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1.0 INTRODUCTION AND SUMMARY

The Terra Lago Project Master Plan Amendment No. 2 (PMP) shall serve as the design,
development and land use standard for the proposed 563.34 acre project located within the City of
Indio, Riverside County, California. The PMP shall be adopted by Ordinance of the City of Indio
and thereby shall serve as the Zoning and Development plan for the construction and operation of
the project. The Proposed Project Master Plan Amendment applies to PMP # 96-8-10 (The Hills)
and overlays a portion of property previously covered by PMP # 00-3-15 (Indian Lakes).

The City of Indio General Plan-2020, as currently amended, was initially adopted in October
1993. It set forth a formal vision for the future growth of the City. It did so particularly for those
areas of the City mostly undeveloped at the time. Among these areas was the Shadow Hills
Planning Sub-area in which the site of the proposed project is located. The vision for this portion
of the Shadow Hills was the creation of a diversity in housing opportunities through the use of
Residential Planned Development (RPD) overlays. In all, the Shadow Hills Planning Sub-area
was divided into four RPD overlays, the eastern most of which, RPD-4, comprised approximately
1,100 acres and encompassed the site of the proposed project (See Figure 1-1).

The General Plan land use designation for the subject property is CE/RPD-4 (Country
Estates/Residential Planned Development - 4). The General Plan requires that a Project Master
Plan be prepared for any property located in a Residential Planned Development area where a
Conceptual Specific Plan (CSP) has been approved. The Conceptual Land Use Plan for the
project site is depicted in Figure 3-1.

The project site is generally located in the northeast portion of the City of Indio, approximately
one mile north of I-10 (See Figures 2-1 and 2-2). Figure 2-3 displays the current distribution of
developed and undeveloped areas within the project site. As shown, the Landmark Golf Club
occupies approximately two-thirds of the project site while the remainder is presently vacant or
abandoned. Another clearly evident on-site land use is the northwest-southeast trending
alignment of the All American Canal bisecting the project site. To the north the project site is
bordered by the eastside dike. All property north of the dike is unimproved. Existing land uses
south of the project site are mobile home parks, as well as agricultural and vacant lands. East of
the project site there occurs primarily vacant land and agriculture. To the west, the project site is
bordered by Golf Center Parkway.

As previously indicated, this Project Master Plan Amendment will replace a portion of the
existing Indian Lakes PMP (For a more detailed discussion see Section 2.3 of this document) and
1s the second amendment to the Hills Project Master Plan #96-8-10 which was amended on July
30™, 2003 and originally approved by the Indio City Council on November 13®, 1996. The
original Hills Project Master Plan approval consisted of a 438-acre world-class recreation and
resort complex consisting of a Golf Resort, Hotel and Residential Development (See Figure 2-4).
“The Hills” project was to be located in the northern portion of the RPD-4 Specific Plan and
comprised more than one-third of its total land area. To date, only the two golf courses and
related facilities (now known as the Landmark Golf Club) have been constructed (See Figures 2-6
and 2-7). The most recent development-related approvals issued by the City of Indio within the
project site boundary occurred during July of this year (2003) and concerned a project identified
as the Worldmark by Trendwest 455 Unit Timeshare Resort. This latest approval is the first
amendment to the Hills Project Master Plan 96-8-10 and serves to replace the Resort Hotel
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% PURPOSE AND NEED FOR ACTION %

component of The Hills Golf Resort, Hotel and Residential Development previously approved in
November 1996.

The proposed development associated with this Project Master Plan amendment will relocate
some existing golf holes and provide a residential component to the original Hills Project Master
Plan (See Figure 2-4). Although the site area has been expanded, the Terra Lago Project Master
Plan has been designed to maintain general consistency with the original Hills PMP of 1996. The
Terra Lago PMP (The Hills Amendment No. 2) provides a Conceptual Land Use Master Plan
(Figure 3-1) that serves as the guidelines for development within the project site. Figure 3-1, 3-2
and 3-3 depict development within the project site.

Planning area numbering in the Terra Lago Project Master Plan starts with PA No. 6 and
continues thru PA No. 17. This numbering system is meant to coincide with the numbering
sequence associated with the adjacent SunCal Indio PMP (01-10-17 Amendment No. 1) which
was adopted in December of 2003. The SunCal Indio PMP is immediately adjacent to the
Landmark Lakes Golf Course and the subject PMP. The SunCal Indio PMP established five
planning areas (1-5). For internal consistency, the numbering sequence continues with Planning
Area No. 6 in this PMP.

The plan allows for the development of 851 dwelling units of various density types including,
High Density Residential (Planning Area No. 12 - Minimum Lot Size 2,100), Medium Density
Residential (Planning Area No. 6 — Minimum Lot Size 4,000 square feet; Planning Area No. 10 —
Minimum Lot Size 5,000 square feet; Planning Area No. 11 — Minimum Lot Size 5,000 square
Jeet; Planning Area No. 13 — Minimum Lot Size 5,500 square feet; Planning Area No. 14 —
Minimum Lot Size 3,800 square feet; Planning Area No. 15 — Minimum Lot Size 4,500 square
Jfeet; Planning Area No. 16 — Minimum Lot Size 4,000 square feet) and Low Density Residential
(Planning Area 9 — minimum lot size 10,000 square feet), a potential Recreation Center, the
relocation of existing golf holes, lakes, a water treatment facility, and pedestrian pathways. The
general residential product type shall be characterized by one to two-story, single-family detached
homes. Access to the site will be provided off of Avenue 44 and Landmark Golf Parkway via
Golf Center Parkway.

The Terra Lago Project Master Plan will establish development regulations, policies and
standards to implement the Land Use Plan as ultimately approved by the Indio City Council. As
indicated previously, the Terra Lago PMP is an amendment of prior approvals associated with the
original Hills PMP. Applicable standards contained in the “Hills PMP,” primarily associated
with the golf course and related uses (i.e clubhouse) have been incorporated herein.

This PMP is regulatory, adopted by ordinance, and upon adoption will continue to provide
consistency with the City of Indio General Plan.

This PMP contains development controls to provide the City of Indio with assurances that the site
area will be developed as planned. The PMP is intended to provide a degree of flexibility to
allow future development to respond to changes in economic conditions and the marketplace
which may occur over the build out period of the project. The PMP establishes the design and
development policies applicable to development within the master plan area. The designs
encompass project planning design, landscaping, signage, lighting and project characteristics.

m
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2.1 PROJECT DESCRIPTION

The Terra Lago PMP provides the following development scenario that represents the project (Figure
3-2).

The Terra Lago PMP generally allows for the development of the following:

*

Planning Area No. 6: Medium Density Residential (minimum ot size 4,000 square feet), Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting
Utilities.

Planning Area No. 7: Imperial Irtigation District (1.1.D) substation
Planning Area No. 8: » Trendwest Timeshare Resort (Vacation Club Location)

Planning Area No. 9: Low Density Residential (minimum lot size 10,000 square feet), Estate
Size Lots, Open Space including Parks and Retention Basins, Local Streets, Common Ways and
Supporting Utilities.

Planning Area No. 10: Medium Density Residential (minimum lot size 5,000 square feet), Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting
Utilities.

Planning Area No. 11: Medium Density Residential (minimum lot size 5,000 square feet),Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting
Utilities.

Planning Area No. 12: High Density Residential (minimum lot size 2,100 square feet), Green
Court Lots, Open Space including Parks and Retention Basins, Local Streets, Common Ways and
Supporting Utilities.

Planning Area No. 13: Medium Density Residential (minimum lot size 5,500 square feet), Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting
Utilities.

Planning Area No. 14: Medium Density Residential (minimum lot size 3,800 square feet), Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting
Utilities.

Planning Area No. 15: Medium Density Residential (minimum lot size 4,500 square feet),
Recreation Center, Open Space including Parks and Retention Basins, Local Streets, Common
Ways and Supporting Ultilities.

Planning Area No. 16: Medium Density Residential (minimum lot size 4,000 square feet), Open
Space including Parks and Retention Basins, Local Streets, Common Ways and Supporting

»* The Timeshare Resort was previously approved during July of 2003 and is slated for development in July of this year
(2004). Although within the Terra Lago project boundary and given a Planning Area Designation it is not the
purpose of this document to seek any approvals for this particular piece within the Terra Lago Project Master Plan.
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Utilities.

* Planning Area No. 17: » »*Golf Course (clubhouse, Pavilion and associated parking), Open
Space including Retention Basins, Lakes

*  Although not delineated as a separate Planning Area, 2.5 acres will be set aside for a domestic
water treatment facility adjacent to Planning Area 15.

Residential dwelling units within the Terra Lago PMP will be one to two-story, single-family detached
homes on the lots within Planning Areas 6,9,10,11,13,14,15,16 and/or Green Court lots in Planning
Area 12.

This document implements the City’s General Plan and the CSP RPD-4 through the provisions of this
PMP. The adoption of the Terra Lago PMP will establish the type, location, intensity and character of
development and the required infrastructure in order for development to occur. The PMP will also
guide development in order to respond to the physical constraints and environmental sensitivities of
the site, coordinate the land uses and provide guidelines for grading, circulation and drainage. To
better ensure that the design criteria are followed, conceptual designs are incorporated herein as a
guide for use by decision makers charged with the authority to approve projects subsequent to the
adoption of this PMP. Therefore conceptual designs are intended to convey the character, quality and
general land use distribution to be achieved in the development of the project site. However, sufficient
Iatitude in specific design is intended to be left for the ultimate project designer(s) and decision makers
at the tentative map and design review stage.

2.2 PROJECT LOCATION AND SETTING

The City of Indio is situated in the Coachella Valley in Riverside County (See Figure 2-1 Regional
Location Map). The project site is generally located in the northeastern portion of the City of Indio,
approximately one mile north of I-10 (See Figures 2-1 and 2-2). Figure 2-3 displays the current
distribution of developed and undeveloped areas within the project site. As shown, the Landmark
Golf Club occupies approximately two-thirds of the project site while the remainder is presently
vacant or abandoned. Another clearly evident on-site land use is the northwest-southeast trending
alignment of the All American Canal bisecting the project site. To the north the project site is
bordered by the eastside dike. All property north of the dike is unimproved. Existing land uses south
of the project site are mobile home parks, as well as agricultural and vacant lands. East of the project
site there occurs primarily vacant land and agriculture. To the west, the project site is bordered by
Golf Center Parkway.

2.2.1 Environmental Setting
The Terra Lago Project Master Plan has been designed in response to the subject site’s physical and
environmental opportunities and constraints. This section of the Project Master Plan provides a brief

overview of the above referenced variables and establishes the foundation from which the Terra Lago
Project Master Plan has evolved.

The All American Canal bisects the project site. The Eastside Dike, which protects the area from

s>  The Existing Landmark Golf Course currently occupies a substantial portion of the project site. Proposed
residential development will relocate some existing golf holes.

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
TKC 40767.04.200/Project Master Plan Page 2-2

(RV4)



% PROJECT LOCATION AND DESCRIPTION +¥

runoff generated in the Indio Hills, forms the northerly boundary of the site. The property slopes
generally in the southwesterly direction . The subject site is generally located in the Thousand Palms
Subarea Groundwater Basin. The site is within the Blowsand Hazard Zone.

The project site is located in the Alquist Priolo Special Studies Zone as established by the State. A
Geological evaluation has been prepared to locate the fault and establish setback requirements for all
proposed structures involving human occupancy.

Additional information regarding soil type, groundwater levels, earthquake faults in the region and
other pertinent environmental conditions are evaluated in the project’s Environmental Assessment.

TR ,——,,,, (X m X  ———— e e e e =
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23 PROJECT SITE HISTORY

As indicated previously, the City of Indio General Plan-2020, as currently amended, was initially
adopted in October 1993. It set forth a formal vision for the future growth of the City. It did so
particularly for those areas of the City most undeveloped at that time. Among these areas was the
Shadow Hills Planning Sub-area which comprised three primary elements: the 1-10 Corridor; the
Village Core; and, the Residential Villages, in which the site of the proposed project is located. The
vision for the Residential Villages portion of the Shadow Hills Planning Sub-area was the creation of
diversity in housing opportunities. Further, the General Plan ensures this type of development by
providing for the use of Residential Planned Development (RPD) overlays.

In all, the Shadow Hills Planning Sub-area is divided into four RPD overlays, the easternmost of
which, RPD-4, comprises approximately 1,100 acres and encompasses the site of the proposed project.
The General Plan also requires any proposed project within an RPD overlay area to be consistent with
an approved Specific Plan (SP) for the entire area contained within the RPD designation. The
aforementioned RPD-4 Specific Plan, approved by the City of Indio on November 13, 1996, satisfies
the General Plan’s requirement in the foregoing regard and provides property owners and prospective
development interests alike with a guide for the orderly development of this portion of the overall
Planning Sub-area.

Subsequent to its formal creation in the Indio General Plan-2020 several planning and/or development
proposals have either been approved or approved and constructed within the RDP-4 area and more
specifically within the Terra Lago project site boundary (See Table 2-1). First, the City of Indio
adopted the RPD-4 Specific Plan in November 1996. The Specific Plan encompassed all 1,100 acres
comprising the RPD-4 area. Almost concurrently, also during November 1996, the City approved the
438-acre The Hills Golf Resort, Hotel and Residential Development, a world-class recreation and
resort complex (See Figure 2-4). “The Hills” project, approved pursuant to a Project Master Plan, was
to be located in the northern portion of the RPD-4 Specific Plan and comprised more than one-third of
its total land area. To date and pursuant to this approval, only the two golf courses and related
facilities (now known as the Landmark Golf Club) have been constructed (See Figures 2-6 and 2-7).

In May 2000, the City of Indio also approved the Indian Lakes Project Master Plan, a 204-acre water-
oriented destination resort and residential development at the easternmost portion of RPD-4. This
project was approved to include a 450-unit resort hotel enclave and 71 residential lots. No
components of the approved Indian Lakes Project have been constructed to date. The amended Hills
PMP will overlap and replace a portion of the previous design of the Indian Lakes PMP (See Figure 2-
Sk

The most recent development-telated approvals issued by the City of Indio within the project site
boundary occurred during July of this year (2003) and concerned a project identified as the
Worldmark by Trendwest 455 Unit Timeshare Resort. This latest approval is the first amendment to
the Hills Project Master Plan 96-8-10 and serves to replace the Resort Hotel component of The Hills
Golf Resort, Hotel and Residential Development previously approved in November 1996. This
project is currently under construction.

As noted previously, the Indio General Plan-2020 assumed that all approximately 1,100-acres
comprising RPD-4 would be developed with residential uses at a density of between 3.0 and 3.5
dwelling units per acre. When establishing an overall density for the project site the Land Use portion
of the Indio General Plan contains various mechanisms whereby which the aforementioned maximum
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number of units can be developed within the RPD-4 overlay through the utilization of density and unit
transfers.

2.4 PROJECT OBJECTIVES

The PMP contains all components required by State law, as well as other components, design
concepts, guidelines, and standards required by the City to implement the General Plan. The
objectives of this PMP are to:

*  Provide a comprehensive land use plan that identifies the minimum and maximum development
scenarios which designate the distribution, location, and extent of land uses, gated roadway, and
private facilities and standards for interior residential streets within the PMP area,

*  Incorporate project design standards which encourage creativity and excellence.

*  Establish design guidelines, development regulations, land use standards and procedures to
control future project improvements and provide appropriate architectural themes for the project
area.

* Develop a series of exclusive residential neighborhoods with exceptionally high quality.
*  Develop a project that ensures the public’s health, safety and welfare.
*  Provide access patterns which minimize traffic conflicts.

*  Reinforce community identity through control of master planned design elements such as entry
statements, signage, wall/fences and streetscapes.

* Plan and construct capital improvements for water, sewer, drainage and road facilities to
adequately service the project.

2.5 AUTHORITY AND REQUIREMENTS
2.5.1 Authority for Project Master Plans

The authority to prepare, adopt and implement Project Master Plans is granted to the City of Indio by
the California Government Code (Title 7, Division 1, Chapter 3, Article 8, Sections 65450 through
65457). As with General Plans, the Planning Commission must hold a public hearing before it can
recommend adoption of a Project Master Plan. The City Council shall adopt a Project Master Plan by
ordinance.

2.5.2 Requirements for Project Master Plans

The Terra Lago PMP is located within the City of Indio CSP RPD-4 area. The City of Indio General
Plan requires projects being proposed within a CSP RPD-4 area to prepare a PMP which illustrates
how the subject project will conform within CSP RPD-4 area requirements. The development of the
subject site shall conform to the current General Plan densities subject to the preparation of a PMP.
The General Plan land use designation for the subject property is CE/RPD-4. The maximum density

e ——————————
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allowed by the General Plan for a land use designation of CE in a CSP RPD-4 area is 3.5 dwelling
units per acre if the project provides amenities and features which are above the minimum
requirements for the RPD-4 planning area. The Overall density of the Terra Lago Project is 1.5
dwelling units per acre and the project contains amenities and features which exceed the minimum
requirements of the RPD-4 Planning Area. The project will include a Residential component, a
Timeshare Resort/Vacation Club Location, the relocation of existing golfholes, a Recreation Center,
Lakes, a domestic water treatment facility, Parks/Retention Basins, Tree Clusters for shading and
Pedestrian Pathways.

The PMP will establish the zoning, density, minimum lot size, setbacks, building heights, land uses as
well as design guidelines for architectural themes, common area landscaping, and perimeter walls.

California Government Code Section 65451 sets forth the requirements for Project Master Plans as
follows:

A Project Master Plan shall include a text and/or a diagram or diagrams which specify all of the
following in detail:

9] 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 and extent and intensity of major components of public

and private transportation 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 improvements will proceed, and standards for the
conservation, development and utilization of natural resources, where applicable, and

4) A statement of the relationship of the Project Master Plan to the General Plan.

The PMP is a regulatory plan which will serve as the zoning for the subject property. Proposed
development plans or agreements, tentative tracts or parcel maps, and any other development approval
must be consistent with the PMP. Projects which are found consistent with the PMP will be deemed
consistent with the City’s General Plan.

2.5.3 Alterations to the Project Master Plan

The Director of Community Development shall have the authority to determine substantial
conformance with the provisions of the Project Master Plan when the changes are less than 5%; The
Planning Commission shall review changes that vary between 5% and 10%,; the City Council shall
review all changes greater than 10%.

2.6 RELATIONSHIPS TO THE CALIFORNIA ENVIRONMENTAL QUALITY ACT
This planning effort is based on substantial attention to environmental considerations including but not
limited to, geotechnical, biological, hydrological, and visual characteristics which establish a

comprehensive assessment of the site’s development constraints and opportunities.

Under separate cover and pursuant to the California Environmental Quality Act (CEQA) Guidelines,

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
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the Terra Lago Project Master Plan is accompanied by an Environmental Assessment (Mitigated
Negative Declaration) and supplemental documents/special studies which address the environmental
impacts associated with the proposed project and establish appropriate mitigation measures to reduce
any impacts to the greatest extent possible. Together the Project Master Plan and Environmental
Assessment will provide the City of Indio planning staff, elected officials, and the general public with
a complete understanding of the project, its environmental impacts and a methodology for mitigating
those impacts.

The Mitigated Negative Declaration for the PMP will apply to all subsequent developments proposed
within this project. All future development projects for the project site will be reviewed with the PMP
and the associated Mitigated Negative Declaration to determine whether additional environmental
documentation must be prepared pursuant to Section 15162, 15168, and 15182 of the CEQA
Guidelines.

e e — ]
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PURPOSE AND INTENT

The purpose of this Project Master Plan (PMP) is to address the land use issues associated with the
development of the Terra Lago Project Master Plan in sufficient detail to ensure that the subject site
develops in a manner which is consistent with the intent of the General Plan; protects the public
health, safety and general welfare; is compatible with zoning on adjacent properties and is suitable and
appropriate for the subject property. The PMP assures a high quality project through these
development regulations and design guidelines. The intent of this PMP and its regulations is to
provide development criteria to guide the developer(s) and the City of Indio in the design of residential
development and amenities with descriptive text and exhibits setting forth the basis for the overall
master development of the project site. The components provided in this section are further defined for
each planning area through the development regulations contained in Section 4.0, Development
Regulations and Procedures.

The development plan has been derived from studies prepared by the applicants’ civil engineer, traffic
engineer, land planners, and other consultants and involvement by the City of Indio. As a result, the
plan addresses development-related issues in the form of proposed physical improvements, guidelines
for future development, technical data, and implementation procedures and regulations.

The Terra Lago PMP reflects an adjustment to the southern boundary of the previous Hills PMP,
west of the All American Canal (See Figure 2-4). The adjustment corresponds to a modification
made to the alignment of the primary roadway (Landmark Golf Parkway) off of Golf Center
Parkway that currently provides access to the Landmark Golf Club and Pavilion. This
modification was made as a part of the SunCal Indio Project Master Plan (01-10-17 Amendment
No.1) project directly south of and bordering the southwestern portion of the Terra Lago Project
Site. Previous approvals associated with the SunCal Indio Project Master Plan incorporate the
project roadway acreage and delineate the road as a major access point connecting the SunCal
project to Golf Center Parkway. Although Landmark Golf Parkway will remain a major access
point into both the Terra Lago and SunCal Indio project sites, acreage associated with a section of
Landmark Golf Parkway will be excluded from this document because the street alignment was
approved and included in the preceding SunCal Indio Project Master Plan document. For
purposes of understanding project circulation the roadway is illustrated and described in this PMP.

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
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3.2 CONCEPTUAL LAND USE MASTER PLAN

The Conceptual Land Use Master Plan is depicted in Figure 3-1. Table 3-1 provides a breakdown of

the planning areas within the project site.
Table 3-1
Conceptual Land Use Master Plan Summary

PLANNING AREA' | ACREAGE | MINIMUMLOT | UNITCOUNT | DENSITY '
Residential Planning Area 6 22.79 4,000 Square Feet 123 Lots 5.4
Planning Area 7
IID Substation Gl - B -
: (455)
Planning Area § 27.36 - Timeshare -
Trendwest )
Units
Residential Planning Area 9 13.46 10,000 Square Feet 23 Lots 1.7
Residential Planning Area 10 22.29 5,000 Square Feet 81 Lots 3.6
Residential Planning Area 11 14.98 3,000 Square Feet 67 Lots 4.5
Residential Planning Area 12 12.71 2,100 Square Feet 78 Lots 6.1
Green Court Lots
Residential Planning Area 13 21.64 5,500 Square Feet 76 Lots 3.5
Residential Planning Area 14 24.63 3,800 Square Feet 138 Lots 5.6
Residential Planning Area 15
birpludes Recrentm Centes) 41.66 4,500 Square Feet 162 Lots 39
Residential Planning Area 16 14.96 4,000 Square Feet 103 Lots 6.9
*Planning Area 17
(Golf Course/Open Space) 323.29 - - -
**Major Spine Road
(non-inclusive of 8.00 acres of 16.99 - - -
Landmark Golf Pkwy)
Water Treatment Facility 2,51 - - -

* Planning Area 17 also includes the golf clubhouse, Pavilion and associated parking.

**  Interior residential street calculations are included in the planning area designations while the Spine Road
calculations have been broken out separately. Although Landmark Golf Parkway will remain a major access point
into both the Terra Lago and SunCal Indio project sites,8.06 acres associated with Landmark Golf Parkway will be

excluded from this document because the street alignment was approved and included in the preceding SunCal
Indio Project Master Plan document,
**¥  Landscape acreage is already included in the Terra Lago project total.

*¥¥*% The All American Canal has been excluded from the project acreage

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
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3.2.2 Planning Areas In Relation To Tentative Tract Maps

The subdivision of property is achieved by the processing of a tentative tract map or parcel map in
accordance with the procedures of the State Subdivision Map Act and the City of Indio Subdivision
Ordinance. In the case of Terra Lago, the Project Master Plan is accompanied by multiple Tentative
Tract Maps. The Tentative Tract Maps will establish individual residential lots and provide a more
detailed design for the Terra Lago Development. The Maps will create parcels of land in conformity
with individual Planning Areas or subareas thereof. These parcels may then be used for conveyance or
financing purposes. Figure 3-3 depicts the relationship between the Planning Areas and respective
Tentatives.

3.2.2 Conceptual Land Use Districts

The following two land use categories will be utilized within the PMP, as indicated in Figure 3-4:

Residential (R):

Types of residential land uses consist of:

1)  High Density Residential:
a) Planning Area 12 — minimum lot size 2,100 sq. ft (Green Court Lots).

2)  Medium Density Residential:
a) Planning Area 6 - minimum lot size 4,000 sq. fi.
b) Planning Area 10 - minimum lot size 5,000 sq. fi.
¢) Planning Area 11 - minimum lot size 5,000 sq. f1.
d) Planning Area 13 - minimum lot size 5,500 sq. ft.
e) Planning Area 14 - minimum lot size 3,800 sq. f1.
J) Planning Area 15 - minimum lot size 4,500 sq. ft.
g) Planning Area 16 - minimum lot size 4,000 sq. ft.

3) Low Density Residential:
a) Residential Planning Area 9 - minimum lot size 10,000 sq. ft. (Estate Lots)

Open Space/Recreation (OS/R):

Types of recreation and open space land uses consist of:

1) Golf Course:
a) Planning Area 17 - The Landmark Golf Course (including existing golf clubhouse, Pavilion
and associated parking) currently occupies a substantial portion of the project site. Proposed
residential development will relocate some existing golf holes.

2)  Recreation Center:
a) Within Planning Area 15 - The Recreation Center will potentially include a clubhouse, pool,

lawn bowling, boccie, tennis, picnic facilities, walking garden and parking.

Other types of recreation and open space land uses consist of, lakes, multi-use retention basins, and

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
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pedestrian pathways.

Public District (P):

The Public District designation provides for a variety of public or quasi-public facilities which support
the community and are operated by governmental agencies or non-profit organizations.

Types of Public District land uses consist of:

1)  Substation
a) Planning Area 7 — Imperial Irrigation Substation 2.07 acres

2)  Domestic Water Treatment Facility
a) Although not delineated as a separate Planning Area, 2.5 acres will be set aside for a
domestic water treatment facility adjacent to Planning Area 15.

Timeshare Resort:

1) Timeshare Resort
a) Planning Area 8 - The Timeshare resort was previously approved during July, 2003 and is
slated for development in July of this year (2004). Although within the Terra Lago project
boundary and given a Planning Area designation, it is not the purpose of this document to seek
any approvals for this particular piece within the Terra Lago Project Master Plan.

3.2.3 Land Use Regulations

In order to ensure the orderly development of the Terra Lago PMP, land use regulations have been
created for the project. These specific standards, discussed in detail in Section 4.0, Regulations and
Procedures, will assist in accommodating the proposed development and provide adequate transitions
to neighboring land uses.

In addition to the specific standards outlined in Section 4.0, project-wide development standards have
also been prepared to complement those applicable to each individual Planning Area. These general
standards are:

1. The Terra Lago PMP may be developed with a maximum of 851 dwelling units on
approximately 563 acres, as illustrated by the Conceptual Land Use Plan (Figure 3-1).

The general residential product type shall be characterized by one to two-story, single-family
detached homes.

The Residential Land Use Districts provide for open space including, golf course, pedestrian/
park access and a Recreation Center in Planning Area No. 15. Please refer to Section 4.0
Development Regulations and Procedures for a complete discussion of permitted, conditional
and prohibited uses.

2. All subsequent development within the PMP shall require design review and Planning
Commission approval pursuant to the procedures prescribed in Section 6.0 of this PMP; and
subject to the design and development guidelines as prescribed in Section 5.0 of this PMP. Any
major proposed revisions to the project entries and perimeter walls contained within this PMP as

TERRA LAGO (Proposed Amendment No. 2 to The Hills PMP #96-8-10) October 2004
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determined by the Director of Community development services will require design review and
Planning Commuission approval.

3. The City of Indio General Plan allows the transfer of densities within an RPD overlay
designation. Transfer of dwelling units may occur between land use designations, provided that
the transfer does not increase the overall density of 3.5 du/ac. Regardless of any unit transfers,
the overall number of units allowed by the City of Indio, in the Terra Lago Project Master Plan is
851 dwelling units. Major Density transfers subsequent to the adoption of this PMP as
determined by the Director of Community Development Services shall be subject to the review
and approval of the Planning Commission pursuant to Section 6.0 of this PMP.

4. Major deviations to development standards, street locations, retention basin locations and other
similar project features/components as approved in the Terra Lago PMP as determined by the
Director of Community Development Services may be subject to the approval of the Planning
Cormmission.

5. Development of the property shall be in accordance with the mandatory requirements of all City
ordinances, State laws, and shall conform substantially with the Terra Lago PMP, and its
subsequent amendments as filed in the City of Indio.

6. Lots within the project boundary shall be in conformance with the development standards of the
Terra Lago PMP.

7.  Construction of the proposed project including recordation of final subdivision maps, may be
done progressively in stages, provided vehicular access, public facilities, and infrastructure
are constructed to adequately service the dwelling units, or as needed for public health and
safety, in each stage of development and further provided that such phase of development
conforms substantially with the intent and purpose of the PMP.

8. The design and location of retention basins to retain 100-storm event will be provided at the
tentative tract map stage for review and approval.

9. Inlieu of well sites, the applicant/developer shall dedicate 2.5 acres for a domestic water
treatment facility.

10. The applicant/developer shall be responsible for paying all of the development fees and charges.

11. The applicant/developer shall comply with all standards and conditions as set forth in this PMP.
33 CONCEPTUAL CIRCULATION MASTER PLAN
3.3.1 Conceptual Circulation Master Plan Description

The main objective of the Conceptual Circulation Master Plan (Figure 3-5) is to provide direct and
convenient access to individual residential neighborhoods through a safe and efficient network.
This will include improvements to the Landmark Golf Parkway portion of the Spine Road (as
introduced in Section 3.1 of this document) and improvements at the intersection of the Spine
Road and Avenue 44, Although the Landmark Golf Parkway portion of the Spine Road currently
exists, a name change will occur to ensure consistency with the project. The new street name for

m
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the Spine Road will be called Via Terra Lago. To minimize confusion, the new street name
designation has been excluded from this document.

. The City of Indio General Plan Circulation Element currently designates Avenue 44
as a Major Roadway (100" R/W) and Golf Center Parkway as an Arterial Roadway
(110" R/W).

3.3.2 Circulation Master Plan Development Standards

1. The proposed Circulation Master Plan provides an efficient traffic design that meets the needs
of the project. The on-site system depicted on the Conceptual Circulation Plan (Figure 3-5)
has been derived from the Circulation Master Plan outlined in the project Traffic Analysis and
will serve as the composite Circulation Plan for the Terra Lago PMP.

2. Heavy through traffic will be eliminated from residential neighborhoods with the
incorporation of intersections extending off of the major spine road. This street will be
implemented as a private, but open to the public, roadway for individual residences.

3 The subdivision shall comply with the on-site street improvement recommendations and/or
mitigations outlined in the project traffic analysis.

4. Roads will be constructed as:

. Primary Entry/Collector Road (86" R/W) — The Primary Entry/Collector
Road (Figure 5-14) will be constructed with full-width improvements as a
Secondary Roadway. The Primary Entry/Collector will include 36’ of
pavement with 8 meandering sidewalks on each side of the street.

. Residential Street Level 1 (56' R/W) — Some internal streets within the
project boundary will be constructed as Residential Street Level 1 (Figure 5-
15). Residential Street Level 1 will include 36' of pavement, wedge curb
with adjacent landscape parkway and a 5 sidewalk (both sides within 10
foot landscape and public utility easements).

. Residential Street Level 2 (56' R/W) - Some internal streets within the
project boundary will be constructed as Residential Street Level 2.
Residential Street Level 2 will include 36” of pavement, wedge curb, no
sidewalks, and 10’ Public utility easements on each side.

St Landscape requirements will be based on street widths in accordance with the
Circulation Cross Section diagrams as depicted in Figures 5-14 and 5-15 of this
document. The Applicant shall submit detailed landscape plans for review and
approval.

6. Allroads shall be constructed to City of Indio standards or as modified in accordance
with the standards per this PMP.

7. The project shall comply with the conditions and requirements set forth by the City of
Indio Public Works Department.

8. On-street parking shall be allowed on all streets except the Community Collector
Road. Parking on the Community Collector Road shall only be allowed in the event
of an emergency.

9. The applicant may enter into a reimbursable agreement, post a bond, or form an
assessment district, or other financial mechanism acceptable to the City to construct

“
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10.

11.

12,

13

14.

15.

16.

17.

off-site improvements on Avenue 44 and Landmark Golf Parkway. All proposed
driveways shall be per American Public Works standard drawing No. 110-1 Type A.
These improvements include:

Asphaltic concrete pavement;

Connecting asphalt concrete pavement;

Curb and gutter;

Sidewalk;

Street lights; and

Other improvements required by other City Departments, per City
standards, which need to be reflected on the improvement plans.

The applicant/developer shall submit a complete package to the Engineering Services
Department for approval. This package shall include:

PM 10 implementation plans;

Master grading plans;

Water plans;

Street improvement plans;

Street light plans;

Composite utility plans;

Soils report;

Striping plans; and

Hydraulie calculations (water and storm drain).

The applicant/developer shall contribute their fair share cost of installation of a traffic
signal at the intersection of The Spine Road and Avenue 44.

Construction of a deceleration/acceleration lane along Avenue 44 shall be contained
within the Avenue 44 right of way (100°). No additional right-of-way shall be
required to be dedicated to the City.

Blue reflective pavement markers shall be mounted on private streets, public streets
and driveways to indicate the location of a fire hydrant. Prior to installation,
placement of markers must be approved by the Fire Department.

Whenever access into private property is controlled through the use of gates, barriers,
guardhouses, or similar means, provisions shall be made to facilitate access devices
that are power operated, shall have an approved override system capable of opening
the gate when activated by a special key located in emergency vehicles. Devices
shall be equipped with backup facilities to operate in the event of power failure. The
fire department shall also approve all controlled access devices that are not power
operated. Access roads shall have an unobstructed width of not less than 20 feet and
an unobstructed vertical clearance of not less than 13 feet, 6 inches.

Approved addresses shall be provided for all new buildings in such a position as to
be plainly visible and legible from the street or road fronting the property.

All proposed emergency access roads shall be designed and maintained to support the
imposed loads of fire apparatus and shall be provided with a surface so as to provide
all-weather driving capabilities. Fire apparatus access roads shall have an
unobstructed width of not less than 20 feet and an unobstructed vertical clearance of
not less than 13 feet, 6 inches.

All interior streets shall meet Indio City standards and all turning radii shall be
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approved by the Fire Department. Plans for all entrances shall be approved by the
Fire Department. Proposed interior streets are in conformance with the previously
approved Hills PMP.

The minimum grade or as adjusted by the Engineering Services Department on

concrete shall be 0.50% and the minimum grade on asphalt shall be 1.0%, or as
adjusted by the city engineer.

e e e—
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34 CONCEPTUAL WATER AND SEWER MASTER PLANS
3.4.1 Water and Sewer Master Plan Descriptions
The Terra Lago PMP is located within the jurisdiction of the City of Indio for domestic water service.
The project site is located within the Valley Sanitary District for sanitary sewer service. Figures 3-6
and 3-7 show the conceptual water and sewer design for the Terra Lago Project.

Water and Sewer Plans (Figures 3-6 and 3-7)

A water and sewer plan will be developed to serve the project site. The water plan will include a
combination of 8”7, 127, and 18” inch lines. An 18" water line is proposed to extend in Landmark Golf
Parkway through the project (within the spine road) and in Avenue 44 westerly to the existing 18” east
of Golf Center Parkway. A combination of 12" and 8" lines will extend off of Landmark Golf
Parkway and Avenue 44 and loop within the project. The sewer system will include a combination of
8”, 107, and 12” inch lines.

3.4.2 Conceptual Water and Sewer Master Plan Development Standards

L, The applicant/developer shall submit a water and sewer plan to the City at the time the
tentative tract map is submitted for review and approval.

2. All water and sewer lines will be designed per the City and Valley Sanitary District
requirements.
3. Water and sewage disposal facilities shall be installed in accordance with the requirements

and specifications of the City and the Riverside County Health Department.

4. The applicant/developer shall submit information which provides estimates of the project’s
water demand and landscape/irrigation conceptual plans at the time the tentative tract map is
submitted to City for review. At the time of the City’s review, a determination shall be made
regarding requirements for reclaimed water use and system improvements for the project.

5. The project shall comply with the City of Indio requirements for installation of on-site
reclaimed water lines, if required.

6. The applicant/developer shall provide or show there exists a water system capable of
delivering 1,500 gallons per minute for a 2 hour duration at 20 psi residual operating pressure,
which must be available before any combustible material is placed on the job site.

7. Approved fire hydrants shall be located at each street intersection, spaced not more than 500
feet apart in any direction, with no portion of any lot more than 250 feet apart from a fire
hydrant. Fire hydrants are not required on streets that prohibit residential driveways.

8. The applicant/developer shall furnish one copy of the water system plan to the Fire
Department for review and approval. Plans shall conform to the hydrant types, location and
spacing, and the system shall meet fire flow requirements. The required water systemn,
including fire hydrants, shall be installed and accepted by the appropriate water agency, prior
to any combustible building materials being placed on the job site.

9, Additional fire flow may be required for club houses, maintenance facilities, or other
commercial or public buildings. This fire flow shall be determined when building plans are
reviewed. Additional fire protection systems may be required.
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10.

12,

13.

The applicant/developer shall design for domestic water and minimum fire flow requirements
to the project in compliance with City of Indio standards and provide hydraulic calculations
for Engineering Services and Fire Department review and approval. The existing water main
along Avenue 44 shall be extended from its existing location to the eastern property line of
the proposed project. The proposed water network shall be designed for the required volume
and pressure. Developer shall receive credit for installation of improvements along Avenue
44.

The applicant/developer is required to enter into a Development-Sanitation System
Agreement with the Valley Sanitation District.

The developer/applicant shall coordinate with the water purveyor in the preparation of a
water study in accordance with SB221 prior to the first tentative tract map submittal.
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3:5 CONCEPTUAL GRADING MASTER PLAN
3.5.1 Grading Master Plan Description

Figure 3-8 illustrates the Conceptual Grading Master Plan for the Terra Lago PMP area located north
of Avenue 44 and east of Golf Center Parkway. The natural drainage of the site is generally northeast
to southwest between the USCOE (United States Core of Engineers) levee and the All-American
Canal. The intent of the Conceptual Grading Master Plan is to produce buildable parcels by a cutting
of the higher areas to fill in the lower areas and achieve generally flat development pads for
development. The proposed grading will result in ground elevations, which are typically within 1 to
10 feet of the existing grade. The building pad areas will be graded to approximately .5% with
circulation and parking areas graded to an average of 2% to 3%. It is anticipated that the mass grading
will be completed in a single phase, with precise grading completed in phases.

The goals of the Conceptual Grading Master Plan are to mitigate flood hazards of the site, provide
stable areas for proposed land uses, and maintain current sedimentation rates.

3.5.1 Conceptual Grading Master Plan Development Standards

1. All work shall be in accordance with the City of Indio grading standards and any special
requirements of the grading permit.

2. Subdrain installation shall be approved by the City of Indio and the project soils engineer and
civil engineer. The property owner or developer(s) will maintain all subdrains.

3. All proposed drainage shall comply with the drainage standards administered by the City of
Indio.

4. Graded areas on the permitted area perimeter must drain away from the face of slopes at the

conclusion of each working day. Drainage shall be directed toward de-silting facilities.

5. The applicant/developer shall be responsible for preventing public trespass onto areas where
impounded water creates a hazardous condition.

6. The applicant/developer shall prepare and file an NOI and NPDES permit containing a Best
Management Practices Plan and Storm Water Pollution Prevention Plan with the City of Indio.

7. All site preparation, grading and compacting of soils shall be done in accordance with the
recommendations outlined in the Geotechnical Report prepared by Earth Systems. A licensed
geotechnical engineer shall observe site clearing, grading and the bottom of excavations prior
to placing fill. Local variations in soil conditions may warrant increasing the depth of
compaction and over-excavation. A copy of this report shall be made available to the structural
engineer that prepares any construction drawings for public or private improvements of the
project.

8. A licensed geotechnical engineer shall observe foundation excavations prior to the placement
of reinforcing steel or concrete. Any loose soil or construction debris shall be removed from
footing excavations prior to the placement of concrete.

9. Over-excavating and compaction shall be done to the upper four feet of soils below existing
grade in the building area where recommended by a licensed geotechnical engineer. The over-
excavation shall extend for five feet beyond the outer edge of the building slabs and/or
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10.

1.

12.

13.

14.

15.

16.

17.

21.

footings. The bottom of the sub-excavation shall be scarified, moisture conditioned, and
compacted to at least 90% relative compaction for an additional depth of 12 inches. Moisture
penetration to near optimum moisture shall extend at least 5 feel below existing grade and be
verified by testing.

A Fugitive Dust PM-10 Mitigation Plan shall be submitted prior to the issuance of any grading
plans and building permits. The applicant shall utilize the mitigation measures contained in the
Air Quality Analysis prepared for The Hills Project Master Plan, during construction of the
project.

The applicant/developer shall comply with the Phase II Environmental Investigation
requirements by removing the contaminated soil before grading activities begin. A report shall
be submitted to the City indicating that the contaminated soil area is clean of pesticides and
petroleum prior to issuance of a grading permit.

The applicant/developer shall be required to submit a construction plan prior to issuance of a
grading permit indicating construction hours in compliance with the City’s General Plan.
Construction activities shall be limited to the hours of 7:00 a.m. to 7:00 p.m. Monday through
Saturday and construction activities shall be prohibited on Sundays or on national holidays
with the exception of obtaining a special permit.

All grading and excavation in areas identified as likely to contain paleontological/archeological
resources shall be monitored by a qualified paleontologist/archeologist. The monitor shall be
equipped to salvage fossils as they are unearthed to avoid construction delays and to remove
samples of sediment which are likely to contain the remains of small fossil invertebrates and
vertebrates. The monitor shall have the authority to halt or divert grading equipment to allow
for removal of abundant or large specimens.

The applicant/developer shall pay a mitigation fee of $600 per acre of existing vacant land,
that has been undisturbed, with native vegetation to the City of Indio, as part of the habitat
conservation plan for the purpose of the milk-vetch, Coachella Valley fringe-toed lizard and
other threatened or endangered species. This fee shall be paid no later than 12 months after
the issuance of a grading permit.

The applicant/developer shall design the project to retain 100 year storm water for a 24-hour
duration, on site for project generated runoff (developed & undeveloped) for existing and
ultimate conditions and accept upstream incoming runoff on any proposed additional
impervious improvement. There shall be no ponding in the retention basins during dry
weather. The retention basins shall have landscaping as required by the PMP.

Retaining walls shall be required if slopes are in excess of 2:1 between lots throughout the
project and in relation to adjacent boundary properties.

A comprehensive soils report shall be provided for any tentative tract map.

A grading plan shall be submitted along with the PM-10 plan.

m
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