
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Objective: Assure that essential public facilities, services, and utilities are
phased economically, and in such a manner that they are in place at the
time of project need.

Policies: 1. Phase development of Palmdale Business Park Center
Specific Plan to match construction of on-site and off-site
facilities and infrastructure to market opportunities.

2. Establish plans and procedures to assure long-term facilities
management through fair share user contributions, or a
property owner's association as appropriate.

Circulation.

Goal: Provide a balanced transportation network that is safe and
efficient.

Objective: Design and implement a transportation system that adequately
serves the needs of projected travel demands, and that addresses the
incorporation of alternative transportation modes.

Policies: 1. Assure that all development meets or exceeds the

standards set by fire and safety planning with regard to
traffic access.

2. Integrate new development into the existing and planned
regional roadway network.

3. Secure approvals for an on-site connection to taxi way and
runway facilities located at USAF Plant 42 and Palmdale

Regional Airport.

4. Secure approvals for an on-site railway spur connection to
the Southern Pacific Railway mainline.

5. Provide connections to adjacent regional bikeway routes.
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6. Provide for bus service by planning for turnouts and
shelters.

Flood Control.

Goal: Develop and maintain flood control facilities capable of meeting the
normal and emergency demands within Palmdale Business Park Center,
while minimizing adverse visual impacts.

Objective: Implement the City's Master Plan of Drainage in a way that
meets flood control performance criteria and is aesthetically pleasing.

Policies: 1. Provide a non-structural channel within Paimdale Business
Park Center that will adequately handle projected regional
storm water flows.

2. Incorporate recreation and open space uses into the non-
structural flood control facilities for use during non flood

periods.

Environmental Resources.

Goal: Implement a development plan that is in harmony with Palmdale's
desert climate, open spaces, and Joshua Tree resource which also
reinforces the close proximity to, and importance of, aerospace related
facilities.

Objective: Balance land development with protection of indigenous plant
species and land forms. Encourage incorporation of scenic view sheds

both on and off site.

Policies: 1. Locate airport related and industrial type facilities adjacent -
to existing aerospace land uses.

I-6



2. Encourage a feeling of spaciousness through the siting
of facilities within generous landscaped areas.

3. Preserve and restore Joshua Tree woodland plant

associations within the golf course, flood control,
and roadway median areas. '

f. Job Creation and Economic Development.

Goal: Provide a development plan that generates new employment
opportunities within the City.

Objective: Implement a development plan that reduces the City's job-
housing imbalance by fostering new employment opportunities within the
City thereby reducing vehicle miles traveled by area residents.

Policies: 1. Establish plans and procedures that facilitate opportunities
for industry to locate, relocate and/or expand at Palmdale
Business Park Center.

2. Encourage new development which assures expanded
employment opportunities within the City.

C. DOCUMENT PURPOSE

The purpose of Palmdale Business Park Center Specific Plan is to present a
comprehensive development plan that is consistent with the City's General Plan. The
Specific Plan is based on economic, planning and engineering studies which catalogue
the site's unique development opportunities and constraints. It ensures a cohesive,
integrated framework for commercial and industrial development, and the required
infrastructure improvements.

Also, the Specific Plan serves as a foundation document to govern applicable property
development policies, and it fulfills both local and state planning requirements by
providing site specific land use and development standards. It is intended that the
Specific Plan be adopted by City resolution to serve as the zoning ordinance for
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development of the site. All subsequent parcel development will be reviewed and
approved subject to consistency with this plan.

The Specific Plan document will be accompanied by an Environmental impact Report
(EIR), which addresses the environmental impacts of the proposed project. Together,
these documents provide the City's elected officials and the public with the information
necessary to fully understand the scope of the project and its associated impacts.

D. AUTHORITY AND SCOPE

The City of Palmdale is empowered to prepare Specific Plans by California
Government Code Title 7, Division 1, Chapter 3, Article 8, Sections 65450 through
65457. These regulations granted local planning agencies the authority to prepare
specific plans once the City's legislative body had adopted a General Plan. The
required contents of a Specific Plan, and the necessity for its consistency with the
General Plan is clearly stated. According to Section 65451, a Specific Plan shall
include a text and 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 use 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 the above
paragraphs.



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. The plan may
not be adopted or amended unless found to be consistent with the General Plan.

The Palmdale Business Park Center Specific Plan has been prepared in conformance
with City of Palmdale Council Resolution #90-43 which provides for uniformity in the
format and content of Specific Plans prepared and processed within the City. Within
this context, the standards and regulations contained in this document will govern
development of the properties within the Specific Plan Area.
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SECTION Il - EXISTING CONDITIONS
COMMUNITY SETTING

Regional Location.

The City of Palmdale is located in Los Angeles County on the southwestern
edge of the "high desert" in an area known as Antelope Valley. This valley is
bordered by the Mojave Desert to the east, the Sierra-Pelona/San Gabriel
Mountains to the south, the Tehachapi Mountains to the west and the Sierra
Nevada Range to the north. ’

The Antelope Valley Freeway (State Route 14), links the Antelope Valley to the
rest of Los Angeles County via Interstate 5, and is the major transportation route
in and out of Antelope Valley for the desert communities. Highway 138 provides
regional east-west circulation, and links Palmdale with other communities in the
region. .
The Specific Plan Area is located in the northeastern part of the City of
Paimdale, and is approximately 60 miles north of downtown Los Angeles and 50
miles west of Victorville. Exhibit lI-1 (Page 1I-27), depicts the site in its regional
context, and in relation to adjacent cities.

Site Description.

The 632 gross acre Specific Plan parcel is located approximately one mile north
of Lockheed Plant 10, and directly south of the Lancaster City limits, and is
undeveloped. Exhibit 1I-2 (Page 1I-28), shows the relationship of the site to
Palmdale, Lancaster, and neighboring facilities. The roughly rectangular parcel
is bounded on the north by Avenue M, on the east and south by USAF Plant 42,
and on the west by the Southern Pacific Railroad right-of-way, Metrolink Line
and Sierra Highway.

Exhibit II-3 (Page 1I-29), is a topographic map of the site depicting existing site
conditions. As shown in the exhibit, there are no paved roads on the parcel,

although there are several dirt roads and trails that traverse the property, some
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of which appear to be extensions of adjacent paved and unpaved streets,
including Valley Line Road, 5th Street East, Challenger Way, Avenue M-8, and
Avenue M-12. A title search has determined that easements are reserved only
for the extension of Challenger Way. A narrow dirt trail parallels the eastern and
southeastern property boundaries, and a second dirt trail traverses the western
portion of the property between Avenue M and Avenue M-8.

Except for a small concrete pad and cleared area in the vicinity of Avenue M-8
and Challenger Way, the site is devoid of signs of past usage, and essentially is
in a native state. Stands of Joshua Trees are present, particularly in the
northeast and southwest portion of the site, and native shrubs and grasses are
widespread.

Two small out parcels that intrude into the property have been excluded from the
Specific Plan Area. One, located to the north along Avenue M, is a seven-acre
parcel that is owned by the Los Angeles County Water Works District No. 40,
and accommodates three large water storage tanks, with a footing in place for a
fourth tank. There is a flat pad area for future expansion, and it is anticipated
that this storage facility eventually will accommodate twelve tanks, and two
producing water wells. The second parcel, located to the south, is a five-acre
site that currently is in private party ownership.

Legal Description.

The Specific Plan Area's legal description is presented in detail in the Appendix,
Section B (Page VIII-2). Site easements are identified in this exhibit, along with
existing parcelization of the property, and like matters.

Surrounding Land Uses.

The Specific Plan Area and Surrounding Land Uses are shown on Exhibit II-4
(Page 11-30), and are summarized as follows:

a. North: The area north of Avenue M and east of Challenger Way is within
the City of Palmdale, and largely is undeveloped land. The City's General
Plan Land Use Element (adopted in January of 1993), designates this
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area as Industrial. The Palmdale Zoning map, dated January 1990,
designates the area as M-A (Aircraft).

The area located west of Challenger Way, 10th Street West and north of
Avenue M is within the City of Lancaster, and consists primarily of
scattered developments which include commercial and industrial uses as
well as rural single family residences, while further north is the Lancaster

Business Park. The City of Lancaster's Land Use plan designates this
area as Manufacturing.

b. South/East: Immediately south and east of the Specific Plan Area is Air
Force Plant 42, which the Palmdale General Plan designates as Airport

and Related uses. The Zoning Map designates it as United States Air
Force (USAF).

C. West: Directly west of the Specific Plan Area is the Southern Pacific
Railroad right-of-way, Metrolink Line and Sierra Highway. The General
Plan designation for the area west of Sierra Highway is Industrial.

USAF Plant 42 Impacts.

Planning of Paimdale Business Park Center has been impacted by constraints
associated with the operations of USAF Plant 42 in several ways including
noise, obstacle clearances, and the need to secure avigation easements. These
constraints are described below, and partially illustrated on Exhibit II-5 (Page II-
31).

a. Noise: The Community Noise Equivalent Level (CNEL) system of noise
assessment is used by the State of California and the City of Palmdale in
describing noise exposure, and has been used to evaluate noise impacts
on the project site. CNEL is a measurement of average noise level which
observes all noise events in a 24-hour period, and generally calculate
noise impacts for residential uses. For this reason, night events which
might disturb sleep are weighted more heavily than daytime events,
despite the fact that such overweighing may be inappropriate to most
industrial and commercial uses.
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In any case, noise-related impacts on the Palmdale Business Park Center
Specific Plan Area arise from military and civilian aircraft operations at
USAF Plant 42, and potential future increases in aircraft operations at
Palmdale Regional Airport. The CNEL contours shown in the
aforementioned Exhibit 1I-5 are taken from the City's General Plan, and
were based on Air Installation Compatible Use Zone (AICUZ) studies
recently conducted by the U.S. Air Force.

As shown in the exhibit, most of the Palmdale Business Park Center
Specific Plan Area lies within the 75 to 80 CNEL contour interval, with the
entire south margin and much of the east margin inside the 80+ CNEL
zone. A portion of the northeast quadrant of the property lies inside the
70 to 75 CNEL contour interval.

As defined by the noise element of the Palmdale General Plan, no noise
sensitive land uses are proposed within the Specific Plan Area. Instead,
a mixture of Community Commercial, Business Park, Light Industrial,
Airport Related, Golf Course and Public Facilities uses are proposed. All
of these proposed uses are consistent with the noise element of the City's
General Plan. The City's General Plan also recognizes that, by directing
these uses towards areas most affected by noise from USAF Plant 42, the
" City can allow reasonable economic use of property in the vicinity of the
facility, while simultaneously providing a buffer against noise intrusions
into noise sensitive areas and land uses, as long as the City's exterior
and interior noise level requirements are satisfied prior to project
implementation.

Obstacle Clearance Zones: For every airport or aircraft installation, there
is an air space control plan which attempts to eliminate obstructions to air
navigation. Obstructions to air navigation are natural objects or man-
made structures that protrude above established flight planes and
surfaces. There are two air space control surfaces that must be.
considered in order to meet FAA regulations. These are the
approach/departure clearance surface, and the inner horizontal surface.
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The approach/departure clearance surface is symmetrical about the
runway centerline and extends out in an inclined plane or glide angle
starting 200 feet from the end of the runway's edge, and increases to
16,000 feet wide at the outer limit of the surface, which extends 50,000
feet beyond the runway. The impact of this surface on the potential
physical development of the site is inconsequential. A small portion of the
Specific Plan Area adjacent to Sierra Highway, north of USAF Plant 42
has a structural height limit of 50 feet, but the Development Plan
proposes no structures in this area.

The inner horizontal surface is an oval shaped plane 150 feet above the
established airfield elevation. It is detailed by an arc with a 7,500 foot
radius from the end of the runway. This surface also establishes a height
restriction for structures not to exceed an elevation of 2,692 feet mean
sea level (MSL) and covers the entire site. This surface, however, is not
expected to impact the type of development proposed for Palmdale
Business Park Center because of building height limitations imposed by
the City's General Plan.

c. Avigation Easements: The City has adopted specific policies to govern
land use within the 65 CNEL contour. These policies affect development
at Palmdale Business Park Center, in that potential development will be
conditioned to provide avigation easements in favor of the Los Angeles
City Department of Airports, the U.S. Air Force, and the City of Paimdale.

6. Existing Regulations and Policies.

a. General Plan: The City's General Plan has designated the project site as
Specific Plan 10, Palmdale Business Park Center Specific Plan.

b. Zoning: The Specific Plan Area presently is zoned M-A (Aircraft). The
site will be zoned SP as part of the General Plan Zoning Consistency
rezoning.
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Foreign Trade Zone.

The entire area of Palmdale Business Park Center has been designated as a
Foreign Trade Zone (FTZ). The FTZ is an area where foreign and domestic
merchandise is considered by the United States Government not to be within
U.S. Customs territory, but rather in international commerce. When
merchandise is considered in this manner, it may be brought into the Zone
without a formal Customs entry and payment of duty or excise tax. The
imposition of quotas and most other import restrictions also are postponed.

Merchandise may be manufactured or processed in the Zone, and the importer
may choose either to pay the duty rate for the classification of the material when
it was admitted to the Zone, or the classification of the foreign product that is
removed from the Zone, whichever is lowest.

Other advantages include a potential savings on state and local taxes.
Merchandise also may be examined, tested, and sampled prior to resale, and
duty payments on damaged or unwanted merchandise may be avoided. Further,
merchandise may be altered, re-labeled or remarked in the Zone in order to
conform to U.S. Standards or other government regulations. And any foreign or
domestic merchandise not otherwise prohibited by law may be stored in an FTZ
for an unlimited period of time. These features may be important to certain
businesses, and are a marketing asset for the project.

Related Projects.

The following projects are related to Palmdale Business Park Center because of
their geographical location and similar land use.

a. Antelope Valley Business Park: A 120 acre master planned site located
directly west of the Specific Plan Area. The project is located in the City
of Palmdale, east of the Antelope Valley Freeway, south of Avenue M,
north of Avenue N, and west of Sierra Highway.

The approved Specific Plan permits a mixture of uses including industrial,
business park, and commercial.
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b. Lancaster Business Park: A multi-phased commercial and industrial
project located north of the Specific Plan Area. The project is located in
the City of Lancaster, south of Avenue K, west of 5th Street East, north of
Avenue L and east of the Southern Pacific Railroad right-of-way.

The three phase project encompasses a total of 240 acres. The project
was started in 1980, and the first and second phases of 27 acres and 53
acres respectively now are fully developed. Phase three, representing
160 acres, recently opened with 75 subdivided parcels. Streets are fully
improved and landscaped, with improvements funded through a
community facilities district. Parcel sizes range from one-half to 25
acres, with the two largest parcels sold to the U.S. Postal Service, and
Deluxe Corporation.

C. Antelope Valley Industrial Park: A 71 acre industrial park located north of
Avenue M and west of 10th Street West in the City of Lancaster. All lots
are fully developed. '

d. Lancaster Industrial Park: An 81 acre master planned business park
located on Sierra Highway between Avenue L4 and L-8 in the City of
Lancaster. The park opened for land sales in 1991, and there currently
are twelve finished lots ready for construction.

PHYSICAL SETTING
Existing Topography and Slope Analysis.

Existing site topography is illustrated on Exhibit lI-6 (Page 11-32), and as shown,
the site slopes gently to the northeast. There is a high point of approximately
2,551 feet MSL at the southwestern corner and a low point of approximately
2,487 MSL at the northeastern corner. There is a well defined drainage channel
through the northwestern corner of the site, and two lesser drainage swales
to the east. Average slope across the site is less than one percent.
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Opportunities and Constraints.

The Development Plan for Palmdale Business Park Center is a direct response
to the site’s physical constraints. These constraints as well as the opportunities
are plotted on Exhibit -7 (Page 11-33).

The project's adjacency to USAF Plant 42 is a significant opportunity, in that it
represents a development pattern that is supportive of the intended industrial
and airport related type land uses.

As mentioned, however, noise impacts associated with USAF Plant 42 are a
significant conditioner of site use.  Noise levels within the 80+ CNEL contour
are incompatible with conventional commercial or industrial development. The
City's General Plan, however, recognizes that certain types of recreational use,
such as golf courses, are substantially less noise sensitive because of the
relative infrequency of use by individuals, and the voluntary nature of use. In
this regard, the area within the 80+ CNEL contour presents an opportunity to
develop a championship length golf facility on land that would otherwise be
unbuildable. Noise impacts between the 70 and 80 CNEL contour may be a
modest constraint, since some type of noise reduction measures may need to
be considered in building design, and the execution of noise studies may be a
condition of construction approval, as specified in the City's General Plan.

The site is adjacent to major arterial highways at Avenue M, Sierra Highway,
and Challenger Way. 5th Street East is listed as an arterial highway on the City
of Lancaster's Master Plan of Highways. Avenue M represents a direct access
link to the Antelope Valley Freeway. The north/south arterial highways are
considered opportunities in that they allow the proposed internal specific plan
roadway network to be well integrated into the existing and planned regional
roadway system.

The adjacent Southern Pacific Railway/Metrolink Line is both an opportunity and
a constraint. In terms of a potential freight connection via the northern spur.
serving USAF Plant 42, it is considered an opportunity to provide for rail served
industrial property. In terms of the potential noise impacts along the western
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margin of the site, it is considered a constraint, and land uses have been
planned accordingly.

The project site has significant stands of Joshua Trees. These trees are
considered a valued resource, and are proposed to be a focal feature within the
proposed golf facilities. Based on aerial surveys, there are an estimated 4,592
trees existing on site. Of this total, an attempt will be made to preserve 686
trees in place, largely within the golf complex. An additional 579 trees will need
to be relocated, resulting in a minimum of 1,265 trees preserved on site, which
is consistent with City ordinance stipulating that 2 trees per acre must be
preserved. Because of the acknowledged value of this resource, however, it is
anticipated that a much higher number of the trees actually will be relocated
and/or preserved.

The project site is located within the Anaverde Basin of the City of Palmdale's
Drainage Master Plan. Currently, none of the proposed regional drainage
facilities identified in the Drainage Master Plan have been constructed within the
Specific Plan area. Natural site drainage is towards the northeast. Off-site
drainage from the south is diverted to the existing Anaverde Creek trapezoidal '
channel located along the east boundary of the project site. The only source of
off-site runoff which is tributary to the project site is an earthen swale which is
located west of the site between Sierra Highway and the Southern Pacific
Railroad/Metrolink Line. The natural site drainage is considered an opportunity
in that it allows the proposed specific plan concept drainage plan to be well
integrated into the existing and planned regional drainage master plan.

Views from the project site also are a significant resource. To the southeast, the
views are towards the San Gabriel Mountains, which in the winter time, usually
are snow capped. To the northwest, although more distant, the Sierra Nevada
range is visible.

Geology and Soils.

The Geology and Soils of the Specific Plan Area are fully described in the report
"Preliminary Geotechnical Investigation, Palmdale, California" prepared by
Pacific Soils Engineering, and dated October 30, 1992. This report is
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considered a part of this document by reference (See Appendix A, Page VIil-1).
A summary of a portion of the report is provided as follows.

Paimdale Business Park Center is located on the southeastern margin of the
Antelope Valley and is northeasterly of Ritter Ridge, and is separated from the
San Gabriel Mountains structural block by the San Andreas fault zone which is
the major regional geologic structure, and is quite active. Although of significant
importance, the San Andreas fault zone is about 2.5 miles southwest of the
project site. The Garlock fault is located 35 miles to the northwest, and
comprises the northern margin of the Mojave block. According to the current
General Plan, the Specific Plan Area is not included within the City's Alquist-
Priolo Special Study Zone.

The Antelope Valley, as part of the "lowland" Mojave block, has received alluvial
sediments distributed mainly from the southerly adjacent San Gabriel Mountains.
Immediately underlying the modern ground surface are about one to six hundred
feet of Quaternary Period alluvial sediments deposited as fans emanating from
the San Gabriel Mountains. Although generally dense, these deposits are not
cemented as are the subjacent Tertiary sedimentary rocks.

The Quaternary sediments are generally medium to coarse-grained sands and
gravels whose constituents reflect rocks composing the San Gabriel Mountains.
Local thin fine-grained units occur in the sediments. These finer grained
sediments probably are the result of soil-forming processes or localized
lacustrine environments active during periods of "landscape stability."

Ground water inventories suggest that the Quaternary sediments of the Antelope
Valley are host to a considerable volume of ground water that is recharged from
runoff from nearby mountains, and by irrigation. The depth of the water table at
the project site is believed to be at roughly elevation 2,200 or about 300 to 400
feet below ground surface.

Biological Resources.

a. Flora: Existing site vegetation is outlined on Exhibit 1I-8 (Page I1I-34).
The predominant associations are those of the Joshua Tree Woodland
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and the Mojave Desert Scrub plant communities. Yucca brevifolia is the
dominant visual species, with several other species of scrub brush and
grasses also present.

b. Fauna: A site specific biological field survey will be conducted as a part
of the Environmental Impact Report Analysis. It is anticipated that
mammal, reptile and bird species associated with Joshua Tree and desert
scrub habitats will be identified on site.

Existing Circulation.

Following is a summary of the existing roadway and mass transit systems in the
vicinity of Palmdale Business Park Center. Detailed information is available in
the report "Traffic Impact Study Palmdale Business Park Center, Final Report"
prepared by DKS Associates, dated December 6, 1994. This report is
considered a part of this document by reference. (See Appendix A, Page Viii-1).
Summary information is presented below and plotted on Exhibit -9 (Page
11-35).

a. East/West Roads:

1. Avenue L is classified as a regional arterial within the project study
area. lt is discontinuous along its length, which extends from west
of 70th Street West to the City of Palmdale limit line at 120th Street
East. It has two lanes in each direction west of Sierra Highway,
and one lane in each direction east of Sierra Highway, and carries
less than 1,000 average daily trips (ADT) in the vicinity of
Challenger Way.

2. Avenue M forms the boundary between the Cities of Palmdale and
Lancaster. In Paimdale's General Plan, Avenue M is classified as
a regional arterial from 30th Street West to 50th Street East and as
a major arterial outside these limits from 90th Street West to 120th
Street East. In Lancaster's General Plan, Avenue M is classified
as a major arterial. This inconsistency in roadway classification
has been brought to the attention of the Lancaster Traffic Division.
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The City's Traffic and Planning Divisions are currently reviewing
Lancaster's Transportation and Circulation Element.

At present, Avenue M has two lanes in each direction in the vicinity
of the project, with one lane in each direction near SR-14, and
carries about 8,000 ADT east of Challenger Way and about 18,000
ADT to the west. Between 6th. Street West and 10th Street West,
Avenue M has a two-way left-turn lane.

3. Avenue N is classified as a major arterial discontinuous along its
length which extends from 70th Street West to Sierra Highway, and
from about 2,000 feet west of 40th Street East to east of 110th
Street East. It has one lane in each direction, and carries about
3,000 ADT in the vicinity of the project.

b. North/South Roads:

1. State Route 14 is a six lane freeway in the vicinity of the project
which runs from I-5 in Los Angeles County to US-395 near the
Kern County boundary. This freeway carries between 50,000 and
60,000 ADT in the vicinity of the project.

2. 10th Street West is classified as a regional arterial from Avenue M
to Palmdale Boulevard. South of Paimdale Boulevard, 10th Street
West changes its name to Tierra Subida Avenue. 10th Street
West has one lane in each direction in the vicinity of the project,
and carries about 12,000 ADT.

3. Sierra Highway is classified as a regional arterial from Avenue P
to Avenue M and as a major arterial south of Avenue P. Sierra
Highway extends from the City of Mojave to the north in Kern
County, through the City of Palmdale, and to the I-5/SR 14
interchange to the south. In the vicinity of the project, Sierra
Highway has two lanes in each direction, and carries about 25,000
ADT. '
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11.

3rd Street East is a 40' wide unpaved road which runs between
Avenue L and Avenue M. Currently, this roadway carries less than
1,000 ADT.

4th Street East is classified as a minor arterial. It is currently a 40'
wide road, with a pavement width of 25' and runs between Avenue
L and Avenue M. This roadway carries about 2,000 ADT.

Sth Street East is a 40' wide unpaved road which runs from Avenue
M to north of Avenue K. Currently, this roadway carries less than
1,000 ADT.

6th Street East is an 40' wide unpaved road which runs between
Avenue L and Avenue M. Currently, this roadway carries less than
1,000 ADT.

7th Street East is a 40' wide unpaved road which runs between

Avenue L and Avenue M. Currently, this roadway carries less than
1,000 ADT.

Challenger Way is a minor arterial, discontinuous along its length,
which extends from north of Avenue K in the City of Lancaster to
Avenue M, and from Avenue O-8 to Avenue S as 10th Street East
in the City of Palmdale. It consists of one lane in each direction in
the vicinity of the project, and carries about 9,000 ADT.

15th Street East is a discontinuous secondary roadway that
currently serves as a driveway access into the USAF Plant 42 site.
It is currently called Site 1 Road with restricted gated access into
the Air Force property south of Avenue M. There is an operational
traffic signal at Site 1 Road and Avenue M. This segment of road
carries about 4,000 ADT.

20th Street East is classified as a major arterial in the vicinity of the
project. It is discontinuous along its length which extends from

north of Avenue K in the City of Lancaster to Avenue M, and from

II-13



C.

Avenue O-8 to Avenue S. It is classified as a minor arterial
between Avenue O-8 and Avenue S. 20th Street East consists of
one lane in each direction in the vicinity of the project, and carries
about 2,000 ADT.

Existing Local Public Transit Service: Bus service within the City of
Palmdale is provided by the Antelope Valley Transit Authority (AVTA), a

joint powers agency whose members also include the City of Lancaster
and Los Angeles County. Actual bus service is contracted with DAVE
Transportation Services. Weekday fixed route service includes five lines,
three of which operate in the vicinity of the project site. These routes, the
Orange, Blue and Red Lines, also are shown on the aforementioned
Exhibit 1I-9. The Orange Line operates north-south on 10th Street West,
the Blue Line runs to the north along Avenue K, and the Red Line
operates along Avenue L. Bus frequency is two bus trips per hour.
Service is provided on weekdays between 5:30 am and 8:00 pm.

Existing Regional Bus and Freight Service: Antelope Valley Transit
operates two commuter bus lines between Palmdale and points to the
south. Line 785 runs between Palmdale and downtown Los Angeles, and
Line 787 runs between Palmdale and the San Fernando Valley (Granada
Hills, Van Nuys). Service is operated Monday through Friday, with two
trips southbound and northbound during the morning and evening peak
hours.

Greyhound/Trailways bus service is available to and from points outside
the Antelope Valley. Two buses daily are run each way to the San
Fernando Valley. Timing of this service is not convenient to commuters.

Truck freight service is provided by eight local lines with parcel post
service provided daily.

Railway Service: Metrolink offers an alternative to freeway commuting by
way of its 78 mile Los Angeles to Lancaster route. There are currently
three morning and three afternoon commuter trains with stops at Vincent
Hill and Lancaster.
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Amtrak offers limited passenger service to and from Palmdale via a bus
connection to Bakersfield. Southern Pacific Railroad provides
transcontinental freight service connecting Los Angeles, San Francisco
and market centers throughout the continental United States and Mexico.

Southern Pacific Railroad right-of-way abuts the Specific Plan Area on the
west. An existing spur line serves the purpose of loading and off-loading
materials, supplies and aircraft products at the Lockheed Site 10 Plant. A
second spur line to the south and to the east, serves USAF Plant 42.

f. Air Service: Air service is provided to the Palmdale and Lancaster area

through the Los Angeles Department of Airports terminal on the south
side of Plant 42. Access to the terminal is off 20th Street East. Service
is programmed for expansion in keeping with demand. Initial service has
been established with connecting flights to major airports serving as
airline hubs.
Palmdale Regional Airport completed taxi way and terminal building
improvements in 1991. The Airport Authority has signed a joint operating
agreement with the Air Force, and the air traffic control tower hours have
been extended, and now start at 6:00 am and conclude at 12:00
midnight.

Future development of the 17,500 acres immediately east of USAF Plant
42, designated for the Palmdale Regional Airport, remains uncertain. The
expansion is contingent on many factors, including citizen concern, Air
Force operational requirements, and airline passenger demands. In light
of these issues, expansion of the Airport facility remains a future project at
this time.

6. Existing Public Services and Facilities.
a. Sheriff: The City of Palmdale contracts with the Los Angeles County
Sheriff's Department for law enforcement services. The Department's

main station is located at 1010 West Avenue "J" in Lancaster. Two
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hundred officers are assigned to this station, with approximately 30
officers on patrol on any given day. Response time to the Specific Plan
Area is less than five minutes. There also is a substation located in
Palmdale on 10th Street East south of Palmdale Boulevard.

There are current plans to construct permanent facilities, and to increase
personnel in both Palmdale and Lancaster. Implementation of these

plans is a function of the number of service calls and the response time to
those calls.

Eire: Antelope Valley is serviced by the Los Angeles County Fire
Department through a system of fourteen stations located throughout the
region. At present, there are two stations in Palmdale, with up to fifty
firefighters on duty during any given twenty-four-hour period.

The closest fire facility to the Specific Plan Area is Station 24 located at
Avenue "M" and 10th Street West. Station 24 has one engine company
and one truck company, with six fire fighters on duty twenty-four hours a
day.

A first alarm event would generate a response to the project site in less
than five minutes. First alarm backup would be provided by Station 37,
located on 9th Street East in Palmdale or Station 129, located on Avenue
M just west of Sierra Highway in Lancaster. Station 37 currently has one
three-man engine company and a two-man paramedic unit. Station 129
has one three-man engine company, and is designated as the Antelope
Valley/North Los Angeles County Communication Center, dispatching
personnel and equipment as required during times of emergency.

Emergency paramedic rescue services would be provided out of Station
37 in Palmdale, and Station 33 in Lancaster. Response time to the
Specific Plan Area would be less than five minutes.

Helicopter paramedic rescue service is available in the Antelope Valley in
times of emergency. If needed, Air Squad 9, operating out of Camp 9,
Bear Divide Ranger Station in Santa Clarita, or Air Squad 8, operating out

II-16



of Malibu, would provide assistance. Air Squad 9 is on duty twenty-four
hours a day.

A five person hazardous material response team is available to respond
to the Specific Plan Area if needed. This team works out of Station 76,
located on Henry Mayo Drive west of Interstate 5 in Santa Clarita.
Response time would be approximately forty-five minutes. Stations 87
and 105, located in the greater Los Angeles area, would provide back up
in conformance with fire department policy requiring a back up team to
events involving hazardous materials.

Medical: A wide range of medical and emergency medical services are
available in the vicinity of the Specific Plan Area. These include four
major hospitals as well as various clinics, care centers, and convalescent
hospitals.

The largest regional hospital facility is the Antelope Valley Hospital
Medical Center (AVHMC), a 261 bed full service hospital at 1600 West
Avenue J in Lancaster. The facility will expand to 341 beds with
completion of the fourth and fifth floors of a new tower. AVHMC
emergency department serves as the base station for Los Angeles County
Paramedics, and has the only active heliport in the valley. The medical
center has a staff of about 260 physicians.

Palmdale Hospital Medical Center at 1212 East Avenue S is a 123 bed
facility utilizing 200 physicians with a staff of 300 employees and a fully
staffed 24-hour emergency service. A new 120-bed General Acute Care
Hospital and Ambulatory Care Center is proposed to be constructed
adjacent to the northwest corner of Avenue P and Division Street West of
Sierra Highway. The facility is planned on a 22.5 acre site, and will offer
Emergency Medical Services equipped with a heliport.

Schools: Three school districts currently provide services in Palmdale.
These are Palmdale School District, Westside Union School District and
Antelope Valley Union High School District. Palmdale School District
(PSD) is an elementary school district serving residents in the City of
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Palmdale and designated areas of Los Angeles County. PSD consists of
eighteen schools; thirteen K to 5th grade schools, one year round K to 7th
grade, two 6th grade centers and two 7th through 8th grade junior high
(intermediate) schools. Antelope Valley Union High School District
operates two high schools in Paimdale. Enroliment in the district is
approximately 10,500 students, and has been growing, with expected
growth requiring the construction of approximately one school per year
until 1995.

Antelope Valley College (AVC) at 30th Street West and Avenue K in
Lancaster is part of the California Community College System, and offers
Associate of Arts Degrees, and presently has an enroliment of 8,637
students. Many Colleges and Universities offer undergraduate and
graduate degrees locally through satellite programs, with courses held at
the Rockwell facility in Palmdale, Antelope Valley High School, and
Edwards Air Force Base.

e. Solid Waste Disposal: Palmdale Disposal Company (PDC) is under
contract to the City of Palmdale to provide trash pick-up and solid waste
disposal services within the Specific Plan Area. PDC has indicated that
they will increase capacity to service the Specific Plan Area as the need
arises.

Existing and Planned Water Facilities.

Water distribution and service to the Specific Plan Area is provided by the Los
Angeles County Water Works District #40 (LACWWD #40). Existing water
facilities are shown on Exhibit 1I-10 (Page 1I-36). In the Specific Plan Area,
LACWWD #40 receives the majority of its treated water from the Antelope
Valley-East Kern Water Agency (AVEK). The Specific Plan site is located within
LACWWD #40 2696 pressure zone.

LACWWD #40 has a 7 acre reservoir site immediately adjacent to the proposed

development on the south side of Avenue M between 5th Street East and 6th
Street East. This site is known as the M5E Reservoir Site. The District currently
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maintains 3 of the 12 reservoirs proposed to be operational. These reservoirs
are designed to serve the District's 2555 pressure zone.

The source of water for these existing reservoirs is a metered turnout at the
easterly terminus of the 30" AVEK transmission main (AVEK South Feeder),
located at the north-west corner of the reservoir site. The turnout also is
equipped with a pressure reducing valve. This existing 30" AVEK transmission
main continues westerly in Avenue M to Sierra Highway, and then turns and runs
southerly within Sierra Highway. This transmission main is an interruptable
source of water, and has a hydraulic grade line elevation between 2700 and
2900, depending on demand.

Other existing LACWWD #40 facilities in the vicinity of the site include a low
pressure 48" transmission main in Avenue M, easterly of the M5E Reservoir Site
which then turns and runs northerly in Challenger Way and continues into the
City of Lancaster. This transmission main provides service to the 2555 zone.
An additional 30" main owned and operated by LACWWD is located in 5th
Street East between Avenue M and Avenue L. The line turns and runs ea'sterly
in Avenue L into Lancaster, and supplies water to the Lancaster Business Park
which is located in pressure zone 2696. The Area Wide Conceptual Water
Master Plan indicates that this 2696 zone transmission main will be extended
southerly in Division Street, then westerly parallel to the 24" AVEK main, and
then southerly in 10th Street West to the proposed LACWWD No. 40 Desert
Highlands Reservoir Site to be located at the northeast corner of the intersection
of the Antelope Valley Freeway. This reservoir site will serve the 2696 Pressure
Zone. The length of this future 30" pipeline is approximately 2.5 miles.

The Area Wide Conceptual Water Master Plan also indicates that a Zone 2696
pump station is planned at the MSE Reservoir Site. On a preliminary basis, this
pump station is scheduled to be on line in 1996. The actual construction
schedule and start up of the pump station is dictated by the progress made by
the City Ranch Specific Plan.
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Existing Sewer.

Trunk sewer and waste water treatment facilities proposed to service the
Specific Plan Area are owned and operated by the Los Angeles County
Sanitation District No. 14 (LACSD No. 14). Palmdale Business Park Center
- Specific Plan is located outside the current LACSD No. 14 boundary, and it will
be necessary to annex the site into the district.

Waste water generated within the Specific Plan Area will be treated at the
Lancaster Water Reclamation Plant which is located north of the project at
Sierra Highway and Avenue D, as shown on the aforementioned Exhibit 11-10.
This plant currently has a capacity of 10 million gallons per day (mgd). Waste
water flows to this facility were measured at 8.2 mgd in June of 1992, and
LACSD No. 14 currently has plans for expansion of the facility to a capacity of
16 mgd by the end of 1994. Users within the LACSD No. 14 boundary will have
access to plant capacity on a "first come - first serve" basis. For this reason, it is
important that the Specific Plan Area be annexed into the Sanitation District as
soon as possible.

In terms of collection facilities, the LACSD No. 14 does not have any trunk sewer
lines adjacent to the Specific Plan site. Waste water disposal in the immediate
area is provided by individual septic tank systems. The nearest trunk sewer
which can service the site is located in Challenger Way at Avenue K in the City
of Lancaster. It is proposed that the capacity of this system be up-sized by
LACSD No. 14 to adequately provide capacity for the project.

Existing Drainage.

The Specific Plan site is located within the Anaverde Basin of the City of
Palmdale's Drainage Master Plan. Currently, none of the proposed regional
drainage facilities identified in the Drainage Master Plan have been constructed
within the Specific Plan Area.

Natural site drainage is towards the northeast through two minor watercourses
which terminate at localized depressions at the south side of Avenue M. These

two depressions, one several hundred feet east of Challenger Way, and the
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10.

other immediately west of 15th Street East, are drained through grated
inlet/parkway culvert type structures across Avenue M into natural watercourses
which flow northeasterly.

Off-site drainage from the south has been diverted from entering the project by
the construction of a railroad spur and an access road located south of the
project within USAF Plant 42. These structures, which are north of the Plant 42
runway, serve to divert the runoff to the existing Anaverde Creek trapezoidal
channel located along the east boundary of the project site.

The only source of off-site runoff which is tributary to the project site is an
earthen swale which is located west of the site between Sierra Highway and the
Southern Pacific Railroad/Metrolink Line. Storm flows from the west portion of
the Anaverde Basin enter this swale through a culvert under Sierra Highway
near the southwest corner of the project site. These flows then travel north in
the swale to a trestle crossing under the railroad, and enter the most
northwesterly corner of the site approximately 400 feet south of Avenue M.
These flows then travel north, within a natural swale, and exit the project through
an arched-pipe culvert system, under Avenue M, which discharges into an
earthen swale north of Avenue M. The portion of this drainage course which
traverses the site, between the railroad right-of-way and Avenue M, has been
noted by the Federal Emergency Management Agency (FEMA) as a flood
hazard area with a Zone AO (Depth 1 foot) designation.

Existing drainage conditions and FEMA flood hazard zone are indicated on
Exhibit lI-11 (Page 11-37).

Existing Public Utilities.
Electrical service for the Specific Plan Area is provided by Southern California
Edison Company. Existing facilities adjacent to the site consist of a 12 KV and a

66 KV overhead system located on the north side of Avenue M and a 12 KV
overhead system on the west side of Sierra Highway.
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Natural gas service is provided by Southern California Gas Company. Existing
facilities adjacent to the Specific Plan site include a 6" high pressure main in
Avenue M and a 4" main in Sierra Highway.

Telephone service for the site is provided by Pacific Bell. The nearest Pacific
Bell facilities are located at Sierra Highway and Avenue M-8.

Existing public utilities are shown on Exhibit lI-12 (Page 11-38).
EXISTING MARKET OVERVIEW

Market Environment.

Two reports have recently been published that analyze the Antelope Valley in
terms of the labor market, and office and industrial space absorption. These
reports are the "Antelope Valley Labor Market Study" and "Space, the Final
Frontier, A Report on Office and Industrial Space Absorption in the Antelope
Valley."

"Space, The Final Frontier" notes that Antelope Valley has experienced
phenomenal residential growth over the past decade, making it one of the fastest
growing areas in California (see Table ll-1). This growing population, drawn by
a supply of rélatively affordable housing, represents a sizable labor force that
should be a magnet to capture job-producing core industries.

The study further states that Antelope Valley is nurturing a young but expanding
office and industrial market whose past, present and future is closely tied to the
area's rapidly growing commuter based population. "Antelope Valley Labor
Market Study" estimates that out of a labor pool of 121,600 people,
approximately 42,500 are commuters to jobs outside Antelope Valley. Table lI-2
(Page 11-23) and Table 1I-3 (Page 11-25) outline the commuting profile of the
Antelope Valley labor force.
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Table lI-1

Antelope Valley Population
Actual 1980-1990 With Projections to 2010

Adult Pop. Jr. Pop.
Total Pop. (Over 18 yrs.) (12 - 17 yrs.)
Census and
Intercensal Estimate
1880 113,700
1985 183,400
1990 253,000 171,635 21,682
Projections based on
SCAG GMA-4 "Emerging
Futures" Alternative
1992 283,790 192,523 24,321
1994 314,580 213,411 26,960
1996 345,370 234,299 29,598
1998 376,160 255,187 32,237
2000 406,950 276,075 34,876
2002 437,740 296,963 37,514
2004 468,530 317,851 40,153
2006 499,320 338,739 42,792
2008 530,110 359,627 45,430
2010 560,000 379,904 47,992

Source: US Bureau of the Census, with 2010 Projection by Southem California Association of Govemnments. 1992-2008
projections based on straight line trend to SCAG 2010 projection. Age distribution based on 1990 US Census.

Table lI-2

Antelope Valley Labor Force Profile

1990 1993

Survey Census Survey Adjusted
Total Employed 113,200 117,440 117,200 121,600
Percent of Population Employed 452 429/43.9 37.0 39.3
Average Employed Per Household 1.36 1.31 1.20 1.22
Commute to Jobs Outside Antelope Valley 38,300 40,165 41,020 42,560
Locally Employed 74,340 77,275 76,180 79,040
EDD Estimate:
Local Employment Civilian 72,930 76,114
Total 78,730 81,114

Source: Alfred Gobar Associates, 1993
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Current statistics noted in "Space, The Final Frontier" indicate that Antelope
Valley has an inventory of approximately 1.6 million square feet of professional
and medical office space, and an excess of 12.0 million square feet of industrial
space. The industrial space is a combination of 2.7 million square feet of
general industrial space, and 9.4 million square feet of aerospace and defense
related industrial space. Of the non-aerospace inventory, a large portion has
been built within the past five years.

It is acknowledged that the current decline of the Southern California economy
has resulted in some over inventory of office and industrial space. Since very
little new space is under construction, however, it is believed that as the
economy recovers, the increase in demand will result in the direct absorption of
existing available space. Within this context, according to "Space, The Final
Frontier", the overall vacancy rate for office and industrial space in Palmdale is
12.6 percent with approximately 107,000 square feet of newly constructed space
available. Light industrial and manufacturing space vacancies for single
occupancy are projected to be negligible, and current research indicates
shortages of industrial space in the 20,000 to 50,000 square foot range.

As the economy starts expanding, Paimdale appears to be well positioned to
draw interest from existing as well as new and expanding firms in the region.
Affordable housing, air, rail and highway linkages exist. A new regional mall,
major retailers, abundant recreation, open space, and a well skilled labor force
are available. The diversified backgrounds of this workforce and its heavy
commuter component present the opportunity for a sustained period of growth.

Palmdale Business Park Center has been designed to take advantage of this
next phase of industrial growth. It is anticipated that by providing the necessary
space and environment, developers will construct buildings that will attract
companies to Palmdale, thereby helping to achieve the General Plan goal of
expanding employment opportunities within the City. Within this scenario, it is
anticipated that businesses locating in Palmdale Business Park Center will
provide over 10,000 jobs, and favorably impact the current regional balance of
jobs (Source: URS Consultants 1994, Table lil-1, page 11I-3).
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Table II-3

of Antelope Valley Labor Force

Classified By Industry of Employment

Commuting and Job Satisfaction Characteristics

Industry
Agriculture
Mining/Construction
Manufacturing Total

Aerospace
Other
Trans.,Commun., and
Utilities
Wholesale Trade
Retail Trade
Finance, Insurance
and Real Estate
Services - Total
Business/Professional
Aerospace
Repair
Health
Education
Other Services
Government
Military
Total
*Less than 0.5.

Inside Outside
Antelope Antelope
Valley Valley
100 0
49 46
33 62
S0 S0
23 66
58 40
45 46
64 30
63 37
72 28
86 14
82 18
59 41
73 25
85 15
41 59
80 20
83 17
65 33
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Source: Alfred Gobar Associates Based on Telephone Survey Conducted by The Research Network, Ltd., During April 1993.
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SECTION lil - SPECIFIC DEVELOPMENT PLAN AND PROGRAM

A. INTRODUCTION

As noted, development of Palmdale Business Park Center is conditioned by several
design constraints. Noise related impacts arising from aircraft operations at USAF
Plant 42 affect a substantial portion of the site. Public facilities, services and utilities
must be brought to the site in order to make development feasible, and to be in
conformance with the goals of the Palmdale General Plan. Also, the City's Master Plan
of Drainage has identified major facilities that must be constructed both on and off site

in order to assure protection from flood related events within the Anaverde Drainage
network.

The proposed Specific Plan program and site plan is a direct response to these
physical site constraints and issues. The plan seeks to maximize Palmdale's natural
attributes, Joshua Tree resources, and close proximity to aerospace related facilities. It
establishes a hierarchy of coordinated land uses to minimize noise impacts, to achieve
compatibility with USAF Plant 42 operations and an expanded Palmdale Regional
Airport, and to capture emerging market opportunities. = These land uses and their
organizational pattern are shown in Exhibit lll-1 (Page [11-43).

The noise impacts generated by USAF Plant 42 are addressed directly by the siting of
87.92 acres of airport related uses adjacent to its western edge. This siting establishes
a transition zone between the existing military facility and other land uses within the
Specific Plan Area that may be less compatible with military and/or future airport
operations.

Noise impacts also are addressed by the Development Plan response to the General
Plan recognition that certain types of recreational use, such as golf courses, are
substantially less noise sensitive because of the relative infrequency of use by
individuals, and the voluntary nature of use. In this regard, a 170.38 acre 18 hole golf
course buffers the northern boundary of USAF Plant 42 from the industrial and
business park uses of Paimdale Business Park Center. This acreage represents the
proposed championship golf course, which largely is sited within the 80+ CNEL zone,
except for the clubhouse, which is within the 75-80 CNEL contour interval.
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A 9 hole executive golf course also has been sited on 55.38 acres to provide a
dramatic entry way into the project interior, and a surrounding amenity for higher value
business park uses. In conjunction with the airport related land use, the golf courses
make up a backbone setting for the balance of the projects 61.42 acres of commercial,
26.15 acres of business park and 165.61 acres of light industrial land use.

Unique transportation features of the overall Development Plan include a provision to
allow rail service into the site from an extension of the existing USAF owned railway
spur along the south margin of the property if user demand warrants. A second feature

is the provision of a direct taxi way link to USAF Plant 42 and Palmdale Regional
Airport.

A system of internal primary roads is provided that interfaces with the existing and
planned arterial highway and surface street network to efficiently move auto and truck
traffic in and out of the Specific Plan Area. These roads also will provide the corridors
for the extension of utility systems into the Specific Plan Area, and will be landscaped
with twenty-two (22) foot wide minimum landscaped areas that parallel each roadway.

An off-road bike trail will follow the alignment of Loop Roads East and West, and is
anticipated to connect to the City's Bikeway Master Plan at Sierra Highway at Avenue
M, although other alternative connection points may be possible. In addition,
curvilinear sidewalks will encourage pedestrian movement and access to the site's
commercial area. A fitness course and exercise stations also will be provided along
Loop Road East and West adjacent to the golf facility.

In addition to these features, major entry and project monumentation will be provided at
the intersection of Avenue M and Challenger Way. Minor entries and monumentation
will be provided at Avenue M and Loop Road West, 6th Street East, and at Loop Road
East. Landscape treatments and project signage will be installed at each major
intersection. As a part of the overall project development, an integrated system of
street lights, traffic control signals, and roadway signage is proposed.

Individual projects will be required to respond to planning, architectural, and Iandscapé
guidelines incorporated into the Specific Plan regulations and processing requirements.
These guidelines were developed to assure that land uses not only are compatible with
existing adjacent uses, but also with each other. The design guidelines also will
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provide for architecturally compatible buildings that are responsive to the desert
climatic zone.

Landscaping will be provided within areas as required by the design guidelines.
Recommended plant materials are a direct response to the desert environment, with
the goal being to provide shade and greenscape without establishing large planting
areas that are water dependent.

B. LAND USE

Palmdale Business Park Center has been designed as a high quality commercial and
industrial complex set within an integral 27 hole golf facility. The Land Use Plan
incorporates a mixture of community commercial, business park, light industrial, airport
related, golf course, and public facilities uses as defined by the Palmdale General Plan.
The project also has the potential to accommodate roadway, railway, and aircraft
transportation modes. A summary of land use, building coverage ratios, gross building
area, and estimated employment generated by project buildout is shown below in Table
1.
Table lli-1

LAND USE SUMMARY AND ESTIMATED EMPLOYMENT

GROSS
BUILDING BUILDING ESTIMATED
LAND USE ACRES COVERAGE (%) AREA (S.F.) EMPLOYMENT 3

Community Commercial 1 61.42 24 645,873 2,335
Airport Related 87.92 45 1,743,206 1,981
Business Park 26.15 30 342,120 1,123
Light Industrial 165.61 35 2,545,320 4,702
Golf Course 225.76 - - 43
TOTAL 2 632.21 5,276,519 10,184

1 The listed acreage may vary up to 3.5 acres. This is due to the dedication of land to the City of
Paimdale in the northwest portion of Planning Area PCC-1 that appears in the Specific Plan graphics
and text as "Interim Drainage Area Easement." The land is to be used for the construction and use of
a regional detention facility, and is designated as Public Facility (PF) for land use purposes.

2 Total acreage includes 59.45 Ac. of roadway and 5.90 Ac. of Open Space.

3 specific Plan. Employment estimate per URS Consultants, 1994.
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Community Commercial (PCC).

- The community commercial land use is intended to establish development areas
for businesses providing retail and service uses for the local market. This
market is defined as the existing and proposed residential neighborhoods to the
north, northeast and northwest of the Specific Plan Area, as well as business
users within Palmdale Business Park Center.

Uses that will be permitted include commercial, office, public administrative, and
service businesses such as markets, restaurants, banks, apparel stores,
hardware stores, and the like. As shown in the aforementioned Exhibit lli-1, the
community commercial land use zone has been limited to the major arterial
corridor along Avenue M from the Southern Pacific Railroad/Metrolink Line right
of way to the extension of Challenger Way.

Bdsiness Park (PBP).

The business park land use is intended to promote construction of a variety of
office, research and development, engineering, light assembly and fabrication,
professional and administrative facilities, and related commercial uses. These
uses will be sited within a master planned environment characterized by high
quality design, construction, landscaping, and on-site amenities.

Light Industrial (PLI).

This land use designation is intended to accommodate light industrial uses such
as manufacturing and assembly of products and goods, warehousing,
distribution, and similar uses. Commercial uses incidental to and supportive of
the primary light industrial uses also will be permitted. A railway spurline
connection is possible that would provide access to the Southern Pacific Railway
mainline via the existing spurline within USAF Plant 42.
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Airport Related (PAR).

The airport related land use establishes a direct link between the project and
USAF Plant 42 and the Palmdale Regional Airport. This link will be
accomplished through a proposed taxi way connection to existing runway
facilities. Also, a railway spur line connection is possible that would provide
access to the Southern Pacific Railway mainline via the existing spur line within
USAF Plant 42. It is expected that airfield support facilities, aerospace related
industries, transportation related industries, and commercial facilities that
support the military/commercial air industry will comprise most of the occupancy
in this land use.

Golf Course (GC).

The golf course land use designation is intended to identify and reserve the land
area required for development of a 27 hole golf facility including clubhouse and
driving range. The golf course also provides for the integration of Palmdale
Master Plan of Drainage facilities within the project site via an unlined variable
width flood control channel that will carry regional storm water flows through the
golf facility and into the Anaverde Drainage network. When not functioning as a
flood control channel, the structure will have the look of a dry stream bed with
some zones of riparian plantings. Rocks and native vegetation will be used to
the greatest extent possible to enhance this image while still assuring that the
primary flood control requirements is not compromised.

As discussed, the golf course itself features an eighteen hole championship
course as well as a nine hole executive course. The championship course will
play on relatively flat terrain through existing stands of Joshua Trees and other
species of desert vegetation. There will be four sets of tees on each hole, and it
is anticipated that this 7,000+ yard course will prove to be challenging and fun
for all levels of golfers.

The executive golf course is routed through the proposed business park area.

This 2400+ yard course is intended to provide a variety of par 3's and 4's. The
executive course will be implemented after the grading required for the flood
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control facility is complete. Exhibit llIl-2 (Page 11i-44) is a concept layout of the
proposed golf facility.

The golf course will include desert features such as Joshua Trees and rock
outcroppings as well as grass areas on the tees, fairways and putting greens.
Evergreen and deciduous trees and shrubs also will be incorporated into the
overall planting design.

Golf facility amenities include a clubhouse, driving range, and practice putting
green. The siting of these amenities provides the node where important social
and recreational events may take place at Palmdale Business Park Center.
Because of their functional importance, the club house facilities will be sited at
the terminus of Challenger Way at the split of Loop Roads East and West. This
site is considered a point of high visibility and special character. It is envisioned
that the club house will be aesthetically pleasing and appropriate to its function
and setting. In this regard the design theme and form could be inspired by the
textures and colors of the desert, the high tech imagery of the commercial and
industrial portions of the project, and the aerospace technologies and activities
of Air Force Plant 42. A possible design concept for the clubhouse building is
shown on Exhibit llI-3 (Page 111-45).

Public Facilities (PF).

The public facilities land use designation is intended to identify the acreage that
will be used primarily for the implementation of the City's Master Plan of
Drainage as well as for enhanced landscaping along Avenue M.

The public facilities land use designation reserves land for an unlined open
channel system proposed to convey flows along the south side of Avenue M to a
culvert system which will ultimately discharge into the USAF Plant 42 Retention
Basin facility. Also, the unlined open channel system will provide enhanced
landscape treatments within the landscape set back areas adjacent to Avenue M
in addition to informal tree massings and native grasses lining the trapezoidél
channel.
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C. GRADING CONCEPT

The Specific Plan Site Grading Concept is shown on Exhibit lll-4 (Page 11i-46). The
grading concept is intended to maintain the natural land form where possible within the

golf course areas, and to balance the earthwork on site within the commercial and
industrial development areas.

Excluding golf course sculpting, the estimated volume of earthwork to implement the
proposed grading concept is 500,000 cubic yards. The grading concept has taken into
account the minimum slope required for adequate drainage, and to minimize the need
for construction of storm drain facilities. In order to maximize grading efficiency, it may
be necessary to grade more than one phase, or portions of a phase, at a time.

Site specific grading plans will be produced as development within overall planning
areas, or sub-planning areas occurs. These site specific grading plans will mitigate
grading or drainage impacts of the development, or impacts the proposed development
may have upon adjacent properties or streets.

Grading within the championship golf course area, is intended to accomplish the
following goals:

1. Minimize overall grading and maintain natural landforms as much as possible.
2. Provide for a workable golf course layout that complies with current golf industry
standards.

3. Provide for the preservation of existing Joshua Tree stands with a minimum
amount of relocation of existing trees necessary to achieve the project goal of
preserving 1,265 trees on-site.

4 Provide for the conveyance of master planned storm drain flows with a maximum
level of public safety and minimum level of maintenance.

5. Provide for storm water detention or retention capabilities in accordance with
current criteria of the City of Palmdale Master Plan of Drainage.
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6. Provide a source of fill materials for depressed portions of the site.

Erosion control mitigation will be provided in accordance with Palmdale Business Park
Center Development Guidelines, current standards of the City of Palmdale, and the
current requirements of the National Pollution Discharge Elimination System (NPDES).

D. CIRCULATION PLAN

The roadway circulation plan for Palmdale Business Park Center establishes a safe
and efficient street pattern with strong on-site orientation. The plan is based on
research and information provided by DKS Associates in their report 'Traffic impact
Study, Palmdale Business Park Center, Final Report," dated December 6, 1994, which
is considered a part of this document by reference (See Appendix A, Page VIli-1).

Roadway circulation features are indicated on Exhibit lll-5 (Page l1-47), and provide
for a hierarchy of roadways ranging from arterials to local streets. Typical cross
sections for these roadways are shown on Exhibits llI-6, 1ll-7, and llI-8 (Pages 11I-48,
1I-49 and 1lI-50). Potential connections with airway and railway networks at the
southeast corner of the property add significant circulation and transportation
enhancements for Palmdale Business Park Center.

1. Master Planned Roadway Circulation.

Access to Palmdale Business Park Center will be provided along Avenue M, with
full intersections at 4th Street East, 6th Street East, Challenger Way, and Loop
Road East. All of these intersections are anticipated to be signalized. A traffic
signal warrant report has been prepared by DKS Associates, which warrants the
proposed traffic signals by phase as shown in Table lll-2 (Page 11I-9). Additional
specific analysis will occur at the appropriate time to determine location,
operation and schedule of all traffic controls.

An Arterial Level of Service Analysis (LOS) and signal progression analysis also

have been prepared by DKS Associates. These studies are considered a part of
this document by reference (See Appendix A, Page VIIi-1).
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Internal master planned roadways will generally contain two through lanes in
each direction, with left and right turn pockets at intersection approaches or
raised center median as specified by the community commercial site plans and
as determined by the City Traffic Engineer and subsequent traffic studies. All
internal intersections are projected to operate at LOS C or better during both the
morning and evening peak hours. Only the intersection of Challenger Way at
the East/West Connector will require signalization in conformance with the
project's signal warrant analysis.

Table lil-2

Traffic Signal Warrant Summary

Phase 1 (1996) No additionalAsignals required
Phase 2 (1997) No additional signals required
Phase 3 (2001) Avenue M/Loop Road West
Phase 4 (2005) Avenue M/6th Street East,
Avenue M/Challenger Way
Phase 5 (2009) No additional signals required
Phase 6 (2013) Avenue M/Loop Road East
Phase 7 (2017) East/West Connector/Challenger Way
Phase 8 (2021) No additional signals required

Traffic Demand Management (TDM) Measures.

Based on traffic projections for Avenue M, an estimated 25% reduction in project
generated vehicle trips may be necessary to achieve the signal progression
goals of the City.

In order to achieve the required reduction in vehicle trips from the project that is
necessary to fully mitigate traffic impacts of the project (estimated to be an
approximate 25% reduction in vehicle trips), each individual development project
within the boundaries of the Specific Plan shall be conditioned to mitigate its
proportionate share of traffic impacts prior to the issuance of building permits, as
determined by the City Traffic/Transportation Engineer and as approved by the

-9



Reviewing Authority, through one or more of the following measures: (1)
contribution to on-site or off-site improvements by other individual development
projects in the Specific Plan area; (2) implementation of a Traffic Demand
Management (TDM) program; (3) a reduction in the density or intensity of
development floor area from that specified in the Specific Plan; (4) other
measures contained in Section lll.D.4.a. through 1ll.D.4.e. of the Specific Plan; or
(5) any combination of the above listed measures as determined to be adequate
by the City's Traffic/Transportation Engineer. No subsequent approval,
including but not limited to Conditional Use Permit, Site Plan Review,
subdivision or other development approval shall be granted until the reviewing
authority determines, to its reasonable satisfaction, that the measures to be
utilized by the individual project developer are capable of achieving the
proposed project's proportional share of the total reduction in overall Specific
Plan vehicle trips that are necessary to mitigate traffic impacts to a level of non-
significance.

To implement a TDM program, the Property Owners Association will also act as
a Traffic Management Association. This function will be detailed in the legal
documents creating the POA in accordance with California law. The POA shall
have perpetual authority over traffic management issues and shall enforce all
conditions and restrictions of traffic issues designed to reduce trips to the
Palmdale Business Park Center. The POA shall be established prior to
recordation of any subdivision map within the project area. (As used in this
Specific Plan, the term "TMA" means the POA acting under its authority as the
TMA))

Potential TDM Measures presented in the Specific Plan are those that are
readily accepted in the industry and are likely to produce the traffic reduction
results expected. The TDM options presented here includes reduction
measures that are estimated to reduce trip generation by about 25%. These
example measures are described below and their estimated percent traffic
reduction by individual measure is shown in Table Ill-3 (Page 111-14).

a. Flexible Work Shifts (5%): The purpose of this measure is to have fewer
employees arrive at or leave the project site during the AM or PM peak
hours. This goal can be achieved by requiring employers to establish
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staggered work hours which will have employees starting and ending their
work shifts at different times. Flextime is one such program in which the
employee is required to be at work during a core period, usually 9:00 am
to 3:00 pm, and can fulfill the rest of the shift before or after those hours.
Another option would be to institute a 4-day work week with different
employees off on different days.

CarVanpooling (8%): Implementation of this measure will require
employers to put more people in fewer cars. Carpooling is generally
limited to those employees whose schedules are rigid and therefore must
be carefully coordinated at sites that have flexible work shifts. The most
successful car/vanpooling programs have computerized systems that
match employees from different companies located at the same site.

The success of car/vanpooling is measured by Average Vehicle Rideship
(AVR). AVR is the measure of the average number of persons per
vehicle. The current AVR in Los Angeles County is 1.10. An eight

percent decrease in project generated traffic will require an increase in
the AVR from its current 1.10 to 1.20.

Transit Subsidies (2%): The goal of this measure is to require employers
to encourage employees to use public transit. For this measure, it is
‘assumed that two percent of all employees within the entire site will
participate in the program. It is anticipated that individual employers will
experience a more or less than two percent participation. The relatively
low traffic reduction achieved by this measure is due to the current low
attractiveness of public transit over one's own personal car. Further, it
has been demonstrated that subsidies are more effective when they are
limited to transit only and are not given out to employees in the form of
cash. Instead, the employer should either purchase a transit pass for the
employee or provide a Transitcheck. A Transitcheck is a voucher

purchased from a transportation agency that is redeemable for a transit
pass. .

Parking Restriction (5%): The purpose of this measure is to require
employers to discourage employees from using their cars to get to work.
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Free parking is a tremendous incentive to drive alone. Charging
employees for parking is the most effective form of parking restriction.
Other forms include limiting the number of available parking spaces

and/or providing parking closer to the buildings for carpools and
vanpools.

The ratio of parking spaces to office floor space has typically been set in
suburban developments at one space per 250 sq. ft. of office space. This
is consistent with City of Palmdale requirements. The Institute of
Transportation Engineers (ITE) Parking Generation Manual contains
actual parking ratios (occupancy rates for existing developments) based
on national surveys. The majority of the data in this Manual is derived
from suburban developments with little or no transit ridership.

This is typical of the City of Palmdale. Actual ratios from the ITE Manual
are:

»

- Community Commercial one space per 310 sq.. ft.
- Airport Related (Warehouse) one space per 1,000 sq. ft.
- Business Park one space per 400 sq. ft.
- Light Industrial one space per 650 sq. ft.

Using ratios closer to values from the ITE Parking Generation Manual
would make it easier to achieve the necessary reduction. W.ithout
surveying actual site use after the initial phases open, it is not possible to
recommend specific parking ratios to achieve a five percent reduction.
Limiting parking will only be successful if employee parking is segregated
from customer parking.

Telecommuting (5%): The goal of this measure is to require employers to
allow employees to work either at home or at a remote work site. The
employee would be given a computer and modem and be able to do some
of his/her work at these off site locations. The intent is to reduce the
number of days each employee needs to go into the office.
Telecommuting is most effective for office-type employees that can
operate on an information network.
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A summary of anticipated traffic related improvements for Avenue M and the
access points into Palmdale Business Park Center is shown in Table llI-4 (Page
llI-17). The City required reduction in project trips also is shown by Phase.

Alternative Access.

DKS Associates performed an analysis on two alternatives which are considered
to be feasible for this project and are provided in this Specific Plan. The first
alternative is an extension of the East/West Connector Road to 15th Street East.
This alternative is considered to provide measurable benefits to the access points
along Avenue M but may not provide the necessary diversion of traffic from the

western portion to reduce the need for an eight-lane section of Avenue M during
later phases in the project's life.

A more beneficial alternative, studied in detail, consists of the extension of
Challenger Way to the south/southwest and connecting with Sierra Highway
and/or Avenue N. This alternative has the potential to divert as much as 23%, or
more, of the project traffic onto less congested roadways and potentially remove
the need for an eight-lane section of Avenue M through the year 2021.

Access from a Challenger Way extension provides an attractive alternative to
Avenue M. Access to land uses to the south of the project is more direct and has
an assumed diversion of 12% to 15%. Freeway access and access to land uses
west of the site can be facilitated and has an assumed diversion of §% to 17%. It
is also assumed that some project traffic from the north on Sierra Highway will
use this access point rather than encounter additional delays on Avenue M with
an assumed diversion of 6% to 13%. This alternative also provides a north/south
arterial connecting Lancaster and Palmdale through the project site.

if this alternative is implemented, a refined schedule of infrastructure
improvements can be created on Avenue M. The analysis assumed the
construction of Challenger Way extension prior to Phase IV, but could be
constructed at any time and still derive the same benefits. Other improvements
such as additional left and right turn lanes would need to be included where
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necessary at isolated intersections. Detailed information can be found in the
Traffic Impact Study, dated December 6, 1994.

The alternatives for an extension of the East/West Connector to 15th Street East
and the extension of Challenger Way to the South/Southwest are both subject to
USAF Plant 42 conversion to civilian use.

TDM Verification and Enforcement.

Transportation Demand Management (TDM) measures have been identified and
specific measures and time frames for their implementation have been made.
Those measures are based upon estimated project trip generation, referred to as
trip levels, as well as estimated projected off-site traffic growth in the vicinity of
the project site. It is the firm intention of the developer that those or other
effective measures be implemented and adhered to.

Table llI-3

ESTIMATED REDUCTION IN PROJECT RELATED TRAFFIC
BY PERCENTAGE FOR INDIVIDUAL TDM MEASURES

Percentage of

TDM Measure Traffic Reduction
Flexible Work Shifts 5%
Car/Vanpooling 8%

Transit Subsidies 2%
Parking Restrictions 5%
Telecommuting 5%
Estimated Reduction 25%
Achievable

Source: DKS Associates 1/94
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The TDM measures described in this Specific Plan, and other measures as may
be deemed appropriate, will be made part of the conditions and restrictions
(CC&Rs) which will exist with the Property Owners Association (POA). The
POA's governing board, acting as the Transportation Management Association,
will have authority to verify and enforce these conditions and restrictions, as
allowed under California law, including but not restricted to fines, liens and.legal
actions. The use of POA funds to perform these activities will not be restricted.
The detailed methods and processes for these activities will be contained in the
establishing documents for the POA. The City shall be named as a third parity
beneficiary of the CC&Rs for the purpose of giving the City the right (but no
obligation) to enforce the Transportation Demand Management provisions of the
CC&Rs in the event that the Property Owners Association fails to do so.

In recognition of the City of Palmdale's concern over compliance to the Traffic
Impact Study (TIS) recommendations, dated December 6, 1994, the following
procedures have been set forth for verification and compliance:

a. Project trip levels with TDM or other approved measures in place shall not
exceed the value presented in the TIS for the currently compieted phase
as shown in Table llI-4 (Page 11I-17). Verification shall be made through
24-hour vehicle counts of all or selected access points.

b. Level of service evaluations for key intersections fronting the project site
shall not experience level of service "E" or worse during average day
conditions. Verification shall be made through level of service evaluation
using the methods described in the Transportation Research Board's
Interim_Materials on Highway Capacity, Circular Number 212 (or other
acceptable industry standards). Level of service evaluations should, if
necessary, take into account the lack of other reasonable street network
improvements in the vicinity which, if not installed, may have a temporary
deleterious effect on the study intersections.

C. Verification of TDM or other approved measures will be completed within
six months prior to agency approval of a proposed phase.
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d. In the event level of service is found to be "E" or worse, due to
unanticipated off-site growth or trip generation in excess of those values
presented in the TIS, the developer will be given the opportunity to
assess and implement other means of providing acceptable levels of
service at the study intersections.

e. Failure of the development to comply with any of these provisions shall be
justification for the City to deny approval of subsequent phases as
currently proposed. The developer retains the privilege of adjusting
planned land uses, if necessary, to conform to maximum trip levels or
levels of service on a phase by phase basis.

5. Master Planned Roadways.

a. Arterial/8 Lanes Divided With Median: This classification applies to
Avenue M. The roadway will have a raised median and four travel lanes
in each direction, with left and right turn pockets provided at intersection
approaches as required by the City Traffic Engineer. Overall right-of-way
is intended to be 128' through the Specific Plan Area. The roadway
section east of Loop Road West will have 10' of parkway on the south

. side plus an additional 3' easement into the adjacent landscape setback
area in order to accommodate a &' wide meandering within the parkway
sidewalk. The roadway section west of Loop Road West will have 10' of
parkway plus an additional 22' easement into the adjacent landscape
setback area in order to accommodate both a §' wide meandering
sidewalk within the parkway and a 12' wide off-street bike trail within the
easement. Pavement sections are in conformance with the Paimdale
General Plan circulation element.

In Lancaster's General Plan, Avenue M is classified as a major arterial.
The City of Lancaster currently proposes the implementation of a six (6)
lane arterial divided with median within an overall right-of-way of 100 feet.
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SCHEDULE OF TRAFFIC RELATED IMPROVEMENTS
AND TRAFFIC DEMAND MANAGEMENT MEASURES

Table lli-4

Estimated Potential Measures
Geometric Reduction Maximum Necessary to
Improvements Project Access in Project Trip Level to Achieve Traffic
Phase to Avenue M Signalization Traffic Avenue M Reduction Target
1(1996) Ave M remains @ 4 lanes None required - 1,065 None required
2(1997) South side 1/2 width from Loop None required - 10,738 None required
Road West to 850°' West
3(2001) South side 1/2 width from Ave M/Loop Road West - 20,068 None required
west end of PCC-2 to
5th Street East (1)
4(2005) South side 1/2 width from 6th Ave M/6th Street East - 31,078 None required
Street East to Challenger Way Ave M/Challenger Way .
5(2009) South side 1/2 width from None required §% 35,936 Flexible work shifts
Sierra Highway to 850'
west of Loop Road West .
North side, to three lanes
between Sierra Highway and
4th Street East
6(2013) South side 1/2 width from Ave M/Loop Road East 10% 39,854 Above plus Step |
Challenger Way to Loop Road Car/Vanpooling
East . North side, to three lanes (1.15AVR).
from 4th Street East to
Challenger Way ™
7(2017) No change to South side. East/West Connector/ 15% 41,646 Above pius Step I
North side, to four lanes Challenger Way Car/Vanpooling
between Sierra Highway (1.20 AVR) and
and 5th Street East (2) transit subsidies (2)
8(2021) South side 1/2 width from Loop ~ None required 25% 42,994 Above plus parking
Road East to 15th Street restrictions and
East (1). North side, to four telecommuting @
lanes between Sth Street East
and Challenger Way @

) Improvements indicated are anticipated requirements and are subject to the approval of the City Traffic Engineer.
(2 Additional access points to Paimdale Business Park Center will be considered including an east connection to 15th Street and
a south/southwest connection through the extension of Chalienger Way subject to USAF Plant 42 conversion to civilian use.
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This inconsistency in roadway classification between the Cities of
Palmdale and Lancaster has been brought to the attention of the City of
Lancaster. The City's Traffic and Planning Divisions are currently
reviewing Lancaster's Transportation and Circulation Element which
should result in a General Plan Amendment to classify Avenue M as a
Regional Arterial (8-lane).

However, the project proponent shall be responsible for mitigating the
traffic impacts of the project. Prior to recordation of any map subsequent
to VTPM 24191, or prior to issuance of the first building permit outside of
Phase 1 (golf course), whichever comes first, the developer shall record a
covenant in favor of the City against Phases 7 and 8 restricting
development of such Phases until: (i) the General Plan for the City of
Lancaster designates Avenue M adjacent to the project site as an eight
lane arterial;, or (ii) the developer demonstrates to the City Traffic
Engineer's reasonable satisfaction that five of the required eight lanes of
Avenue M can feasibly be built adjacent to the project site and within the
City of Palmdale; or (iii) the developer demonstrates to the City Traffic
Engineer's reasonable satisfaction that the Challenger Way extension to
Sierra Highway is feasible under then-current conditions; or (iv) if none of
the foregoing occur, then, with or without alternative mitigation measures
acceptable to the City, a then-current traffic study shows that the project
then proposed for such Phases would nevertheless not cause LOS levels
to exceed those permitted under the Specific Plan. The covenant shall
require the City to cooperate in redesignating the land burdened by the
covenant, provided that the redesignated land has traffic generation
potential equivalent to the portions of Phases 7 and 8 released from the
covenant. The project proponent shall bear all costs for any associated
studies and applications. This action shall be taken in conjunction with
Section lIl.D.4.e, TDM Iimplementation, above.

Enhanced Collector/4 Lanes Divided With Median: This classification
applies to the extension of Challenger Way through the Specific Plan
Area. The roadway section will have a raised median and two travel
lanes in each direction, with left and right turn pockets provided at
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intersection approaches as required by the City Traffic Engineer. Overall
right-of-way is 94'. Pavement sections are in conformance with the
General Plan circulation element.

Within this configuration, there is 13' of parkway on the west side to
accommodate a 5' wide meandering sidewalk. In addition, there is 13' of
parkway on the east side to accommodate a 5' wide decomposed granite
meandering path. Golf course plantings will extend to the back of the
curb on the east side. '

Industrial/Commercial Collectors: This classification includes all other
master planned roadways within the Specific Plan Area. These roadways
comprise the backbone system that provides circulation throughout the
project site. Overall right-of-way is 88' for the East/West Connector and
extension of 6th Street East. This section reflects 12' of parkway on each
side of the street to accommodate 5' wide meandering sidewalks.
Pavement sections are in conformance with the General Plan circulation
element. The roadway section for the extension of 6th Street East,
between Avenue M and the East/West Connector shall be modified from
the typical section as follows:

1. The centerline shall be offset 10' easterly from the existing
centerline on the north side of Avenue M.

2. The right-of-way shall be reduced in width from the standard 88’ to
84' along the frontage of the LACWWD Reservorir site.

3. The west parkway shall be reduced in width from the standard 12'
to 8' along the frontage of the LACWWD Reservoir site.

4. The sidewalk within the west parkway shall be eliminated between
Avenue M and the East/West Connector.
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Left and right turn pockets will be provided at the intersection approaches
as required by the City Traffic Engineer.

For Loop Road East and Loop Road West, overall right-of-way is 98'.
This section reflects 22' of parkway on the easterly side of PCC-1 and
PLI-1, the golf course and the westerly side of PAR-1. This enhanced
parkway will accommodate a 12' wide off-street bike trail. In addition, 12'
of parkway is proposed on the northerly side of the street to
accommodate a 5' wide meandering sidewalk. Pavement sections are in
conformance with the General Plan circulation element. Left and right
turn pockets will be provided at intersection approaches as required by
the City Traffic Engineer. Double left turn pockets will be provided at the
intersections of Loop Road West and 6th Street East where they meet
Avenue M or as directed by the City Traffic Engineer.

Local Commercial/lndustrial Streets: Local Commercial/lndustrial Streets
are internal to the Specific Plan Area, and are intended to provide access
to the individual parcels and developments. These roadways will have an
overall right-of-way of 66 feet, and will be constructed as the need for
access is determined by site plan reviews. For this reason, exact rights of
way have not been shown. It is anticipated these alignments will vary
according to site specific development plans that will be submitted to and
approved by the City.

Potential Taxiway/Runway Connections.

A 100" wide easement will be reserved along the eastern edge of the Specific
Plan Site to provide a connection with the taxiway of USAF Plant 42. To
accomplish this, discussions have been initiated with the Air Force, and with Los
Angeles Department of Airports (LADOA). The Air Force is receptive to the
proposal, and has advised that it may be possible to modify the existing joint use
agreement between the Air Force and LADOA providing for civilian use of Plant
42 facilities to incorporate the proposed taxiway access to Palmdale Business
Park Center.
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Potential Railway Spur Connection.

An existing spur track to the Southern Pacific mainline serves USAF Plant 42,
and is located adjacent to the southern and eastern margins of the Specific Plan
Area. The spur is owned by the Air Force, which has indicated a willingness to
allow the construction of a connecting link to their spur line to serve Palmdale
Business Park Center.

Issues of concern to the Air Force relate to security matters, the nature of
materials to be transported, and the coverage of any increased costs the Air
Force might incur through the joint use of facilities. It is expected that agreement
on joint use could be reached if rail service were to be an important issue to a
major land user. ‘

DRAINAGE ‘CONCEPT
Master Plan Facilities.

Palmdale Business Park Center is located within the Anaverde Basin as
identified in the City of Palmdale's Master Plan of Drainage, which recommends
the construction of proposed local and regional drainage facilities necessary to
provide flood protection from the Capital Flood. The majority of the proposed
regional drainage facilities are tributary to the USAF Plant 42 Retention Basin
which is located along Avenue M, east of the Specific Plan Site, within USAF
Plant 42 boundaries. The current Master Plan recommends the construction of
several regional facilities in the viciriity of the Specific Plan Site. These facilities
include a 9' x 8' Reinforced Concrete Box (RCB) in Sierra Highway along the
westerly project boundary, and a concrete lined trapezoidal channel adjacent to
Avenue M along the northerly boundary.

The proposed drainage plan for Palmdale Business Park Center is shown on
Exhibit lll-9 (Page III-51), and would be a cost effective modification of the
Master Plan requirements. The proposed drainage network is designed to
provide for the conveyance of regional stormwater flows through a drainage
system that meets the goals of the Master Plan of Drainage and the General
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Plan. The proposed master plan facilities within Palmdale Business Park Center
are described as follows:

a.

Unlined Variable Width Major Flow Channel: An unlined, low velocity,
variable width channel is proposed to convey the ultimate regional flows
through the golf course area to Avenue M. The Master Plan regional
facility in Sierra Highway will be terminated near the southwesterly corner
of the site. Flows from this regional facility will be routed into the project
through a culvert system under the Southern Pacific Railroad/Metrolink
Line right of way. This channel will convey these regional flows from
Sierra Highway easterly under the railroad to an unlined variable width
earthen channel. This channel shall contain these regional flows through

the golf course to Avenue M. This unlined channel shall be stabilized for
erosion control.

Conceptual cross sections of this channel are shown on Sections A-A, \
B-B and C-C on Exhibits lll-10 and lll-11 (Pages 1lI-52 and I1lI-53).
Another unlined open channel system, as conceptually shown on
Sections D-D and E-E on Exhibit lll-12 (Page 11l-54), is proposed to
convey flows along the south side of Avenue M to a culvert system which
will discharge into the USAF Plant 42 Retention Basin facility. Master
Plan water surface elevations at Plant 42 retention basin, versus
proposed unlined open channel system will result in ponding to elevations
of the Plant 42 retention basin elevation inundating the channel
temporarily until flood waters recede. Proposed bypass facilities would
convey storm flows northerly below the unlined channel grades via a
storm drain facility. Design of these facilities shall be considered with
future vesting documents.

These unlined variable width and trapezoidal channels are intended to
eliminate the need for the construction of the 9' x 8 RCB in Sierra
Highway, from the proposed point of termination to Avenue M, and a
portion of the lined trapezoidal channel along Avenue M. The design of
this unlined channel system will provide for the safe and adequate
conveyance of the proposed regional flows. The design also will minimize
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velocities, and provide for adequate accessibility and ease of
maintenance.

The unlined variable width channels which are located within the golf
course area shall be maintained by the golf course operator. These
channels shall be maintained so as to ensure that the capacity of these
facilities to convey regional storm flows is provided. A Maintenance
Agreement shall be executed and shall include the following items:
maintenance standards, grading and building restrictions and security for
this maintenance, as deemed necessary in future vesting documents.
This agreement shall be approved by the golf course property owner and
the City of Palmdale, and shall be subject to the conditions of approval of
the Vesting Documents for Palmdale Business Park Center. If a Benefit
Maintenance District is formed then the maintenance security can be
waived.

Access shall be provided to these channel facilities to allow for
maintenance by the golf course operator and for access by the City in the
event of an emergency.

Permanent Detention Basin: The City of Palmdale is currently proposing
modifications to the Master Plan of Drainage which would provide for the
construction of a permanent master plan detention basin, having an
approximate capacity of 11 acre-feet, to be located within the Palmdale
Business Park Center. This detention basin would be located south of
Avenue M and east of the Southern Pacific Railroad/Metrolink right-of-
way at a location to be specified by the owner of planning area PCC-1
and reasonably approved by the City Engineer.

The proposed detention basin would be designed so as to detain peak
developed runoff for storms up to and including the capital storm event
from the west and southwest which exceeds the existing runoff which
flows northerly into the City of Lancaster through the existing culvert in
Avenue M.
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Preliminary estimates, based upon information provided by the City of
Palmdale, indicate that the proposed master plan detention basin will
need to store approximately 10.75 acre-feet. Final design studies shall
be performed in conjunction with the future vesting documents (master
parcel map) to determine the actual size of the detention basin facility and
the accompanying dedication of the site to the City.

The dedication of the property and the construction of this master plan
detention basin shall qualify for drainage fee credit.

Subject to the approval of the City Engineer, runoff from a portion of the
Palmdale Business Park Center may be routed into this master plan
facility. The costs associated with the expansion of this detention basin
which are due to this increase in runoff shall be borne by the developer.

In conjunction with the development of this master plan detention basin, a
master plan storm drain in Sierra Highway, from Avenue M to
approximately 2,000 feet south, shall be designed. This master plan
storm drain is estimated to be 42" in size and will intercept runoff tributary
to the east side of Sierra Highway and at or near the intersection of
Avenue M in accordance with updated Master Plan of Drainage. All
runoff from this storm drain shall discharge into the master plan detention
basin.

Avenue M Storm Drain: Development of the master plan detention basin,
as described above, will greatly reduce the runoff in Avenue M ultimately
tributary to Plant 42. However, a master plan storm drain will be required
in Avenue M to convey the developed runoff ultimately to the Plant 42
Detention Basin in accordance with both the existing Master Plan of
Drainage and the proposed modifications discussed above. The Avenue
M storm drain will discharge into the interim on-site basin which will retain
the developed peak flows in accordance with the City Drainage
Management Plan. The construction of this facility will eliminate the need
for the construction at the lined trapezoidal channel along Avenue M
which is identified in the current Master Plan of Drainage.
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The Avenue M storm drain shall be constructed within the public right-of-
way and shall discharge into PA 1.3.

Plant 42 Retention Basin: The unlined variable width major flow channel
and the Avenue M storm drain are tributary to the Plant 42 Retention
Basin located east of 15th Street East, along the south side of Avenue M,
within USAF Plant 42. The Air Force has indicated that these existing
retention facilities are inadequate to handle current run-off which is
tributary to the Plant 42 Retention Basin facilities.

The City of Paimdale's Master Plan of Drainage recommends that the
Plant 42 Retention Basin facilities be significantly expanded to provide
capacity for the increased run-off caused by development within the
Anaverde Basin, and for the diversion of run-off from the west in the
above noted unlined channel system and Avenue M storm drain.
Palmdale Business Park Center will be required to mitigate any increases
in run-off to Plant 42 which are generated by the development of this
project, and any plans for expansion of the Plant 42 retention facilities
must be approved by the Air Force.

Palmdale Business Park Center will not be required to mitigate any
increases in run-off to Plant 42 which are generated upstream of the
development even though these flows may be conveyed through the
Specific Plan Area. The City shall provide for the adequate expansion of
the Plant 42 Retention Basin facilities, or other approved regional
detention/retention facilities, as these flows are channeled or diverted into
the basin.

Bypass to Plant 42: The City of Palmdale is currently proposing
modifications to the Master Plan of Drainage which would provide for the
construction of a bypass facility which would route approximately 500 cfs
around the Plant 42 Detention Basin to a discharge point north of Avenue
M. This bypass facility would intercept approximately 500 cfs from the
inlet channel to the Plant 42 Detention Basin and would convey this runoff
through the eastern portion of the Palmdale Business Park Center to a
culvert under Avenue M which would discharge to the north. The
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construction of this proposed master plan bypass facility would reduce the
required expansion of the Plant 42 Detention Basin facilities. The City of
Palmdale will be responsible for the mitigation of impacts upon the
downstream properties which are created by the construction of this
bypass facility.

f. Financing Mechanism: To finance construction of regional drainage
facilities, as identified in the Master Plan of Drainage, the City of
Palmdale assesses drainage fees for all developments. Construction of
the proposed regional facilities, as identified in the Palmdale Business
Park Center Drainage Plan, may be credited against the drainage fees for
the project. Dedication of land for the purpose of constructing master
plan drainage facilities shall qualify for master plan drainage fee credit.
Funding for these proposed regional facilities may be provided through
the implementation of a Community Facilities District as provided in
Section VI - Implementation.

Construction of the proposed regional drainage facilities will occur as
determined by the City Engineer. All regional drainage systems shall be
constructed within the public street right-of-way, or within easements
which will be dedicated to the City of Paimdale.

Local Drainage Facilities.

In addition to the proposed regional drainage facilities, an on-site local storm
drain system will be constructed to convey storm runoff from the internal street
system to the regional facilities. The local storm drain system will consist of
catch basins and reinforced concrete pipe. Local drainage systems will be
constructed within the street right-of-way, or within easements dedicated to the
City of Palmdale. Drainage facilities are proposed to be maintained by the City
except those constructed solely on, and benefiting only, private property,
including interim drainage basins.

111-26



Peak Flow Mitigation.

The City of Palmdale requires the construction of peak flow mitigation facilities
for all developments, unless the downstream regional facilities are in-placef
Based upon preliminary calculations, using the City of Palmdale's detention
basin sizing criteria for the tentative map stage of one acre-foot of storage per 5
acres of commercial development, the proposed development would require
approximately 80 acre-feet of detention capacity. In order to provide for

mitigation of the peak flows generated by development, the following alternatives
are acceptable:

a. Expansion of the Regional Retention Facility at Air Force Plant 42:
Palmdale Business Park Center may propose to construct a portion of the
ultimate retention facility, located within USAF Plant 42. This construction
would provide approximately 80 acre-feet of retention required for
development of the project. The incremental expansion of the existing
facilities would be constructed to the ultimate design for that portion of the
Plant 42 facility. It is anticipated that the expansion of the Plant 42 facility
immediately east of 15th Street East would best serve the proposed
development.

b. interim On-Site Detention Facilities: Should expansion of the Plant 42
retention/detention facility prove unfeasible, temporary on-site
retention/detention facilities would be constructed to mitigate the peak
flow reduction required by the City. On-site facilities could be constructed
to meet the needs of incremental development of the site, or the needs of
the ultimate build out of the site. The interim on-site facilities could be
eliminated once the Plant 42 regional facilities, or other regional sites, are
constructed to mitigate developed storm flows. All on-site peak flow
mitigation facilities would be constructed to City standards.

Interim retention/detention basins shall be installed with phased
developments whereby, as individual parcels are developed, interim
basins to mitigate peak flows in accordance with the City's Storm Drain
Management Plan shall be installed on future phased parcels, as shown
on Exhibit llI-9 (Page lII-51) entitlied Concept Drainage Plan. These
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individual interim basins will be set aside on initial subdivision maps on
behalf of the parcel which they serve. Maintenance of these interim
facilities shall be the responsibility of the individual development which
they serve. Interim basins will be maintained by an entity acceptable to
the City at the expense of the development which they serve.

Detention basin facilities shall only be allowed if they are constructed
appurtenant to an approved storm drain facility or a blueline creek, unless
otherwise approved by the City Engineer. Otherwise, retention basins
shall be required to mitigate the increase in runoff due to development.

Golf Course Retention: The proposed golf course areas GC-1 through
GC-5 could be designed to provide for the retention of approximately 80
acre-feet. This retention capacity would be accomplished by a series of
depressions between the golf course "in play" areas. This retention
capacity would be provided at depths not to exceed 2 feet. Percolation
rates determined for the property indicate that complete percolation can
be accomplished within the City required 7 day period.

All runoff which originates within the golf course areé, except for the
unlined variable width channel, will be retained within the golf course
. limits. Current drainage patterns and proposed grading for this site do not
provide for significant other flows to enter the golf course detention area.

If necessary, a diversion structure will be constructed to divert runoff from
the regional unlined channel facility into the golf course detention basin
facilities. This diversion would be designed to provide for a retention
volume of approximately 80 acre-feet once the off-site regional flows are
directed into the 9' x 8' RCB through further construction.

All drainage facilities within the golf course, including the variable width
channels, shall be maintained as a part of the golf course facility.
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d. Permanent Detention Basin: As noted above, the City of Palmdale is
currently proposing to modify the Master Plan of Drainage to provide for a
permanent detention basin at the northwest corner of Palmdale Business
Park Center, within PA 2.1. This facility is being proposed to mitigate

increases in developed runoff from the tributary areas to the west and
southwest.

Subject to the approval of the City Engineer, runoff from the Palmdale
Business Park Center may be routed into this detention basin if any
required expansion of this facility is provided for by the developer.

4. Nuisance Flow Mitigation.

Drywells will be installed in order to mitigate nuisance water flows within the
developed portion of the site in accordance with the requirements of the City of
Paimdale Drainage Management Plan, or as otherwise approved by the City
Engineer. '

F. INFRASTRUCTURE

Table llI-5 lists the name and address of each of the major service providers to
Palmdale Business Park Center. The agencies have indicated that adequate capacity
exists, with some improvements to service the project.

1. Water Plan.

All proposed domestic water facilities including non-golf course irrigation will be
designed to meet the latest requirements of the Los Angeles County Water
Works District (LACWWD). Proposed on-site distribution mains will be sized at
12" or larger. The proposed water system also will be designed to meet the fire
protection requirements of the Los Angeles County Fire Department. The
Concept Water Plan is shown on Exhibit Ill-13 (Page 1I-55).
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TABLE llI-5

Infrastructure Service Providers

Water Wastewater Gas

Los Angeles County Waterworks Los Angeles County Sanitation ~ Southern Califomnia Gas Co.
District No. 40 District No. 14 831 West Lancaster Bivd.
550 South Vermont Avenue 1955 South Workman Mill Road  Lancaster, California 93534
Los Angeles, California 93550 Whittier, California 90601

Water Telephone Electric

Antelope Valley - East Kern Water  Pacific Bell Telephone Southern California Edison
Agency 6920 Van Nuys Boulevard Company

6500 West Avenue N Suite 200 PO Box 1232

Palmdale, California 93551 Van Nuys, Califomia 91405 44933 Fern Avenue

a. Domestic Water Supply:

Lancaster, California 93534

Water System. Water service to the Specific Plan Site will be
provided by the Los Angeles County Water Works District No. 40
(LACWWD No. 40). The site is located within the District's 2696
pressure zone and the LACWWD No. 40 has two 1.0 MG 2696
pressure zone reservoirs located at Avenue P and 10th Street
West. However, these existing reservoirs will not have the total
capacity necessary to meet the storage needs of Palmdale
Business Park Center.

The LACWWD No. 40 also has acquired property within Desert
View Highlands to be utilized as a reservoir site to serve a portion
of the 2696 pressure zone. This reservoir site will be located at the
northeast corner of the intersection of the Antelope Valley Freeway
and 10th Street West. It is proposed that Paimdale Business Park
Center be served by the development of a 3.18 million galion
reservoir at the Desert View Highlands location.
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In addition, LACWWD No. 40 has prepared a draft Water Service
Agreement with Kaufman and Broad on their City Ranch Master
Planned Community. When executed, this agreement will provide
for the construction of a 30" diameter transmission main in Avenue
M, Division Street and Avenue 0O-4 which will facilitate the
interconnection of the existing facilities at Avenue M and 5th Street
East with the existing 2 MG reservoir site and the proposed Desert
View Highlands reservoir site. This agreement also will provide for
construction of the initial phase of a 20,000 gpm booster pump
station at the Avenue M/5th Street East Reservoir Site (MSE
Reservoir Site) along with related appurtenances.

if development of the Palmdale Business Park Center precedes
development of Kaufman and Broad's City Ranch Project, or if the
City Ranch Project does not proceed, then it will be necessary for
the Master Developer of Palmdale Business Park Center to enter
into a similar Water Service Agreement with LACWWD No. 40.
This Water Service Agreement would provide for the construction
of the domestic infrastructure water facilities required to serve
Palmdale Business Park Center and would also provide provisions
to reimburse the developer, and/or the CFD, for the construction of
master plan water facilities which exceed the actual needs of
Palmdale Business Park Center.

The development of Palmdale Business Park Center will require
improvements to the existing water facilities in the Specific Plan
Area. The LACWWD No. 40 has indicated that the following
requirements must be satisfied in order to properly provide water
service for the ultimate development of this project:

a. Installation of a 16-inch minimum diameter interconnection
at the end of the existing 30-inch diameter water
transmission main in Avenue M, and installation of a 16-inch
minimum diameter water main in Avenue M, fronting the
project, including all fire hydrant locations specified by the
Fire Department.
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Installation of 12-inch minimum diameter water mains in the
on-site collector streets of the project, and installation of fire
hydrants at locations specified by the Fire Department.

Installation of an encased undercrossing (18-inch minimum
diameter water main) at the Southern Pacific
Railroad/Metrolink Line right of way, and connection of the
18-inch minimum diameter water main to the existing 12-
inch water main in Sierra Highway on the west side of the
railroad right of way.

Development of the new tank site at the Los Angeles County
Waterworks District No. 40 Desert View Highlands site,
which is located on the northeast corner of the intersection
of the Antelope Valley Freeway and 10th Street West, as
necessary to provide for operation of one (1) of the
proposed storage tanks.

Construction of one (1) of the 3.18-million gallon water
storage tanks at the newly developed Desert View
Highlands site.

Installation of inlet-outlet pipeline and overflow-drain piping
at the Desert View Highlands site.

Connection of inlet-outlet pipeline to the existing 2696
Zone's 24-inch and 12-inch transmission water mains in

10th Street West.

Acquisition of proper easements and coordination of Items
listed above.
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i. Participation in a prorata share of cost based on projected
demand of the Kaufman and Broad City Ranch project for
the following items:

1. A 30-inch diameter transmission water main in
Avenue M, Division Street and Avenue O-4.

2. Initial phase of the 20,000 gpm booster pump station.
J- Payment of applicable water supply charges.

If a new Water Service Agreement is negotiated with LACWWD
No. 40, specifically to serve Palmdale Business Park Center, then
it is possible that some of the above note requirements could be
modified.

Water Phasing. In order to provide an economically feasible
solution to providing domestic water service to Palmdale Business
Park Center it is proposed to provide for phasing of the
construction of the required water transmission, pumping and
storage infrastructure facilities.

The first phase of development will consist of the golf course.
Irrigation of the golf course shall be provided through the
development of an on-site private well. Domestic water service for
the golf course facilities shall be provided through the construction
of an on-site distribution main, in Loop Road West, which will
connect into the existing Zone 2696 facilities in Avenue M on a
temporary basis. In addition, the relocation of some facilities
related to the future booster pump station at the MSE Reservoir site
shall be provided in conjunction with Phase 1.

As described in the Phasing Plan, Section Vi-1.2, it is proposed the
initial development of the Desert View Highlands Reservoir site

occur in conjunction with the development of Phase 2 of Pa/mdale
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Business Park Center. These reservoir site improvements shall
consist of the construction of one (1) 3.18 million gallon reservoir,
the installation of inlet-outlet and overflow drain piping, and site
improvements required to serve this reservoir. In addition to the
improvements at the Desert View Highlands site, the connection
from the existing 12 inch waterline in Sierra Highway, including the
crossing at the Southern Pacific Railroad/Metrolink Line, shall be
completed.

The LACWWD No. 40 has indicated that it will provide an
interconnection from the Desert View Highlands Reservoir site to
Palmdale Business Park Center, utilizing existing transmission and
distribution mains, until development of Phase 5. The LACWWD
No. 40 will require participation in the construction of the 30 inch
P-10/M5E Transmission Main prior to or concurrent with the
development of Phase 5.

Other key water infrastructure components of the Phasing Plan
include the development of the 2696 Booster Pump Station at the
MS5E Reservoir site based upon a proportionate share of demand
concurrent with Phase 4, and the development of an on-site
domestic well concurrent with Phase 6. This domestic well shall be
dedicated to the LACWWD No. 40.

Proposals for phasing of the water improvements shall be subject
to the approval of the Los Angeles County Water Works District.

Water Procurement. The Master Developer of Paimdale Business
Park Center will secure a water service agreement with LACWWD
before any site work begins.

Due to the long duration of such a process, it is suggested that the
project proponent buy into an existing service agreement or one
which is already in progress of being formulated.
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Due to the long duration of such a process, it is suggested that the
project proponent buy into an existing service agreement or one
which is already in progress of being formulated.

4. Estimated Water Demands. Estimated water demands are
summarized in Table WlI-6 (below). The water demands are
estimated on a preliminary basis, assuming an average daily
domestic water demand of 3,000 gallons per day per acre for the
proposed land uses. The net acreage for domestic use has been
reduced by approximately 15 percent to account for the anticipated
on-site landscaping requirements. A factor of 2.0 has been utilized
to determine the maximum daily domestic demands.

To summarize, approximately 3.0 million gallons of storage will be required to
serve the maximum daily demands and the fire flow requirement at project
buildout.

TABLE lll-6

Estimated Water Demands

Buildable Acreage 298.3 AC’
Maximum Daily Demand 1,790,000 gallons?
Maximum Daily Irrigation Demand 505,500 gallons®
Storage Demand
Domestic Max./Day 1,790,000 gallons
Irrigation Maximum Daily 505,500 gallons
Fire Flow (3750 gpm for 3 hrs.) 675.000 gallons
Total 2,970,500 gallons
Alternative storage for fire flows
based on 5,000 gpm for 5 hours 1,500,000 gallons

1 Exclusive of 15% Landscape Area requirement
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Golf Course Irrigation Water: LACWWD No. 40 has indicated that
domestic water will not be available for golf course irrigation purposes.
Reclaimed or non-domestic sources are not currently available in the
vicinity of the Specific Plan area. For these reasons, it is proposed that
one or both of the following sources of water be utilized for providing
irrigation water for the proposed golf courses.

1. On-site Well System. An on-site well shall be developed to provide
for the irrigation of the golf course. This well shall be privately
owned.

Storage lakes are required in this system because golf course
water demands fluctuate over a wide range and are dependent on
factors such as season of year, time of day, and the specific part of
the course being watered (greens vs. rough, etc.). The lakes will
provide adequate storage to cover demand surges during peak
irrigation cycles, thus allowing the well pumps to operate efficiently.
The lakes also will be aesthetically integrated into the golf course
setting as riparian or oasis-type planting zones.

2. Antelope Valley-East Kern Water Agency (AVEK). AVEK supplies
treated domestic water to LACWWD No. 40 at a turnout located at
the Zone 2555 reservoir located at the MSE Reservoir Site. An
agreement between AVEK and LACWWD No. 40 provides that
LACWWD No. 40 shall have the first right to sell the water at this
turnout, but as noted above, LACWWD No. 40 has refused to
provide domestic water for the purpose of irrigating the proposed
golf courses. '

Under these circumstances, AVEK has agreed to provide a water
supply for irrigation of the golf course facilities pending the
execution of a water service agreement. This agreement requires
completion of an application, arrangement for payment of a water
service connection fee, and payment of the appropriate water
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2.

supply capacity charges. This proposed water source would be a
back-up source of water to the proposed on-site well system. In
this event, the storage lakes also would be utilized to mitigate the
fluctuation in demands thus minimizing fluctuation impacts upon
the AVEK supply facilities.

If an AVEK agreement is completed and executed, construction of
a new turnout would be required to serve the golf course. If this
option is selected, a distribution system, separate from the
domestic water system, also will be constructed to deliver this
water to the golf course facilities.

Sewer Plan.

Service Demand: Projected average wastewater flows generated by the
proposed Palmdale Business Park Center are estimated to be 1.3 million
gallons per day (mgd). These estimated flows are based upon the
LACSD loading factor of 0.006 cfs per acre for general commercial and
limited commercial developments. The average daily flows are utilized by
the LACSD #14 to provide for adequate treatment plant capacity.

Projected peak wastewater flows generated by the proposed project are
estimated to be 3.3 mgd based upon the LACSD peaking factors. The
peak daily flows are utilized by LACSD #14 to determine the size of sewer
mains needed to service the development.

Off-site Facilities: The existing Lancaster Water Reclamation Plant is
scheduled for expansion from a 10 mgd capacity to a 16 mgd capacity by
the end of 1994. The LACSD #14 will finance this expansion, and once
completed, will provide adequate capacity for the development of
Palmdale Business Park Center.

On a regional basis, Palmdale Business Park Center is tributary to
existing LACSD #14 trunk sewer facilities which flow from the intersection
of Avenue K and Challenger Way, north and westerly, to the Lancaster
Water Reclamation Plant. These existing facilities do not have adequate
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capacity for the ultimate development of the tributary area within the
LACSD #14 Sewage Drainage Basin #2. The LACSD #14 will fund and
construct upgrades to their existing system as demand increases due to
development. An off-site trunk sewer will need to be constructed in
Challenger Way from Avenue M northerly to the existing 12" sewer at
Avenue K. This Challenger Way trunk sewer will be designed to convey
the ultimate tributary peak flows for this area of Drainage Basin #2.

The portion of the Challenger Way trunk sewer between Avenue K and
Avenue M will be constructed as part of the development of Paimdale
Business Park Center. It is expected that the oversizing of this segment
of the Challenger Way trunk sewer will be reimbursed to the project
developer through a reimbursement agreement to be established with the
City of Lancaster and/or LACSD #14. Existing and proposed off-site
sewer facilities are shown on Exhibit lll-14 (Page 11I-56).

On-site Facilities: An on-site sewer system will be constructed to convey
wastewater flows generated by Palmdale Business Park Center to the
LACSD #14 trunk sewer in Challenger Way. This on-site sewer system
will be operated and maintained by the City of Palmdale.

All City maintained sanitary sewer main lines shall be designed and
determined by latest City Standards, Title 20 of Utilities of Los Angeles
County Code and per Los Angeles County Department of Public Works
Standard Plans.

The City will permit the use of an interim septic tank system for the golf club
house and remote restroom buildings within the golf course areas for the

period from initial septic tank construction until sewers are constructed in the

roadways adjacent to the golf facilities. However, the use of a septic tank
system shall be terminated if such use is deemed in violation of any health
regulations and/or future ordinance prohibiting such use. The septic tank
system shall be designed and installed in accordance with the Los Angeles

County Health Department and the Department of Water Resources
requirements, and shall be coordinated to the satisfaction of the Director of

Building and Safety. The septic tank shall be privately maintained by the
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golf course operator and/or the master developer. Proposed on-site sewer
facilities are shown on Exhibit llI-15 ( Page 1iI-57).

Solid Waste Plan.

Waste management services will be provided by the Palmdale Disposal
Company or other City approved waste management entity. The Palmdale
Business Park Center will cooperate with the waste management entity in order
to comply with Assembly Bill AB939.

Electrical.

The extension of the electrical network, from the existing facilities on the north
side of Avenue M, will be accomplished by Southern California Edison Company
as each phase of development occurs. Extensions of electrical facilities needed
to provide service to the project will be constructed within the public street right-
of-way whenever possible. Easements would be provided for electrical
infrastructure located outside of the street right-of-way if required. All electrical
facilities will be constructed underground.

Gas.

The extension of natural gas facilities to provide service to the site will be
accomplished by Southern California Gas Company. These infrastructure

natural gas facilities will be constructed underground within the street right-of-
way.

Telephone.

Telephone service for the project will be provided by Pacific Bell. Since there
are no existing Pacific Bell telephone facilities adjacent to the site, it will be
necessary for Pacific Bell to extend its current off-site facilities to the project. All
on-site telephone facilities will be constructed underground within the street
right-of-way.
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G. LANDSCAPE CONCEPT

The high quality setting and environment envisioned at Pa/mdale Business Park Center
will be assured in part through extensive landscaping. The proposed landscape
program will give structure, orientation and identity to the overall project by providing
integrated plantings at the golf course, within the open space and monumentation lots,
within street landscape areas, and within landscaped areas on individual parcels or

lots. The Concept Landscape and Urban Design Plan is shown on Exhibit 1li-16
(Page lil-58).

The proposed program recommends a palette of drought resistant plant materials
compatible with Paimdale's hot dry climate. Irrigation systems will be required to
implement water saving features such as drip emitters, moisture sensors, and
controllers capable of multiple programs. All landscaping will be subject to the
requirements of the City's Water Efficient Landscape Ordinance.

Because of the substantial area allocated to landscaping, the proposed project will
achieve a high standard of design excellence. Of the 632.21 acres that comprise the
Specific Plan Area, 225.76 acres are devoted to the golf facility, 5.90 acres to public
facilities open space and approximately 52 acres to the required landscape areas along
roadways and within individual site specific projects.

Each of the proposed landscaped areas are characterized as follows:

1. Golf Course.

Landscaping of the proposed golf facility is a complex balance of preserving and
enhancing existing desert plant associations, and implementing turf and more
"exotic" type plant associations at the tees, fairways and greens. Establishing
the balance begins with the grading operation within the championship course
that is designed to preserve substantial stands of existing Joshua Trees. The
preserved tree stands will be reinforced by relocation of groupings of Joshua
Trees that will be brought in from adjacent areas impacted by grading. Health of
the Joshua Trees will be assured through design of irrigation systems that will
not introduce water directly onto or adjacent to the trees.
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The substantial areas of turf required for golf play will be integrated into the
desert vegetation patterns by establishing islands of green. These green or turf
areas represent tees, fairways and putting greens that will be integrated both
through landform, and a selection of plant materials that will blend the interface
of these diverse associations. Installation and maintenance of the golf facility
will be the responsibility of the golf course operator.

Streetscapes.

Landscape areas at streetscapes are required to reinforce the overall goal of
providing orientation based on plant material types and density of plantings
along the master planned roadways. Streetscape landscape areas range in
width from forty feet along Avenue M to thirty feet along the internal roadways
when rights-of-way and individual lot landscaped areas are combined.

Installation and maintenance of streetscape landscaping will be the master
developer's responsibility.

Individual Project Landscaping.

Individual projects are required to provide a minimum landscape coverage of
15%. These percentages include the street rights-of-way where integrated
berming and landscaping is required in addition to walkways and/or bikeways.

Individual project landscaping will be installed within building and parking
setbacks, parking areas, side and rear yard setbacks, and in planting areas
directly adjacent to building facilities. Plant materials approved for installation in
these areas will come from a palette of trees, shrubs, vines, and groundcovers
that have been proven over time to perform well in Palmdale's climate.

Water conserving irrigation systems will be required in all cases.
Installation and maintenance of individual project landscaping will be the

responsibility of the property owner.
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4. Project Entries and Community Monumentation.

Project entries will be provided at Avenue M and Challenger Way, Loop Road
West, 6th Street East and at Loop Road East. A major project entry is proposed
at Avenue M and the extension of Challenger Way and an artist's conception of
this entry is shown on Exhibit Ill-17 (Page 11I-59).

Community orientation monumentation will be provided at all major intersections.
These entry and community features will have significant landscaping
complemented by landforms and signage. Installation of these areas will be the
responsibility of the master developer. Maintenance will be provided by a
Property Owner's Association.

H. DESERT VEGETATION PLAN

A site specific biology study is being conducted as a part of the project's environmental
documentation process. It has been determined by aerial photo interpretatioq that
there are 4,592 existing Joshua Trees (Yucca Brevifolia) on the project site. These
existing trees are plotted on Exhibit Ili-18 (Page 11I-60).

The City of Palmdale's Native Desert Vegetation Ordinance requires that a minimum of
two Joshua- Trees per acre be preserved. It is the intention of the proposed
preservation plan that groupings of trees be preserved in place, and used as landscape
features of the golf course and elsewhere. The actual number of trees may vary, based
on final on-site counts and the requirements of the City concerning the site specific
grading plan. In any case, a minimum of 1,265 trees will be preserved in order to meet
the City's required Native Vegetation goals.
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