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	 A permanent master maintenance organization (Homeowner’s Association and/or Commercial Property Owner’s Association), shall be established for the Specific Plan area prior to, or concurrent with the recordation of the Final Map, to assume ownership ...
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	a. All sewer lines and facilities shall be placed underground.
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	d. Phasing of the Specific Plan’s infrastructure facilities shall conform to Section II.I.1, Phasing Plan and Figure II-11, Conceptual Phasing Plan.
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	a. All grading activities shall conform to the requirements of the City of Lake Elsinore, the Conceptual Grading Plan and shall implement any grading related mitigation measures.
	b. Prior to initial grading activities, a detailed soils report and geotechnical study shall be prepared to analyze on site soils conditions and slope stability and will include appropriate measures for erosion and dust.
	c. All grading plans shall include an erosion control plan that shall address the techniques and measures to prevent erosion and sedimentation as well as eliminate source pollutants during and after the grading process. In accordance with NPDES requir...
	d. Where cut and/or fill slopes are created higher than three feet in height, detailed landscaping and irrigation plans shall be approved by the City of Lake Elsinore.
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	a. The Riverside County Fire Department shall review and approve the final Fire Protection Plan.
	b. Once the Fire Protection Plan is implemented, the Fuel Modification Zones shall be maintained in a manner consistent with the Plan.
	c. No grading or FMZ shall extend outside Specific Plan property boundaries. No off-site grading or fuel modification shall occur on private property without written consent of the offsite property owner.
	d. Where necessary, interim (temporary) FMZs will be established onsite between early or intermediate-phase homes and the adjacent undeveloped (either undisturbed or mass-graded) areas within the development footprint onsite.
	e. Any landscaping introduced into parkways and slopes adjacent to native habitat within open space areas shall conform to the landscaping prohibitions outlined in Table IV-1, Community Plant Palette.
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	I. Implementation
	1. Phasing Plan
	a. Sewer and Water Phasing
	b. Circulation Phasing
	1. The project phasing shall ensure that the following provision is met:

	c. Project Phasing Standards
	1. Prior to approval of any Final Map or Site Plan for implementing development, improvement plans for the respective landscaped areas and/or plans to mitigate environmental impact, shall be submitted to the City Planning Division for approval.  The i...
	2. An interim connection of “B” Street to existing Nichols Road shall be provided with Phase 1. Nichols Road shall be improved in conjunction with Phase 2, as described in Section II.B, Circulation Plan.
	3. Each Planning Area, as applicable, shall include development of adjacent common open space areas, landscape development zones, and applicable infrastructure.
	4. Construction of the development permitted herein, including recordation of Final Maps, may be done progressively in stages, provided that vehicular access, facilities, and infrastructure are constructed to adequately service the dwelling units or a...
	Figure II-11 Conceptual Phasing Plan
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	B. Planning Area Development Standards
	1. Planning Areas 1 through 6: Low-Medium Density Residential
	a. Description
	b. Land Use and Development Standards
	c. Planning Standards
	1. Site plan concepts for allowed housing types within this neighborhood are depicted in Figure III-2, Plotting Diagram with Development Standards – Low-Medium Density Residential.
	2. Fuel modification treatments shall be provided within Planning Areas 1 through 6, as shown on Figure II-10, Conceptual Fire Protection Plan.
	3. Landscaping shall occur as depicted in Figure IV-6, Conceptual Master Landscape Plan.
	4. Roadway landscape treatments shall be provided along Nichols Road and local roads, as shown on Figure IV-10, Nichols Road Streetscape, and Figure IV-11, Local Road Streetscape.
	5. Neighborhood entry monuments may be provided at the entrances of residential Planning Areas as illustrated on Figure IV-9, Conceptual Neighborhood Entry Monumentation.
	6. Landscaped transitions shall be provided along the portions of Planning Areas 1 through 6 that abut commercial uses, roadways, basins, recreational areas, and natural open space, as shown on Figures IV-16 through IV-22.
	7. Trails and sidewalks within Nichols Ranch shall be constructed as delineated in Figure II-2, Conceptual Circulation Plan.
	8. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	9. Please refer to Section IV, Design Guidelines, for other applicable design criteria.
	10. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:


	2. Planning Area 7: General Commercial
	a. Description
	b. Land Use and Development Standards
	c. Planning Standards
	1. Site plan concepts for allowed commercial uses within this Planning Area are depicted in Figure III-1, Plotting Diagram with Development Standards - General Commercial.
	2. Landscaping shall occur as depicted in Figure IV-6, Conceptual Master Landscape Plan.
	3. Commercial signage may be provided at the entrance along Nichols Road and “A” Street.
	4. Landscaped transitions shall be provided along the portions of Planning Area 7 that abut residential uses, roadways, and I-15, as shown on Figures IV-16, IV-23, and IV-24.
	5. Roadway landscape treatments shall be provided along Nichols Road and local roads, as shown on Figure IV-10, Nichols Road Streetscape, and Figure IV-11, Local Road Streetscape.
	6. Trails and sidewalks within Nichols Ranch shall be constructed as delineated in Figure II-2, Conceptual Circulation Plan.
	7. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	8. Please refer to Section IV, Design Guidelines, for other applicable design criteria.
	9. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:


	3. Planning Areas 8 (Linear Park) and 10 (Neighborhood Park): Recreational
	a. Description
	b. Planning Standards
	1. Site plan concepts for the Planning Area 8 Linear Park are depicted in Figure IV-12, Conceptual Linear Park Plan (PA 8).
	2. Site plan concepts for the Planning Area 10 Neighborhood Park are depicted in Figure IV-13, Conceptual Neighborhood Park Plan (PA 10).
	3. Landscaped transitions shall be provided along the portions of Planning Area 10 that abuts residential uses, as shown on Figure IV-19, Interface #4 – Residential to Open Space.
	4. Fuel modification treatments shall be provided within Planning Areas 1 through 6 that abut recreational and open space uses, as shown on Figure II-10, Conceptual Fire Protection Plan.
	5. Landscaping shall occur as depicted in Figure IV-6, Conceptual Master Landscape Plan.
	6. Roadway landscape treatments shall be provided along local roads, as shown on Figure IV-11, Local Road Streetscape.
	7. Trails and sidewalks within Nichols Ranch shall be constructed as delineated in Figure II-2, Conceptual Circulation Plan.
	8. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	9. Please refer to Section IV, Design Guidelines, for other applicable design criteria.
	10. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:


	4. Planning Areas 9 and 11: Open Space
	a. Description
	b. Planning Standards
	1. Landscaping shall occur as depicted in Figure IV-6, Conceptual Master Landscape Plan.
	2. Fuel modification treatments shall be provided within Planning Areas 1 through 6, as shown on Figure II-10, Conceptual Fire Protection Plan.
	3. Landscaped transitions shall be provided along the portions of Planning Area 9 and 11 that abut residential uses, as shown on Figure IV-19, Interface #4 – Residential to Open Space.
	4. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	5. Trails and sidewalks within Nichols Ranch shall be constructed as delineated in Figure II-2, Conceptual Circulation Plan.
	6. Please refer to Section IV, Design Guidelines, for other applicable design criteria.
	7. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:


	5. Planning Areas 12 and 13: Public Institutional
	a. Description
	b. Planning Standards
	1. Landscaping shall occur as depicted in Figure IV-6, Conceptual Master Landscape Plan.
	2. Roadway landscape treatments, as shown on Figure IV-11, Local Road Streetscape, shall be provided along local roads.
	3. Landscaped transitions shall be provided along the portions of Planning Area 13 that abut residential uses, as shown on Figure IV-18, Interface #3 – Residential to Detention/Water Quality Basin.
	4. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	5. Please refer to Section IV, Design Guidelines, for other applicable design criteria.
	6. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:


	6. Planning Areas 14 And 15: Floodway (Stovepipe Creek)
	a. Description
	b. Planning Standards
	1. Walls and fencing within Nichols Ranch shall be constructed as delineated on Figure IV-14, Conceptual Wall and Fence Plan, and Figure IV-15, Wall and Fence Details.
	2. Please refer to Section II, Specific Plan, for the following standards that apply community-wide:
	Figure III-3 Planning Areas 1, 9, and 12
	Figure III-3 Planning Areas 1, 9, and 12
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	Chapter IV | Design Guidelines
	A. Purpose and Intent
	B. Summary
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	D. Residential Design Guidelines
	1. Architectural Styles
	a. Spanish
	b. Mediterranean
	Figure IV-1 Residential Architecture – Spanish
	Figure IV-1 Residential Architecture – Spanish
	Figure IV-1 Residential Architecture – Spanish
	Figure IV-2 Residential Architecture – Mediterranean
	Figure IV-2 Residential Architecture – Mediterranean

	c. Craftsman
	d. Monterey

	2. Architectural Design Elements
	a. Varied Plotting
	Streets should vary in their architectural character to create a sense of individual ownership and personality. When unified by landscape elements, this variety results in quality neighborhoods. Varying front yard setbacks along the street by two (2’)...
	Figure IV-3 Residential Architecture - Craftsman
	Figure IV-3 Residential Architecture - Craftsman
	Figure IV-3 Residential Architecture - Craftsman
	Figure IV-4 Residential Architecture - Monterey
	Figure IV-4 Residential Architecture - Monterey


	b. Corner Lots
	c. Plan Mix and Variation
	d. Architecture Forward
	e. Massing and Scale
	1. Massing
	2. Scale

	f. Garage Doors


	E. Commercial Design Guidelines
	1. Site Planning Characteristics
	2. Architectural Style
	3. Design Principles
	a. Design features, such as special architectural treatments, perimeter and interior landscaping, and buffering of parking lots/loading zones should be incorporated into the project design to minimize any potential conflict between commercial uses and...
	b. Free-standing buildings are encouraged to be grouped around a common focal point or design feature.
	c. Open areas should be large enough to be usable, but not so large as to appear empty.  Fifteen feet to thirty feet in width is generally appropriate.
	d. Continuity should be maintained through the use of unified or complementary pedestrian amenities, landscaping and similar design features.
	e. Alternative paving and bollards should be used to provide for separation of pedestrian and vehicular circulation within the same right-of-way.
	f. Buildings should be oriented towards public spaces and should not back onto planned amenities such as parks, open space, water features, etc.
	g. Landscaping should be installed between the street and/or edge of sidewalk and the building to soften the massing and provide a pedestrian scale to walkways where appropriate.
	h.
	h.
	Figure IV-5 Conceptual Commercial Architecture
	Figure IV-5 Conceptual Commercial Architecture

	h. Landscaping should be installed between the street and/or edge of sidewalk and the building to soften the massing and provide a pedestrian scale to walkways where appropriate.
	i. A combination of the following accent features should be incorporated into the project entries: standard ornamental landscaping, landscaped medians, architectural monuments, accent lighting, decorative walls, and/or enhanced paving.
	j. Common outdoor plazas should include shade trees or shade structures and pedestrian amenities such as benches, fountains, landscaping or public art.
	k. Outdoor furniture and fixtures should be compatible with the project architecture and should be carefully considered as integral elements of the project.
	l. The areas between buildings should be definable and purposely designed shapes, not simply left over spaces between buildings.

	4. Building Plotting Concepts
	a. Buildings should be oriented to take best advantage of arterial and highway visibility.
	b. When planning the interior vehicular circulation and parking, a hierarchy should be developed to help with traffic flow.

	5. Streetscene
	a. To allow for comfortable pedestrian spaces, the project should provide adequate separation between parking and storefronts.
	b. The distance along the face of the building should be varied to provide visual interest.
	c. Loading zones should be site planned to avoid exposure to adjacent streets and residential zones.
	d. Incorporating walls and fences can also be used to help screen areas.
	e. Exterior storage areas and trash enclosures should be planned in such a manner to minimize the exposure of such elements.
	f. Parking areas should be planned in such a manner to allow for landscaping or low, decorative walls or a combination thereof.
	g. Entries to service and delivery areas should be separated from parking areas where possible.

	6. Building Design, Mass, and Scale
	a. Architecture should be comprised of simple and distinct masses.  Masses should be expressed with clean, sharp edges and corners.  A simple hierarchy should be established among the various masses.
	b. Commercial buildings should be designed as a complementary addition to the overall theme established throughout the community.
	c. Dramatic departures in form, scale, and style should not be permitted.  Buildings should be designed to create smooth transitions in scale through the use of low and mid-rise building forms or through the use of terraced elevations.
	d. Buildings should be designed to locate high activity uses, such as restaurants and entertainment facilities, adjacent to major pedestrian ways.
	e. Outdoor uses are strongly encouraged along pedestrian ways, as well as providing the highest level of detail and interest at ground level.
	f. Arcades, canopies, awnings, and trellises are encouraged to define pedestrian ways to and to offer protection from the elements.
	g. Architectural elements and accessories should be provided on the building mass, including but not limited to, arcades, balconies, towers, colorful banners, and decorative lighting features.
	h. Roof lines should to be articulated with shorter elements to reduce building mass.  Occasional sloped roof forms should be introduced over special areas and special functions to create visual interest.

	7. Building Materials and Colors
	a. The commercial areas are an integral part of the overall community.  The materials and colors should be compatible with the surrounding development.  Color is intended to act as a primary theme conveying element, and should be reflective of the arc...
	b. Building materials should be durable and convey a sense of permanence.  The textural and material quality of building’s facade is important.  Traditional materials including stone, brick, concrete, precast concrete, metal, block, and stucco should ...
	c. Exterior building materials should be of natural character that would reflect the rural character of the surrounding environment.  Contemporary materials are acceptable if they are compatible with the surroundings and are used for creating interest.
	d. Color is intended as a primary theme element of the community consistent with indigenous elements of the environment.  Accents are encouraged which are lighter or darker to highlight the character of the structure.  Bright and non-earth tone colors...

	8. Roof Form and Materials
	a. All roof material should ensure continuity in texture, color, and character to the architectural styles.
	b. The design should create interesting building masses by varying rooflines and by maximizing offsets to roof planes where possible.  Combining single-story elements with two-story elements is encouraged.
	c. Flat roofs with parapet walls are acceptable but should also be used in combination with simple pitched gable, hip or shed roof forms.
	d. Mechanical equipment on roofs should be screened from view of highway, roadways and residential homes with materials consistent with those of the building.

	9. Windows and Doors
	a. Recessed doors, windows and wall openings emphasizing massive wall thickness are characteristic elements of the allowed architectural styles.  Fully recessed door and window openings are encouraged as well as embellished framing treatments of both ...
	b. Consideration should be taken to relate interior building design to pedestrian spaces through generous use of glazing in doors and windows.
	c. Other enhancements which are encouraged are: recessed windows and doors to create shade and wall articulation, arched windows and doorways, decorative treatments, accent trim or tile at doorways, banded windows to emphasize the horizontal, glazing ...
	d. Silver or gold window or door frames, reflective glass or awnings, and metal awnings are all discouraged.

	10. Parking/Vehicular Circulation
	a. Parking lots should generally be placed away from the street, preferably behind buildings.
	b. Adequate areas for maneuvering, loading, and emergency vehicle access should be accommodated on site.
	c. Parking areas should be arranged to minimize conflicts with commercial loading activities.
	d. Commercial loading and parking should generally be located to the side and rear of buildings with the exception of handicap and short-term parking lots which may be sited between the street and building entrances.

	11. Service, Loading, and Equipment Areas
	a. Storage for supplies, merchandise, and similar materials should be prohibited on the roofs of any buildings.
	b. Service, loading, and storage areas should be separated from pedestrian and private automobile circulation.
	c. Service areas, loading docks, and equipment areas should be screened from views either by locating these uses within a building or by screening them with landscaping, walls, fences, or other architectural treatments.

	12. Outdoor Lighting
	a. All outdoor lighting, including spotlights, floodlights, electrical reflectors, and other means of illumination for signs, structures, landscaping, parking, loading, unloading, and similar areas should be focused, directed, and arranged to prevent ...
	b. Low intensity, energy conserving night-lighting is preferred.
	c. No freestanding lighting fixtures should exceed 30 feet in height.
	d. Service area lighting should be contained within the service yard boundaries and enclosure walls.  No light spillover should occur outside the service area.
	e. No specific design is prescribed and variations in treatments should be allowed; however, light fixtures and standards should be coordinated along public rights-of-way and within individual districts.
	f. Parking lot lighting should provide adequate illumination for the safety of visitors while minimizing glare into adjacent property and uses.
	g. Energy conservation, safety, and security should be emphasized during the designing and siting of project lighting.
	h. Light standards should blend architecturally with buildings, pedestrian areas, other hardscape   elements, and street furniture.  Non-decorative wall-pacs and light standards should not be permitted.
	i. Color schemes for signage should relate to other signs and graphics within the development in order to achieve a coordinated sense of identity.
	j. Parking areas should use lighting standards and fixtures that are consistent with and a continuation of the character of the development and structures.
	k. Exposed neon should not be permitted.  All neon tubes should be hidden from view.

	13. Refuse Containers And Storage
	a. Refuse enclosures and equipment should be easily accessed by service vehicles with enclosures and equipment located within a building’s facade or within a screened enclosure.
	b. The enclosure’s design should reflect the architectural style of adjacent buildings and use similar, high-quality materials.
	c. Landscaping or trellis work should screen enclosures visible from a street or connecting walkway and should be permanently maintained.
	d. Trash enclosures should be located away from residential uses to minimize nuisance to adjacent properties.
	e. Cart storage areas should be integrated within the initial building and site design.  Large freestanding enclosures or unscreened “cart corrals” are not encouraged but should be allowed if they are constructed as a permanent structure and architect...
	f. Outdoor storage areas should be located away from the street, behind or to the side of buildings. In addition to locating storage areas away from streets, walls should be used to screen stored materials.
	g. Trash enclosures shall be designed in compliance with Title 24 California Building Code or NPDES standards to prohibit the collection of stormwater within enclosures.
	h. Locked gates/door shall be provided and designed for trash enclosures in compliance with Title 24 California Building Code standards.


	F. Landscape Design Guidelines
	Figure IV-6 Conceptual Master Landscape Plan
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	1. Plant Palette
	Table IV-1 Community Plant Palette
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	2. Monumentation
	3. Commercial Signage
	a. Sign types shall be limited to project identification, company and building identification, direction, temporary “for sale and lease” signs, multi-tenant monuments, freeway tenant pylons, and freeway tenant pylon with digital sign board.
	b. Signs shall be permitted to project above any roofline.
	c. Signs shall be compatible with the building and applicable area in terms of color, material, and placement.
	d. Building and company identification signs shall be low to the ground or attached to building facades.
	e. All ground mounted signs shall be well integrated into site landscaping.
	f. The exposed backs and sides of signs shall be architecturally treated to blend with the exterior character of the buildings.
	g. A Commercial Master Sign Program shall be prepared and approved by the City of Lake Elsinore. The Commercial Master Sign Program shall provide adequate and appropriate project, building, freeway pylon, and tenant identification for the anticipated ...

	2. Neighborhood Entry Monumentation
	Figure IV-9 Conceptual Neighborhood Entry Monumentation
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