


Dwelling Units Acs. Units/Ac. Total Units
Medium Density Residential 133 12.0 1,697
Low Density Residential 210 5.1 1,078
Mixed Use™* 123.8 3.5 433

3,108

* Mixed Use is assumed to consist of multi-unit dwellings above retail stores and/or muiti-units intermixed
with retail stores in unique settings. The preponderance of the land use will be retail or service
commercial land uses. About 25% of Total FAR would be devoted to residential mixed land use.

Population Pop/HH Units Popuiation
Medium Density Residential 2.8 1,697 4472
Low Density Residential 3.2 1,078 3,450
Mixed Use* 2.5 433 1,083

9,004

Commercial/industrial FAR Acres Sq.ft. FAR
Commercial 36.1 470,488 0.30
Industrial 594.2 5,176,670 0.20
Mixed Use* 93 1,348,182 0.33
Employment Generation Emps/1000 sq.ft. Sq.ft. Employees

Commercial 1.3 470,488 613
Industrial 0.7 | 5,176,670 3,624
Mixed Use* 1] 1,348,182 1,348

5,585 | Total Employees

Utility Demand

Wastewater Emps/EDU EDUS GallEDU MGD

Commercial 6 102 310 0.03
Industrial 6 604 310 0.19
Mixed Use 6 225 310 0.07
Institutional/Schools 50 310 0.02
Medium Density Residential 1,597 310 0.50
Low Density Residential 1,078 310 0.33

1.13 | Total
Water (No process water)

Commercial 6 102 650 0.07
Industrial 6 604 650 0.39
Mixed Use 6 225 650 0.16
Institutional/Schools 50 650 0.03
Medium Density Residential 124 650 0.08
Low Density Residential 1,000 650 0.65

2,105 1.37 | Total




Traffic Generation Trips/k sq.ft./Unit | k sq.ft./Units ADT

Commercial 40 472 18,870
Industrial 3.5 5177 18,118
Mixed Use 40 1,348 53,927
Institutional/Schools 70 12 833
Medium Density Residential 7 1,597 11,179
Low Density Residential 9 1,078 9,702

112,630

Specific Plan Concepts and Programs

"Village" themes within the Specific Plan

Howard Road Village is currently anchored by an existing mix of
commercial, residential, community park, and industrial uses, by proposed
infill of mixed-use south of the existing commercial on Olive Avenue. This
mixed-use area would potentially include new commercial, office, and
residential uses. In this village it is recommended that Lee's Concrete plant
be relocated to another location away from existing and new residential
uses. A possible location for the concrete plant would include areas around
Granada Drive and Avenue 12. Pine Street would be the gateway street and
would be strengthened as a “green” boulevard.

Industrial Village centered on the intersection of North Granada Drive and
Pecan with additional commercial, and a regional storm water detention basin
/ open space. Pecan and N. Granada Drive would be enhanced as "green”
boulevards. The agricultural preserve north of Pecan and east of Granada
Drive would remain as a buffer to new residential areas from industrial uses.
Additional commercial is proposed at the corner southeast corner of Pecan
and Granada Drive.

Pine Street Bridge Residential and Mixed Use Village will extend from
near the high school to Avenue 12. Pine Street would serve as the primary
gateway with a proposed mix of new residential, commercial, and mixed use
located on either side of Pine Street. The existing stockyard on Pine Street
would be moved away from new and existing residential uses to a location
south of Avenue 12 downwind from residential uses and where good access is
available from throughout the County.
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Pine Street is reinforced as a primary north-south boulevard and improved
with rich greenways and bike paths. Residential use would include a mix of
high, medium, and low density residential. West of the high school, medium
or high density residential is proposed at the intersection of Pine and Pecan
with a street wrapping behind the residential to serve proposed light
industrial uses adjacent to the existing rail spur. In the center of the
village, a mixed-use project (where the existing olive processing plant is
located) is proposed surrounded by medium and high density residential and
a new elementary school. The settling ponds associated with the olive
facility would be capped and commercial or mixed-use commercial is
proposed.

*Pine Street Bridge”

Pine Street, reinforced as a boulevard with greenways, is the primary north-
south gateway street between Howard Road Village and the Pine Street
Bridge creating an upscale entry to the southern part of the City. This
location marks the location of a signature residential project that
incorporates a lake amenity adjacent to the home site. Lots withina
lakeside setting provide a move-up opportunity for folks who want to live ina
more upscale environment and reintroducing the southern part of the City
with a mixture of housing types and affordability. Neighborhood commercial
uses will supplement the "mixed use” retail, service, office, and higher
density residential uses centering on Pine Street and Pecan Avenue. All
major uses are designed to provide shopping, work, recreation, and
socializing within walking and biking distance from the neighborhoods.

A proposed Regional Sports Park, roughly 100-acres in size, is located along
Ave 12, Along with a possible dual use storm detention basin, the sports
park provides an open space buffer/transition between industrial and
residential uses. These buffers protect the value of residential area and
lessen operating limitations on the industrial.

Lee's Concrete could potentially be re-located west of the open space
buffer. To remove the visual and functional impacts of the existing
stockyard (conflicting use) presently located between Almond Avenue and
Pecan Avenue on the westerly side of Pine Street, is proposed to be re-
located to the vicinity of the southerly side of Avenue 12. and Granada Drive
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Guiding Design Principals

1. Create an urban design for the southern entry to the City that is unique,
functional, and balanced.

2. New and existing residential uses should be buffered from industrial uses by
parks and/or open space.

3. Reinforce the sustainability and expansion of the City's Industrial Park ina

planned approach improving accessibility for employees and goods and
services.

4. A new elementary school will be required to serve a growing residential land
use.

5. Define major boulevards within the plan area, including Westberry Avenue,
Granada Drive, Pine Street, and Pecan Avenue. These boulevards should be
improved with richly planted greenways, and bike paths to encourage walking
and biking within the plan area and beyond for home to work, home to school,
and home to shopping alternative transportation.
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6. Proposed and existing neighborhood serving commercial located in each
village provide shopping within walking and biking distances of residential.

7. A range of housing types and affordability levels should be integrated into
identifiable neighborhoods.

8. A Regional Sports Facility in the plan area is necessary to accommodate a
growing recreation need in the community as well as for regional team
tournaments, possibly located to act as a buffer between residential and
industrial uses.

9. Remediate/cap contaminated settling ponds associated with the olive
processing facility with commercial, mixed-use, or recreational uses.

10. Remediate/cap contaminated settling ponds to the west with industrial uses
and a regional storm water detention facility. Possibly include dual use open
space or park facilities as part of the detention basin design. Groundwater
recharge basin is another land use to consider.

11. At the intersection of Granada Drive and Pecan Avenue, and the rail spur
line, it is recommended that intersection geometry, design speed, and
traffic controls be assessed by a traffic engineer, and the pros and cons of
alternative approaches be studied in the context of the existing and
proposed land uses.

Implementation Plan

The Olive Business Park will be a phased development. The initial phases will
commence near the intersection of Pecan Avenue and Pine Street. Phases will build
on existing infrastructure improvements while contributing toward ultimate
infrastructure serving the entire Plan Area and beyond. Contributions toward the
Avenue 12 § sewer interceptor, arterial street construction, new water wells,
regional drainage facilities, and water recharge programs are essential.

A major component to implementation will be participation in a Community Facilities
District that provides enhanced police, fire, and maintenance services in addition
to major capital infrastructure improvements that serve a larger population, but
are required through and serve this Plan Area.

Initial stages of phase development require substantial private investment by the

developers, some of which may have larger service areas requiring reimbursement
agreements.
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