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Our Ref: 11130.101098.000 

by email: westernwind@shaw.ca 

CONFIDENTIAL 

November 27, 2023 

Greenbriar Capital Corp 
9 Landport 
Newport Beach, California, 92660 
Attn: Mr. Ciachurski  

Dear Mr. Ciachurski, 

Re: Sage Ranch 995 unit Proforma Review  |  Tehachapi, California 

In accordance with your instructions, we have completed a Pro Forma Review Report based on a the 995-
unit residential development at the subject location. 

At this stage you have not requested that we provide you with an independent appraisal report estimating 
the current market value of the subject property "as is" nor have you requested we provide you with an 
independent appraisal indicating the market value of the subject property in the developed scenario.  It is 
stressed that this following letter is not an appraisal report. 

The purpose of this analysis is to assist in benchmarking the relative profitability of the concept 
development, to facilitate obtaining financing. 

In the meantime, if you require any elaboration or clarification, please contact me directly at 778.331.8130 
or ryan.perrie@altusgroup.com.  

Yours truly, 

ALTUS GROUP LIMITED 

Per: 

Ryan Perrie, Dipl.Tech., MRICS 
Director 

Christopher Mullins, MBA, BSc (Hons), Dip 
Proj Man, FRICS, PQS, MAPM, FCMI 
Senior Director 

Cost & Project Management Cost & Project Management 
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Executive Summary 

Dashboard 

Civic Address 
The site is bound between Valley Rd to the North, Pinion St to the South, the Tehachapi School 
District Maintenance Yard and High School to the East and existing residential homes on 
Clearview Street to the West. 

Location 
City: Tehachapi 
County: Kern County 

Current Zoning PD Planned Development 

Development Scenario To be developed in 6 phases over approximately 6 years. There will be approximately 165 units 
per year. 

Projected Revenue 
995 units, totaling 1,600,763 square feet saleable 
Target average sales rate of $280 per square foot of saleable 
$421,900,600 projected net residential revenue after 6% sales agent fee 

Projected Costs 

$106 per square foot of GLA projected base construction cost 
$169,680,878 construction cost 
$18,946,631 site servicing cost 
$11,707,203 project contingency 
$247,571,261 total projected cost 

Projected Profit 
$174,329,339 projected net profit and 63.51% profit on cost 
$123,374,762 Net Present Value based on a Discount Rate of 6% p.a. 

$280 PSF 
Revenue 

995 
Units 

1 to 2 
Stories 

1,600,763 SF 
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Location 

The property is located near downtown Tehachapi between the 
parallel arterial roads of Valley Boulevard and Pinion Street. The 
site is within half a mile of city hall and near several shops, 
restaurants and other amenities. It is also within walking distance 
to Tompkins Elementary, Jacobsen Middle and Tehachapi High 
Schools. 

Based on the projects location it is anticipated that local buyers 
will make up 20% of the purchasers with 80% out to town 
buyers. The project will support the housing demand for the 
aeronautical and high-tech engineering involvements in the 
Mojave and Kern County Area. 

This includes employers such as Northrup Grumman, Tesla, 
Space X, Edwards Air Force Base and NASA.

Introduction 

The property is currently vacant land. We have received a Final Environment Impact Report dated July 2021 which informs the 
City and public of the environmental consequences of the proposed project.  

The purpose of this Financial Analysis is to consider the overall profitability of providing the site servicing and constructing 995 
dwelling units, and 1,600,763 square feet of gross livable area (GLA). The results of the Pro Forma review are enclosed as 
Appendix A of this Report, and the overall process and parameters are described below.  

Project Areas 

This review is based on the “Final Master Development Plan” prepared by JZMK Partners updated June 25, 2021. We include 
a copy of this in Appendix D. We also received and reviewed the proforma prepared by the Developer dated October 2023. 

Zoning and Entitlements 

We have received and reviewed the City of Tehachapi Ordinance No. 21-04-762 for which Greenbriar Capital Corporation was 
seeking approval to construction 995 single and multi-family units on Planed Development (PD) zoned lots with amenities on 
approximately 138 acres. The City Council of the City of Tehachapi passed this application with certain conditions on September 
7th, 2021. We note this approval carries specific conditions. We include a copy of this approval with the conditions of approval 
in Appendix E. 

In reviewing this Ordinance, we have not identified mention of any major issues or outstanding items. 

Project Timeline 

It is currently projected, the build out of the project will occur over 6 phases spanning approximately 6 years. This timeline for 
each phase is broken down as follows: 
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• Grading, storm, sewer and water permits for the first phase anticipated to be received by January 1, 2023.

• A further 2 to 3 months for the approval of permits for home construction.

Phases 1 to 6 

Activity 
2022 - 
2023 

2024 2025 2026 2027 2028 2029 

Pre-Construction and 
Permitting 

Phase 1 (227,868 SF and 144 
units) 

Phase 2a and 2b (326,756 SF 
and 196 units) 

Phase 3 (300,266 SF and 142 
units) 

Phase 4a (206,050 SF and 204 
units) 

Phase 4b and 5 (365,533 SF 
and 183 units) 

Phase 6a and 6b (174,300 SF 
and 126 units) 

A cashflow of the project is enclosed as Appendix B of this Report. 

Revenue 

We have completed a benchmark review of similar home sales in the area and received and reviewed a price evaluation 
completed by Keller William Forward Living, dated May 2023, who will be the selling agent for the project. Based on this sales 
data, there is an overall lack of new home supply in the market. Most of the product available in the direct vicinity is 15+ years 
old and in need of improvements. Given this information and the Development’s central location and access to downtown, 
schools and amenities, we have projected a blended target of $282 per square foot. This includes $275 per square foot for the 
larger single-family homes and patio homes up to $300 per square foot for the smaller cottage homes. For the purposes of 
completing a sensitivity analysis within the Pro Forma, we have modeled the impact of this range increasing or decreasing the 
sales rates by 3% and 6%. 

A breakdown of the projected revenues by unit type is as follows: 

Description No. Units Total Area Sales Rate / SF 

Cottage Homes A 72 84,024 $300 

Townhomes 116 159,500 $280 
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Patio Homes 165 324,225 $275 

SFD 7 138 290,214 $275 

SFD 5 120 267,960 $275 

Apartments 204 206,040 $275 

Paired Homes 114 199,500 $295 

Cottage Homes B 66 69,300 $300 

A copy of the Price Evaluation Report is enclosed as Appendix F of this report. 

At this stage in the review, we have not been provided a copy of a “As If Complete” appraisal, and this report it not intended to 
substitute that requirement. 

Construction Costs 

The target construction budget is included at $106 per square foot of GLA (1,600,763 square feet) provided by the 
Contractor’s/Developer’s breakdown, as well as a project contingency of 5.0%. The target construction budget was built up 
using an assumed average home size of 1,750 SF. Based on the current project information available, the average home size is 
1,609 SF. assumes a cost-efficient design, and competitive tendering. For the purposes of completing a sensitivity analysis 
within the Pro Forma, and in addition to a review of the revenue, we have modeled the impact of the construction cost range 
increasing by 5% and 15% or decreasing by 5% and 10%. 

Additionally, we are carrying a budget of $18,946,631 for site servicing costs. These costs are based on an engineer’s estimate 
completed by DeWalt Corporation dated June 4, 2019. We note this estimate also includes a 20% contingency within the 
budget. On top of the June 2019 estimate, the budget has also been escalated by 10%. 

Municipal Costs 

Municipal costs have been reviewed based on the relevant data currently available for City of Tehachapi and Kern County. 

We note the following fees have been included within the budget. Overall, these allowances are reasonable. 

1. City Inspection Fees
2. Building Permit Fees
3. School Fees
4. SWPP Control
5. SJVAPCD Dust Control
6. Utility Fees (Water and Sewer)

Development Costs 

Based on our review of the Developers proforma we confirm the following amounts included are reasonable: 
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In total, Development Cost (Total Soft Costs, excluding Land and Contingency) are represented as 24% of Construction Costs.  

We note that the following items are excluded from this Pro Forma: 

• Contaminated Soils and Hazmat 

Financing 
We have assumed that the total project costs will be funded by 100% equity and conventional loan funding will not be used. 
As the project progresses, any funding requirements on the project will be provided by the parent company and will be 
monitored to ensure they are disbursed correctly. 

Developer’s Profit and Investment Returns 

 Cost Profit on 
Cost Profit Project IRR  

Net 
Present 
Value 

(Based on 
6% 

discount 
a.r.) 

Phases 1 to 6 $247.6 M 63.5% $174.3 M 59.3% $123.4 M 

Based on the results of this Pro Forma, we are projecting a profit of $174,329,339, or 63.5% profit on cost. A Sensitivity Analysis 
is enclosed as Appendix C of this Report, outlining the overall impact on profit from fluctuations in construction cost and sales 
revenue. 

We trust this meets your current requirements. Should you have any questions or require further information, please do not 
hesitate to call. 

Appendices 

The following appendices are enclosed: 

Appendix A Pro Forma Summary 

Appendix B Cash Flow 

Appendix C Sensitivity Analysis 

Architecture, Engineering & 
Consulting 

2.7% 

Municipal, Permit, Insurance, 
Legal, and Other Soft costs 

15% 

Sales Commissions 6.0% 

Contingency 5.0% 
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Appendix D Final Master Development Plan 

Appendix E City of Tehachapi Ordinance No. 21-04-762 

Appendix F Price Evaluation Report 

This Report is not intended for general circulation, publication or reproduction without our expressed written permission. This 
Report is for the exclusive use of our client, Greenbriar Capital Corporation. Altus Group does not hold reporting responsibility 
to any other party. 
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Appendix A – Pro Forma (Phases 1 to 6) 
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Sage Ranch - Phase 1 to 6
Preliminar\ FeasiEilit\

/icensed to: Altus Group /imited

7ime Span: 1oY-23 to 1oY-30 �14 +alf <ears�
7\pe: Residential
Status: Under ReYieZ
Site Area: 138 Acre
FSR: :1 ETuated GFA:  Acre
ProMect Si]e: ��� Units 1 per 0.13 Acre of Site Area

1�600�763 GFA 1 per 0 Acre of Site Area

 USD Per USD Per � of 7otal
Unit GFA 7otal 1et &osts E[c Sales 7a[

4uantit\ STFt USD/4uantit\ USD
���           1�600�763.00              4�1�08�.8�            448�830�42� 4�1�086 280 181.3�            448�830�42�

Detached DZellings /ots �61           1�03��723.00              �14��3�.�7            288�6�6��2�            288�6�6��2�
7oZnhouse /ots 434              �6��040.00              36��063.36            160�173��00            160�173��00

    /ess Selling &osts             �26��2��826� �27�06�� �17� -10.��             �26��2��826�
1E7 SA/ES REVE1UE            421��00�600 424�021 264 170.4�            421��00�600

4uantit\ STFt USD/STFt/annum

727A/ REVE1UE  �Eefore Sales 7a[ paid�            421��00�600 424�021 264 170.4�            421��00�600
    /ess Sales 7a[ paid on all ReYenue -                              -  -  0.0�

170.4�            421��00�600

/and Purchase &ost 1�000�000 1�00� 1 0.4� 1�000�000
/and AcTuisition &osts -                              -  -  0.0� -  
&onstruction &osts            18��627��0� 1�0��80 118 76.6�            18��627��0�
Professional Fees 6�2�7���� 6�28� 4 2.�� 6�2�7����
2ther Soft &osts              3��142��83 3��320 22 14.2�              3��142��83
Amenities 3�116�012 3�132 2 1.3� 3�116�012
ProMect &ontingenc\ �ReserYe�              11�707�203 11�766 7 4.7�              11�707�203
/and +olding &osts 720�000 724 0 0.3� 720�000

100.0�            247��71�261

Per Unit Per GFA 7otal E[c Sales 7a[

17��20� 10�
17��20� 10�

3
%ased on total costs �inc selling costs�

4 Residual /and Value %ased on 7arget Margin of 17�            110�102�2�6 110�6�6 6�            110�102�2�6

�
%ased on Discount Rate of 6� p.a. 1ominal

6 %enefit &ost Ratio 1.��74
7

Per annum 1ominal
8 Residual /and Value %ased on 1PV            124�374�762 12��000 78            124�374�762

10 %reaNeYen Date for &umulatiYe &ash FloZ +alf <ear 4 1oY-202�

1. DeYelopment Profit: is total reYenue less total cost including interest paid and receiYed
2. 1ote: 1o redistriEution of DeYeloper
s Gross Profit
3. DeYelopment Margin: is profit  diYided E\ total costs �inc selling costs�
4. Residual /and Value:  is the ma[imum purchase price for the land Zhilst achieYing the target deYelopment margin.
�. 1et Present Value: is the proMect
s cash floZ stream discounted to present Yalue.  ,t includes financing costs Eut e[cludes interest and corp ta[.
6. %enefit:&ost Ratio: is the ratio of discounted incomes to discounted costs and includes financing costs Eut e[cludes interest and corp ta[.
7. ,nternal Rate of Return: is the discount rate Zhere the 1PV aEoYe eTuals =ero.
8. Residual /and Value �Eased on 1PV�: is the purchase price for the land to achieYe a ]ero 1PV.
�. 7he :eighted AYerage &ost of &apital �:A&&� is the rate that a compan\ is e[pected to pa\ to finance its assets.

10. %reaNeYen date for &umulatiYe &ash FloZ: is the last date Zhen total deEt and eTuit\ is repaid �ie Zhen profit is realised�.
11. <ield on &ost is &urrent 1et Annual Rent diYided E\ 7otal &osts �Eefore Sales 7a[ reclaimed�� including all Selling &osts.
12. 7he total net deYelopment profit diYided E\ the current net annual rental e[pressed as a numEer of \ears/months.
13. 7he period of time post practical completion that it can remain unsold �Eut leased out� until finance and land holding costs erodes the profit for the deYelopment to ]ero.
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Sage Ranch - Phase 1 to 6
Preliminar\ FeasiEilit\

/icensed to: Altus Group /imited

ETuit\

1 Funds ,nYested �&ash 2utla\�              38�30���84              38�30���84              38�30���84
� of 7otal Funds ,nYested 100.00� 100.00� 100.00�

2 PeaN E[posure              38�30���84              38�30���84
Date of PeaN E[posure 1oY-23 1oY-23
+alf <ear of PeaN E[posure +alf <ear 0 +alf <ear 0
:eighted AYerage ,nterest Rate 1.A. 1.A.
,nterest &harged                             -                              -                              -  
/ine 	 StandE\ Fees &harged                             -                              -                              -  
Application Fees &harged                             -                              -                              -  
Profit Share ReceiYed                             -                              -                              -  

3 7otal Profit to Funders            174�32��33�            174�32��33�            174�32��33�
4 Margin on Funds ,nYested 4��.0�� 4��.0��
� Pa\EacN Date 1oY-30 1oY-30

+alf <ear of Pa\EacN +alf <ear 14 +alf <ear 14
 of /and Purchase Price.  of /and Purchase Price.

1. 7he total amount of funding inMected into the proMect cash floZ.
2. 7he ma[imum cash floZ e[posure of that eTuit\/deEt facilit\ including capitali]ed interest.
3. 7he total  repa\ments less funds inYested� including profit share paid or receiYed.
4. Margin is net profit diYided E\ total funds inYested �cash outla\�.
�. Pa\EacN date for the eTuit\/deEt facilit\ is the last date Zhen total eTuit\/deEt is repaid.
6. ,RR on Funds ,nYested is the ,RR of the eTuit\ cash floZ including the return of eTuit\ and realisation of proMect profits.
7. /oan to Value ratio is the PeaN ETuit\/DeEt E[posure diYided E\ 7otal Sales ReYenue.
8. /oan Ratio is the total funds inYested E\ the lender �cash outla\� diYided E\ the nominated ratio calculation method. ,t includes capitali]ed interest and fees.

&ontriEution Share

(50.0)

-

50.0 

100.0 

150.0 

200.0 

USD Millions   .

D
ev

el
op

er
's 

Eq
ui

ty

&ontriEution Ys Profit

Contribution Interest & Fees Profit Share

Developer's Equity: Nov-2023 to 
Nov-2030 

0 2 4 6 8 10 12 14 16

Half Year

Funding Duration �First DraZdoZn to Final Repa\ment�
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Appendix B –Cash Flow (Phases 1 to 6) 



Current Financial Year Cash Flow for Sage Ranch Sage Ranch - Phase 1 to 6 - Preliminary Feasibility
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727$/ Sales 
Tax

- 82.�2 16�.83 16�.83 16�.83 16�.83 16�.83 82.�2
- 46.7� �3.�0 �3.�0 �3.�0 �3.�0 �3.�0 46.7�
- 36.17 72.33 72.33 72.33 72.33 72.33 36.17
- 82.�2 248.7� 414.�8 �80.42 746.2� �12.08 ���.00
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�
- 133�3�6.�2              266�7�3.83              266�7�3.83              266�7�3.83              266�7�3.83              266�7�3.83              133�3�6.�2
- 86�310.2�              172�620.�0              172�620.�0              172�620.�0              172�620.�0              172�620.�0 86�310.2�
- 47�086.67 �4�173.33 �4�173.33 �4�173.33 �4�173.33 �4�173.33 47�086.67
- 133�3�6.�2              400�1�0.7�              666��84.�8              �33�778.42           1�200��72.2�           1�467�366.08           1�600�763.00
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�
- 37�402��3�              74�80��071              74�80��071              74�80��071              74�80��071              74�80��071              37�402��3�
- 24�0�4�744              48�10��488              48�10��488              48�10��488              48�10��488              48�10��488              24�0�4�744
- 13�347�7�2              26�6����83              26�6����83              26�6����83              26�6����83              26�6����83              13�347�7�2
- 37�402��3�            112�207�606            187�012�677            261�817�748            336�622�81�            411�427�8�0            448�830�42�
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�

- 82.�2 16�.83 16�.83 16�.83 16�.83 16�.83 82.�2
- 46.7� �3.�0 �3.�0 �3.�0 �3.�0 �3.�0 46.7�
- 36.17 72.33 72.33 72.33 72.33 72.33 36.17
- 82.�2 248.7� 414.�8 �80.42 746.2� �12.08 ���.00
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�
- 133�3�6.�2              266�7�3.83              266�7�3.83              266�7�3.83              266�7�3.83              266�7�3.83              133�3�6.�2
- 86�310.2�              172�620.�0              172�620.�0              172�620.�0              172�620.�0              172�620.�0 86�310.2�
- 47�086.67 �4�173.33 �4�173.33 �4�173.33 �4�173.33 �4�173.33 47�086.67
- 133�3�6.�2              400�1�0.7�              666��84.�8              �33�778.42           1�200��72.2�           1�467�366.08           1�600�763.00
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�
- 37�402��3�              74�80��071              74�80��071              74�80��071              74�80��071              74�80��071              37�402��3�
- 24�0�4�744              48�10��488              48�10��488              48�10��488              48�10��488              48�10��488              24�0�4�744
- 13�347�7�2              26�6����83              26�6����83              26�6����83              26�6����83              26�6����83              13�347�7�2
- 37�402��3�            112�207�606            187�012�677            261�817�748            336�622�81�            411�427�8�0            448�830�42�
-  8.3� 2�.0� 41.7� �8.3� 7�.0� �1.7� 100.0�

- 37�402��3�              74�80��071              74�80��071              74�80��071              74�80��071              74�80��071              37�402��3�
- �2�244�1�2� �4�488�304� �4�488�304� �4�488�304� �4�488�304� �4�488�304� �2�244�1�2�
-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  
- 3��1�8�383              70�316�767              70�316�767              70�316�767              70�316�767              70�316�767              3��1�8�383

1�000�000 -                              -  -                              -  -                              -  -  
�31�8�2 703��7� 1�048�140 1�407���0 1�����677 �6���21 -                              -  

             17�033�338              21�220����              31�����108              42�441�18�              48�100�01�              2��237�264 -                              -  
2��87�1�4 3���3��86 ��886�4�0 7��07�171 8��61�461 ��447�162 -                              -  

264�861 3�0���1 �21��32 701�103 7�4��83 482��82 -                              -  
-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  

1�040�862 1�311�43� 1���2��81 2�622�871 2��72��87 1�806�866 -                              -  
120�000 120�000 120�000 120�000 120�000 120�000 -                              -  

-                              -  -                              -  -                              -  -                              -  
-                              -  -                              -  -                              -  -                              -  

             22��78�107              27�660�142              41�124�211              ���200�284              62��44�322              38�064�1�� -                              -  
            �22��78�107� 7�4�8�241              2��1�2����              1��116�483 7�772�44�              32�2�2��71              70�316�767              3��1�8�383
            �22��78�107�             �1��47��866�              13�712�6�0              28�82��173              36�601�618              68�8�4�18�            13��170����            174�32��33�

-                              -  -                              -  -                              -  -                              -  
            �22��78�107� 7�4�8�241              2��1�2����              1��116�483 7�772�44�              32�2�2��71              70�316�767              3��1�8�383
            �22��78�107�             �1��47��866�              13�712�6�0              28�82��173              36�601�618              68�8�4�18�            13��170����            174�32��33�

-                              -  -                              -  -                              -  -                              -  
             38�30���84 -                              -  -                              -  -                              -  -  
                            -  -                              -  -                              -  -                              -  -  
                            -  -                              -  -                              -  -                              -             212�63��323

-                              -  -                              -  -                              -  -                              -  
            �38�30���84�             �38�30���84�             �38�30���84�             �38�30���84�             �38�30���84�             �38�30���84�             �38�30���84�            174�32��33�
            �38�30���84� -                              -  -                              -  -                              -             212�63��323

             38�30���84              21�268�312              2��1�2����              1��116�483 ��334�2�1              32�2�2��71              70�316�767 -  
            �22��78�107�             �13�770�071� -                              -  �1��61�806� -                              -            �177�480��3��

-                              -  -                              -  -                              -  -                              -  
             1��331�877              22�830�118              �2�022�674              67�13��1�6              74��11�602            107�164�173            177�480��3� 0

-                              -  -                              -  -                              -  -                              -  
            �22��78�107� 7�4�8�241              2��1�2����              1��116�483 7�772�44�              32�2�2��71              70�316�767              3��1�8�383
            �22��78�107�             �1��47��866�              13�712�6�0              28�82��173              36�601�618              68�8�4�18�            13��170����            174�32��33�

-                              -  -                              -  -                              -  -                              -  

Year � Year 1 Year � Year � Year � Year � Year 6 Year �

-un-24 -un-2� -un-26 -un-27 -un-28 -un-2� -un-30 -un-31

Sale Summary C

8nits SolG ���.00
   Detached DZellings /ots �61.00
   ToZnhouse /ots 434.00

  &umulatiYe Units Sold
  � Units Sold

STFt SolG           1�600�763.00
   Detached DZellings /ots           1�03��723.00
   ToZnhouse /ots              �6��040.00

  &umulatiYe STFt Sold
  � STFt Sold

8S' SolG            448�830�42�
   Detached DZellings /ots            288�6�6��2�
   ToZnhouse /ots            160�173��00

  &umulatiYe USD Sold
  � USD Sold

+anGoYer Summary
8nits +anGeG 2Yer ���.00
   Detached DZellings /ots �61.00
   ToZnhouse /ots 434.00

  &umulatiYe Units +anded 2Yer
  � Units +anded 2Yer

STFt +anGeG 2Yer           1�600�763.00
   Detached DZellings /ots           1�03��723.00
   ToZnhouse /ots              �6��040.00

  &umulatiYe STFt +anded 2Yer
  � STFt +anded 2Yer

8S' +anGeG 2Yer            448�830�42�
   Detached DZellings /ots            288�6�6��2�
   ToZnhouse /ots            160�173��00

  &umulatiYe USD +anded 2Yer
  � USD +anded 2Yer

ProMect Cash Flow
  ReYenue
  Gross Sales ReYenue            448�830�42�
  Selling &osts             �26��2��826�
  Gross Rental ,ncome -  
  /easing &osts -  
  2ther ,ncome -  
  ,nterest ReceiYed -  
  Sales Tax Pa\ments �/iaEilities� -  
  727$/ 1(7 R(9(18(            421��00�600
  Costs
  /and and AcTuisition 1�000�000
  Professional Fees 6�2�7����
  &onstruction &osts            18��627��0�
  2ther Soft &osts              3��142��83
  Amenities 3�116�012
  Miscellaneous &osts 2 -  
  Miscellaneous &osts 3 -  
  ProMect &ontingenc\ �ReserYe�              11�707�203
  /and +olding &osts 720�000
  Pre-Sale &ommissions -  
  Financing &osts �exc Fees� -  
  727$/ C2S7S            247��71�261
1et &ash FloZ �Eefore ,nterest 	 &orporate Tax�            174�32��33�
  &umulatiYe &ash FloZ
&orporate Tax -  
1et &ash FloZ �Eefore ,nterest 	 after &orporate Tax�            174�32��33�
  &umulatiYe &ash FloZ
Financing
  'eYeloSer
s (Tuity
  Manual AdMustments �,nMect � / Repa\ -�
  ,nMections              38�30���84
  ,nterest &harged -  
  ETuit\ Repa\ment            212�63��323
  /ess Profit Share -  
  ETuit\ %alance            174�32��33�
  ETuit\ &ash FloZ            174�32��33�
  ProMect Cash $ccount
  Surplus &ash ,nMection            21��7�0��23
  &ash ReserYe DraZdoZn           �21��7�0��23�
  ,nterest on Surplus &ash -  
  Surplus &ash %alance
  ProMect 2Yerdraft
1et &ash FloZ �after ,nterest 	 &orporate Tax�            174�32��33�
  &umulatiYe &ash FloZ
&hecN %alance -  

  ,ncludes half interest from deposit on land acTuisition plus ,nterest receiYed from pre-sale deposits

  &umulatiYe &ash FloZ After ,nterest is reYenue less costs �including interest on oYerdraft�

/icensed to: Altus Group /imited
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&hange � 1et DeY. Profit 1PV DeY. Margin ProMect IRR   ETuit\ IRR   :A&& RLV 
(Target Margin)

RLV 
(Target IRR)

%Dse CDse �1o 9DriDtion� �����            �����������            ����������� ������ ������ ������ �����            �����������            �����������
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9DriDtions in 'eYeOoSPent ProIit
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1otes� TZo-:a\ :hat-If &harts don
t consider Yariations to &orporate Ta[ caused E\ the change in the 2 selected YariaEles. This is due to Finance Fees and/or Interest &harges Eeing allocated to :orNs in Progress (:IP) for Profit and Loss reporting.
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D D E S I G N    E S I G N    GG U I D E L I N E S U I D E L I N E S

These Design Guidelines are intended to complement the recent architecture guidelines approved by the city of 
Tehachapi and the Landscape guidelines adopted in 2016. These guidelines are also intended to generate and support 
the small town-scale and physical character intended by the Tehachapi General Plan through the design of appropriate 
civic/park spaces, landscape and architectural details. However, they are specific to the Sage Ranch development and 
both the New Urbanist Planning and Architectural Character proposed.

The same principals applied to the city guidelines are adopted here, with additional requirements particular to the 
housing prototypes proposed and a refined architectural character that is reflected. The guidelines are intended to 
promote the creative design content and maintain the desired level of quality development that the City and Sage Ranch 

Development team aspire to.

Application of the guidelines will promote the high level of quality development at Sage Ranch that will: 

(The first 9 notes below are drawn directly from the Tehachapi Architecture Design Guidelines)

1. Contribute to a positive physical image and identity.

2. Foster design that is sensitive to both the site, its surroundings, and New Urbanist design.

3. Continue guidance for the orderly development of the City and promote high quality development.

4. Maintain and protect the value of property.

5. Reinforce the importance of the pedestrian with scale and space.

6. Ensure that the architectural design of structures and their materials and colors are visually harmonious with 
surrounding development.

7. Implement improvements that establish distinctive and high-quality neighborhood character. 

8. Encourage excellence in architectural design to enhance the visual character of the city, the character of the 
community, and mitigate against degradation and depreciation.

9. Promote and protect the health, safety, comfort and general welfare of the community, to promote the standards of 
appearance in the community and encourage the appropriate use of land within the city. 

10. Provide a community of exceptional standard and distinctive character that will be a tribute to the future growth of 
the City of Tehachapi. 

Regarding Landscape Guidelines:  Landscape Objectives and specific criteria related to the Sage Ranch landscape 

development are listed and intended to supplement the city landscape design guidelines.

 PURPOSE OF THE DESIGN GUIDELINES
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PROJECT OVERVIEW 

• Total Number of Units: 1000
• Builder Project Opportunities: 

Single Family Homes, Townhomes 
Age-Targeted Homes, Apartments

• Land Area: 138 Acres

• Building Area: 1,600,000 SF
• Qualified Opportunity Zone
• Construction Start: Q2 of 2020

Sage Ranch is a 138acre site located between the parallel 
arterial roads of Valley Boulevard and Pinon Street near 
Downtown Tehachapi. The site is within a half mile from 
the City Hall and Central Tehachapi, and in close proximity 
to many shops, restaurants, and public spaces in the 
Downtown District. It is commonly considered as Urban 
Infill and located within the T4 Transect Neighborhood 
General zone as identified in the city zoning code. The 
T4 zone “is applied to Tehachapi’s general neighborhood 
areas to provide for a variety of single-family and multi-
family housing choices in a small-town neighborhood 
setting.” An orientation to a variety of residential housing 
prototypes are promoted as well as a focus on Streetscape 
and Public Realm considerations. 

The Principals of New Urbanism are promoted with 
Traditional Neighborhood Development that encourages 
walkable and connected streets, strong streetscapes with 
housing fronting onto the street, reduction in garage 
impact, absence of a walled community, orientation to 
a hierarchy of park conditions in close proximity to all 
homes, and an architectural vernacular that is consistent 
with the regional and local architectural character. All of 
these identifying characteristics are embraced within the 
planning context for Sage Ranch. 

R I V E R  I S L A N D S
LATHROP, CALIFORNIA

*Example photo for Design intent
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The Master Plan for Sage Ranch is consistent with numerous new planned communities throughout California with an 
orientation toward smaller lots, less maintenance, walkable communities and access to nearby parks and community 
amenities. New Urbanist planning and Traditional Neighborhood Design provide the over-riding context for the 
community development. Realizing that there is a greater orientation to open space in a small-town setting; the 7.2 
Home/Acre Gross density is actually lower than most of the new planned communities that are planned throughout 
California. 

The smaller lots allow several strong incentives toward quality community development: Orientation to garden, patio 
and porch spaces provide more community interaction, less yard maintenance and lower water and energy consumption. 
The higher density of homes will allow for a Home Owner Association to be developed at much more reasonable cost. 
The Smaller homes comply with the typical market range between $250K- $320K as well, while allowing some higher 
priced homes to occur with a high anticipation for equity improvement. All homes will be designed with special charm 
and character reminiscent of the great historic communities in America, with porches fronting beautiful tree lined 
streets. 

 VISION STATEMENT 

Master Plan Vision

Enhanced Central Avenue 
on axis leading to 
Central Park

Local Streets with parking 
on both sides, enhanced 
tree canopy and Porch-Front 
Homes

Connected Streets 
reminiscent of classic New 
Urbanist Communities

Roundabouts as iconic and 
unique community feature

Pedestrian connectivity 
along curb-separated local 
streets linked to parks and 
nodal areas

Central Park with Clubhouse, 
Central Plaza, Open Meadow 
and variety of recreation 
uses

Diversity of Housing 
from Single Family Homes 
to Townhomes to Age 
Targeted to Apartments

Hierarchy and Diversity of 
Parks and Recreation Uses
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The city of Tehachapi is well known for its 
community activities and strong civic pride. Locals 
love the family and social opportunities that are 
prevalent there. It seems every weekend has 
something happening whether it is the rodeo, a 
cycle or running event, famers markets, shopping 
events, high school football, and the many other 
numerous civic and charity events. 
 
 

The natural beauty of this Mountain Town and 
surroundings provide so many opportunities for 
hiking, horse-riding or just enjoying the scenery. 
The holidays are also highly celebrated with 
festivities and opportunities to express the local 
pride in community and country. Tehachapi is a 
special place, where new home buyers can take 
advantage of the multitude of activities offered and 
enjoy a mountain lifestyle that most people can 
only dream of.   
 
 

 TEHACHAPI LIFESTYLE
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The Market Orientation provided the 
planning for 1000 total dwelling units at 
an overall gross density of 7.2Homes/Acre. 
Eight different housing prototypes ranging 

from 5,500 SF Single Family lots with 

2,600 SF Homes to Single Story Attached 

Homes at 950 SF define the for-sale market. 

Apartments constructed at a condominium 
specification are also included with a range 

of 750-1,200 SF. There is a diversity of 

housing options within the community that 

appeal to a large demographic and wide 
variety of income buyers.  Current Market 
speculation is that about 20% of the buyers 

will be local homeowners, with the 80% 

balance anticipated for out of town buyers. 
 

These buyers are anticipated to come from the large sophisticated population of engineers and skilled tradesmen related 

to the aeronautical and high-tech engineering involvements in the Mojave and Kern County Area. Northrup Grumman, 

Tesla, Space X, Edwards Air Force Base, NASA and numerous other engineering affiliations all have regional involvements 

with high paid and affluent employees. Tehachapi provides a cooler environment to live in within closer proximity 

to these employment centers, and has reflected a strong market for young family and millennial buyers.  The recent 

opening of the Adventist Regional Hospital in Tehachapi and the current construction of a Walmart store are strong 

signs of the current optimism and growth in the community. The 55+ senior market is also strong and numerous 1 story 

options are presented for this age-targeted emphasis. In general, the community has been planned to appeal to the wide 

array of buyer opportunities that are prevalent in the Tehachapi area.  

 MARKET FOCUS 
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Parks and Community Amenities will be a strong part of the 
community. A hierarchy of community, neighborhood and pocket parks 
is proposed. The Central Park at an approximate 4acre size will provide 
the heart of the community and is planned to provide numerous 
active and passive park amenities. An iconic community building is 

proposed to allow gathering functions with kitchen, meeting room and 

bathrooms.  
 
 
 

 

Another large 3 acre park along Valley Boulevard 

will provide numerous active park uses and provide 

an impressive edge to the community. A variety 
of sports fields, sports courts, barbecue and social 

areas, playgrounds, garden areas and open space 
play areas are planned. A series of smaller pocket 
parks are also planned; all within a short walking 

distance of any home in the community. The 
apartment project may have an enclosed pool area 
and gym for the use of its tenants. 

Covenant Hills

 Recreational Amenities
− Community Park

Phase 6 – Village Landscape

Phase 3 – Village Landscape
Avendale

Recreational Amenities
Pocket parks

Internal courts and gardens

Neighborhood Recreation

 Pocket Parks
− Open play

− Picnic

− Seating

Street Landscape

 Village entry monuments

 Roundabouts with heritage 
Oaks

 Focal specimen trees

 Landscaped medians
 CHARACTER OVERVIEW 
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Streetscape at Sage Ranch is another significant feature 
 of the community with a strong focus to “Complete Streets” 
and to connected streets throughout the community. There 
are multiple access points to traffic access in all directions; 
planned to allow the smooth flow of traffic and not to rely 
on single access points which can create congestion. All 
streets are planned with curb separated sidewalks and tree 
lined parkways adjacent to the roads. The intent is to create 
a strong street tree character allowing abundant shade 
conditions. The vast majority of garages will be accessed 
through enhanced alley conditions, allowing architecture  
to front the streets with parallel guest parking directly in front 
of homes. Other special features will include a central theme 
road which ends in both directions from Valley Blvd and  
Pinon Street to a central park.  
 

This central theme road will have a median, 
with porch-fronting homes and special landscape 
enhancement. Another special feature is  the 
development of neighborhood roundabouts within 
the community, providing a unique and special 
character element. Special emphasis has been put 
on the design of these round-abouts to allow the 
safe and smooth flow of auto, bicycle and pedestrian 
traffic.  

Other special features include the widening of landscape 
parkways along both Valley and Pinon Street to allow more 
street trees and landscape edges. Special planning has also been 
included at perimeter edges of the community to allow deeper lot 
setbacks and landscape. 

Community Landscape

 Seasonal 
changes Phase 1 – Village Landscape

 Landscape Materials
− Arroyo influence

− Sycamores

− Pedestrian, neighborhood 
connectivity

Oak Knoll Village

Street Landscape

 Village entry monuments

 Roundabouts with heritage 
Oaks

 Focal specimen trees

 Landscaped medians

STREETSCAPE OVERVIEW
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3

L A N D  U S E  P L A N
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CENTRAL PARK
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SOCCER PARK
3.4 AC

Legend
Apartments
(All 2 Story)
18 - 20 Du/Acre | Approx. 780 - 1,300 SF
11.2 acres

Townhomes
13 Du/Acre | Approx. 1,400 - 1,550 SF
8.8 acres

Cottage Homes A
(60% 1 Story, 40% 2 Story)
11 Du/Acre | Approx. 950 - 1,500 SF
6.5 acres

Cottage Homes B
(All 1 Story)
10 Du/Acre | Approx. 950 - 1,150 SF
6.5 acres

Paired Homes
9-10 Du/Acre | Approx. 1,600 - 1,800 SF
11.5 acres

Patio Homes 36’x90’ Lots
3,200 SF Lots
SFD 9 | (Alley Loaded)
8-9 Du/Acre | Approx. 1,800 - 2,000 SF
18.9 acres

Single Family Homes
4,200 SF Lots 
SFD 7 | (Alley Loaded)
6.5-7 Du/Acre | Approx. 1,900 - 2,300 SF
20.5 acres

Single Family Homes
5,000/5,500 SF Lots 
SFD 5 
5.5 Du/Acre | Approx. 2,000 - 2,600 SF
20.9 acres

204 DU

118 DU

72 DU

66 DU

114 DU

165 DU

 138 DU

123 DU

Site Summary
Total Dwelling Units      1,000 DU
Total Site Acreage    138 Acres
Net Residential Acreage     104.8 Acres
Not including 1.0 acre Snyder Ave extension area.
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 LAND USE PLAN
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SURROUNDING LAND USE CONTEXT



 SECTION 2 

COMMUNITY 
DESIGN 
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The following criteria are required for implementation within all streets, neighborhoods and open space conditions:

1. Street chamfers (tapers) are required at all arterial and local street corners to increase landscape area and promote 
shorter road crossings. Street chamfers must extend minimum 25’ with typical 30’ from street corners. Street 
chamfers are also recommended at primary mid-block locations where pedestrian traffic prevails. 

2. Side yard Fencing setbacks from all sidewalks must be a minimum of 3’, with minimum 5’ preferred. Interim space to 
be landscaped with shrubs and trees where possible. 

3. Rear elevations within public view need to reflect enhanced detail elements, which may include enhanced window 
treatments, color accents, overhangs, balconies, and special features. 

4. All streets except private alleys shall have curb-separated sidewalks.

5. Front porches, pre-entry courtyards, and/or enhanced entry treatments are required for all homes fronting public 
streets.

6. Parking lot areas (where occur) will be screened by either low walls, hedges, and tree massing.

7. All street and perimeter setbacks are required to conform to the setback criteria listed for the building prototypes. 

8. Alleys within neighborhoods are required to have at least one tree per unit average (appropriate scale) along alley 
access conditions. 

9. Accent paving is required at significant intersections, roundabout areas, alley court conditions, and strategic 
locations with high use or visibility. 

10. Front entry garages are required to have varied setbacks, access conditions, and entry character. Mid -recess and 
deep recess garages are encouraged. No 3 car garages along the street are allowed.  All front entry garages shall 
be set back behind the front porches or behind the primary unit face a minimum of 10’.  Side-on garages are not 
allowed.

11. In back to back zero lot line conditons, a minimum 10’ building separation is required.

12. Builders are required to maintain the road system established. Up to a 5% reduction in square footage from the 
February 11, 2019 Planning Commission approval is allowable at staff level review. More than a 5% reduction will 
require Planning Commission review. There is no limit to increases in square footage. 

 NEIGHBORHOOD CRAFTING

Typical Neighborhood Layout

Back to Back Lots to break up continuous Back to Back Lots to break up continuous 
building alignmentbuilding alignment

Parkways along all local streetsParkways along all local streets

Enhanced Entries with porches, Enhanced Entries with porches, 
entry courts and landscapeentry courts and landscape

Corner chamfersCorner chamfers
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VALLEY BLVD

PINON ST

6-PLEX
155’X140’
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100’X140’

4-PLEX
100’X140’

COTTAGE  HOMES B

TOWNHOMESCOTTAGE HOMES A

PAIRED HOMES

PAIRED HOMES
APARTMENTS

APARTMENTS

PATIO HOMES

PATIO HOMES

PATIO HOMES

SFD 5
50’/55’X100’

SFD 5
50’/55’X100’

SFD 5
50’/55’X100’

SFD 5
50’/55’X100’

SFD 7
42’X100’

SFD 7
42’X100’

SFD 7
42’X100’

A

C

C

CC

C

B

B B

B

B

B

B

B

B

B

B

A

A

A

C

C

CC

C

B

B B

B

B

B

B

A

A

NEIGHBOR-
HOOD 
PARK

0.6 AC

4-PLEX
125’X100’

6-PLEX
125’X150’

GARDEN 
PARK

0.6 AC

POCKET
PARK

CITY
WELL
SITE

CENTRAL PARK
3.8 AC

POCKET 
PARK

POCKET 
PARK

36’X 90’

POCKET PARK

PLAZA PARK

Product Criteria
Lot Sizes    36’ x 90’ Lots Min. 

(measured to CL of alley)
Plan SF Range   1800 – 2000 SF
Floor Plans   3
Approximate Net Density 9 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 500 SF / Unit
Porch Conditions  Min. 67% Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback 10’ Min.
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition 
    (w/ reciprocal use easement)
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2-3) proposed per floor plan
    

SCALE: 1”=30’TYPICAL 4 LOT CONDITION

PLAN 2 PLAN 2

FLIPPED UNITS REQUIRE
ADDITIONAL 5’

PLAN 1PLAN 3

PATIO HOMES
PATIO HOMES

Product Criteria
Lot Sizes (Variable)  50’/55’ x 100’ Lots Min. 
    1/3 of units to be 55’ wide
Plan SF Range   2000 – 2600 SF (1 and 2 Story)
Floor Plans   4
Approximate Net Density 5-6 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages Min. per Unit 

I guest per unit on street parking 
Yard/Patio Area  Min. 1000 SF / Unit
Porch Conditions  Min. 50% Front Porches 

Setbacks
Front to Back of Sidewalks 12’ Min.
Side to Back of Sidewalks 10’ Min.
Rear Setbacks   15’ Min., 20’ preferred
    10’ Min. to rear garage
Between Buildings  10’ Min. 
Corner/ Street Side  12’ Min.
Garage Setback   18’ Min. varied garage setbacks are required
   

Architectural Styles Varied styles (2) proposed per floor plan
    Rear elevations to reflect enhanced conditions

SCALE: 1”=30’TYPICAL 4 LOT CONDITION

SINGLE FAMILY DETACHED  5,000/5,500SF
SFD 5  50/55 X 100’ LOTS

Product Criteria
Building Types   3
Plan SF Range   950 – 1150 SF
Approximate Net Density 10 DU/Acre
Building Height  1 Story 25’ Maximum
    All homes are 1 story
Parking    1 garage per 1 br unit
    2 garages per 2/3 br units 
    1.75 covered parking ratio min.

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / Unit
Porch Conditions  Min. 50% Front Porches 

Setbacks
Front to Back of Sidewalks 8’ Min. 10’ Preferred
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   25’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
    All Units are alley loaded

Architectural Styles Varied styles (2) proposed per 
building plex. 3 floor plans anticipated

TYPICAL 4-PLEX TYPICAL 6-PLEX
SCALE: 1”=40’ SCALE: 1”=40’

BUNGALOW HOMES
COTTAGE HOMES B

Product Criteria
Building Types   2 (3-plex and 4-plex)
Plan SF Range   1400 – 1550 SF
Approximate Net Density 13 DU/Acre
Building Height  2 story 35’ maximum
Parking    2 garages per Unit/ 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / Unit
Porch Conditions  No porches required
    Entry courtyards are required

Setbacks
Front to Back of Sidewalks 10’ min.
Side to Back of Sidewalks 8’ min. 10’ Preferred
Between Buildings  
Side to Side   15’ min. 20’ Preferred
Front to Front   30’ min.
Corner/ Street Side  10’ min.
Garage Setback (Apron) 3’ min. 5’ maximum
   ` All TH’s are alley loaded

Architectural Styles Varied styles (2-3) proposed per 
building plex. 3 floor plans anticipated

TYPICAL 8-PLEX SCALE: 1”=40’

TOWNHOMES
TOWNHOMES
Product Criteria
Building Types  (Each with 6 units)   
Plan SF Range   750 – 1300 SF
Approximate Net Density 18 DU/Acre (2 Story Height)
Building Height  2 Story Maximum
Parking    1.5 Attached Carport Min. per Unit 

.5 guest per unit on street parking
Patio/ Courtyard Area  Min. 150 SF / Unit Ground Floor
Balcony Area   Min. 80 SF / Unit Second Floor
Porch Conditions  not required 

Setbacks
Front to Back of Sidewalks 10’ Min. 
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   30’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All plexes are alley loaded

Architectural Styles Singular style proposed with color/material variation.
    4 floor plans anticipated

TYPICAL “B” 6-PLEX
1/2/3 BEDROOMS UNITS

SCALE: 1”=40’

APARTMENTS / CONDOMIMIUMSAPARTMENTS / CONDOMINIUMS

Product Criteria
Lot Sizes    4 Plex   100’ x 140’
    6 Plex   155’ x 140’ 
Plan SF Range   1600 – 1800 SF
Floor Plans   3
Approximate Net Density 10 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 300 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 10’ Min.
Side to Back of Sidewalks Building at 10’ Min.,
    Porch at 5’ Min.
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   30’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2) proposed per floor plan
    

SCALE: 1”=40’TYPICAL 4-PLEX

COURT HOMESPAIRED HOMES

Product Criteria
Lot Sizes    42’ x 100’ Lots Min. 

(measured to CL of alley)
Plan SF Range   1900 – 2300 SF
Floor Plans   3
Approximate Net Density 7 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 800 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback at 10’
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition allowed
    (w/ reciprocal use easement)
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2) proposed per floor plan
    

SCALE: 1”=30’TYPICAL 4 LOT CONDITION

SINGLE FAMILY DETACHED 4,200 SF

SFD 7  42 X 100’ LOTS

ENTRY COURTYARDS/

ENTRY
COURTYARDS/
PATIO
AREAS, TYP.

PLAN 1PLAN 2PLAN 3
(2 STORY)

PLAN 1PLAN 2PLAN 3
(2 STORY)

88' MIN.

14
5'

 M
IN

.

PASEO

14
5'

119' MIN.
PASEO

Product Criteria
Building Types   4 
Plan SF Range   950 – 1500 SF
Approximate Net Density 11 DU/acre
Building Height  2 story 35’ maximum
    Approx. 60% 1 story units and 
    40% 2 story units
Parking    1 garage per 1 br units
    2 garages per 2/3 br units 
    1.75 covered parking ratio min.

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / unit
Porch Conditions  Min. 50% front porches  

Setbacks
Front to Back of Sidewalks 8’ min. 10’ preferred
Side to Back of Sidewalks 8’ min. 10’ preferred
Between Buildings  
Side to Side   15’ min. 20’ preferred
Front to Front   30’ min.
Corner/ Street Side  10’ min.
Garage Setback (Apron) 3’ min.,  5’ maximum
    All units are alley loaded

Architectural Styles Varied styles (2) proposed per 
building plex. 3 floor plans anticipated

SCALE: 1”=40’TYPICAL 6-PLEXTYPICAL 4-PLEX

COTTAGE COTTAGE HOMES A

Legend
Apartments
(All 2 Story)
18 - 20 Du/Acre | Approx. 780 - 1,200 SF
11.2 acres

Townhomes
13 Du/Acre | Approx. 1,250 - 1,550 SF
8.8 acres

Cottage Homes A
(60% 1 Story, 40% 2 Story)
11 Du/Acre | Approx. 950 - 1,400 SF
6.5 acres

Cottage Homes B
(All 1 Story)
10 Du/Acre | Approx. 950 - 1,150 SF
6.5 acres

Paired Homes
9-10 Du/Acre | Approx. 1,650 - 1,850 SF
11.5 acres

Patio Homes 36’x90’ Lots
3,200 SF Lots
SFD 9 | (Alley Loaded)
8-9 Du/Acre | Approx. 1,850 - 2,050 SF
18.9 acres

Single Family Homes
4,200 SF Lots 
SFD 7 | (Alley Loaded)
6.5-7 Du/Acre | Approx. 1,900 - 2,300 SF
20.5 acres

Single Family Homes
5,000/5,500 SF Lots 
SFD 5 
5.5 Du/Acre | Approx. 2,000 - 2,500 SF
20.9 acres

204 DU

117 DU

72 DU

66 DU

114 DU

165 DU

 139 DU

123 DU

Site Summary
Total Dwelling Units      1,000 DU
Total Site Acreage    138 Acres
Net Residential Acreage 104.8 Acres
Not including 1.0 acre Snyder Ave extension area.
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The Site Plan was developed to provide the allocation of 8 different housing prototypes allowing a varied mix of buyer 
opportunities within a neighborhood structure. An appropriately scaled block form is developed that complies with the 
ZoningT4 Zone Neighborhood Standards, allowing great connectivity within groupings of diverse neighborhoods.  

A hierarchy of parks is planned to comply with the Pedestrian Shed criteria in which all homes are within a quarter mile 
of a park/civic use. Parks are also diverse in character to provide a multiple of community amenities and activities. All 
neighborhoods are required to tie into adjacent park and streetscape conditions to provide a seamless community 
context. 

 SITE PLAN
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The circulation planning for Sage Ranch follow New Urbanist Principles while allowing 12 varied connections to adjacent 
street systems and thereby allowing a connected street system and alleviation of traffic concerns. The Hierarchy of 
streets includes a Central enhanced Avenue as a primary entry into the community and leading to the Central Park 
from both Perimeter Arterials Valley Blvd and Pinon Street. Secondary local streets throughout the project typically 
provide parallel parking on both sides with direct access to fronting homes accessed from alleys. Roundabouts were also 
incorporated into the street system at strategic locations to provide safe flow of traffic and act as an iconic community 
statement.  Each neighborhood block is required to maintain the road system and standards designed, although lot and 
alley conditions within the block format may be revised pending new lot criteria. Up to a 5% reduction in square footage 
from the February 11, 2019 Planning Commission approval is allowable at staff level review. More than a 5% reduction 
will require Planning Commission review. There is no limit to increases in square footage.

 CIRCULATION PLAN



TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA Section 2Page 18

D D E S I G N    E S I G N    GG U I D E L I N E S U I D E L I N E S

 STREETSCAPE 

12.0

90.0

STREET
MEDIAN

* FRONTING
HOMES
VARIES8.0

TRAVEL

20.0
LANDSCAPE/
PARKING

6.0

SIDEWALK
SETBACK
10' MIN.

60.0**

7.0 20.0
SIDEWALK TRAVEL

RIGHT OF WAY

LANDSCAPE

* VARIES

LOCAL ROAD SECTION

8.0
PARKING

8.0 24.0 20.0
STREET MEDIAN

6.0

SIDEWALK

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

8.0
PARKING

CENTRAL AVENUE
RIGHT OF WAY

PLANTER

6.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

24.0 7.0
PLANTER

6.0

SIDEWALK

7.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

128.0
ULTIMATE RIGHT OF WAY

5.06.0 68.0

99.0

SIDEWALKLANDSCAPE TRAVEL

VARIES8.0
LANDSCAPE

6.0

SIDEWALK
SETBACK
10' MIN.

MINOR ARTERIAL - PINON ST
ULTIMATE RIGHT OF WAY

* FRONTING
HOMES
VARIES
SETBACK
10' MIN.

5.0
LANDSCAPETRAVEL

20.08.0
LANDSCAPE/
PARKING

6.0

SIDEWALK

5.0
LANDSCAPE

6.0
LANDSCAPE

7.0

LANDSCAPE
SIDEWALK36.0

* VARIES

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

EXISTING EDGE
CONDITION

WALL*
VARIES (TBD)

WALL
VARIES (TBD)

WALL*
VARIES (TBD)

(NOTE: ROW WIDENING BY 9'-0" ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS)
DEVELOPER RESPONSIBILITY TO BUILD 12 MAJOR ARTERIAL DIMENSION PLUS 10' FOR A TOTAL OF 65'

11.0

EXISTING

TRAVEL

TYPICAL ALLEY SECTION

28' MIN. BLDG.
SEPARATION

25' MIN. CLEAR TO SKY

APRON
16.02.0

TYPICAL 2' ROLLED
CURB BOTH SIDES

4.0 2.0 4.0
APRON

MAX. 18" OVERHANG
MIN. 4' DRIVEWAY
APRON OR LANDSCAPE
POCKET

5.0 5.0

CENTER OF DRIVE
LANE TO REFLECT
CROWN GRADING

CONDITION

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

TREES PLANTED
MIN. 30' ON CENTER
(PROJECT SIDE ONLY)

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*SOME APRONS MAY
  ALLOW PARKING WITH
  MINIMUM 18' DRIVEWAY

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

10.0
SHOULDER/
BIKE LANE

DRIVE AISLE DRIVE AISLE

10.0
SHOULDER/
BIKE LANE

**55' R.O.W. WITH SIDEWALK
   ON 1 SIDE ONLY.  OCCURS ON
   EAST PROPERTY EDGE ONLY

110.0
CITY STANDARD RIGHT OF WAY

24.0 20.0 24.0
DRIVE AISLE DRIVE AISLE

90.0
CITY STANDARD RIGHT OF WAY

STREET MEDIAN

12.0

90.0

STREET
MEDIAN

* FRONTING
HOMES
VARIES8.0

TRAVEL

20.0
LANDSCAPE/
PARKING

6.0

SIDEWALK
SETBACK
10' MIN.

60.0**

7.0 20.0
SIDEWALK TRAVEL

RIGHT OF WAY

LANDSCAPE

* VARIES

LOCAL ROAD SECTION

8.0
PARKING

8.0 24.0 20.0
STREET MEDIAN

6.0

SIDEWALK

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

8.0
PARKING

CENTRAL AVENUE
RIGHT OF WAY

PLANTER

6.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

24.0 7.0
PLANTER

6.0

SIDEWALK

7.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

128.0
PROPOSED RIGHT OF WAY

5.06.0 68.0

99.0

SIDEWALKLANDSCAPE TRAVEL

VARIES8.0
LANDSCAPE

6.0

SIDEWALK
SETBACK
10' MIN.

MINOR ARTERIAL - PINON ST
RIGHT OF WAY

* FRONTING
HOMES
VARIES
SETBACK
10' MIN.

5.0
LANDSCAPETRAVEL

20.08.0
LANDSCAPE/
PARKING

6.0

SIDEWALK

5.0
LANDSCAPE

6.0
LANDSCAPE

7.0

LANDSCAPE
SIDEWALK36.0

* VARIES

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

EXISTING EDGE
CONDITION

WALL*
VARIES (TBD)

WALL
VARIES (TBD)

WALL*
VARIES (TBD)

(NOTE: ROW WIDENING BY 9'-0" ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS)
DEVELOPER RESPONSIBILITY TO BUILD 12 MAJOR ARTERIAL DIMENSION PLUS 10' FOR A TOTAL OF 65'

11.0
65.0

DEVELOPER RESPONSIBILITY

EXISTING

TRAVEL

TYPICAL ALLEY SECTION

28' MIN. BLDG.
SEPARATION

25' MIN. CLEAR TO SKY

APRON
16.02.0

TYPICAL 2' ROLLED
CURB BOTH SIDES

4.0 2.0 4.0
APRON

MAX. 18" OVERHANG
MIN. 4' DRIVEWAY
APRON OR LANDSCAPE
POCKET

5.0 5.0

CENTER OF DRIVE
LANE TO REFLECT
CROWN GRADING

CONDITION

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

TREES PLANTED
MIN. 30' ON CENTER
(PROJECT SIDE ONLY)

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*SOME APRONS MAY
  ALLOW PARKING WITH
  MINIMUM 18' DRIVEWAY

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

10.0
SHOULDER/
BIKE LANE

DRIVE AISLE DRIVE AISLE

10.0
SHOULDER/
BIKE LANE

**55' R.O.W. WITH SIDEWALK
   ON 1 SIDE ONLY.  OCCURS ON
   EAST PROPERTY EDGE ONLY

12.0

90.0

STREET
MEDIAN

* FRONTING
HOMES
VARIES8.0

TRAVEL

20.0
LANDSCAPE/
PARKING

6.0

SIDEWALK
SETBACK
10' MIN.

60.0**

7.0 20.0
SIDEWALK TRAVEL

RIGHT OF WAY

LANDSCAPE

* VARIES

LOCAL ROAD SECTION

8.0
PARKING

8.0 24.0 20.0
STREET MEDIAN

6.0

SIDEWALK

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

8.0
PARKING

CENTRAL AVENUE
RIGHT OF WAY

PLANTER

6.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

24.0 7.0
PLANTER

6.0

SIDEWALK

7.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

128.0
ULTIMATE RIGHT OF WAY

5.06.0 68.0

99.0

SIDEWALKLANDSCAPE TRAVEL

VARIES8.0
LANDSCAPE

6.0

SIDEWALK
SETBACK
10' MIN.

MINOR ARTERIAL - PINON ST
ULTIMATE RIGHT OF WAY

* FRONTING
HOMES
VARIES
SETBACK
10' MIN.

5.0
LANDSCAPETRAVEL

20.08.0
LANDSCAPE/
PARKING

6.0

SIDEWALK

5.0
LANDSCAPE

6.0
LANDSCAPE

7.0

LANDSCAPE
SIDEWALK36.0

* VARIES

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

EXISTING EDGE
CONDITION

WALL*
VARIES (TBD)

WALL
VARIES (TBD)

WALL*
VARIES (TBD)

(NOTE: ROW WIDENING BY 9'-0" ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS)
DEVELOPER RESPONSIBILITY TO BUILD 12 MAJOR ARTERIAL DIMENSION PLUS 10' FOR A TOTAL OF 65'

11.0

EXISTING

TRAVEL

TYPICAL ALLEY SECTION

28' MIN. BLDG.
SEPARATION

25' MIN. CLEAR TO SKY

APRON
16.02.0

TYPICAL 2' ROLLED
CURB BOTH SIDES

4.0 2.0 4.0
APRON

MAX. 18" OVERHANG
MIN. 4' DRIVEWAY
APRON OR LANDSCAPE
POCKET

5.0 5.0

CENTER OF DRIVE
LANE TO REFLECT
CROWN GRADING

CONDITION

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

TREES PLANTED
MIN. 30' ON CENTER
(PROJECT SIDE ONLY)

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*SOME APRONS MAY
  ALLOW PARKING WITH
  MINIMUM 18' DRIVEWAY

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

10.0
SHOULDER/
BIKE LANE

DRIVE AISLE DRIVE AISLE

10.0
SHOULDER/
BIKE LANE

**55' R.O.W. WITH SIDEWALK
   ON 1 SIDE ONLY.  OCCURS ON
   EAST PROPERTY EDGE ONLY

110.0
CITY STANDARD RIGHT OF WAY

24.0 20.0 24.0
DRIVE AISLE DRIVE AISLE

90.0
CITY STANDARD RIGHT OF WAY

STREET MEDIAN

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

CENTRAL AVENUE

MINOR ARTERIAL - PINON ST

NOTE:  1)  ROW WIDENING BY 9’0” ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS
            2) UPDATED 7/22/20 TO REFLECT TRAVEL LANES AND ON-STREET BIKE LANES BOTH SIDES

NOTE:  1)  ROW WIDENING BY 9’0” ON NORTH SIDE FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS
            2) UPDATED 9/14/20 TO REFLECT CENTRAL MEDIAN



TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA Section 2Page 19

D D E S I G N    E S I G N    GG U I D E L I N E S U I D E L I N E S

 STREETSCAPE

12.0

90.0

STREET
MEDIAN

* FRONTING
HOMES
VARIES8.0

TRAVEL

20.0
LANDSCAPE/
PARKING

6.0

SIDEWALK
SETBACK
10' MIN.

60.0**

7.0 20.0
SIDEWALK TRAVEL

RIGHT OF WAY

LANDSCAPE

* VARIES

LOCAL ROAD SECTION

8.0
PARKING

8.0 24.0 20.0
STREET MEDIAN

6.0

SIDEWALK

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

8.0
PARKING

CENTRAL AVENUE
RIGHT OF WAY

PLANTER

6.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

24.0 7.0
PLANTER

6.0

SIDEWALK

7.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

128.0
PROPOSED RIGHT OF WAY

5.06.0 68.0

99.0

SIDEWALKLANDSCAPE TRAVEL

VARIES8.0
LANDSCAPE

6.0

SIDEWALK
SETBACK
10' MIN.

MINOR ARTERIAL - PINON ST
RIGHT OF WAY

* FRONTING
HOMES
VARIES
SETBACK
10' MIN.

5.0
LANDSCAPETRAVEL

20.08.0
LANDSCAPE/
PARKING

6.0

SIDEWALK

5.0
LANDSCAPE

6.0
LANDSCAPE

7.0

LANDSCAPE
SIDEWALK36.0

* VARIES

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

EXISTING EDGE
CONDITION

WALL*
VARIES (TBD)

WALL
VARIES (TBD)

WALL*
VARIES (TBD)

(NOTE: ROW WIDENING BY 9'-0" ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS)
DEVELOPER RESPONSIBILITY TO BUILD 12 MAJOR ARTERIAL DIMENSION PLUS 10' FOR A TOTAL OF 65'

11.0
65.0

DEVELOPER RESPONSIBILITY

EXISTING

TRAVEL

TYPICAL ALLEY SECTION

28' MIN. BLDG.
SEPARATION

25' MIN. CLEAR TO SKY

APRON
16.02.0

TYPICAL 2' ROLLED
CURB BOTH SIDES

4.0 2.0 4.0
APRON

MAX. 18" OVERHANG
MIN. 4' DRIVEWAY
APRON OR LANDSCAPE
POCKET

5.0 5.0

CENTER OF DRIVE
LANE TO REFLECT
CROWN GRADING

CONDITION

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

TREES PLANTED
MIN. 30' ON CENTER
(PROJECT SIDE ONLY)

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*SOME APRONS MAY
  ALLOW PARKING WITH
  MINIMUM 18' DRIVEWAY

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

10.0
SHOULDER/
BIKE LANE

DRIVE AISLE DRIVE AISLE

10.0
SHOULDER/
BIKE LANE

**55' R.O.W. WITH SIDEWALK
   ON 1 SIDE ONLY.  OCCURS ON
   EAST PROPERTY EDGE ONLY

50.0

7.0 20.0

SIDEWALK
TRAVEL

RIGHT OF
WAY

LANDSCAPE

* VARIES
SETBACK
10' MIN.

LOCAL ROAD SECTION

8.0
PARKING

5.0
LANDSCAPE

SIDEWALK28.0

* VARIES
SETBACK
8' MIN.
10'
PREFERRED

5.0 5.0

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

ALTERNATIVE TYPICAL STREET EDGE CONDITION

60.0

7.0 20.0

SIDEWALK
TRAVEL

RIGHT OF WAY

LANDSCAPE
* VARIES 8.0

PARKING

7.0

36.0

5.0

PRIVACY FENCEPRIVACY FENCE

SIDEWALK
SETBACK
3' MIN.
5' TYPICAL

SETBACK
8' MIN.
10' PREFERRED

LANDSCAPE

VARIES* VARIES5.0

*APPLIES PRIMARILY TO FRONT LOADED SFD
  CONDITIONS AND ALLEY SFD  ADJACENT
  TO LOCAL ROAD CONDITIONSVARIES

SETBACK
3' MIN.
5' TYPICAL

SETBACK
8' MIN.
10' PREFERRED

8.0
PARKING

12.0

90.0

STREET
MEDIAN

* FRONTING
HOMES
VARIES8.0

TRAVEL

20.0
LANDSCAPE/
PARKING

6.0

SIDEWALK
SETBACK
10' MIN.

60.0**

7.0 20.0
SIDEWALK TRAVEL

RIGHT OF WAY

LANDSCAPE

* VARIES

LOCAL ROAD SECTION

8.0
PARKING

8.0 24.0 20.0
STREET MEDIAN

6.0

SIDEWALK

MAJOR ARTERIAL - VALLEY BLVD ROAD SECTION

8.0
PARKING

CENTRAL AVENUE
RIGHT OF WAY

PLANTER

6.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

24.0 7.0
PLANTER

6.0

SIDEWALK

7.0
PLANTER

* 10.0 MIN.
SETBACK
TO BLDG

128.0
PROPOSED RIGHT OF WAY

5.06.0 68.0

99.0

SIDEWALKLANDSCAPE TRAVEL

VARIES8.0
LANDSCAPE

6.0

SIDEWALK
SETBACK
10' MIN.

MINOR ARTERIAL - PINON ST
RIGHT OF WAY

* FRONTING
HOMES
VARIES
SETBACK
10' MIN.

5.0
LANDSCAPETRAVEL

20.08.0
LANDSCAPE/
PARKING

6.0

SIDEWALK

5.0
LANDSCAPE

6.0
LANDSCAPE

7.0

LANDSCAPE
SIDEWALK36.0

* VARIES

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

EXISTING EDGE
CONDITION

WALL*
VARIES (TBD)

WALL
VARIES (TBD)

WALL*
VARIES (TBD)

(NOTE: ROW WIDENING BY 9'-0" ON BOTH SIDES FROM CITY STANDARD - TO ALLOW ENHANCED LANDSCAPE EDGE CONDITIONS)
DEVELOPER RESPONSIBILITY TO BUILD 12 MAJOR ARTERIAL DIMENSION PLUS 10' FOR A TOTAL OF 65'

11.0
65.0

DEVELOPER RESPONSIBILITY

EXISTING

TRAVEL

TYPICAL ALLEY SECTION

28' MIN. BLDG.
SEPARATION

25' MIN. CLEAR TO SKY

APRON
16.02.0

TYPICAL 2' ROLLED
CURB BOTH SIDES

4.0 2.0 4.0
APRON

MAX. 18" OVERHANG
MIN. 4' DRIVEWAY
APRON OR LANDSCAPE
POCKET

5.0 5.0

CENTER OF DRIVE
LANE TO REFLECT
CROWN GRADING

CONDITION

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

TREES PLANTED
MIN. 30' ON CENTER
(PROJECT SIDE ONLY)

REFER TO
NEIGHBORHOOD
PROTOTYPES
FOR
MINIMUM
SETBACKS

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*EDGE CONDITION VARIES
 FROM 5' PRIVACY WALL
 TO 2' GARDEN WALL, TO
 ENTRY TO FRONTING HOMES

*SOME APRONS MAY
  ALLOW PARKING WITH
  MINIMUM 18' DRIVEWAY

TREES PLANTED
MIN. 30' ON CENTER

BOTH SIDES

10.0
SHOULDER/
BIKE LANE

DRIVE AISLE DRIVE AISLE

10.0
SHOULDER/
BIKE LANE

**55' R.O.W. WITH SIDEWALK
   ON 1 SIDE ONLY.  OCCURS ON
   EAST PROPERTY EDGE ONLY

Note:  Roundabout design per civil engineer

7'
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7'-0"
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-0

"

R15'-
0"

MIN. 25'-0"

5'
-0

"

M
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. 2
5'
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"

LOCAL ROAD SECTION

TYPICAL ALLEY SECTION

TYPICAL CORNER TAPER PLAN

ALTERNATIVE TYPICAL STREET EDGE CONDITION
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Signage and Monumentation Exhibits have been submitted to the City for review.  Pending 
their approval they will be submitted within the Precise Development Plan Process.

 SIGNAGE AND MONUMENTATION
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 PARKS AND OPEN SPACE

2

4

6

6
6

6

7

7

6

3

6

6

1. CENTRAL PARK
2. SOCCER PARK
3. NEIGHBORHOOD PARK 1
4. NEIGHBORHOOD PARK 2
5. APARTMENT RECREATION AREA
6. POCKET PARKS
7. PRIMARY ENTRY FEATURES
8. PRIVATE CLUBHOUSE & TENNIS COURTS

LEGEND

PINON ST

BRENTWOOD DR

WHITE OAK DR

TO CURRY ST

VALLEY BLVD

1

8

8

Parks and Community Amenities will be a strong part of the community. A hierarchy of community, neighborhood and 
pocket parks is proposed. The Central Park at an approximate 4acre size will provide the heart of the community and 
is planned to provide numerous active and passive park amenities. An iconic community building is proposed to allow 

gathering functions with kitchen, meeting room and bathrooms. 

Another large 3 acre park along Valley Boulevard will provide numerous active park uses and provide an impressive edge 

to the community. A variety of sports fields, sports courts, barbecue and social areas, playgrounds, garden areas and 

open space play areas are planned. A series of smaller pocket parks are also planned; all within a short walking distance 

of any home in the community. The apartment project shall have an enclosed pool area and gym (or equivalent facilities 

as approved by the City) for the use of its tenants. 

The parks and  community buildings will be constructed by the master developer.  Builder responsibility is to tie into edge  

conditions where applies.  The apartment amenities and clubhouse are requirements of the apartment builder.

5
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CENTRAL PARK PROGRAM
3.8 ACRES

• COMMUNITY CLUBHOUSE - 3,500 SF
• INFORMATION CENTER
• LOUNGE AREA
• KITCHEN
• GYM / YOGA
• MEETING ROOM
• GAME ROOM

• POOL /JACUZZI
• CENTRAL PLAZA / EVENTS AREA
• PLAYGROUND
• SPORTS COURTS (2)
• TENNIS COURTS (2)
• OPEN MEADOW
• AMPHITHEATER / BANDSTAND
• FOUNTAIN PLAZA
• FRUIT ORCHARD
• PERIMETER PARKING - 60 STALLS

SOCCER PARK PROGRAM
3.4 ACRES

• SOCCER FIELDS (2)
• ENTRY PLAZA
• TRELLIS/BATHROOM AREA (2)
• PICNIC AREAS / SEATING
• CORN HOLE (2)
• PARKING - 36 STALLS
• DETENTION BASIN (2.5 ACRES)

COVERED LOGGIA

DATE:  03 OCTOBER 2018
JOB NO. 18030

SAGE RANCH
TEHACHAPI, CA

SITE PLAN

NORTH
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TREE BOSQUE

POOL
50’X75’

CLUBHOUSE

SPORTS
COURTS

CHILDREN’S
PLAY AREA

70’X70’

R7 R9

R7

R7

DATE:  03 OCTOBER 2018
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NORTH

00 50 10
0

20
0

40
0

3080 Bristol Street   Suite 650   Costa Mesa, California 92626   p 714.426.6900   www.jzmkpartners.com

A R C H I T E C T U R E        P L A N N I N G       U R B A N   D E S I G N

P    A    R    T    N    E    R    S
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TRELLIS
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 PARKS PLANS
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R7 R9

R7

R7

DATE:  03 OCTOBER 2018
JOB NO. 18030

SAGE RANCH
TEHACHAPI, CA

SITE PLAN
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P    A    R    T    N    E    R    S

NEIGHBORHOOD PARK 1
COMMUNITY GARDEN
0.4 ACRES

PARK PROGRAM
• COMMUNITY GARDEN
• VARIOUS RAISED FARM PLOTS
• FARM SHEDS

• EQUIPMENT / SUPPLY STORAGE
• SHADE AREAS
• SEATING
• PRODUCE STAND

• SPECIMEN SHADE TREES

WEDDING
LAWN

LAWN

GAZEBO

PARK PROGRAM
• ENHANCED LANDSCAPE
   GARDEN CONCEPT 
• OPEN GAZEBO
• LAWN / EVENTS AREA
• ROSE GARDENS
• SEATING AREAS

NEIGHBORHOOD PARK 2
WEDDING/PASSIVE GARDEN
0.6 ACRES

R7 R9

R7

R7

DATE:  03 OCTOBER 2018
JOB NO. 18030

SAGE RANCH
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SITE PLAN

NORTH
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P    A    R    T    N    E    R    S

POOL
40’X60’

PLAYGROUND/
GARDEN

REC
BLDG

PARK PROGRAM
• REC/LEASING BLDG - 2,000 SF

• LOUNGE AREA
• LEASING OFFICE
• SMALL KITCHEN
• MEETING ROOM
• SMALL GYM

• POOL - 40’X 60’
• JACUZZI
• BBQ
• GARDEN AREA / PLAYGROUND

APARTMENT RECREATION AREA
(PRIVATE TO APARTMENTS)
0.6 ACRES

 PARKS PLANS
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DATE:  08 OCTOBER 2019
JOB NO. 18030

SAGE RANCH
TEHACHAPI, CA

CLUBHOUSE SITE PLAN

NORTH
3080 Bristol Street   Suite 650   Costa Mesa, California 92626   p 714.426.6900   www.jzmkpartners.com
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P    A    R    T    N    E    R    S

00 10 20 40

 COMMUNITY BUILDING

Conceptual Community Building Farmhouse Design

COMMUNITY 
BUILDING

SIDEWALK

SI
D

E
W

A
LK

Commmunity Building Design CriteriaCommmunity Building Design Criteria

Front to Back of Sidewalk 8’ Min. To Covered PorchFront to Back of Sidewalk 8’ Min. To Covered Porch

   15’ Min to Face of Building    15’ Min to Face of Building 

Side to Back of Sidewalk 8’ min. 10’ PreferredSide to Back of Sidewalk 8’ min. 10’ Preferred

Side to Plaza or Park Edge 8’ Min. Side to Plaza or Park Edge 8’ Min. 

Building Height  1 Story with Barn Ht. preferredBuilding Height  1 Story with Barn Ht. preferred

   2 Story allowed.  35’ Ht. Maximum   2 Story allowed.  35’ Ht. Maximum

Parking Criteria   4 Spaces for every 1000 SFParking Criteria   4 Spaces for every 1000 SF

   Parking required directly in   Parking required directly in

   Front - or adjacent street parallel   Front - or adjacent street parallel
   parking within 200’ of building.    parking within 200’ of building. 

Architecture Style  1 Singular StyleArchitecture Style  1 Singular Style

   Farmhouse Architecture Preferred.    Farmhouse Architecture Preferred. 
   Other styles within Guidelines   Other styles within Guidelines
   Style criteria are allowed   Style criteria are allowed
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 SUSTAINABLE PRINCIPLES
A Responsible Sustainable Approach will be applied 
to all elements of the Sage Ranch Community. In 
compliance with state standards; all Single-Family 
homes will have PV roof panels, with Attached homes 
having shared energy panels. All homes will respect 
smart house principals with energy savings devices, 
systems controls, and efficiency components. Water 
consumption will be reduced for parks and open 
space areas with reclaimed water connections to 
nearby non-potable water systems. Low flow irrigation 
technologies and drought tolerant landscaping will 
be promoted. Local materials will be sourced, with 
reclaimed materials promoted. Trash recycling will be 
included as a community standard with separate bins 
and receptacles. The end result will be a community  
with a strong emphasis on conservation and sustainability 
with lower power, energy and water consumption. 

*Example photo for Design intent
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 LIGHTING
Lighting Guidelines

Lighting requirements must comply with the zoning code item 4.4-.090 Lighting and code 4.50.080 Parking Lot Lighting 
– as listed below. They must also take into consideration provisions as indicated in the City of Tehachapi Subdivision and 
Development Standards, and The Greater Tehachapi Area Specific & Community Plan. (Primarily related to Dark /Skies 
development principles) The Sage Ranch EIR also reflects adherence to Dark Sky principles to be taken into consideration. 
 Additional requirement specific to Sage Ranch are also listed below the code requirements:

4.40.090 Lighting
A. Purpose and Intent
1. This section provides standards for outdoor lightning of non-residential uses to minimize light and glare on adjacent 
properties. (we assume this relates to parks, open spaces and streetscapes at Sage Ranch) 
2. The intent of these standards is to limit outdoor lighting the minimum necessary for safety and security.

B. Development Standards

1. Fixture Height
a) Outdoor light fixtures shall be limited to 20 feet height.
b) The Review Authority may approve a fixture in excess of 20 feet if it determines that the additional height will provide 
lighting that complies with City standards.

2. Fixture Energy-efficiency. Outdoor lighting shall utilize energy-efficient (high pressure sodium, low pressure sodium, 
hard wired compact florescent, or other lighting technology that is of equal or greater energy efficiency) fixture lamps. 

3. Light and Glare
a) Lighting fixtures shall be shielded or recessed to minimize light bled to adjoining properties, by ensuring that the light 
source (e.g., bulb, etc.) is not visible from off the site and confining glare and reflections within the boundaries of the site 
to the maximum extend feasible. 
b) Each light fixture shall be directed downward and away from adjoining properties and public rights of way, so that no 
on-site light fixture directly illuminates an area off the site. 
c) Illumination levels shall comply with City standards. 

4.50.080 Development and Maintenance of Parking Lots
E. Parking Lot Lighting
1. Any lighting used to illuminate a parking lot shall be directed and shielded as to not illuminate surrounding properties. 
2. Light standards shall be in scale with the project setting; however in no case shall light standards exceed 20 feet in 
height measured from top of grade to the highest point of the equipment. In instances where it can be established that 
additional height is required for health and safety reasons, an additional five feet in height is allowed subject to review 
and approval by the Director. (DRC)
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Sage Ranch Project Specific Lighting Guidelines

Design Principles
Lighting is an important element contributing to the identity and unity of the community. Lighting design shall maintain 
a consistent character throughout all levels that reflect the Mountain Town Vernacular or Farmhouse character that Sage 
Ranch aspires to. 
Pedestrian Walkways and building entries should be illuminated to provide for pedestrian orientation and to clearly 
identify a secure route between streets and parking areas and points of entries.

Sage Ranch Lighting Guidelines
1. Location and Design of lighting fixtures require the review and approval of the DRC and must comply with city 

standards.
2. Alley lighting will rely on building lighting and will not require any pole lighting, unless within internal open 

spaces or near pedestrian connections.
3. All vehicular circulation and parking lot lighting shall have zero cut-off fixtures. (the lens is not visible from any 

angle)
4. Pole bases in planted areas shall not be higher than 6 inches above grade. 
5. Building walkways and entries may be lit with soffit, bollard, step or comparable lighting.
6. Step or bollard lighting shall be used to clearly illuminate level changes and handrails for stairs or ramps. 
7. Bollard heights shall not exceed 42” in height.
8. Courtyards and seating areas shall be lighted to promote pedestrian safety and use. A variety of lighting may be 

used to create interest and special effects in coordination with the character and function of the area.
9. Pedestrian lighting shall be subdued LED lamps.

Avoid un-shielded light fixtures Full cut-off lighting www.iesna.org

The term “Cutoff” first entered the
lighting vocabulary in 1937, as a

way to describe a “shielding reflector” for
streetlighting. It has also been used to
describe the angle of cutoff in recessed
luminaires. For many years, it signified
sharp glare control, but was not precise-
ly quantified.

In 1972, the Roadway Lighting Com-

mittee Recommended Practice RP-8
defined “Cutoff Distribution” and “Semi-
cutoff Distribution” with restriction on
light intensities at vertical angles of 80
degrees and 90 degrees above nadir. This
was the first time outdoor luminaires
were affected by uplight control in an
IESNA published document. The
descriptions are:

Cutoff: A luminaire light distribution
where the candela per 1000 lamp
lumens does not numerically exceed 25
(2.5 percent) at an angle of 90 degrees
above nadir, and 100 (10 percent) at a
vertical angle of 80 degrees above nadir.
This applies to all lateral angles around
the luminaire.
Semicutoff: A luminaire light distribution
where the candela per 1000 lamp
lumens does not numerically exceed 50
(five percent) at an angle of 90 degrees
above nadir, and 200 (20 percent) at a
vertical angle of 80 degrees above nadir.
This applies to all lateral angles around
the luminaire.
Noncutoff: A luminaire light distribution
where there is no candela limitation in
the zone above maximum candela.

Although the wording has changed
slightly since 1972, these definitions of
uplight control have not changed in any
material way. A cutoff luminaire in 1972
is still a cutoff luminaire today. However,
there are practical subtleties that need to
be explained before we can fully appreci-
ate the differences between these three,
and to understand the new classification
of Full Cutoff.

A luminaire with a Cutoff classifica-
tion can (and often does) have some
light above 90 degrees. The definition
of Cutoff says nothing about amounts
of light above 90 degrees, but it is gen-
erally agreed that the light should be no
more than the value at 90 degrees, and
should be decreasing as the angle
increases. In fact, there could be some
measurable l ight emitted at 180
degrees (Zenith). Uplight Control is
what these definitions describe. Not
absolute values, either, since the can-
dela intensity is a proportion of the
lumen package of the lamp. 

Another generalization that can be
made about a cutoff luminaire is that it is
flirting with the limits of the classifica-
tion at 80 degrees, not at 90 degrees, and
this will usually occur in the horizontal

Although the definitions for cutoff lighting 
have remained virtually unchanged for nearly 
30 years, a new classification — full cutoff — 
has been introduced. Douglas Paulin details

the finer points of this new terminology.

FULL CUTOFF
LIGHTING:

THE BENEFITS

Full Cutoff

ALLOWS:
■ No light at 90 degrees
■ 100 cd per 1000 Lamp Lumens at 80 degrees

This article originally ran on page 54 in the April 2001 edition of LD+A. The correct illustrations
were not included with the printed article. They are included with this version.
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Trash collection at Sage Ranch will be provided almost completely by garage door pickup through alley access except in 
the Apartments, which will be serviced by trash enclosures as indicated below. Please note the following regarding trash 
collection practices:

1. Trash collection throughout the Sage Ranch Community will be provided by Waste Management (WM) and 
regulated by the Sage Ranch HOA. Trash service and recycling considerations shall be in compliance with WM 
standard policies and regulations. 

2. Organic waste will be serviced by the HOA with removal to dispersion sites. Apartment organic waste will be 
serviced by the apartment maintenance services and removed to designated organic waste collection site with 
appropriate scaled bins. 

3. Trash collection in all homes other than the apartments must be enclosed within garages and completely 
screened from view other than on scheduled collection days. 

4. Two (2) 96 gallon trash bins to be provided by Waste Management for all homes except the apartments, for 
separation of standard trash and recyclable waste.  Organic waste will be collected in consideration of front yard 
maintenance by HOA. 

5. Bins are to be located within driveways aprons in alley conditions so as not to impede drive access. Trash bins 
are required to be brought back into the garage areas during same day as the pickup schedule.

6. Trash enclosures within Apartments will be located at 8-10 locations within the apartment site at a maximum 
ratio of 30 units per enclosure. All enclosures shall endeavor to be within 200’ of each apartment garage unit. 
Trash enclosures shall have separate receptacles for standard trash and recyclable waste. 

7. One large item trash pad location will be located in the site for the use of the Sage Ranch community to discard 
large trash items. 

8. No trash enclosures are allowed along the west local street fronting the apartments. 

Note: Alternatives to trash collection at dead end alleys are to be determined. Alternatives will review both driver 
service in alley’s and bin relocation services out to the local street. 

Bin placements in residential unitsBin placements in residential units Trash enclosureTrash enclosure

Bins Shall Not Block Bins Shall Not Block 
Alleys, Thoroughfares Alleys, Thoroughfares 
During Regular Trash During Regular Trash 
Pick-Up SchedulesPick-Up Schedules

Trash and RecyclingTrash and Recycling
Receptacles to be storedReceptacles to be stored
under a covered portionunder a covered portion
of the garageof the garage

GarageGarage

 TRASH COLLECTION

NEIGHBORHOOD
PROTOTYPES
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APARTMENTS / CONDOMINIUMS

Product Criteria
Building Types  (Each with 6 units)   
Plan SF Range   750 – 1300 SF
Approximate Net Density 18 DU/Acre (2 Story Height)
Building Height  2 Story Maximum
Parking    1.5 Attached Carport Min. per Unit 

.5 guest per unit on street parking
Patio/ Courtyard Area  Min. 150 SF / Unit Ground Floor
Balcony Area   Min. 80 SF / Unit Second Floor
Porch Conditions  not required 

Setbacks
Front to Back of Sidewalks 10’ Min. 
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   30’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All plexes are alley loaded

Architectural Styles Singular style proposed with color/material variation.
    4 floor plans anticipated

154'

10
5'

 M
IN

.

INTERNAL STAIR/
ACCESS CORRIDOR

GROUND FLOOR
PATIOS.
BALCONIES
ABOVE

TYPICAL “B” 6-PLEX
1/2/3 BEDROOMS UNITS

SCALE: 1”=40’

APARTMENTS / CONDOMIMIUMS
Product Building Types  (Each with 6 units)   
Plan SF Range  780 – 1300 SF
Approximate Net Density 18 DU/Acre 
Building Height  2 Story - 35’ Height Maximum
Parking    1.5 Attached Carport 
   Min. per Unit 

.5 guest per unit 
on street parking

Patio/ Courtyard Area Min. 150 SF / Unit Ground Floor
Balcony Area  Min. 80 SF / Unit Second Floor
Porch Conditions  Not required but allowed

Setbacks
Front to Back of Sidewalks 10’ Min. 
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side  10’ Min. 15’ Preferred
Front to Front  30’ Min.
Corner/ Street Side 10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   `All plexes are alley loaded’

Architectural Styles Singular style proposed with 
   color/material variation.
   4 floor plans anticipated

15
4'

105'

ENTRY COURTYARDS/
PATIO AREAS

PLAN 1PLAN 2PLAN 2PLAN 3

14
5'

 M
IN

.

Product Criteria
Building Types   2 (3-plex and 4-plex)
Plan SF Range   1400 – 1550 SF
Approximate Net Density 13 DU/Acre
Building Height  2 story 35’ maximum
Parking    2 garages per Unit/ 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / Unit
Porch Conditions  No porches required
    Entry courtyards are required

Setbacks
Front to Back of Sidewalks 10’ min.
Side to Back of Sidewalks 8’ min. 10’ Preferred
Between Buildings  
Side to Side   15’ min. 20’ Preferred
Front to Front   30’ min.
Corner/ Street Side  10’ min.
Garage Setback (Apron) 3’ min. 5’ maximum
   ` All TH’s are alley loaded

Architectural Styles Varied styles (2-3) proposed per 
building plex. 3 floor plans anticipated

TYPICAL 8-PLEX SCALE: 1”=40’

TOWNHOMES

* Elevations are intended to reflect the intended floor plan.

TYPICAL 8-PLEX
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15
4'

105'

ENTRY COURTYARDS/
PATIO AREAS

PLAN 1PLAN 2PLAN 2PLAN 3

14
5'

 M
IN

.

Product Criteria
Building Types   2 (3-plex and 4-plex)
Plan SF Range   1400 – 1550 SF
Approximate Net Density 13 DU/Acre
Building Height  2 story 35’ maximum
Parking    2 garages per Unit/ 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / Unit
Porch Conditions  No porches required
    Entry courtyards are required

Setbacks
Front to Back of Sidewalks 10’ min.
Side to Back of Sidewalks 8’ min. 10’ Preferred
Between Buildings  
Side to Side   15’ min. 20’ Preferred
Front to Front   30’ min.
Corner/ Street Side  10’ min.
Garage Setback (Apron) 3’ min. 5’ maximum
   ` All TH’s are alley loaded

Architectural Styles Varied styles (2-3) proposed per 
building plex. 3 floor plans anticipated

TYPICAL 8-PLEX SCALE: 1”=40’

TOWNHOMES

TOWNHOMES

Product Criteria
Building Types   2 (3-plex and 4-plex)
Plan SF Range  1400 – 1550 SF
Approximate Net Density 13 DU/Acre
Building Height  2 story 35’ maximum
Parking    2 garages per Unit/ 

I guest per unit 
on street parking 

Patio/ Courtyard Area Min. 150 SF / Unit
Porch Conditions  No porches required
   Entry courtyards are required

Setbacks
Front to Back of Sidewalks 10’ min.
Side to Back of Sidewalks 8’ min. 10’ Preferred
Between Buildings  
Side to Side  15’ min. 20’ Preferred
Front to Front  30’ min.
Corner/ Street Side 10’ min.
Garage Setback (Apron) 3’ min. 8’ maximum
   All TH’s are alley loaded. Long 
   driveways may allow 
   alley parking if 18’ or longer.

Architectural Styles Varied styles (2-3) proposed per 
building plex. 3 floor plans 
anticipated

* Elevations are intended to reflect the intended floor plan.

TYPICAL 4-PLEX
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COTTAGE HOMES A

Product Criteria
Lot Sizes   4 Plex   76’ x 145’
   6 Plex 110’ x 145’
   8 Plex 142’ x 145’ 
Plan SF Range  950 – 1,500 SF
Approximate Net Density 11 DU/acre
Building Height  2 story 35’ maximum
   Approx. 60% 1 story units and 
   40% 2 story units
Parking    1 garage per 1 br units
   2 garages per 2/3 br units 
   (1.75 covered parking ratio min.)

I guest per unit on street parking 
Patio/ Courtyard Area Min. 150 SF / unit
Porch Conditions  Min. 50% front porches  

Setbacks
Front to Back of Sidewalks 8’ min. 10’ preferred
Side to Back of Sidewalks 8’ min. 10’ preferred
Between Buildings  
Side to Side  10’ min. 15’ preferred
Front to Front  30’ min.
Corner/ Street Side 10’ min.
Garage Setback (Apron) 3’ min.,  5’ maximum
   All units are alley load

Architectural Styles Varied styles (2) proposed per 
building plex. 3 floor plans
anticipated

* Elevations are intended to reflect the intended floor plan.

TYPICAL 4-PLEXTYPICAL 4-PLEX TYPICAL 6-PLEXTYPICAL 6-PLEX TYPICAL 8-PLEXTYPICAL 8-PLEX
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Product Criteria
Building Types   3
Plan SF Range   950 – 1150 SF
Approximate Net Density 10 DU/Acre
Building Height  1 Story 25’ Maximum
    All homes are 1 story
Parking    1 garage per 1 br unit
    2 garages per 2/3 br units 
    1.75 covered parking ratio min.

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 150 SF / Unit
Porch Conditions  Min. 50% Front Porches 

Setbacks
Front to Back of Sidewalks 8’ Min. 10’ Preferred
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   25’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
    All Units are alley loaded

Architectural Styles Varied styles (2) proposed per 
building plex. 3 floor plans anticipated

100'

12
5'

150'

12
5'

PLAN 2 PLAN 1A

PLAN 2A PLAN 1A

PLAN 2 PLAN 3 PLAN 1

PLAN 3A PLAN 3 PLAN 1

TYPICAL 4-PLEX TYPICAL 6-PLEX
SCALE: 1”=40’ SCALE: 1”=40’

COTTAGE HOMES B
COTTAGE HOMES B

Product Criteria
Building Types   3
Plan SF Range  950 – 1150 SF
Approximate Net Density 10 DU/Acre
Building Height  1 Story 25’ Maximum
   All homes are 1 story
Parking    1 garage per 1 br unit
   2 garages per 2/3 br units 
   (1.75 covered parking ratio min.)

I guest per unit on street parking 
Patio/ Courtyard Area Min. 150 SF / Unit
Porch Conditions  Min. 50% Front Porches 

Setbacks
Front to Back of Sidewalks 8’ Min. 10’ Preferred
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  
Side to Side  15’ Min. 20’ Preferred
Front to Front  25’ Min.
Corner/ Street Side 10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   All Units are alley loaded

Architectural Styles Varied styles (2) proposed per 
building plex. 3 floor plans anticipated

* Elevations are intended to reflect the intended floor plan.
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PAIRED HOMES

Product Criteria
Lot Sizes    4 Plex   100’ x 140’
    6 Plex   155’ x 140’ 
Plan SF Range   1600 – 1800 SF
Floor Plans   3
Approximate Net Density 10 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 300 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 10’ Min.
Side to Back of Sidewalks Building at 10’ Min.,
    Porch at 5’ Min.
Between Buildings  
Side to Side   15’ Min. 20’ Preferred
Front to Front   30’ Min.
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2) proposed per floor plan
    

100'

14
0'

PLAN 2 PLAN 1

PLAN 3 PLAN 1

PASEO

SCALE: 1”=40’TYPICAL 4-PLEX

PAIRED HOMES

Product Criteria
Lot Sizes    4 Plex  100’ x 140’
   6 Plex  155’ x 140’ 
Plan SF Range  1600 – 1800 SF
Floor Plans  3
Approximate Net Density 10 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area Min. 300 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 10’ Min.
Side to Back of Sidewalks Building at 10’ Min.,
   Porch at 5’ Min.
Between Buildings  
Side to Side  15’ Min. 20’ Preferred
Front to Front  30’ Min.
Corner/ Street Side 10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   All Units are alley loaded

Architectural Styles Varied styles (2) proposed per floor plan
    

* Elevations are intended to reflect the intended floor plan.

PLAN 3 SHOWN PLAN 1 SHOWN
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Product Criteria
Lot Sizes    36’ x 90’ Lots Min. 

(measured to CL of alley)
Plan SF Range   1800 – 2000 SF
Floor Plans   3
Approximate Net Density 9 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 500 SF / Unit
Porch Conditions  Min. 67% Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback 10’ Min.
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition 
    (w/ reciprocal use easement)
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2-3) proposed per floor plan
    

36' 36' 36' 36'5'5' 5'

PLAN 3 PLAN 2 PLAN 1PLAN 2

80
'

10
'

SCALE: 1”=30’TYPICAL 4 LOT CONDITION

PLAN 2 PLAN 2

FLIPPED UNITS REQUIRE
ADDITIONAL 5’

PLAN 1PLAN 3

PATIO HOMESPATIO HOMES  36 X 90’ LOTS

Product Criteria
Lot Sizes    36’ x 90’ Lots Min. 

(measured to CL of alley)
Plan SF Range  1800 – 2000 SF
Floor Plans  3
Approximate Net Density 9 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area Min. 500 SF / Unit
Porch Conditions  Min. 67% Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback 10’ Min.
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition 
   (w/ reciprocal use easement)
Corner/ Street Side 10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   All Units are alley loaded. Long 
   driveways may allow alley 
   parking if 18’ or longer.

Architectural Styles Varied styles (2-3) proposed 
   per floor plan

    

* Elevations are intended to reflect the intended floor plan.

PLAN 2 SHOWNPLAN 3 SHOWN PLAN 1 SHOWN
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Product Criteria
Lot Sizes    42’ x 100’ Lots Min. 

(measured to CL of alley)
Plan SF Range   1900 – 2300 SF
Floor Plans   3
Approximate Net Density 7 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area  Min. 800 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback at 10’
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition allowed
    (w/ reciprocal use easement)
Corner/ Street Side  10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   ` All Units are alley loaded

Architectural Styles Varied styles (2) proposed per floor plan
    

42'
90

'
10

'CL

SIDEWALK

PARKWAY

42' 42' 42'5' 5'

STUDIO
UNIT
ABOVE

5'

FLIPPED UNITS REQUIRE
ADDITIONAL 5'

PLAN 1 PLAN 3 PLAN 2 PLAN 1

SCALE: 1”=30’SCALE: 1”=30’TYPICAL 4 LOT CONDITIONTYPICAL 4 LOT CONDITION

SINGLE FAMILY DETACHED 4,200 SFSFD 7  42 X 100’ LOTS

Product Criteria
Lot Sizes    42’ x 100’ Lots Min. 

(measured to CL of alley)
Plan SF Range  1900 – 2300 SF
Floor Plans  3
Approximate Net Density 7 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages per Unit 

I guest per unit on street parking 
Patio/ Courtyard Area Min. 800 SF / Unit
Porch Conditions  Min. 67% Front Porches 

Setbacks
Front to Back of Sidewalks 12’ Min. Porch setback at 10’
Side to Back of Sidewalks 8’ Min. 10’ Preferred
Between Buildings  10’ Min. Zero Lot Line condition 
   allowed (w/ reciprocal use 
   easement)
Corner/ Street Side 10’ Min.
Garage Setback (Apron) 3’ min. 5’ Maximum
   All Units are alley loaded. Long 
   driveways may allow alley 
   parking if 18’ or longer.

Architectural Styles Varied styles (2) proposed 
   per floor plan
    

* Elevations are intended to reflect the intended floor plan.

PLAN 3 SHOWNPLAN 1 SHOWN PLAN 2 SHOWN



TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA Section 3Page 37

D D E S I G N    E S I G N    GG U I D E L I N E S U I D E L I N E S

SFD 5  50/55 X 100’ LOTS

Product Criteria
Lot Sizes (Variable) 50’/55’ x 100’ Lots Min. 
   Approx. 1/2 of units to be 55’ wide
Plan SF Range  2000 – 2600 SF (1 and 2 Story)
Floor Plans  4
Approximate Net Density 5-6 DU/Acre
Building Height  2 Story 35’ Maximum
Parking    2 Attached Garages Min. per Unit 

I guest per unit on street parking 
Yard/Patio Area  Min. 1000 SF / Unit
Porch Conditions  Min. 50% Front Porches 

Setbacks
Front to Back of Sidewalks 12’ Min.
Side to Back of Sidewalks 10’ Min.
Rear Setbacks  15’ Min., 20’ preferred
   10’ Min. to rear garage
Between Buildings  10’ Min. 
Corner/ Street Side 12’ Min.
Garage Setback   Garage setbacks arerequired to be 
                                                   behind front architecture a minimum 
                                                   of 10’. No side-on garages are allowed.
   
Architectural Styles Varied styles (2) proposed per 
   floorplan
   Rear elevations to reflect enhanced
   conditions

* Elevations are intended to reflect the intended floor plan.

PLAN 2 SHOWNPLAN 1 SHOWN PLAN 3 SHOWN
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Existing Development in Tehachapi has paid homage to Tehachapi’s past architectural tradition and history. Future 
development in Tehachapi is envisioned to embrace its history and to embody Tehachapi’s future through innovative 
design. 

Appropriateness of Design

Many factors influence why some architectural styles, treatments and materials are appropriate for one place and not for 
another. The intent of the design criteria for this Master Plan is to guide the character and the quality of the architecture 
to create unique and distinct neighborhood place experiences. These criteria include written text for what is appropriate 
and inappropriate.

These Guidelines are flexible to encourage design creativity; however, there is an expectation that the developer will 
retain a qualified architectural firm with experience, executing on the desired architectural character exemplified in 
this document.

ARCHITECTURAL CHARACTER

*Example photo for Design intent
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MASSING AND SCALE
Proportions and placement of architectural forms and elements must be appropriately and authentically applied in a 
manner consistent with the historical architectural style being represented. Roof articulation in the form of proper roof 
pitches and forms also plays a significant role in the authenticity and diversity of the streetscape.

Massing

Massing must be appropriate and authentic to the architectural style (e.g., the Colonial Revival style has a front to back 
roof form with a symmetrical facade)

Horizontal and vertical articulation is required on all homes, as appropriate to each architectural style, and can be 
achieved through differing roof forms, combinations of one and two-story elements, architectural projections, porches 
etc.

Front porches must have a minimum depth of six (6’) feet. 7’ - 10’ is preferred.

*Example photo for Design intent
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STYLE OVERVIEW
By employing an authentic architectural palette and creative site planning techniques, SAGE Ranch will be a 
neighborhood with a strong architectural identity and distinct character within the city of Tehachapi. Section 5 defines 
the design principles and development standards that apply to all residential developments within SAGE Ranch. The 
guidelines and standards articulate the lot characteristics, setbacks , garage type and orientation, as well as building 
massing. Furthermore, Section 5 includes a detailed architectural design guideline section, which identifies, defines and 
articulated the architectural styles that are deemed appropriate for SAGE Ranch.

Many factors influence why some architectural styles, treatments and materials are appropriate for one place and not 
another. The intent of the of the design criteria for SAGE Ranch is to guide the character and quality of the  architecture 
to create a place and unique neighborhood experience. The criteria includes written text and imagery for what is 
appropriate and inapproriate. The imagery shown within this document is deemed appropriate, however, it is not a fully 
exhaustive list, but enough to encourage and direct innovative design solutions.

Design Principles

Diversity of Streetscape

An elegant and diverse streetscape is a defining characteristic of enduring landmark neighborhoods. Simple and elegant 
planning and design elements can change the essence of a community while maintaining an overall unified theme. The 
intent of this section is to articulate the standards and unique defining  elements by which SAGE Ranch shall be built in 
order to create a cohesive and animated streetscape with a diverse character.

*Example photo for Design intent
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ARCHITECTURAL GUIDELINES
The concept, inspiration and vision for SAGE Ranch is one of a distinctively California village with a unique and compelling 
design character, derived from successful landmark neighborhoods throughout California.

SAGE Ranch presents a cohesive collection of three architectural styles, which will create a diverse and eclectic 
streetscape through massing and form, material and color, as well as detailing.

The variety will of styles will animate and activate the streetscape, creating a dynamic and vibrant community palette. 

Additional Architectural styles that are consistent with the neighborhood vision will be reviewed and approved by the 
SAGE Ranch Design Review Committee on a case by case basis.

Building materials selection, color, texture, orientation, placement and transitions within the composition of a facade 
enhance the individuality of buildings and the broader neighborhood. Materials and finishes should be of high quality, 
exhibiting innate qualities and detailed appropriately to withstand the climate and weather conditions of the area over 
its life cycle.

Architectural Palette:

COLONIAL REVIVAL

FARMHOUSE

TRADITIONAL

*Example photo for Design intent
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COLONIAL REVIVAL
The characteristics of the Colonial Revival style are typically a rectangular mass, one-two-stories in height with a 
symmetrical facade. Roofs are steep-pitched, side gables with narrow eaves. Windows are multi-paned with  well-
proportioned shutters. The entrance is typically centered and accentuated with columns, pilasters, pediments etc. 
to create a covered porch.  Brick, wood clapboard, and shingles are appropriate siding materials. The reason for the 
popularity of this style is the found in its classic, understated and timeless design.

*Example photo for Design intent
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FACADE 
TREATMENTS

MASSING

Brick, siding and shingles or a combination thereof shall be the dominant material and included on 
all street facing or enhanced elevations. Material breaks shall not occur on exterior corners. The 
enhanced material needs to be wrapped back to terminate into an inside corner (5’ min). Classic 
colonial paint colors include modest earth tone colors such as white, creamy yellow, almond, 
ochre, reddish brown, dark brown, beige, taupe and muted green

Selection of one or two secondary colors shall be harmonious with the exterior facade material 
and may be included on architectural features.

ACCENT COLORS

COLONIAL REVIVAL
The form shall be rectangular and one to two-stories in height with a symmetrical primary facade. 
The massing may use a combination of one and two-story forms.
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A fully covered porch shall be included at the entry door on the cottage homes, patio homes, and 
single family detached prototypes. Porches, overhangs, or awnings are preferred at the entries of the 
apartment/condominium or townhome prototypes. All trim shall be appropriate for the architectural 
style.

PORCHES

Roofs shall be steep-pitched with side gables and narrow eaves. An asphalt shingle roof is preferred.ROOF

COLONIAL REVIVAL

Eave and rake style examples:

6:12 Minimum 

10:12 Maximum

9”-18” 9”-18” 9”-18”

Boxed
eave return

Trim returned 
up to roof

Ornate 
eave

*Example photo for Design intent
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COLUMNS Columns shall be characteristic of the architectural style with a distinct base and cap. Double 
columns resting on a low wall are preferred. The columns may be shortened and placed on a 
larger base to integrate with a low wall. A column size of 8”x8” is preferred. Both square and 
round columns are permitted.

The porch shall be partially enclosed by a low wall, railing, or a combination thereof that is 
complimentary to the architectural style. 

LOW WALLS AND 
RAILINGS

COLONIAL REVIVAL

Low wall
Metal railing Metal railing Decorative top rail

Wood railing

Decorative 
Circular Column

Double Column on 
Low Wall

Decorative Square 
Column
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ENTRY DOORS Entry door style shall compliment the architectural character and include a full trim 
surround with a prominent header. Minimum trim width is 5 1/2”.

Garage doors shall differ per style.GARAGE DOORS

COLONIAL REVIVAL

Recessed panel Raised Panels

Recessed panels

Divided Lights

Divided lights

Decorative 
metal accents

*NOTE: 
DIVIDED LIGHTS ARE 
ENCOURAGED
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Trim proportions shall be consistent with the architectural character. Minimum trim width is 5 1/2”.

Head/Jamb

Louvered

Head/Jamb

Plank

Sill/Jamb

Panel

TRIM

Windows shall have divided lights with a full trim surround and prominent header on street facing or 
enhanced elevations. Minimum trim width is  5 1/2”.

WINDOWS

Shutters shall be style specific and placed on the street facing elevations. On enhanced/corner lot 
conditions, both street facing elevations are required to have shutters.
Where shutters are included on any style, each shutter shall be half the width of the window.

SHUTTERS

COLONIAL REVIVAL

Single-hung or 
double-hung  
window

Projected head Decorative head Projected sill

Fixed or 
casement 

Divided lights
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COLONIAL REVIVAL
EXTERIOR 
LIGHTING

Exterior lights shall be unique and in accordance with each architectural style.

Style ‘A’ Style ‘B’ Style ‘C’

*Example photo for Design intent

*Example images for Design intent
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FARMHOUSE
The original Farmhomes were very simple houses, built in the early 1700’s, and were highly influenced by the geographic 
locations, its people and its climate. Hallmark elements are simple metal, tile shake or composite shingle roof forms with 
intersecting gables, deep eaves, oversized grouped windows, oversized doors and functional front porches. 

The (modern) Farmhouse style is known for its warmth and simplicity, characterized by natural textures and materials 
like wood or galvanized steel. Traditional materials include vertical or horizontal board and batten cladding, simple post 
and beam porches and sparingly used dormers.

*Example photo for Design intent
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FACADE 
TREATMENTS

MASSING

ACCENT COLORS

The form shall be rectangular and one to two-stories in height. The massing may use a 
combination of one and two-story forms.

Board and batten, vertical or horizontal siding or a combination thereof shall be used as the 
dominant material application, and be included on all street facing or enhanced elevations.
The enhanced material needs to be wrapped back to terminate into an inside corner (5’ min). 
Stucco color should closely match the color of the accent material. 

Selection of one or two secondary colors shall be harmonious with the exterior facade material 
and may be included on architectural features

FARMHOUSE
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PORCHES

ROOF

Eave and rake style examples:

Roof forms shall be simple with intersecting gables. Dormers may be used sparingly. An asphalt 
shingle roof is preferred. The use of standing seam metal roofs is permitted.

A fully covered, usable porch shall be included at the main entry doors of the Cottage homes, Patio 
homes, and Single Family detached homes. Porches, overhangs, or awnings are preferred at the 
entries of the apartment/condominium or townhome prototypes. 

FARMHOUSE

8:12 Minimum 

12:12 Maximum
(preferred at 
prominent 

gables)

2”- 4” 4”-12” 12”-18”

Tight eave 
and rake

Enclosed 
eave and 
rake

Open eave with 
rafter tails

*Example photo for Design intent
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COLUMNS

LOW WALLS AND 
RAILINGS

The porch shall be partially enclosed by a modest wood railings that are complimentary to the 
architectural style. Metal railing will not be allowed.

Columns shall be simple in style. Square 8”x8” columns preferred (min. size 6”x6”) with either 
no or very simplified cap and base. No round columns are permitted.

FARMHOUSE

Simple Square Column 
with Base and Cap

Accented Square 
Column

Simple Square 
Column

Plank railing Simple open 
railing

Accent open 
railing
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ENTRY DOORS

GARAGE DOORS
STYLES

Entry door style shall compliment the architectural character and include a full trim surround. 
The integration of glass and divided lights are encouraged.

Garage doors shall differ per style and integration of divided lights are encouraged.

FARMHOUSE

Decorative 
panels

Recessed panels

Divided lights

Decorative recessed panels

Divided lights

*NOTE: 
DIVIDED LIGHTS ARE 
ENCOURAGED
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TRIM

WINDOWS
STYLES

SHUTTERS

Trim proportions shall be consistent with the architectural character.
Minimum trim width is 3 1/2”.

Windows shall have divided lights with a full trim surround on street facing or enhanced elevations. 
Minimum trim width is 3 1/2”.

FARMHOUSE

Head/Jamb Head/Jamb Sill/Jamb

Single-hung or 
double-hung  
window

Fixed or 
casement 
window

Divided lights

Projected head Simple surround Projected sill

Plank Decorative Panel Simple Panel

Shutters shall be style specific and placed on the street facing elevations. On enhanced/corner lot 
conditions, both street facing elevations are required to have shutters.
Where shutters are included on any style, each shutter shall be half the width of the window.
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EXTERIOR 
LIGHTING

Exterior lights shall be unique and in accordance with each architectural style.

FARMHOUSE

Style ‘A’ Style ‘B’ Style‘C’

*Example photo for Design intent

*Example images for Design intent
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TRADITIONAL
The Traditional (American) homes are fairly simple, rectangular, and typical one and two-story homes, and are 
characterized by side-gable roofs, boxed-eave returns, and large front porches. Traditionally built with wood and a 
central fireplace, or fireplaces at both ends of the house. Facade treatments include the use of brick, wood shingles, 
horizontal or vertical siding, plaster or stone. 

Classical paint colors include modest earth tones, such as white, creamy yellow, almond, dark brown, taupe and muted 
green.

*Example photo for Design intent
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TRADITIONAL

FACADE 
TREATMENTS

MASSING

ACCENT COLORS

Horizontal or vertical siding, shingles, or any combination thereof are required to be the dominant 
material and need to be included on all street facing or enhanced elevations. 
The enhanced material needs to be wrapped back to terminate into an inside corner (5’ min). 
Sparingly used stone is permitted. Material breaks shall not occur on exterior corners. Stucco color 
should closely match the color of the accent material. 

The form should be a simple, rectangular, one or two- story home. The massing may use a 
combination of one and two- story forms.

Selection of one or two secondary colors shall be harmonious with the exterior facade material 
and may be included on architectural features. Modest earth tones are preferred.



TEHACHAPI, CALIFORNIATEHACHAPI, CALIFORNIA Section 5Page 60

D D E S I G N    E S I G N    GG U I D E L I N E S U I D E L I N E S

PORCHES

ROOF

Eave and rake style examples:

TRADITIONAL

A fully covered porch shall be included at the entry door on the cottage homes, patio homes, and 
single family detached prototypes. Porches, overhangs, or awnings will be required at the entries 
of the apartment/condominium or townhome prototypes. All trim shall be in accordance with the 
architectural style.

The roof shall be a medium, side-gable roof with a unique eave treatment such as the boxed-eave 
return. An asphalt shingle roof is preferred.

6”-18” 6”-18” 6”-18”

6:12 Minimum 
8:12 Maximum

Boxed
eave return

Boxed
eave return

Simple enclosed 
eave and rake

*Example photo for Design intent
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COLUMNS

LOW WALLS AND 
RAILINGS

TRADITIONAL
Columns shall be characteristic of the architectural style with a cap and base. Square 8”x8” 
columns are preferred. 

The porch shall be partially enclosed by a modest railing that is complimentary to the 
architectural style.

Simple Square 
Column

Square Column with 
Decorative Cap

Decorative 
Square Column

Decorative top rail Double top railSimple railing
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ENTRY DOORS
STYLES

GARAGE DOORS
STYLES

TRADITIONAL
Entry door style shall compliment the architectural character and include a full trim 
surround. Minimum trim width is 5 1/2”.

Garage doors shall differ per style.

Decorative 
panels

Raised panels
Recessed panels

Glazing

Decorative recessed panels

*NOTE: 
IF NO DIVIDED LIGHTS
ARE PROVIDED,
SIDE WINDOWS 
ARE ENCOURAGED.
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TRIM

WINDOWS
STYLES

SHUTTERS

TRADITIONAL

Trim proportions shall be consistent with the architectural character with a prominent sill at 
windows and prominent header at entry doors. Minimum trim width is 5 1/2”.

Windows shall have divided lights with a full trim surround on street facing or enhanced elevations. 
Minimum trim width is 5 1/2”.

Head/Jamb Head/Jamb Sill/Jamb

Single-hung or 
double-hung  
window

Fixed or 
casement 
window

Divided lights

Projected head Simple surround Projected sill

Plank Three Panel Two Panel

Shutters shall be style specific and placed on the street facing elevations. On enhanced/corner lot 
conditions, both street facing elevations are required to have shutters.
Where shutters are included on any style, each shutter shall be half the width of the window.
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EXTERIOR 
LIGHTING

TRADITIONAL
Exterior lights shall be unique and in accordance with each architectural style.

Style ‘A’ Style ‘B’ Style ‘C’

*Example photo for Design intent

*Example images for Design intent
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 LANDSCAPE DESIGN GUIDELINES
The following notes and reference are intended to be a supplemental guide to the City of Tehachapi Landscape Design 
Guidelines dated July 2016. These City guidelines present the Purpose, Objectives, Requirements and Standards for 
the general implementation of Landscaping at Sage Ranch. Issues related to Sustainable Guidelines as well as criteria 
related to Plant Selection, Turfgrass/Lawn, Parking Lot Landscaping, Irrigation and Water Conservation, Maintenance, 
Neighborhood Entries and Screening and Buffer Guidelines are suggested.  Specific guidelines related to Single Family 

and Multi-Family Residential are also suggested.

Single Family Residential criteria are suggested for the following
SFD 5  50’/55’ Single Family Lots  SFD 7 - 42’ x 100’ Lots
Patio Homes 36’ x 90’ Lots    Paired Homes

Multi-Family Residential Criteria are suggested for the following:
Townhomes     Cottage Homes A

Cottage Homes B    Apartments

Criteria related to Commercial and Industrial Landscape Guidelines are not applicable.

The City Master Plant List (Appendix A) is intended as a general guide to suitable plant species. Should other species be 
proposed they will require review and approval of both the City and the DRC.

 The following additional Guideline Objectives not listed in the City Guidelines are also suggested and shall be reviewed 
and approved by the DRC.

1. Tree spacing shall be on an average 30’ on-center spacing (25’ preferred). Where the 30’ spacing can not be achieved 
due to driveway conditions, the average tree amount planted shall comply with the 30’ quantity totals, and trees will 
be planted in appropriate areas on same streets.

2. Alleys shall have tree spacing (appropriate type and scale) at quantity of 1 tree per residential unit. Garage Vines 
along garage walls adjacent to garage doors are also encouraged. 

       
In lieu of specific guideline criteria suggested by the City guidelines the following are suggested:

3. Site drainage is channeled from south to northwest to a low point detention basin that also doubles as recreation 
fields. Client has made a commitment to extend storm water drainage piping from Valley Blvd to the existing 
Tehachapi Boulevard Storm Drain lines which outlet at Tehachapi Creek. These provisions will be in lieu of suggested 
bio-swales, sub-surface infiltration and water storage or drainage chimneys/wells.  

4. The Master Plan reflects a .4acre Neighborhood Park that serves as a Community Garden. This garden will be 
allocated for residential use but will be HOA maintained. Shade Structures and Storage shelters are also proposed. 
This garden park is proposed in lieu of any requirements for Multi-Family parcel community garden requirements.  

5. The use of root barriers for trees will be determined on a case by case basis in relation to the root evasiveness 
or scale of the trees proposed. Not all trees shall require root barriers. The proposed 7’ wide street parkways are 
intended to accommodate most tree species growth. 

6. Weed Control fabric is proposed in limited conditions only to minimize weed intrusion; such as at DG paving areas 
and specific planter areas. It is not suggested for use in all planted areas except turf. 
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ORDINANCE NO. 21- 04- 762

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF

TEHACHAPI APPROVING PLANNED DEVELOPMENT NO. 2019- 01

SAGE RANCH) SUBJECT TO CONDITIONS OF APPROVAL

THE CITY COUNCIL OF THE CITY OF TEHACHAPI DOES ORDAIN AS FOLLOWS:

Section 1. RECITALS.

WHEREAS, the applicant, Greenbriar Capital Corporation, filed an application with the City

of Tehachapi( the " City") for a Planned Development seeking approval to construct 995 single and

multi- family residential homes on Planned Development  ( PD) zoned lots with recreational

amenities on approximately 138 acres ( sometimes, the " Project" or " Planned Development No.

2019- 01"); and

WHEREAS, on July 12, 2021, the Planning Commission held a noticed public hearing on the

Project, considered all public testimony as well as all materials in the staff report and accompanying

documents for Planned Development No. 2019- 01, Sage Ranch, which hearing was publicly noticed

by an agenda posting and by written notice to persons requesting public notice; and

WHEREAS,  subject to findings and conditions of approval made by the Planning

Commission, the Planning Commission recommended to the City Council that it approve the

Project.

Section 2. FINDINGS.

A. The City Council of the City of Tehachapi incorporates herein the findings of the

Planning Commission and makes the additional following findings in support of this Ordinance:

1. The location and design of the proposed development is consistent with the

goals and policies of the General Plan and with any other applicable official plan or
policy adopted by the City Council, or in the process of being prepared and adopted.

1
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2. The proposed location allows the development to be well integrated with its
surroundings.

3. All vehicular traffic generated by the development will be accommodated
safely and without causing any undue congestion on adjoining streets.

4. The proposed location and design allows residents and business

establishments to be adequately serviced by existing or proposed public facilities and
services.

5. Suitable areas for schools, parks, playgrounds, pedestrian ways, or public open

spaces will be dedicated for public use, or reserved by deed covenant for the common
use of all residents, establishments or operations in the development.

6. The overall design of the proposed planned development will produce an

attractive, healthful, efficient and stable environment for living, shopping or working.

7. The development will be integrated with its setting, will not require
earthmoving or grading that would destroy desirable natural features and will not be
visually obstructive or disharmonious with surrounding areas and facilities.

8. The uses proposed have a beneficial effect not obtainable under other existing
zoning regulations. Any departures from other ordinance requirements are warranted
by the design and amenities incorporated in the master development plan, in accord
with the adopted policies of the Planning Commission and the City Council.

9. Each individual unit of development, and the total development, can exist as

an independent unit capable of creating an environment of sustained desirability and
stability.

10.      This project meets the minimum applicable requirements of the Tehachapi

Zoning Code and is in compliance with all other applicable laws, ordinances, and
regulations of the City of Tehachapi and the State of California.

B. The City Council has certified an environmental impact report for the

Project ( the " EIR") and Tentative Tract Map No. 7366 ( the " TTM 7366").

Section 3.  APPROVAL.

The City Council of the City of Tehachapi, after making the Findings described in Section 2

of this Ordinance and approval of the EIR and TTM 7366, and following a duly noticed public

hearing, after considering all public testimony as well as all materials in the staff report and

accompanying documents, hereby approves Planned Development No. 2019- 01, Sage Ranch at
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Tehachapi, subject to the conditions of approval attached hereto as Exhibit " A" and by this

reference made a part hereof.

Section 4. SEVERABILITY.

Each of the provisions of this Ordinance are severable. If any provision shall be declared

to be invalid, the remaining provisions shall not be affected thereby but shall remain in full force

and effect.

Section 5.  EFFECTIVE DATE.

This Ordinance shall take effect thirty (30) days after the date of its adoption and prior to

the expiration of fifteen ( 15) days from the passage thereof shall be published in the manner

authorized by law in the Tehachapi News, a newspaper of general circulation, published and

printed in the City of Tehachapi.

INTRODUCED at a regular meeting of the City Council of the City of Tehachapi, California

on the 16' day of August, 2021.

PASSED AND ADOPTED at a regular meeting of the City Council of the City of Tehachapi,

California on the 7m day of September, 2021, by the following vote:

AYES:     SMITH, WIGGINS, POGON- CORD

NOES:     NONE

ABSTAIN: SCRIVNER

ABSENT:  DAVIES

741
PHILIP A. SMITH, ayor of

the City of Tehachapi, California
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ATTEST:

lv  1

TORI MARSH, CMC, City Clerk
of the City of Tehachapi, California

I hereby certify that the foregoing Ordinance was duly and regularly adopted by the City
Council of the City of Tehachapi at a regular meeting thereof held on September 7, 2021.

L" ` l ifii01
TORI MARSH, CMC, City Clerk
of the City of Tehachapi, California

Published: Tehachapi News September 15. 2021

4
CITY OF

TEHACHAPI

LEGAL DEPARTMEN I



EXHIBIT" A"

Conditions of Approval]

Statutory Conditions ofApproval

1.   The project approval is conditional and shall be valid for the period identified in the

Planned Development process of the Tehachapi Zoning Code,   Section
3. 30. 160( J)( 1).

2.   All contractors and/ or subcontractors shall be required to procure a business

license prior to commencement of any work on the subject development.

3.   Permits and approvals must be obtained from other governmental agencies ( i. e.

Kern County Environmental Health, Kern County Fire Department, Caltrans, etc.) for
this project.   It is the responsibility of the developer to seek and receive said
permits/ approvals prior to the start of any component of the work requiring said
approval. The City reserves the right to withhold its approval of this project if the
developer fails to receive necessary and related approvals from other agencies.

4.   The Developer shall comply with any and all mitigation measures contained in the
final approved environmental document.

5.   The developer/ applicant shall indemnify, protect, defend, and hold harmless, the
City and any agency or instrumentality thereof,  and/ or any of its officers,
employees and agents ( collectively the " City") from any and all claims, actions,
demands, and liabilities arising or alleged to arise as the results of the developer' s
performance or failure to perform under this Planned Development 2019- 01 or the

City' s approval thereof, or from any proceeding against or brought against the City,
or any agency or instrumentality thereof, or any of their officers, employees and
agents, to attack, set aside, void, annul, or seek monetary damages resulting from
an action by the City or any agency or instrumentality therefor, advisory agency,
appeal board or legislative body including actions approved by the voters of the
City, concerning Planned Development 2019-01.

6.   All public improvements shall be constructed in a manner that does not damage

existing public improvements. Any damage shall be determined by and corrected
to the satisfaction of the City Engineer.

Design Conditions of Approval

General:

7.   All above- ground utilities within the boundary of the project ( including 'A width of
all adjacent public roads) shall be placed underground at the Developer' s expense.

CITY OF
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Grading:

8.   A site grading and erosion control plan shall be approved by the City Engineer. The
first submittal of the grading plan shall be accompanied by three ( 3) copies of the
soils/ geotechnical report. The soils engineer will be required to indicate in the soils

report that he/ she has reviewed the grading design and found it to be in
conformance with his/ her recommendations.

9.   The Developer shall obtain and maintain an active National Pollutant Discharge
Elimination System ( NPDES) permit for the duration of the project. Erosion control,

including riprap,  interim slope planting,  sandbags,  or other erosion control
measures shall be provided to control sediment and silt from the project.  The

developer shall be responsible for maintaining all erosion control facilities
throughout the project.

10. Lot drainage shall meet the requirements of current Tehachapi Design Standards

and the City Engineer.

11. All existing wells shall be abandoned and capped, and all existing septic tanks shall
be pumped and abandoned,  per the Kern County Environmental Health
Department requirements.

12. All lot lines shall be located at the top of slope unless otherwise approved by the
City Engineer.

13. Mass grading of the entire site at one time shall not be permitted. The developer
shall be permitted to submit a preliminary grading plan for the entire site and seek
a permit for each phase, plus a designated buffer, thereafter.

Drainage:

14. The Developer shall generate a hydrology and hydraulics report in accordance with
City Standards. This report shall be submitted to the City Engineer for review and
approval. The developer is conditioned to construct the improvements included in
the approved report.

Tehachapi Cummings Water:

15. The HOA shall enter into an agreement with the City for the use of Tehachapi
Cummings Water District irrigation water for irrigation of the park spaces.

16. The developer is required to construct water mains and a separate irrigation
systems for the major common areas, street medians and parkways that can use
either potable or reclaimed water. This system should be built to the satisfaction

of the City Engineer and shall be consistent with Ordinance No. 99- 09- 651.  The

constructed system shall be designed to accommodate the ready switch from
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TCCWD irrigation water to City potable water in years in which TCCWD water is
unavailable.

17. Tehachapi Cummings water shall not be available to individual lots and homes.

Sewer:

18. The Developer shall reimburse the City of Tehachapi for the cost to engage a
reputable firm to analyze the development in a targeted sewer hydraulic model
review.   The purpose of the analysis shall be to consider the effects of the

development on the City' s sewer collection system and shall be reviewed by the
developer' s engineer before any recommendations of necessary improvements are
finalized. If the analysis identifies specific downstream improvements needed to

accommodate development, said improvements shall become a Condition of

Approval for the project.    If said improvements are covered by a City
connection/ mitigation fee, the developer shall construct the improvement in lieu

of paying the fee. The City shall credit the Developer for the cost of improvement(s)
and the credit shall be drawn down immediately following construction completion
on a lot- by- lot basis with the City waiving the corresponding per lot
connection/ mitigation fee until the credit is exhausted.

19. All sewer main locations and sizing of mains shall be constructed to the satisfaction
of the City Engineer in accordance with City Development Standards.  Required
sewer main improvements include, but are not limited to, the construction of the

following:

a.   Onsite eight- inch sewer mains to service all proposed lots within the

subdivision.

b.  A sewer main, no less than 8" in diameter, shall be installed along the entire
frontage of Valley Boulevard. The size and direction of the sewer main shall be
determined in the targeted sewer hydraulic model noted above.

c.   A sewer main, no less than 8" in diameter, shall be installed along the entire
project frontage of Pinon Street. The size and direction of the sewer main shall

be determined in the targeted sewer hydraulic model noted above.

Water:

20. The Developer shall reimburse the City of Tehachapi for the cost of analyzing the
development in a targeted water hydraulic model review.  The purpose of the

analysis shall be to consider the effects of the development on the City' s water
distribution system and to recommend any necessary improvements.   If the
analysis identifies specific improvements needed to accommodate development,

said improvements shall become a Condition of Approval for the project.  If said
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improvements are covered by a City connection/ mitigation fee, the developer shall
construct the improvement in lieu of paying the fee.

21. Fire hydrant spacing and location must be approved by the Fire Department. The
required flowrates and pressures will be analyzed in the water model noted above.

22. The Developer shall construct a 12- inch water main on Valley Boulevard from the
northwest corner of the project ( connecting to the existing main in this location)
running east to Dennison Road.

23. The Developer shall construct a 10- inch water main on Pinon Street from the

northeast corner of Tract 6062 ( Heritage Oaks) east to Dennison Road ( connecting
to the existing main in this location).

24. Since a City water pressure zone boundary currently exists at Pinon Street( running
east- west), the Developer may be required to install one or more pressure reducing
stations along Pinon Street where main lines are connected to the Pinon Street
pipeline to service the development. The Developer shall construct said stations.

25. The Developer shall abandon the dual 8- inch water transmission mains, including
the White Oak Booster Pump Station between the City' s water tank site located at
the intersection of Curry Street and Manzanita Streets and the Snyder and
Dennison water wells.  These wells are located at the intersections of Snyder/ D

and Dennison / Anita, respectively.  This abandonment shall be complete within
the boundaries of this development and selective outside the development at the
direction of the City Engineer.  The Developer shall construct the City- designed
replacement Water Transmission Main Project.   The portions of the Water

Transmission Main Project which lie within the boundary of the development shall
be constructed by the Developer at his sole expense. The portions of the project
lying outside the boundaries of the development shall be reimbursed to the

Developer by the City of Tehachapi. The reimbursement value shall be agreed upon
prior to the start of construction and based upon mutually acceptable construction
values.  The City shall waive water connection fees on a lot-by- lot basis once the
improvements are complete until the reimbursement is complete.  Furthermore,
the Developer shall affect the proper vacation of all easements deemed

unnecessary as a result of this action.

Street Improvements and Traffic Mitigation:

26. Full width street improvements are required along the entire frontage of the
subject site. These improvements include, but are not limited to, pavement, curb,

gutter, sidewalk, street lights, landscaping, signage, and striping.

8
CITY OF

TEHACHAPI

LEGAL. DEPARTMENT



27. Public street improvements shall be constructed to the satisfaction of the City
Engineer in accordance with City Development Standards as required by the
Subdivision Ordinance in effect at the time of construction.   Specific details,

including final street improvement widths, right- of-way widths, concrete curbs and
gutters,  drainage,  lighting,  etc.,  shall be resolved in accordance with City
Development Standards to the satisfaction of the City Engineer.

28. The address of each lot/ dwelling unit shall be posted in such a manner that the
address is visible from the street.  In both cases, the address shall be placed in a

manner and location approved by the City Engineer and acceptable to Kern County
Fire.

29. The developer will be required to provide a detailed detour and traffic control plan,

for all construction within existing rights- of-way, to the satisfaction of the City
Engineer.  This plan shall be approved prior to the issuance of an Encroachment

Permit for construction within any public right- of-way.

30. The developer' s engineer shall prepare a complete signage and striping plan for all
improved roadways. Any removal of existing striping shall be at the expense of the
developer as needed to construct improvements shown on the final plan.

31. All paved traffic surfaces adjacent to or near the project that are to receive a

changing traffic index shall be improved to accommodate the increased traffic
impact.

32. A wall mounted illuminated address for the Homeowner' s Association controlled

buildings are required to assist public safety providers.

33. Valley Boulevard — The Developer shall improve 1/2 width improvements plus 10' as
depicted on the approved Final Master Development Plan along the entire frontage
of the project.  The Developer is required to construct a landscaped median and

sufficient paving north of the median to provide for equivalent traffic capacity as it
relates to the existing roadway.

34. Pinon Street — The Developer shall improve %: width improvements plus 10' as

depicted on the approved Final Master Development Plan along the entire frontage
of the project.  The Developer is required to construct a landscaped median and

sufficient paving south of the median to provide for equivalent traffic capacity as it
relates to the existing roadway.

35. Traffic Mitigation

a.   The Developer shall provide an equitable share payment for the following
traffic improvements included in the Tehachapi Region Transportation Impact
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Fee Program (" TIF") and identified in the Final Environmental Impact Report
FEIR).  The equitable share payments shall be based upon the percentages

captured in the FEIR as applied to the estimated cost for each improvement

project set forth in the TIF and shall be made in four even installments prior to
the recordation of the final tract map for Phases 1, 2a, 2b & 3:

i.  The construction of a traffic signal at the intersection of Tehachapi
Boulevard and Curry Street.

ii.  The construction of a traffic signal at the intersection of Tehachapi
Boulevard and Green Street.

iii.  The construction of a traffic signal at the intersection of Tehachapi
Boulevard and Snyder Avenue.

iv.  The construction of a signal at the intersection of Highline Road and
Dennison Road.

v.  The construction of a traffic signal at the intersection of Curry Street and
Highline Road.

b.   The Developer shall construct the following improvements as provided in the
Traffic Impact Study identified in the Final Environmental Impact Report( FEIR).

i.     The Developer shall construct a full width roundabout at the
intersection of Valley Boulevard and Snyder Avenue in accordance with
the City Development Standards.  The Developer shall complete the
construction of the roundabout in connection with completing the
public improvements associated with Phase 2b or at any time prior to
recording the final map for Phase 2b as determined by Developer in its
sole discretion.  The Developer shall be responsible for its equitable

share ( as determined in the TIF) of the estimated cost of constructing
a traffic signal at Valley Boulevard and Snyder Avenue as contained in
the TIF ( TIF Project No. 54).  The City of Tehachapi shall credit the
Developer with the amount equal to the difference between the total
cost of constructing the roundabout and its equitable share payment.

Said credit shall be provided by the City upon completion of the
improvement and shall be drawn down on a lot- by- lot basis with the
City waiving the corresponding per- lot traffic mitigation fee until the
credit is exhausted.    The Developer shall commence design of the
roundabout within 90 days of adoption of these Conditions and shall
work with the City Engineer to identify the necessary additional right-
of-way within 90 days of the commencement of the design.  The
Developer shall immediately commence a good- faith effort to obtain
the necessary right-of-way.  The Developer shall be deemed to have
made a good- faith attempt at acquiring the necessary right-of-way if
the Developer extends a written offer to the property owner in an
amount equal to 115% of the appraised value of the property to be
acquired and the property owner either rejects or fails to respond to
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said offer within 45 days. At such time, the City, at its sole discretion,
shall either initiate proceedings to obtain the necessary right-of-way or
allow a different,  but equivalent traffic control device to be

constructed in this location.

ii.     The Developer shall construct a traffic signal at the intersection of

Valley Boulevard and Dennison Road as part of the public
improvements required in Phase 2b of the project, in accordance with

City Development Standard in effect at the time of the final map
approval.  The City of Tehachapi shall credit the Developer with the
value of the improvement once the improvement is complete.  The

credit shall be drawn down on a lot- by- lot basis with the City waiving
the corresponding per- lot traffic mitigation fee until the credit is
exhausted.

c.   Additionally, the Developer shall be responsible for paying its equitable share
of the cost of the following improvements as referenced Table 3. 17- 12 in the
FEIR.  The equitable share percentage dictated by the Traffic Study contained
in the FEIR shall be applied to the cost estimate for said improvements, as

prepared by the Developer and approved by the City Engineer.   The cost
estimates shall be based on the anticipated expense for the City to construct
the subject improvement. The fair- share payments shall be made in four even

installments prior to the recordation of the final tract map for Phases 1, 2a, 2b,
3.

i.  The widening improvements to the intersection of Tucker Road and Valley
Boulevard as contained in the FEIR.

ii.  The construction of an All Way Stop ( AWS) and striped right turn lane at the
intersection of Tehachapi Boulevard and Snyder Avenue.

36.      Interior Streets— the Developer shall construct full width improvements for all

interior streets as depicted in the Final Master Development Plan.

Homeowner' s Association:

37. The Developer shall affect the creation of a Homeowner' s Association ( HOA) for

the Sage Ranch project. The HOA shall have the following responsibilities:

a.   The HOA shall permanently maintain and operate all landscaping within the
public rights- of-way within the boundaries of the property.

b.   The HOA shall permanently maintain and operate all landscaping within the
roadway medians on both Valley Boulevard and Pinon Street from the western
project boundary to the eastern project boundary.
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c.   The HOA shall permanently maintain all open spaces, parks, and public places
clubhouse and associated community amenities).

d.   The HOA shall maintain all landscaping for all common- use private property
within the development.   This includes the  " green"  spaces between all

attached homes ( Cottages, Townhomes, Apartments) and all Paired Homes.

e.   The HOA shall permanently maintain all alleyways within the project
boundaries.

f.   The HOA shall permanently maintain all trash facilities in service to the project
amenities.  Furthermore, the HOA shall provide and maintain a bulky waste
collection facility for use by HOA members.

g.   The HOA shall maintain all attached home exteriors. " Attached homes" include
Cottages,  Townhomes,  and Apartments as defined by the Final Master
Development Plan.   " Exteriors" shall include, but not be limited to, siding,
windows, shutters, paint, roofs, landscaping, etc.

h.   The HOA shall maintain all project signage other than standard traffic signs
located within public right- of- way  ( alleys excluded)  as contained in the
California Manual of Uniform Traffic Control Devices ( CAMUTCD).

i.   The HOA shall actively maintain the services of a licensed landscape
maintenance company.

j.   The HOA shall be formed and active prior to the issuance of the first building
occupancy of the development.

Close- Out Conditions

38. All documentation required by the Final Master Development Plan, Tehachapi
Zoning Code, Tehachapi General Plan, Tehachapi Subdivision & Development

Standards, Tehachapi Municipal Code, the Subdivision Map Act, and any other
applicable rule or regulation shall be completed before project close- out at the
expense of the Developer.

Precise Development Conditions of Approval

General Conditions

39. The sequence of project development shall follow the phasing plan approved as
part of the Final Master Development Plan.

40. The developer shall undertake efforts to acquire land, easements or rights of way
in order to construct required improvements.
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Recordation Conditions

41. The subdivision shall comply with the State of California Subdivision Map Act and
to all applicable requirements of the Tehachapi Municipal Code.

42. This conditionally approved Tentative Map will expire in accordance with the
Planned Development regulations of the Tehachapi Zoning Code.  The developer
must submit a complete initial Precise Development Plan within 12 months of the

approval of the Final Master Development Plan by the Tehachapi City Council
original approval date. Any action associated with a minor change and/ or revised
map request will not extend the limits of the tentative map.

43. The final map shall be prepared by a licensed land surveyor subject to all
requirements of the California Subdivision Map Act and the Department of Real
Estate.

44. Prior to the recordation of the final map all delinquent property taxes shall be paid
to the Kern County Tax Collectors Office.

45. Any easements or rights- of-way in conflict with the proposed development as
determined by the City Engineer shall be quitclaimed or abandoned prior to
recordation of the final map.

46. All poles and obstructions shall be relocated and/ or removed from street right- of-

way. This shall include, but is not limited to, Quitclaim or subordination of rights
to the City by all interest and easement holders having the right to place facilities
or otherwise obstruct the free use of the road right- of-way. Where major facilities
exist, a common use agreement may be allowed when determined necessary by
the City Engineer.

47. The final subdivision map shall be in substantial conformance with the approved
Tentative Map, subject to those changes required by the conditions of approval.

48. An Engineer' s cost estimate of improvements shall be submitted to the City
Engineer for approval.

49. The following certificates shall be on the final map:

o Owner' s Certificate

o City Clerk' s Certificate
o Engineer' s or Surveyor' s Certificate

o Development Director' s Certificate

c City Engineer' s Certificate
c Recorder' s Certificates
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50. The developer shall provide the City Engineer with a Subdivision Guarantee and
Title Report Covering subject property.

51. Improvement plans( streets, sewer, water and grading) shall be prepared, stamped
and signed by the registered Civil Engineer and shall be submitted to and approved
by the City prior to recording. See related conditions below.

52. The subdivider or successors in interest shall cooperate in the creation of a

Community Facilities District to provide funding for the maintenance of the street
lights, public right- of- way paving and concrete, and community policing.  The
district shall have the authority to assess each parcel within the Tract for the full
amount of the maintenance cost for the items noted above and an increase in these

assessments shall be authorized no less than annually by reference to the
Consumer Price Index or such other reasonable formula approved by the City. The
full cost of the creation of the district shall be borne by the developer including,
but not limited to, all legal fees and engineering fees.

53. In connection with recordation of a final map phase, the developer shall convey
water rights to the City equal to 1/ 3 acre- feet of water per equivalent dwelling unit,
up to a total of 175 acre- feet of pumpable water rights.  The rights shall be
conveyed upon recordation of the final map for each consecutive phase, beginning
with Phase 1, and in proportion to the number of equivalent dwelling units in each
respective phase,  until the total 175 acre-feet has been exhausted.  The
developer' s water rights shall be conveyed to the City to meet the water demands
of the project and entirely exhausted before the developer shall be entitled to

make payment of the then current equivalent in- lieu fee under the City' s Water
Entitlement Policy.

Prior to Infrastructure Construction Phase

54. Following approval of any Precise Development Plan, the following engineering
documents are expected as part of the construction submittal:

o Soils Report

o Grading & Drainage Plan
o Street Improvement Plans

o Water Improvement Plans

o Sewer Improvement Plans ( May be combined with Water)
o Wall Plans ( If applicable)

o Storm Water Pollution Prevention Plans including a Monitoring Plan

55. The Kern County Fire Department shall have the right to review and approve the
fire safety components of this project in compliance with their obligations as Fire
Marshall. This includes fire hydrant placement, fire access, property identification,
etc.
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56. The Developer shall enter into a Subdivision Agreement with the City of Tehachapi
including the posting of bonds in accordance with City Standard with each Precise
Development Plan. No construction work of any kind shall be undertaken without
said agreement in place.

57. The Developer shall reimburse the City for all expenses associated with plan review,
approval, and construction observation in accordance with the City' s adopted fee
schedule in place at the time the work is performed.

58. The developer shall comply with any and all requirements set forth by any
applicable Local, State or Federal law or regulation.  Agencies with interest in this

project may include, but are not limited to, the East Kern Air Pollution Control
District, Kern County Public Works, Kern County Fire, Kern County Environmental
Health, US Postal Service, Federal Aviation Administration, and the Tehachapi
Unified School District.

59. A site- specific street light plan may be required, sufficient for the Southern
California Edison Company.  Said plan shall be provided to the City along with
requisite application information for submittal to the power company.

60. Gas, electric, telephone and cable TV service shall be determined by the subdivider
in consultation with the public utilities.

61. The City shall not accept any residential home Building Permit for any lot within a
given Precise Development Plan until the public improvements required to serve
said plan area are complete and accepted by the City Council.

Prior to Building Permit Issuance

62. The Developer is required to pay all applicable connection/ mitigation fees on a per
lot basis prior to the issuance of an associated Building Permit. These fees include,
but are not limited to, water/ sewer connection fees, traffic impact fees, public
safety fees, school fees, and park fees.

63. The developer shall submit complete building plans prepared in accordance with
the California Building Code by a licensed professional for review and approval by
the City Building Department prior to permit issuance. The Developer shall pay all
applicable review and permitting fees.

64. The developer shall submit complete landscaping plans, prepared in compliance
with State regulation prepared by the properly licensed professional for review and
approval by the City Development Department prior to issuance of a related
Building Permit. The plan must comply with City Standards in addition to the State
Water Conservation in Landscaping Act AB 1881.
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65. All security lighting shall be reviewed and approved by the Development Services
Department and shielded in such a manner as to preclude the effects of light and

glare onto adjacent properties utilizing dark sky technology per the illuminating
Engineering Society of North America ( IESONA).  The Developer shall submit a

photo- metrics analysis confirming compliance prior to permit issuance for the
public space amenities.

66. Kern County Fire Department and the City Engineer shall approve fire protection
facilities and all Fire Department requirements prior to the issuance of building
permits. The developer is required to make a separate submittal to the Kern County
Fire Department as part of Building Permit application. The City of Tehachapi does
not provide this service. The address for the Kern County Fire Department is 5642
Victor Street, Bakersfield, CA 93308.

67. The location of the communal trash enclosures shall be approved by the City
Planning Department. The trash enclosures shall meet City standards and provide
a method to keep bins closed to prevent attractive nuisance problems.

68. The City reserves the right to withhold building inspection, if the Developer is
overdue on any properly applied fees and charges, on a house- by- house basis, at
any time during project construction.

Prior to Issuance of Certificate of Occupancy Conditions of Approval

69. Prior to issuance of occupancy permits all landscaping shall be installed in
substantial conformance with the approved landscape plan and shall be in a viable

growth condition.  The developer shall assign to each homeowner the one- year

landscape warranty received from the landscape contractor.

70. A backflow certification is required prior to occupancy.
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