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1 EXECUTIVE SUMMARY 

1.1 Introduction 

1.1.1 Purpose and Authority of the Specific Plan 

The purpose of the Kohl Ranch Specific Plan is to guide development and to stimulate 
responsible design through customized regulations and guidelines. The original Kohl Ranch 

Specific Plan was adopted November 16, 1999, Amendment No. 1 was adopted January 28, 
2003, and Amendment No. 2 was adopted June 7, 2011. The third amendment to the Specific 

Plan (SPA3) was prepared pursuant to the authority granted to the County of Riverside by the 

California Government Code, Title 7, Division 1, Chapter 3, Article 8, Sections 65450 to 65457.  

1.1.2 Purpose and Authority of the EIR 

The Environmental Impact Report (EIR) addresses potential environmental impacts of the 

Specific Plan for the Kohl Ranch project in the County of Riverside. The California Environmental 
Quality Act (CEQA) requires that all state and local governmental agencies consider the 

environmental consequences of projects over which they have discretionary authority. When 
the original Kohl Ranch Specific Plan was adopted, an EIR was prepared and certified to satisfy 

CEQA, as set forth in Public Resources Code Section 21000, et seq., the State CEQA Guidelines, 

14 California Administrative Code Section 15000, et seq., and the County of Riverside's CEQA 
Guidelines. The original EIR was certified on November 16, 1999. A draft Addendum is being 

prepared to review the impacts of changes being made to the original EIR as the result of 
proposed SPA3. The EIR is the public document designed to provide local and state 

governmental agency decision makers with an analysis of environmental effects of the 

proposed project, to indicate possible ways to reduce or avoid environmental damage through 
mitigation measures and alternatives. The EIR also must disclose significant environmental 

impacts that cannot be avoided; growth-inducing impacts; effects not found to be significant; 

and significant cumulative impacts of all past, present, and reasonably foreseeable future 
projects. 

1.1.3 Scope of the EIR 

As noted above, the EIR is an informational document used in local and state agency decision-
making processes. It is not the purpose of the EIR to either recommend approval or denial of a 
project or to present political, social, or economic reasons to project approval or denial. 
Pursuant to CEQA, the County of Riverside served as the Lead Agency for the original EIR and 
prepared an Initial Study (see Technical Appendix A). For SPA3, a third Initial Study was 
conducted to analyze the potential environmental impacts of SPA3 as compared to the 
impacts studied in the EIR for the original Specific Plan (see Technical Appendix A). The County 
determined through the Initial Study for the original project that the adoption of a Specific Plan 
for the Kohl Ranch project may have significant adverse environmental impacts and that an EIR 
is required. The Initial Study for the original Specific Plan identified those environmental issues that 
may be significantly impacted by this project and are addressed in this EIR. The Initial Study for 
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SPA3 did not identify any environmental issues associated with SPA3 that were not previously 
identified in the original EIR. These issues include: 

 General Plan Land Use Determination 
 Land Use Element Consistency 
 Existing Land Use and Zoning 
 Landform and Topography/Slopes and Erosion 
 Soils and Agriculture 
 Biology 
 Geology and Seismicity  
 Hydrology, Flooding, and Drainage 
 Air Quality 
 Water Quality 
 Noise 
 Energy Resources 
 Open Space and Conservation 
 Toxic Substances 
 Cultural Resources 
 Aesthetics, Visual Analysis, Light and Glare 
 Circulation and Traffic 
 Water and Sewer 
 Fire Services 
 Sheriff Services 
 Schools 
 Parks and Recreation 
 Utilities 
 Solid Waste 
 Health Services 
 Disaster Preparedness 
 Libraries 
 Airports 
 Housing Element 
 Regional Element 
 Administrative Element 

Intended Uses of the EIR 

On October 14, 1994, the County of Riverside, in its role as Lead Agency for this project, issued a 
Notice of Preparation (NOP) to the State Clearinghouse, responsible agencies, and other 
interested parties. The NOP and comments resulting from the distribution of the NOP are 
contained in Technical Appendix A.  

Applications covered by the EIR Addendum, are as follows:  

 Specific Plan 303 Amendment No. 3 (SP00303A3)  
 Change of Zone No. 7852 (CZ007852):  modifies the Specific Plan Zoning Ordinance to 

accommodate changes to planning areas and designations, and changes to zoning 
and design standards in the existing planning areas. 

A lead agency is the agency with primary responsibility for approval of the project. Other 
agencies having discretionary approval over a project are "Responsible Agencies" under CEQA. 
This document will provide environmental information for several other agencies affected by the 
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project, or which are likely to have an interest in the project. Various state and federal agencies 
exercise control over certain aspects of the project area. The various public, private, and 
political agencies and jurisdictions with a particular interest in the proposed project include the 
following:  

Federal Agencies 

 Fish and Wildlife Service (FWS) – Responsible for conserving and protecting wild birds, 

endangered species, and their habitat. 

 Federal Highway Administration (FHWA) – Responsible for approving changes to the 

interstate freeway system. 

 Environmental Protection Agency (EPA) – Responsible for administration of the Superfund 

program. 

State Agencies 

 California Department of Fish and Wildlife (CDFW) – Responsible for the protection, 

conservation, propagation, and enhancement of California's wildlife resources. This 

department enforces laws and regulations, and issues licenses relative to and cooperates 

with local agencies in developing projects. This agency will act as a Trustee. 

 California Regional Water Quality Control Board (CRWQCB) – Responsible for evaluating 

appropriate uses of water and for issuing National Pollution Discharge Elimination System 

(NPDES) permits and waste discharge requirements. 

 California Reclamation Board (CRB) – Responsible for delineation of flooding and regulation 

of encroachments into designated floodways. 

 California Department of Transportation (Caltrans) – Responsible for approval of roadway 

improvements along state highways, including State Routes 86 and 195. 

 California Environmental Protection Agency (CALEPA) – This agency is the primary state 

agency concerned with degradation of the environment and how it affects human health. 

It is responsible for the examination and prevention of pollution of sources of public water 

supplies; establishment of ambient standards of air quality; monitoring of environmental 

pollution, regulation of the quality of water supplies and sewage disposal systems; regulation 

of hazardous waste; regulation of pesticides; regulation and control of radioactive materials; 

and providing certain laboratory support to other state agencies. 

 California Department of Toxic Substances Control (DTSC) – This CALEPA agency is the 

primary state agency that regulates matters related to hazardous waste. It is responsible for 

the cleanup of hazardous waste sites and permitting, surveillance and enforcement of 

hazardous waste facilities. 

 State Air Resources Board (CARB) – This CALEPA agency is responsible for ensuring 

implementation of the California Clean Air Act, responding to the Federal Clean Air Act and 

for regulating emissions from consumer products and motor vehicles. 

 California Department of Conservation – This agency reviews projects for their impacts on 

agricultural resources.  

Local Agencies 

 County of Riverside – Responsible for land use control, and the provision of urban services on 

and to the project site. The County will act as the Lead Agency for the proposed project. 

 South Coast Air Quality Management District (SCAQMD) – Has responsibility for the 

implementation of the California Clean Air Act. This agency's authority includes Los Angeles 

and Orange Counties and the western portion of Riverside County. 
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 Southern California Association of Governments (SCAG) – Stimulates intergovernmental 

cooperation in planning and development activities, and assures better coordination of 

federally assisted projects. Reviews applications of local and regional agencies for federal 

grants related to more than 100 programs. Responsible for preparing components of the 

California Regional Transportation Plan. Programs range from open space planning, waste 

control and water basin studies to aviation, housing and research in economics and 

demography. 

 Adjacent Cities – The cities of Indio, Coachella, and La Quinta are located adjacent to the 

unincorporated portion of Riverside County where the project is located and will be 

affected by the proposed project.  

 Coachella Valley Water District (CVWD) – Responsible for providing domestic water, 

sanitation, and regional stormwater protection for the site. This area is within District No. 1 of 

the Coachella Valley Water District for irrigation service. Water from the Coachella Canal is 

available and shall be used to irrigate golf courses and greenbelts. CVWD can also provide 

agricultural drainage to this area. 

 Coachella Valley Association of Governments (CVAG) – Responsible for programming 

transportation improvements in the project area, preparing demographic forecasts, and 

solid waste and air quality planning. 

 Riverside County Airport Land Use Commission (ALUC) – Responsible for reviewing land use 

proposals for consistency with the Comprehensive Land Use Plan for the Jacqueline Cochran 

Regional Airport. 

Public agencies and interested parties, who did not respond to a request for comment during 

the preparation of the EIR, will have an opportunity to comment during the public review period 

for the Draft EIR. 
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1.2 PROJECT SUMMARY 

 Project Location 1.2.1

The 2,163.78-acre Kohl Ranch Specific Plan is located in the Coachella Valley portion of 

Riverside County as depicted by Figure 1-1, Regional Location. The site is just south of Jacqueline 

Cochran Regional Airport, and is roughly east of Harrison Street/Highway 86, west of Highway 

111, and north of Highway 1951. The project is bounded by Avenue 60 on the north, Polk Street 

on the east, Avenue 66 on the South, and by a line approximately 3,900 feet west of Tyler Street 

on the west as depicted in Figure 1-2, Project Vicinity. 

1.2.2 Site Description  

The Kohl Ranch site is characterized by flat terrain, with a very gentle slope from northwest to 
southeast. Elevations range between approximately 125 and 164 feet below sea level. The 
majority of the site is currently in agricultural use, although a significant portion in the southern 
section is vacant, disturbed land with sparse, non-native vegetation as depicted in Figure 1-3, 
Aerial Photograph. Existing man-made features include the Avenue 64 Evacuation Channel 
which flows west to east through the project site, and structures associated with current and past 
farming activities, including the Kohl Ranch headquarters and an abandoned feed lot. Some 
limited residential uses occur along the project periphery and Avenue 61. Adjacent, off-site land 
uses include vacant land, farms and related uses, a former sludge processing operation2, 
residences, and the Jacqueline Cochran Regional Airport. The Torres Martinez Indian Reservation 
abuts Section 9 on the west, south, and east. These Native American lands are held in individual 
and tribal ownership. 

  

                                                      

     1 Please note that for clarification purposes, this Specific Plan refers to the "old" Highway 86 

as Harrison Street, its local street name. The designation SR-86S refers to the new freeway 

constructed east of the Whitewater River. 

     2 On November 28, 1994, a U.S. District Court judge issued a preliminary injunction 
preventing more sludge from being brought to the site. A late March 2011 hearing has 
been scheduled to make the injunction permanent. Two companies composting 
sewage sludge announced in December 2010 that they are closing their operations at 
the site. 
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1.2.3 Proposed Changes to Specific Plan No. 303 

The Kohl Ranch Specific Plan No. 303, Amendment 3 (SPA3) is a result of a change in land uses 

located in the northeasterly area of the project site.  SPA3 includes the addition of outdoor film 

studios, and racing facility related residential uses and live/work units as allowable land uses 

under the new Mixed Use land use designation, update of the zoning ordinance, adjustments to 

the design guidelines for the Mixed Use land use designation, and a more detailed specific plan 

implementation and administrative processing discussion.  Existing planning area E-2 has been 

divided into five new planning areas; E-2, E-5, E-6, E-7, and E-8.  Existing planning areas A-8 and 

E-4 will be combined to create one planning area (E-4).  Planning areas A-6, E-2, E-4, E-5, E-6, E-7, 

and E-8 will be designated Mixed Use to identify and describe land use restrictions and 

conditions relative to ALUC Safety zones, and identify the special development needs related to 

a motorsports racing park.   An adjustment has been made to the zoning ordinance through a 

change of zone (CZ07852), and is reflected in this Specific Plan document, to define and include 

horizontal and vertical mixed use development and outdoor film studio uses to the Mixed Use 

designation.   

Target densities have been adjusted for planning areas F-2, G-5, G-10, G-11, H-2, and H-4 to 
allow for mixed-use residential units in planning areas E-5, E-6, E-7, and E-8 so as not to exceed 
the maximum unit count of 7,171.   

1.2.4 Project Overview 

The Kohl Ranch Specific Plan Amendment 3 consists of a balanced array of land uses including 

residential, business, commercial, industrial, open space/recreation, and public facilities as 

depicted in Figure 1-4, Land Use Plan and 1-5). Both living and working opportunities will be 

available within the project. The residential portion includes target of 7,162 dwelling units but 

with a maximum not exceed 7,171 dwelling units distributed among four different density 

classifications on 1,140.29 acres, with a gross residential density of 4.03 dwelling units per acre3. 

Although the maximum density and the total number of dwelling units within the high density 

and very high density residential designations can be exceeded through the application of 

density bonuses for affordable housing, as permitted by the provisions of Section 65915 of the 

California Government Code. Approximately 375.94 acres of open space provide for passive 

and active recreation, including trails and parks. The plan also allows for the development of 

large-scale recreational uses such as a golf course and a motor sports race track, which are 

identified as allowable land uses. 

  

                                                      

     
3
  The overall gross density for residential areas was determined by dividing the total number of dwelling units by the 
acreage devoted to residential land uses, open space, public facilities, and local residential streets. The gross density—if 
determined by dividing the total number of dwelling units by the residential acreage—is  6.28. This density is reduced to 
3.31, if the total site acreage is used. 
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Table 1-A, Land Use Diagram Statistical Summary 

Land Use Acreage 

Percent 

of Total 

Percent of 

Developable 

Area1 

Target 

Dwelling Units 

RESIDENTIAL 

Medium Density Residential (MDR) 501.33 23.2 32.8 1,652 

Medium High Density Residential (MHDR) 467.76 21.6 30.6 3,245 

High Density Residential (HDR) 140.35 6.5 9.2 1,629 

Very High Density Residential (VHDR) 30.85 1.4 2.0 477 

Total Residential 1,140.29 52.7 74.7 7,003 

INDUSTRIAL 

Heavy Industrial (HI) 81.17 3.8 5.3  

Total Industrial 81.17 3.8 5.3  

BUSINESS 

Mixed Use/Air Park (MU/AP) 24.45 1.1 1.6  

Mixed Use 252.73 11.7 16.6 1593 

Total Business 277.18 12.8 18.2 1593 

COMMERCIAL 

Commercial-Retail (CR) 28.27 1.3 1.9  

Total Commercial 28.27 1.3 1.9  

OTHER 

Open Space (OS) 375.94 17.4   

Public Facilities/Schools (PF) 84.30 3.9   

Right-of-Way (ROW) 175.50 8.1   

Total Other 641.44 29.6   

TOTAL 2,162.65 100% 100% 7,162 

1. Assumes total of 1,526.91 acres of developable land.  This does not include land uses in “other” 

category. 

2. The ROW acreage includes local streets, which are not depicted on the Land Use Plan.   

3. This number represents a maximum rather than a target. 
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Table 1-B, Land Use Summary by Planning Area 

Planning 

Area Land Use Code 

Target 

Dwelling Units Acres 

Density 

Range 

A-1 Open Space (OS) 

 

0.63 

 A-2 Mixed Use/Air Park (MU/AP) 

 

24.45 

 A-3 Open Space (OS) 

 

10.77 

 A-4 Heavy Industrial (HI) 

 

81.17 

 A-5 Commercial Retail (CR) 

 

17.61 

 A-6 Mixed Use (MU) 

 

46.18 

 A-7 Open Space (OS) 

 

9.97 

 A-8 Heavy Industrial (HI) 

 

6.55 

 B-1 Medium High Density Residential (MHDR) 210 30 5.0–8.0 

B-2 Medium High Density Residential (MHDR) 177 25.24 5.0–8.0 

B-3 Medium Density Residential (MDR) 117 39.01 2.0–5.0 

B-5 Medium High Density Residential (MHDR) 229 32.70 5.0–8.0 

B-6 Medium High Density Residential (MHDR) 183 26.18 5.0–8.0 

C-1 Medium Density Residential (MDR) 122 40.77 5.0–8.0 

C-2 Medium High Density Residential (MHDR) 218 31.16 5.0–8.0 

C-4 Medium High Density Residential (MHDR) 349 49.83 5.0–8.0 

C-5 Open Space (OS) 

 

9.97 

 C-6 Very High Density Residential (VHDR) 477 30.85 14.0–20.0 

C-8 Medium High Density Residential (RM) 105 14.96 5.0–8.0 

D-1 Open Space (OS) 

 

110.66 

 E-1 Open Space (OS) 

 

5.61 

 E-2 Mixed Use (MU) 

 

148.74 

 E-3 Open Space (OS) 

 

69.33 

 E-4 Mixed Use (MU) 

 

12.25 

  

E-5 Mixed Use (MU) 191 5.31  

E-6 Mixed Use (MU) 1201 33.99  

E-7 Mixed Use (MU) 51 1.32  

E-8 Mixed Use (MU) 151 4.94  

F-2 Medium Density Residential (MDR) 158 71.64 2.0–5.0 
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Planning 

Area Land Use Code 

Target 

Dwelling Units Acres 

Density 

Range 

F-3 Medium High Density Residential (MHDR) 635 79.94 5.0–8.0 

F-4 Commercial Retail (CR)  6.23  

G-1 Commercial Retail (CR) 

 

4.43 

 G-2 Open Space (OS) 

 

1.44 

 G-3 Open Space (OS) 

 

1.19 

 G-4 Open Space (OS) 

 

5.6 

 G-5 Medium Density Residential (MDR) 69 34.6 2.0–5.0 

G-6 Open Space (OS) 

 

13.65 

 G-7 Medium High Density Residential (MHDR) 432 60.38 5.0–8.0 

G-8 High Density Residential (HDR) 282 20.6 8.0–14.0 

G-9 Open Space (OS) 

 

6.17 

 G-10 Medium Density Residential (MDR) 37 18.57 2.0–5.0 

G-11 Medium Density Residential (MDR) 70 26.86 2.0–5.0 

G-12 Open Space (OS) 

 

5.35 

 G-13 Medium Density Residential (MDR) 53 14.17 2.0–5.0 

H-1 Open Space (OS) 

 

5.12 

 H-2 Medium High Density Residential (MHDR) 118 18.65 5.0–8.0 

H-3 Open Space (OS) 

 

3.79 

 H-4 Medium High Density Residential (MHDR) 141 22.4 5.0–8.0 

H-5 Medium High Density Residential (MHDR) 45 7.83 5.0–8.0 

H-6 Open Space (OS) 

 

11.43 

 H-7 Medium High Density Residential (MHDR) 151 20.99 5.0–8.0 

H-8 High Density Residential (HDR) 189 13.55 8.0–14.0 

H-9 Medium Density Residential (MDR) 66 20.03 2.0–5.0 

H-10 Open Space (OS) 

 

3.96 

 I-1 Open Space (OS) 

 

9.6 

 I-2 Open Space (OS) 

 

3.9 

 I-3 Open Space (OS) 

 

0.5 

 I-4 Medium Density Residential (MDR) 35 7 2.0–5.0 

I-5 Medium Density Residential (MDR) 51 10.6 2.0–5.0 

I-6 Medium Density Residential (MDR) 42 9.6 2.0–5.0 
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Planning 

Area Land Use Code 

Target 

Dwelling Units Acres 

Density 

Range 

I-7 Medium Density Residential (MDR) 29 6.7 2.0–5.0 

I-8 Medium Density Residential (MDR) 40 8 2.0–5.0 

I-9 Medium Density Residential (MDR) 57 11.5 2.0–5.0 

I-10 Medium Density Residential (MDR) 47 12.4 2.0–5.0 

I-11 Medium Density Residential (MDR) 37 10.1 2.0–5.0 

J-1 Medium Density Residential (MDR) 130 37.52 2.0–5.0 

J-2 Open Space/ Lake (OS-LAKE) 

 

22 

 J-3 Open Space/Lake (OS-LAKE) 

 

8.8 

 J-4 Medium Density Residential (MDR) 189 43.36 2.0–5.0 

J-5 Open Space (OS) 

 

1 

 J-6 Open Space (OS) 

 

2.2 

 J-7 Open Space (OS) 

 

3.3 

 J-8 Open Space (OS) 

 

1.3 

 K-1 Open Space/Lake (OS-LAKE) 

 

22.4 

 K-2 Open Space/Lake (OS-LAKE) 

 

8.8 

 K-3 Open Space (OS) 

 

3.2 

 L-1 High Density Residential (HDR) 1,158 106.2 8.0–14.0 

L-2 Open Space (OS) 

 

4.1 

 L-3 Open Space (OS) 

 

1.1 

 M-1A Medium Density Residential (MDR) 8 2.5 2.0–5.0 

M-1B Medium Density Residential (MDR) 68 18.9 2.0–5.0 

M-1C Medium Density Residential (MDR) 61 16.4 2.0–5.0 

M-2 Open Space (OS) 

 

1.9 

 M-3 Open Space (OS) 

 

1.6 

 M-4 Public Facility (PF) 

 

84.3 

 M-5A Medium Density Residential (MDR) 14 4.1 2.0–5.0 

M-5B Medium Density Residential (MDR) 61 15.7 2.0–5.0 

M-6A Medium Density Residential (MDR) 14 3.8 2.0–5.0 

M-6B Medium Density Residential (MDR) 57 13.4 2.0–5.0 

M-7A Medium Density Residential (MDR) 20 4.1 2.0–5.0 

M-7B Medium High Density Residential (MHDR) 56 11 5.0–8.0 
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Planning 

Area Land Use Code 

Target 

Dwelling Units Acres 

Density 

Range 

M-7C Medium High Density Residential (MDR) 32 5.9 5.0–8.0 

M-7D Medium High Density Residential (MDR) 82 15.1 5.0–8.0 

M-7E Medium High Density Residential (MHDR) 82 15.5 5.0–8.0 

M-8 Open Space (OS) 

 

2.9 

 M-9 Open Space (OS) 

 

2.7 

 Right-of-Way 

 

175.50 

 TOTAL 7,161 2,162.65 

 Note:  Planning Areas B-4, B-7, C-3, and C-7 have been intentionally left out. 

1.  This number represents a maximum, rather than a target. 

 

The business, commercial, and industrial land use categories will comprise 277, 28, and 81 acres, 

respectively. Commercial areas will serve the Kohl Ranch project as well as neighboring 

communities. Business and industrial uses will be oriented toward the Jacqueline Cochran 

Regional Airport as well as larger regional markets, and are intended to provide employment 

opportunities to project area residents. The land uses proposed for the Kohl Ranch Specific Plan 

are described in Figure 1-5, Land Use Plan and are briefly summarized in Table 1-A, above.  
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2. SPECIFIC PLAN ZONING 

See Specific Plan Zoning Ordinance (Riverside County Ordinance No. 348.4801) located near 

the beginning of this document under the Specific Plan Zoning Ordinance tab.  
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3. SPECIFIC PLAN 

The Eastern Coachella Valley has experienced significant population growth and residential 

development in recent years, as evidenced by the addition of 78,019 residents in the cities of 

Coachella, Indio, La Quinta, and Palm Desert between 2000 and 2008 (a 57 percent increase)1. 

In addition, the level of planning activity in the project area (e.g., Airport Master Plan) reflects 

the strategic location of the eastern Coachella Valley and the Kohl Ranch site with respect to 

the Los Angeles, Orange County, and San Diego metropolitan areas, the Inland Empire and 

Mexico. Access to the regional transportation network affords the site maximum potential to 

reach these extensive markets. The land use designations associated with the Kohl Ranch 

Specific Plan are intended to provide a balanced mix of land uses throughout the project site 

and within individual neighborhoods, and are distributed throughout the site so as to support 

ongoing planning efforts in the project vicinity, and to further the goals of the Coachella Valley 

Enterprise Zone.  

The diverse business and employment opportunities, living environments, recreational and visual 

amenities, and roadway and other infrastructure improvements that would be planned and 

permitted under the Specific Plan would enhance the attractiveness of the Jacqueline Cochran 

Regional Airport vicinity, and would reinforce the desirability of the area for potential future 

development opportunities within and surrounding the airport. The proposed project would also 

facilitate development of the site by a single industrial user or multiple users interested in the 

Coachella Valley as the location for a major jobs-generating enterprise. The Specific Plan would 

be compatible with the policies in the Comprehensive General Plan which recognize the growth 

potential of the project area as a result of the airport expansion and which recommend that 

industrial uses be among those to locate in this area. The Specific Plan designation also would 

provide a mechanism for ensuring that major ongoing planningefforts for the area are properly 

coordinated and mutually supportive.  

 

                                                                 

1  State of California, Department of Finance, E-4 Population Estimates for Cities, Counties and the State, 2001
2009, with 2000 Benchmark. Sacramento, California, May 2009. (Accessed on 7/17/10 at 
http://www.dof.ca.gov/research/demographic/reports/estimates/e-4/2001-09/) 

http://www.dof.ca.gov/research/demographic/reports/estimates/e-4/2001-09/
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3.1 PROJECT-WIDE PLANNING STANDARDS 

The following section of the Specific Plan details the land uses and development standards for 

the Kohl Ranch community as a whole. Illustrations are provided to portray the various planning 

areas, infrastructure plans, and design treatments such as buffers, landscaping and 

streetscapes. The visual images and themes addressed in this section set the overall tone for the 

project.  

Planning objectives for the Kohl Ranch Specific Plan include: 

 Increased market potential and attractiveness of the Jacqueline Cochran Regional 

Airport and vicinity; 

 Support for planning, economic development and development efforts, in accordance 

with the goals of the Master Plan for the expansion of Jacqueline Cochran Regional 

Airport; 

 Flexibility to respond to changing market conditions, through designation of golf course 

as an alternate land use; 

 A balanced, living and working environment that provides a mix of land uses including a 

variety of housing products and employment opportunities; and 

 Cohesive, balanced neighborhoods, relating to overall project phasing, which can be 

developed separately, or together. 

3.1.1 Comprehensive Land Use Plan 

The Kohl Ranch Specific Plan consists of a balanced array of land uses including residential, 

business, commercial, industrial, open space, and public facilities. Both living and working 

opportunities will be available within the thirteen project neighborhoods, with the specific mix of 

uses dependent upon the neighborhood location, relationship to adjacent uses such as 

Jacqueline Cochran Regional Airport, and access to the regional transportation network. In 

general, the neighborhoods in the northern portion of the site have the highest concentration of 

employment uses, which can best maximize the advantages of proximity to the airport, and 

which are least likely to be affected by airport-related impacts such as noise. The land uses 

within these neighborhoods are designed to locate employment opportunities in close proximity 

to residential areas, thereby reducing the number of vehicle trips required, and to create 

centers of local activity that prosper from the mix of commercial, industrial, recreation, and 

business uses. These northernmost neighborhoods provide jobs and services to areas both on 

and off site.  

The residential portion of the land use plan includes a target of 7,162 dwelling units but with a 

maximum not to exceed 7,171 dwelling units.  These units are to be distributed among mixed use 

and four different density classifications on approximately 1,393 acres with an additional 376 

acres of open space. The business, commercial, and industrial land use categories will comprise 

approximately 277, 28, and 81 acres, respectively. Commercial areas will serve the Kohl Ranch 

project as well as neighboring communities. Mixed Use and industrial uses will be oriented 
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toward the Jacqueline Cochran Regional Airport as well as larger regional markets, and are 

intended to provide employment opportunities to project area residents.  

A target maximum number of dwelling units is specified for each planning area where 

permissible. The target is based on the applicable density range and may or may not represent 

the maximum number of units allowed within the density range for any single planning area. 

Therefore, any given implementing subdivision may increase the number of units beyond the 

target density up to the maximum allowed for its planning area without a specific plan 

amendment, provided that the total number of dwelling units within the Kohl Ranch Specific 

Plan does not exceed 7,171 dwelling units. Further, the number of dwelling units contained in an 

implementing subdivision application may exceed the maximum  number of allowable units 

specified in the Specific Plan for any single planning area, by not more than ten percent (10%) 

without an amendment to this plan, provided that the maximum number of dwelling units  in 

other planning areas are reduced by an equivalent number of units such that the total number 

of dwelling units within the Kohl Ranch Specific Plan does not exceed 7,171 dwelling units. See 

Section 3.1.11, Specific Plan Administration, for the approach to tracking units during the build 

out of the project.  Density transfers will be required to receive administrative approval. The land 

uses proposed for the Kohl Ranch Specific Plan are identified in Table 3.1-A, Land Use Plan 

Statistical Summary, Table 3.1-B, Land Use Summary by Planning Area, and depicted in 3.1-1, 

Land Use Plan.  
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