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Purpose and Intent 
 
The Mesa Verde Specific Plan describes a planned mixed use 
community consisting of approximately 650 acres of residential and 
related uses, southwest of downtown Victorville. 
 
This Specific Plan serves as a planning tool for carrying out the policies 
of the City's General Plan. This Specific Plan bridges the gap between 
the general policy oriented language of the General Plan and more 
detailed criteria thus guiding the preparation of site plans for specific 
parcels. It also adds additional criteria for implementing projects 
consistent with the City's General Plan and under Title 18 of the City 
Zoning Ordinance. The Specific Plan is a flexible planning document 
which provides the City of Victorville with a comprehensive set of plans, 
programs, and regulations which assures development of the project 
area as a coordinated community involving a mixture of land uses. The 
main intent of this Specific Plan is to reduce the need for subsequent 
detailed planning and environmental review procedures for development 
within the Specific Plan area. The Specific Plan and environmental 
baseline provide the necessary standards and environmental 
documentation for the project area so that future development proposals, 
consistent with the Specific Plan, may proceed with tentative tract maps, 
and/or other discretionary permits without a requirement for new 
documentation. Additionally, a development agreement can be entered 
into with the City and approved if the legislative body determines the 
agreement is consistent with the General Plan, the Specific Plan, and is 
in the mutual best interest of the City of Victorville and the developer 
(Refer to Chapter 18.59 in Title 18 of the Victorville Municipal Code 
entitled "Zoning".). 
 
The Specific Plan addresses relevant planning issues which include: 
 
  Additional development standards for the southwest sphere 

annexation area; 
 
  Extension of development into the western area of Victorville; 
 
  A complementary mix of product types and supporting uses; 
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  The appropriate character of the development given the existing 
conditions, the marketplace, and surrounding land uses; 

 
  The provision of major infrastructure and roadway extensions; 

and 
 
  The preparation of development standards to assure that future, 

individual projects will be compatible with surrounding areas. 
 
Location and Boundaries 
 
Mesa Verde is a 650 acre property located southwest of downtown 
Victorville in the Victor Valley portion of the high desert area of Southern 
California as shown in Exhibit 1. Victor Valley (comprised of the 
communities of Apple Valley, Victorville, Hesperia, Lucerne Valley, Silver 
Lakes, Helendale, Phelan, and Adelanto) is one of the most dynamic 
growth areas in Southern California, having more than doubled its 
population in the last decade. Recently, there is a great opportunity to 
create well planned communities, utilizing the technology developed in 
other Sun Belt areas. The project site (refer to Exhibit 2) is generally 
bounded by Three Flags Highway (SR 395) to the west, Bear Valley 
Road to the south, Topaz Road to the east, and Luna Road to the north. 
The project area is connected via Bear Valley Road and Highway 395 to 
the adjacent Freeway (Interstate 15) network which links the area's 
population centers of San Bernardino, Riverside, and Ontario, and 
provides regional access to Los Angeles and Orange Counties as well 
as markets outside of Southern California. 
 
Contents 
 
The Specific Plan for Mesa Verde will accomplish the development of a 
650-acre project site (portions of Section 34 and 27) in an orderly and 
coordinated manner. The development of a Specific Plan is allowed 
pursuant to the California Government Code, as conventional zoning for 
implementation of a jurisdiction's General Plan. Environmental 
considerations in concert with General Plan policies formulated the basic 
framework for the evolution of the development program for the Specific 
Plan. This Specific Plan is organized into the following sections: 
 
1. Introduction: The introductory section includes the project 
description and the authority and scope of the document in accordance 
with State Law. 

 
2. Environmental Baseline: A description of the existing conditions 
and environmental documentation associated with the project site and 
surrounding area. 
 
3. General Plan Relationship: A discussion of the Specific Plan's 
relationship with the goals and policies of the elements and topic areas 
of the City of Victorville's General Plan. 
 
4. Development Program: A discussion of the development program 
by Specific Plan components. These components include: Land Use, 
Circulation, and Public Works. This section also includes the 
Development Regulations. These are regulations that integrate with the 
existing City of Victorville Zoning Ordinance (Title 18) and Subdivision 
Ordinance (Title 17) to implement the Land Use Plan. 
 
The Mesa Verde Land Use Plan allows for a logical distribution of 
residential densities over the entire site promoting creative and 
imaginative design solutions within the Specific Plan framework. The 
Specific Plan adopted as an ordinance, will establish the overall 
development patterns in Mesa Verde with development standards 
extracted and/or amended from applicable sections of the City of 
Victorville Municipal Code Zoning Ordinance (Title 18) and Subdivision 
Ordinance (Title 17). 
 
Authority and Scope 
 
The adoption of this Specific Plan by the City of Victorville is authorized 
by Section 65450 et. seq. of the California Government Code. The 
Government Code authorized cities or counties to prepare, adopt, and 
administer Specific Plans for portions of their jurisdictions, as a means of 
implementing the General Plan. 
 
Application 
 
The Specific Plan is one of many policy or regulatory tools used by local 
governments to guide community development. The Mesa Verde 
Specific Plan applies only to that property within the City of Victorville 
(Section 34 and half of Section 27) and known as "Mesa Verde." The 
boundary of the approximately 650-acre site is shown on Exhibit 2, Site 
Location. 
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Specific Plan Adoption 
 
The process for the adoption of a Specific Plan requires a public hearing 
by the Planning Commission. Based on a recommendation by the 
Planning Commission, the City Council may then adopt the Specific Plan 
by ordinance or resolution. The adoption by ordinance is common when 
the existing zoning ordinance or other code is amended. Once the 
Specific plan is adopted, the City Council is required (by the Subdivision 
Map Act) to deny approval of any tentative or final subdivision which is 
inconsistent with the Specific Plan [Government Code, Section 
66474(b)]. 
 





Environmental Baseline 
 
 

 
 2-1

 
 
Introduction 
 
The environmental baseline provides the framework through which the 
Mesa Verde Development Plan has evolved. The existing issues and 
conditions pose certain opportunities and constraints, which were 
considered in the development of the project. An analysis of specific 
items within the natural and man made environment suggest a range of 
development options. 
 
Implementation of the development plan will change the primarily 
undeveloped site to urban uses. The character of the site would be 
transitioned into a major focal point for the valley. Consequently, the 
intensity in the use of the land would increase over the existing condition. 
 
The site would be developed over an extended period. Uses would 
follow as market demand and economic conditions dictate. 
 
Uses proposed in the Development Plan Program are consistent with 
adjacent offsite uses as well as the development trend established for 
this area. 
 
Topography 
 
The site is located on a gently sloping alluvial plain which has slightly 
rugged and eroded features. Few landforms are present to give the site 
unusual or unique character. The only defined drainage course in the 
area begins west (across 395) of the project site and proceeds northerly 
toward Palmdale Road (State Route 18). On-site topography is relatively 
flat with a gradual elevation ranging from 3200 to 3320 feet above sea 
level (ASL). Slopes range from 0-5% across the site. Gullies exist due to 
the natural drainage tending to concentrate as it traverses the property in 
a northerly direction. The major area-wide physical feature is the Mojave 
River located approximately 7 miles from the site. Another prominent 
regional feature is Quartzite Mountain (4,532 ASL) located to the north of 
the City of Victorville. Generally, the surrounding undeveloped area has 
similar landform features as those contained on the project site. 
 

2 Environmental Baseline 
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Geology 
 
Development of the project will necessitate some landform modification 
in order to site buildings, roadways and infrastructure. 
 
Surficial geology onsite includes Older Alluvium undifferentiated and Old 
Lake deposit. This portion of the Mojave Desert consists of a large 
alluvial plain created by fault zones and heavy erosion deposition. The 
San Gabriel and San Bernardino Mountains south of the site are the 
primary source for the alluvium. Older Alluvium consists of well-bedded 
silts, clays, and sand which is interbedded with freshwater limestones. 
Any excavation on these soils can be accomplished with conventional 
earthmoving equipment, and no unstable slope conditions should be 
encountered utilizing standard grading procedures. 
 
Geologic Structure 
 
The predominant geologic structure of the regional area consists of the 
Helendale Fault located northeast of the project site. The Helendale 
Fault does not have a significant earthquake potential as compared to 
more distant active faults. 
 
The nearest active faults include: 
 
 Distance from Richter 
Fault Project Site Magnitude Event 
 
Helendale 10 miles northeast 6.5 
San Andreas 15 miles southwest 8.2 
San Jacinto 18 miles southwest 7.5 
 
The location of these faults relative to the site are illustrated on Exhibit 3. 
Based on California State Division of Mines and Geology information, the 
project site is not located near any seismically active fault zones and, 
consequently, is not exposed to any unusually seismic-related hazards. 
However, the project is within an area which can expect moderate 
groundshaking intensity. Maximum probable earthquakes of 7 and 8 on 
the Richter Scale could produce maximum expected ground 
accelerations of 0.2g to 0.4g. 
 

Soil Characteristics 
 
The soils were mapped by the United States Department of Agriculture 
(USDA) Soil Conservation Service (SCS) and are representative of the 
Mojave Desert alluvial plain physiographic area. Soil units identified 
within the project site (Section 37, 27) consist primarily of the Bryman, 
Cajon and Helendale Series. 
 
The Bryman series (105, 106) consist of very deep, well drained soils on 
terraces and old alluvial fans. These soils formed in alluvium derived 
dominantly from granite sources. The Cajon series (112) consist of very 
deep, somewhat excessively drained soils on alluvial fans and river 
terraces. These soils formed in alluvium derived dominantly from granite 
sources. The Helendale series (132) consist of very deep, well drained 
soil on alluvial fans. These soils formed in alluvium derived dominantly 
from mixed sources. Project soils types are delineated on Table 1 and 
Exhibit 4. 
 
Hydrology/Surface Water 
 
There are no surface water sources on the project site. The Mojave 
River drainage area consists of about 4,700 square miles. Near 
Victorville the average discharge per year is 51,440 acre-feet and the 
average monthly flow is 71.0 cubic feet per second. The project area is 
elevated approximately 400 feet above the flood plain of the Mojave 
River, which is located 7 miles east of the project site. 
 
The project site is not in the Mojave River floodplain which runs east of 
the site. Drainage patterns onsite (refer to Exhibit 5), like the floodplain, 
follow a south to northeasterly direction. Immediately east from the 
project area the Oro Grande Wash runs parallel to Interstate 15. 
 
Groundwater 
 
Subsurface water is indicated to be greater than 6 feet based on soil 
interpretations records. Subsurface flows have been measured and are 
shown to vary from approximately 20 feet below the surface near the 
Mojave River to approximately 50 feet within downtown Victorville. In the 
vicinity of the project site subsurface flows are approximately 150 feet 
deep.  A review of the Housing and Urban Development (HUD) Flood 
Hazard Boundary Maps illustrates that the proposed project site is 
included in Zone C which is designated outside of the 500 year 
floodplain. 
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Table 1 
Soil Survey San Bernardino County, California 
Mojave River Area Series 
 
 

Map Unit Bedrock Water Table Road Fill Alkaline Shrink-Swell Slope Wind Erodibility Group 

Bryman Series        

Bryman/105 
Loamy Fine Sand 

>60 Deep to Water Good Neutral- 
Moderate 

Low-Moderate 
> 6% 

0-2% Highly 
Erodible 

Bryman/106 
Loamy Fine Sand 

>60 Deep to Water Good Neutral- 
Moderate 

Low-Moderate 
> 6% 

2-5% Highly 
Erodible 

Cajon Series        

Cajon/112 
Sand 

>60 Deep to Water Good Mild- 
Moderate 

Low 
> 6% 

0-2% Extremely 
Erodible 

Helendale Series        

Helendale/132 
Loamy Sand 

>60 Deep to Water Good Mild- 
Moderate 

Low 
> 6% 

2-5% Highly 
Erodible 
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The Baldy Mesa County Water District (B.M.C.W.D.) serves the project 
area. Import water is not used to supplement well water demand. 
 
During the summer months when water consumption is the highest, peak 
demand in the District reaches approximately 14-15 million gallons per 
day. Despite this peak usage, as well as the total annual consumption of 
7,000 acre-feet per year, no change in groundwater levels has been 
recorded. Consequently, overdraft of groundwater resources is not 
expected to occur within the area as a result of the proposed site 
development. 
 
Water Quality 
 
The domestic (potable) water supply is of very high water quality. Water 
drawn from wells and examined for mineral content and other 
constituents has retained consistent high quality through many years of 
testing. Consequently, development of urban uses in the Victor Valley 
has had no apparent effect on water quality for the water resources 
contained in underground aquifers. 
 
Biota 
 
Native Flora 
 
The project site contains no significant vegetation concentrations. 
Generally, the site contains the desert-type habitat that is characteristic 
of the region. 
 
Several predominate vegetative habitats occur in the Victor Valley 
region. These include Joshua Tree Woodland, Creosote Bush Scrub, 
Riparian Forest, and Cattail Marsh. Joshua Tree Woodland and 
Creosote Bush Scrub communities consist primarily of drought-resistant 
and deep-rooted plants which maximize moisture intake and anchor the 
plants against frequent wind. 
 
The dominant species found on the site include Joshua tree (Yucca 
brevifolia), creosote bush (Larrea divaricata), Mormon tea (Ephedra 
californica), hot sage, Indian rice grass, and desert needle grass. No 
rare, threatened, or endangered species are known to exist onsite. Most 
yuccas, including the Joshua tree, and all cacti are protected under the 
Native Plant Law. 
 

Clearing or any disturbance destroying the soil structure and vegetation 
may result in increased soil blowing. In some cases, historical clearing 
has influenced an increase in Indian rice grass. Major forage species 
used by wildlife and livestock are Indian rice grass, salt bush and filaree. 
 
Planting windbreaks helps reduce soil blowing. Among the trees most 
suitable for windbreaks are Aleppo Pine, Palo Verde, and Athel or 
Evergreen Tamarisk. 
 
Native Fauna 
 
The majority of animal life in the Victor Valley region is found in the high 
desert outside of the urban influence. Fauna within the project site is 
minimal due to the lack of suitable habitat and the proximity of human 
habitation and intrusion. Animal life expected to occur within the project 
site includes kangaroo rats, pocket mice, zebra-tailed and whiptail 
lizards, horned larks, jack rabbits, and occasional snakes. It is 
anticipated that these species will relocate and migrate to surrounding 
vacant areas as development occurs. The desert tortoise (Xerobates 
agassizlii) is currently listed as an endangered species by the U.S. 
Department of Interior, Fish and Wildlife Service. In addition, three 
endangered bird species (the Southern Bald Eagle, American Peregrine 
Falcon, and Brown Pelican may occasionally traverse the site. These 
species are expected to occur only as transients on the site. 
 
Climate and Air Quality 
 
The high-density climate of the Victor Valley area is strongly dominated 
by the semi-permanent high-pressure center over the Pacific Ocean and 
the San Gabriel and San Bernardino Mountains to the south that cut off 
almost all marine influence from the nearby ocean. The climate is 
therefore mainly a continental climate with hot summers, cool winters, 
low humidity, infrequent rainfall, and clear skies. Temperatures range 
from summer daily means of 79°F to daily winter means of 42.8°F. 
Rainfall is generally less than 10 inches per year and humidity rarely 
exceeds 50%. Winds are mainly from the south through Cajon Pass and 
can bring polluted air out of the Los Angeles Basin and into the Victorville 
area. 
 
Winds determine the localized rate of dispersion of air pollutants near a 
new source as well as governing the regional transport of air pollution 
into and out of a given area. In Victorville, winds are either out of the 
south, originating in the polluted environments of western Riverside and 
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San Bernardino Counties, or from the west where air from the San 
Fernando Valley entered the Antelope Valley through Soledad Canyon. 
In winter, especially at night, winds may become calm and allow for 
localized pollution stagnation, but summer daytime winds are strong from 
the south and transport air into the Victor Valley from other airsheds. 
 
Inversions, which control the vertical spread of air pollutants, are not as 
prevalent in the upper desert as in the Los Angeles Basin. Because 
Victorville is near one of the outflows of the South Coast Air Basin, it 
receives a fairly concentrated sample of air from the south. Without the 
strong inversion, this air mass quickly becomes diluted. 
 
In winter, the pooling of cool air in lower elevations creates numerous 
radiation inversions. These shallow inversions, in conjunction with 
nearby calm air, could cause localized pollution "hot spots" if there were 
large concentrations of industrial or vehicular sources. These inversions 
cause high pollution levels at night in winter in Las Vegas or Phoenix, but 
the Victorville area is not developed to the extent that these inversions 
(which burn off after sunrise) could cause air quality problems. 
 
A review of the State and Federal air quality standards and attainment 
standards reveals that existing ambient air quality in Victorville is 
considered good in contrast to the urban area of the South Coast Air 
Basin. 
 
The South Coast Air Quality Management District (AQMD), under a 
contractual arrangement with the San Bernardino County Air Pollution 
Control District (APCD), operates an ambient air quality monitoring 
station in Victorville. Levels of carbon monoxide, nitrogen dioxide, 
sulfates, and lead have not exceeded or even approached their 
respective ambient air quality standards (AAQS). Particulates, which 
result either from wind-blown dust or hazy, polluted air from the South 
Coast Air Basin, exceed the State standards frequently, but exceeded 
the primary Federal particulate standard only once in four years. The 
main air quality concern in the Victor Valley is from ozone. The Federal 
hourly ozone standard is violated from approximately 30 to 50 days per 
year. These high levels of ozone cause the Victorville area, as part of the 
Southeastern Desert Air Basin (SEDAB), to be declared a non-
attainment area for ozone. 
 
The non-attainment designation means a plan has to be developed for 
the basin to attain standards by 1987. Most studies have shown that the 
source from high ozone levels in the lee of the San Gabriels is polluted 

air from the South Coast Air Basin. Until emissions are sufficiently 
reduced in the coastal communities, inland valleys will continue to have 
unhealthful levels of photochemical air pollution. The Air Quality 
Management Plan (AQMP) for SEDAB recognizes the interaction and 
interbasin transport between the south coast and the southeastern 
desert, and concedes that little can or needs be done locally to try to 
improve air quality until the Los Angeles Basin attains AQMP standards. 
 
Construction Activity 
 
Construction activities will disturb the dry desert soil, which then creates 
significant quantities of fugitive dust once the protective "desert varnish" 
soil crust is broken. The Environmental Protection Agency (EPA) 
suggests a fugitive dust emission factor of 80 pounds per acre disturbed 
per day of construction. Through the use of dust control such as regular 
watering, the emission level can be reduced. 
 
Since these emissions are released mainly during the day when strong 
winds and deep thermal convection provide good local ventilation 
potential, there is little chance of any localized stagnation of these 
emissions and no resulting air quality impact except in the immediate 
vicinity of the construction itself. 
 
Archaeology/Paleontology/Historical 
 
An archaeological records search was conducted at the San Bernardino 
Information Center of the California Archaeological Inventory, and a 
paleontological records check was conducted at the San Bernardino 
County Museum, Earth Sciences Department. Also, the National 
Register of Historic Places, California Historical Landmarks (1979), and 
Historical Landmarks of San Bernardino County (Quinn 1980) were 
consulted to determine the proximity of historical resources to the site. 
The results of these literature and record searches revealed no historic 
or prehistoric cultural resources in the project vicinity. However, the 
paleontological records check indicated a potential for vertebrate fossil 
localities in the project region. 
 
The project site is within a larger territory once inhabited by the Serrano 
Indians at the time of exploration by the Spanish. In 1776, Father Garces 
traveled along the Mojave River east of the project site and recorded 
various Indian villages that existed along the river at the time. During the 
1940's, the San Bernardino County Historical Society and the 
Archeological Survey Association of Southern California conducted 
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numerous archaeological surveys and some excavation of certain sites 
along the upper Mojave River area. Research indicates that the Indians 
of the area were hunters and gatherers living in small extended family 
groups, and moved camps seasonally to secure food from animals and 
plants of the desert and mountains. 
Although no subsurface investigation was undertaken, it is believed that 
no cultural resources exist below the surface, chiefly because of the 
project site's location away from the documented areas (along the 
Mojave River). It is likely that historical and archaeological resources are 
not contained on the project site. 
 
The project site is located on fluviatile and lacustrone sediments, a 
formation known as Shoemaker Gravel. This is underlain by the finer-
grained "Harold" formation, sediments that are described by Bowen 
(1956:89) as follows: 
 
 "South of the Upper Narrows of the Mojave River, thin, light 
yellowish gray limey siltstone and claystone are distributed over several 
acres, indicating the former existence in very late Pleistocene or recent 
time, of a shallow lake. This may have been the result of uplift (damming) 
on the Victorville fault." 
 
Previous paleontologic materials has been recorded in the Earth 
Sciences Department of the San Bernardino County Museum from 25 
localities in the "Harold" formation. The paleontological species 
discovered at these localities are thought to predate the Pleistocene 
Rancholabrean and mammal age, and are probably more than 450,000 
years old. 
 
Aesthetics 
 
The project site is flat and is physically separated from surrounding 
properties by roadways and/or transmission lines. Variable densities 
included in the land use development program and flexibility in land use 
patterns and edge treatments allow for compatibility with adjacent land 
uses. Major offsite views will be of the San Gabriel and San Bernardino 
Mountains south of the site, the Quartzite Mountain to the north, and the 
Granite Mountains to the east. There are minor onsite views from the 
surrounding roads. 
 

Noise 
 
The project site, being vacant, is not a source for noise generation nor is 
it particularly affected by noise intrusion from offsite sources. 
 
The Community Noise Equivalent Level (CNEL) serves as the noise 
rating scale most commonly used in California for land use compatibility 
assessment. The CNEL scale is a 24 hour, time-weighted annual 
average noise level based on the A-weighted decibel. A-weighting is a 
frequency response of the human ear. Noise levels were determined and 
depicted in the Noise Element using the CNEL scale. 
 
The normally acceptable external noise standard for residential areas is 
60-65 CNEL. An interior noise level of less than 45 CNEL is acceptable 
and is generally attainable in noise areas where exterior noise levels do 
not exceed 60-65 CNEL. 
 
The City's noise element contains maps which identify noise contours for 
roadways with significant daily traffic volumes. 
 
George Air Force Base is located to the north, approximately six miles 
from the closest point on the project site. The Department of the Air 
Force has prepared the 1983 Air Installation Compatibility Use Zone 
(AICUZ) study which presents both crash hazard and noise impact 
planning criteria for lands affected by military flight operations. A review 
of the study concludes that a portion of the site is within the influence of 
aircraft operations (CUD 13). 
 
That portion of the site within or adjacent to the 65 Ldn (Safety Area 2 
and 4) is subject to the requirement of 45 decibels for interior noise level 
within all habitable structures (Refer to Exhibit 6). Implementation of 
building techniques in the Uniform Building Code will mitigate any 
potential adverse noise impacts. All development within Safety Areas 2 
and 4 are subject to the recordation of a noise and avigation easement. 
 
There will be a short term impact on ambient noise levels as a result of 
construction related noise. Noise generated by construction equipment 
can reach substantial levels. The greatest potential for problems exists 
for residences along Topaz Road. Construction noise may, to a lesser 
extent, affect the adjacent commercial uses. 
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Project related traffic may increase noise levels on both perimeter and 
interior roadways. The existing and future residences located adjacent to 
the site will be effected more or less by higher noise levels. In addition, 
residential uses proposed on the project site may be exposed to noise 
from Highway 395. For Bear Valley Road, traffic noise could approach 
65 CNEL within 50 feet of the roadway edge. Highway 395 will more than 
likely be exposed to noise levels in excess of the 65 CNEL value. It is 
estimated that the 65 CNEL contour can extend approximately 60 to 70 
feet from the roadway edge along Highway 395. 
 
These two roadway facilities will not be constrained more by noise than 
other roadways in the vicinity of the project site. This is due to the 
proposed commercial uses located within proximity to the roadway. 
 
Project related traffic may increase noise levels on streets in the area. In 
order to determine accurate noise levels generated by future 
development onsite, further noise assessment may have to occur. 
 
Land Uses 
 
Existing land uses in the project vicinity are residential, including single 
family, multiple family units, mobile homes, and commercial uses. Most 
of the surrounding area is relatively undeveloped, predominantly in a 
natural condition. Paved and dirt roads are numerous, allowing 
unencumbered access into the project site. Land uses within the project 
site include semi-improved and dirt roads. A power line easement (City 
of Los Angeles Department of Water and Power) is adjacent to the north 
and southeastern corners of the project site. Tower structures are 
located within the easement. 
 
The project site is located in a vicinity that has been growing over a 
period of years. The Mall of Victor Valley on Bear Valley Road is located 
2 miles from the eastern portion of the site. This area has extended 
outwardly, developing in response to the desirable features of the area 
and low cost of the land. As a result, some parcels of land have 
remained vacant. The project site, made up of several parcels, is one of 
these, remaining vacant while adjacent parcels slowly infill with 
development. 
 
General Plan/Zoning 
 

Properties surrounding the project site are designated within the 
residential and commercial categories. The General Plan designates the 
project site as residential and commercial land uses. 
The Low Density Residential (5 DU/AC maximum) and Commercial 
designations have been established under the General Plan for the 
southwest sphere annexation area. This designation has been 
established to deal with specific land use patterns through the 
subdivision and/or development process. 
 
General Plan Land Use Element designations and Zoning Districts for 
the southwest sphere annexation area are illustrated on Exhibit 7. 
 
The pre-zoning as amended by the City Council on October 28, 1986 
consists of single family residential and commercial for the project site. 
(See Exhibit 7, General Plan/Zoning). 
 
The Single Family Residential/Transitional District is designated by the 
primary symbol R-1T B and is intended to allow for residential uses. The 
General Commercial/Transitional District is designated by the primary 
symbol C-2T and is intended to allow for various commercial activities. 
The Transitional District (T) was combined with the R-1 and C-2 Districts 
to ensure development standards address noise attenuation, avigation 
easement issues and that mitigation measures are incorporated into the 
proposed development. Implementation of the land use development 
program would change the primarily undeveloped site to urban uses. 
The rural character of the site would be transitioned into a major urban 
focal point for the Bear Valley Road corridor. Consequently, the intensity 
in the use of the land would increase significantly over the existing 
condition. The development project will require a General Plan 
Amendment and Zone Change to a Specific Plan (SP) designation. 
 
The site would be developed over an extended period. Uses would 
follow as market demand and economic conditions dictate. 
 
Uses proposed in the Development Program are consistent with 
adjacent offsite uses as well as the development trend proposed for this 
area. 
 
The Specific Plan is the mechanism through which guidelines and 
standards will be established and enforced. Zoning will be based upon 
development regulations within the Specific Plan and applicable zoning 
standards in the City of Victorville Municipal Code Zoning Ordinance 
(Title 18). 
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