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EAST INDIO EMPLOYMENT CORRIDOR ANNEXATION STUDY

1 Introduction

1.1 Project Overview

The East Indio Employment Corridor Annexation Study (Project) is a focused planning study to analyze the potential
annexation of approximately 4,609 acres of unincorporated County of Riverside land into the City of Indio’s (City)
boundary. The Project Area is part of the City’s Eastern Sphere of Influence (SOI) that is located adjacent to the
City’s eastern city boundary and envisioned for potential future annexation per the City’'s General Plan. The Project
Area, as shown in Figure 1, is largely passive open space, with a limited amount of existing commercial development
and resource extraction. The City envisions this area as a future employment hub with a mix of employment-
generating uses, such as a business park with light industrial and logistics, office, retail, in addition to workforce
housing and open space, to support job creation and diversification, enhance services, and promote investment in
the city. The City’s goal for the Project is to identify the portion of the Project Area for annexation through a series
of supportive analyses and ongoing outreach and engagement with interested parties, as well as to prepare the
required Riverside Local Agency Formation Commission (LAFCO) application to facilitate a request for annexation.

1.2 Purpose of this Report

This Land Use and Community Profile report includes a review of applicable policy and regulatory documents that
pertain to the Project Area to understand the existing setting for the project. Documents include:

= City of Indio General Plan

=  Citrus Ranch Specific Plan

= Existing Development Plans in the Project Area

= Riverside County General Plan, including the Western Coachella Valley Area Plan
= Coachella Valley Multiple Species Habitat Conservation Plan

=  Bureau of Land Management

This report also includes a high-level existing community profile that summarizes existing demographics such as
employment and housing characteristics to provide context for the project. Lastly, this report summarizes key
parcel-based data, including property owners, existing on-the-ground uses, surrounding uses adjacent to the Project
Area, and any other key data points to provide additional background on existing conditions. Note that this report
should be reviewed in concert with other desktop reports, including Biological Resources, Cultural Resources,
Paleontological Resources, Public Services and Utilities, Transportation, and Geotechnical, to understand the full
opportunities and constraints to the Project Area.

DUDEK PROJECT NO. 18653 1
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1.3 Key Issues and Opportunities

Table 1 summarizes key findings from the report, including several important issues and opportunities for the
Project Area based on a review of relevant plans, documents, and data. Issues and opportunities outlined below
are considerations for the potential annexation of the Project Area and for any potential future development. Details
on each of the issues and opportunities are discussed in the remainder of the report.

Table 1. Land Use and Community Profile - Key Issues and Opportunities

opic _________[(Consideraton ___________________Relevant Plan/Document/Data

Issue

Land Use Vision The Eastern Sphere is contemplated as Indio General Plan Land Use and Urban
potentially containing Desert Estates Design Element
neighborhood type (i.e., rural residential) only
if capacity for development within the city is
exhausted. The strategy for the subarea
includes supporting active and passive
recreation; implementing the Coachella Valley
Multiple Species Habitat Conservation Plan;
limiting the type, location, and nature of new
development; preserving hillside views; and
creating a land use plan and fiscal analysis to
ensure development in the area will be either
revenue neutral or enhancing.

Economic Development From a Citywide perspective, Indio seeks to Indio General Plan Economic
identify business development opportunities Development Element
that will increase the number of professional
and technical jobs as well as increase skill and
wage levels. The City also seeks to identify and
attract industrial and warehousing/distribution
businesses that have substantial business-to-
business or other non-retail taxable sales
potential.

Fault Lines Fault lines run directly through the Project Indio General Plan Safety Element
Area, north of the city boundary and its
developed area. Three major fault lines are
located in Riverside County: San Andreas, San
Jacinto, and Elsinore, the first two of which are
highly active. In addition to ground shaking,
the faults can rupture, lead to liquefaction, or
cause landslides.

Flooding Hazard The northern portion of the Project Area is in a Riverside County General Plan
floodplain that has a one-percent chance of
flooding any given year. Ensure
implementation of flood management
measures with development and consider
avoiding the development of uses that are
vulnerable to flooding (e.g., residential).

DUDEK PROJECT NO. 18653 1
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fopic__________(Consideration __________________Relevant Plan/Document/Data

Conservation Area The southwestern portion of the Project Area is Coachella Valley Multiple Species
Requirements part of the East Indio Hills Conservation Area Conservation Plan
of the Coachella Valley Multiple Species

Conservation Plan. No lands within the East
Indio Hills Conservation Area have been
acquired for conservation purposes, however,
any development in this area must be
consistent with specified conservation
requirements, including avoiding harm to
covered species or their habitats; avoidance,
minimization, and mitigation measures; joint
project review; land use adjacency guidelines;
and potentially a local development mitigation

fee.
Compatibility with The Citrus Ranch Specific Plan area Citrus Ranch Specific Plan
Adjacent Land Use designates low to high density residential, golf

course and associated activities, recreational
and hillside open space, community center,
hotel, and a fire station. Project Area
designated uses should consider adjacent
designations to ensure compatibility and avoid
conflict. For example, heavy industrial uses or
resource extraction should be avoided
adjacent to the Specific Plan area.

Existing Specific Plans in Dillon Trails and Dillon Ranch are two Specific Dillon Trails Specific Plan and Dillon
the Project Area Plans within the Project Area envisioned as Ranch Specific Plan

primarily residential and commercial areas.

However, at the time of writing this report,

these two plans have not progressed and are

not envisioned to move forward. Additionally, a

project with RV park and other uses, currently

in the pre-application stage of review, has

been proposed for a lot east of Dillon Road

and south of 40t Avenue. Project Area

designated uses should consider these

Specific Plans and the proposed project during

the conceptual planning phase of the Project,

as feasible.

Stonewater Solarand  The Stonewater Solar and BESS project is a Riverside County Planning Department
Battery Energy Storage current development project in the County of  Pre-Application Review
System (BESS) Riverside on 1,100 acres, or about 24 percent
Development Project of the Project Area. As development of the
project may occur in the future, surrounding
development should avoid
potential land use conflicts through siting
housing or other sensitive uses away from
solar arrays or battery energy storage facilities.

PROJECT NO. 18653 2
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fopic__________Consideration ________________Relevant Plan/Document/Data

Consider coordinating with the developer to
understand their plans.

Bureau of Land Within the Project Area, there are two distinct Bureau of Land Management CDCA Plan,
Management (BLM) clusters of BLM designated land. A BLM 1980, as amended by the 2002
Lands Section 368 Energy Corridor, which is Coachella Valley Plan Amendment

designated for energy production and
transmission activities, is located within the  Riverside County General Plan, Bureau of

northern portion of the Project Area. Land Management CDCA Plan, 1980, as
Coordination with BLM on potential amended by the Approved Resource
transmission development projects in or near Management Plan Amendment for

the Energy Corridor is recommended. In Section 368 Energy Corridors

addition, BLM-administered lands within the
eastern portion of the Project Area are
designated as Multiple-Use Class M under the
2002 Coachella Valley Plan Amendment,
allowing a range of compatible public uses
while prioritizing protection of sensitive desert
habitats. These lands are not subject to
special conservation or recreation
designations; however, federal actions are
coordinated with regional partners and
evaluated for consistency with CVMSHCP
conservation objectives to minimize impacts to
sensitive species.

Opportunity

Housing and Income Any project in Indio should take into American Community Survey 2024 1-
Trends consideration the relatively lower median year estimates

household income in Indio compared to the

County when assessing the inclusion of any

residential components. These considerations

can help ensure the housing type and

affordability mix of a project meets the needs

of the community.

Workforce Development A high percentage of the workforce in Indio are American Community Survey 2024 1-
employed in natural resources, construction, year estimates
and maintenance (11.8%) and production,
transportation, and material moving
(12.3%).This indicates a large labor pool for
potential industrial, light industrial, or heavy
commercial development and potential
opportunities for workforce development.

Mineral Resources with The Project Area contains two major areas thatIndio General Plan Conservation Element
Economic Value have significant mineral deposits with

economic value: the northwestern edge and

central-eastern portion. Extraction activities

should be avoided in the northwestern edge if

existing or planned residential development is

within the vicinity. Consider mineral resource

DUDEK PROJECT NO. 18653 3
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fopic_________Consideration _________________Relevant Plan/Document/Data

extraction activities in the central-eastern area
with mineral deposits.

Potential Dillon Road Potential improvements to Dillon Road are Citrus Ranch Specific Plan

Improvements outlined in the Citrus Ranch Specific Plan
which would also benefit the Project Area.
Specifically, pedestrian trails are envisioned
along the western side of Dillon Road. The
Specific Plan also identifies that the
southbound side of Dillon Road would be
improved to City of Indio standards, and the
northbound side would be improved to
Riverside County standards with
improvements that include a landscaped
median, six-foot sidewalk, and an expanded
landscape area on the west side abutting
Citrus Ranch.

Wastewater Treatment At the time of writing the Citrus Ranch Specific Citrus Ranch Specific Plan
Plant Expansions Plan, Valley Sanitary District had plans to

expand the capacity of their wastewater

treatment plant which would allow them to be

able to treat effluent from Citrus Ranch as well

as several other projects planned for the area,

including the Project Area.

Potential Fire Station At the time of writing the Citrus Ranch Specific Citrus Ranch Specific Plan
Plan, there were plans to construct a new fire
station at Gold Center Parkway and Avenue
44, approximately 4.5 miles from the south
border of the Project Area. The Specific Plan
includes a two-acre fire station site reserved
along Avenue 38 adjacent to the Golf Course
Maintenance Area, which could potentially
help serve the Project Area.

Landownership Most of the land in the Project Area is privately Riverside County Assessor Data (2023)
owned by various entities and individuals.
North of 40th Avenue numerous individuals
and entities own small parcels of land that
have not been improved or developed to date.
While most of the Project Area has fragmented
ownership, some of the parcels have
contiguous owners. The ownership of two or
more contiguous parcels can increase
development potential for a property owner.

Primary Landowners South of 40th Avenue a majority of the Project Riverside County Assessor Data (2023)
Area parcels have been acquired and
consolidated by individual private and public
landowners. These areas may be opportunities

DUDEK PROJECT NO. 18653 4
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fopic__________(Consideration __________________Relevant Plan/Document/Data

for property owners or developers to develop a
large amount of land. The landowners with the
largest number of acres include Stonewater,
the real estate developer for Stonewater at
Indio Hill; Blair Ranch, which has a large
agricultural operation; and Palm Desert Green
Development, another real estate developer.

Property Characteristics Based on Riverside County Assessor Data, Riverside County Assessor Data (2023)
most of the land in the Project Area is vacant,
followed by agriculture, vineyard and citrus
groves of Blair Ranch and a date garden
adjacent to Dillon Road. Smaller portions of
the Project Area include quarry, heavy
manufacturing, and retail, in order of greatest
to least.

2 Community Profile

This Community Profile section provides an overview of key demographic trends for the City of Indio to inform the
type(s) of economic development projects that may be most productive and advantageous to the community. This
section compares the City of Indio to Riverside County (County), and the state of California to highlight key
differences relevant to any potential development in the Project Area. Topics include population trends, education
attainment, housing and income, and employment data. Data sources for this section include ESRI (2024),
American Community Survey (2018-2022), Census QuickFacts (2024), and American Community Survey 2024 1-
year estimates.

2.1 Population Trends

Population growth in Indio was most pronounced during the period of 2000 to 2010, followed by slower but steady
growth from 2010 to 2020 and beyond, as shown in Figure 2. The city’s population grew by 55 percent from 2000
to 2010 and a more modest 19 percent from 2010 to 2020. These growth rates mirror those of the County (42
percent and 10 percent respectively). From 2020 to 2024, the city added approximately 3,500 in population, an
increase of 3.9 percent. Although slowing growth has been the trend, the population is projected to increase to
129,300 residents by 2045, an increase of about 43 percent from 20201.

1 Southern California Association of Governments (SCAG) 2020-2045 RTP/SCS Growth Forecast. Accessed November 2025.
https://scag.ca.gov/data-tools-forecastin
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Figure 2. Population Growth
120,000

100,000
80,000
60,000
40,000

20,000

2000 2010 2020 2024

Source: U.S. Census 1990 STF 1, 2000 SF 1, 2010 SF 1, CA DOF 2020, CO-EST2024-POP

The median age is approximately 38.7 in Indio, 37.6 in the County, and 38.4 in the State, indicating Indio’s
population is representative of the County and State average. However, Indio has a slightly higher proportion of
population that is 65 years of age and older (17.5 percent), compared to the County’s 16.1 percent and the State’s
16.5 percent. This data indicates that Indio has a slightly lower proportion of working-age adults compared to
Riverside County as a whole. Figure 3 provides a graphic summary of age groups in each geography.

DUDEK PROJECT NO. 18653 6
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Figure 3. Population by Age Group

California 24% 60% 16%
Riverside 24% 65% 11%
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0% 20% 40% 60% 80% 100%

B Under18years m Ages19to64 MW 65yearsandover
Source: US Census Bureau, 2023 American Community Survey (ACS) 1-year estimates

Education attainment is lower than that of the County as a whole. Those with less than a high school education
total 26 percent of Indio’s population 25 years and over, compared to 17 percent Countywide. The proportion of
those with at least some college experience, and those with a bachelor’s or advanced degree, is lower in Indio than
the County. Figure 4 displays comparative education attainment statistics.
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Figure 4. Education Attainment
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Source: US Census Bureau, 2023 American Community Survey (ACS) 1-year estimates

2.2 Income and Housing

Median household income is lower in Indio compared to that of Riverside County and the State as a whole; housing
costs are lower in Indio (compared to Riverside County and the State), as well. In Indio 38.5 percent of owner
households spend 30 percent or more of their income on housing costs; this figure is 40.7 percent for Riverside
County and 39.4 percent for the State as a whole. The trend is similar for renter households: 55 percent spend
more than 30 percent of income on rent in Indio, 60 percent in Riverside County, and 55.8 percent in the state as
a whole. These data indicate that although household income is significantly lower in Indio compared to the state
as a whole, housing costs are commensurably lower, too. Nonetheless, the high percentage of households that are
housing cost-burdened, across all geographies, point to widespread issues with housing affordability.2

Any project in Indio should take into consideration the relatively lower median household income in Indio compared
to the County when assessing the inclusion of any residential components. These considerations can help ensure
the housing type and affordability mix of a project meets the needs of the community.

2.3 Employment

Compared to Riverside County, the City of Indio has higher rates of workers in service occupations, which comprise
the largest share of jobs in Indio, and lower rates of workers in management, business, science, and the arts (i.e.,
white-collar occupations). Indio has slightly higher rates of workers in natural resources, construction, and
maintenance occupations than the County, and slightly lower rates of production, transportation, and material

2 US Census Bureau, American Community Survey 2024 1-year estimates (Table S2401)
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moving occupations. This indicates a large labor pool for potential industrial, light industrial, or heavy commercial
development and potential opportunities for workforce development. See Table 2 for detailed percentages.

Table 2. Occupations

Percent in City of Indio Percent in County of Riverside

Management, business, science, and arts  25.8 34.0
Service 30.5 20.3
Sales and office 19.5 20.0
Natural resources, construction, and 11.8 11.5
maintenance

Production, transportation, and material 12.3 14.2
moving

Source: American Community Survey 2024 1-year estimates (Table S2401)

3 Relevant Plans and Documents

3.1 Indio General Plan

The Indio General Plan 2040, adopted in 2019, guides the city's long-term growth and development. The General
Plan includes guidelines for land use and urban design, identifies investment areas for infrastructure and services,
and provides policies for revitalizing key areas and for economic and workforce development. The elements of the
General Plan describe existing conditions, strategies, and policies that are relevant to the Project Area, directly or
indirectly. The following section outlines key findings from a review of the following pertinent elements of the
General Plan 2040 to inform this report:

= Land Use and Urban Design Element
= Economic Development Element
= Conservation Element

= Safety Element

Note that the Infrastructure and Public Facilities and Parks, Recreation, and Open Space Elements of the General
Plan are reviewed as part of the Public Services and Utilities Report.

DUDEK PROJECT NO. 18653 9
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3.1.1 Land Use and Urban Design Element

The Land Use and Urban Design Element
provides the long-term vision, goals, and

policies for land use, development, and
urban design in Indio over the next 20 to 25
years. The element establishes subareas,
which includes the Eastern Sphere of
Influence. The Eastern Sphere subarea is
described as mostly open space with limited
commercial and resource extraction. The
Eastern Sphere is contemplated as
potentially containing Desert Estates
neighborhood type (i.e., rural residential)
only if capacity for development within the
city is exhausted. The strategy for the
subarea includes supporting active and
passive recreation; implementing the
Coachella Valley Multiple Species Habitat
Conservation Plan (CVMSHCP); limiting the
type, location, and nature of new
development; preserving hillside views; and
creating a land use plan and fiscal analysis
to ensure development in the area will be
either revenue neutral or enhancing.

The area of the city directly west of the
Project Area is designated mostly as
Suburban Neighborhood High Place Type,

Wh|Ch pr0V|deS fOf mOdel’ate-IntenSIty E_‘::_‘E City Baundary Diasart Estates Mixed Use Neighbarhaod ‘Werkplace Employment District
. . ! 501 Boundary Desert Estates Transition | Meighborhood Center Fublic and Inatituticnal
suburban neighborhood development with '-- WM::‘, c;“m,ion Suburban Meighborhood Lew Regional Commercial [ Parks and Open Spaca
single-family detached and attached homes Bermuda Dunes Alrpor uoubantelghhostisced HiE iy e, Rucstery
Compatibility Zone® Connected Neighborhood Low [l Downtown

Highway
—+—+ Railroad

Connected Neighborhood High Featival District

on moderately sized lots (Figure 5). The area
also includes a large Parks and Open Space
designated area, and a small area
designated as Desert Estates in the north, which allows only the lowest intensity residential neighborhood
development to conserve open space. Lastly, the CVMSHP Conservation overlay is applied to the southern half of
the area directly west of the Project Area and crosses the city boundary to apply to the southwestern portion of the
Project Area as well.

From a policy perspective, one policy within the Land Use and Urban Design Element specifically pertains to the
Project Area as part of the infrastructure theme:

e Goal LU-12: Infrastructure Provision. Existing and future residents and businesses are adequately serviced
by public services and infrastructure
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MARCH 2026



EAST INDIO EMPLOYMENT CORRIDOR ANNEXATION STUDY

o LU-12.1 Annexation. Before allowing annexation in the Northern or Eastern Sphere of Influence
subarea, create a land use plan and conduct a related fiscal analysis that demonstrates that
annexation will be revenue neutral or revenue enhancing. Annexation shall not create a revenue
drain on the City.

3.1.2 Economic Development Element

The City’s strategy to growth and development aims to balance economic development, environmental
sustainability, and community well-being. Policies within the Economic development element intend to strengthen
tourism and hospitality sectors; seek alternative sources of sustainable revenue; support emerging industries and
workforce development; and promote non-polluting industries. This approach aims to create jobs and generate
tax revenues while ensuring that industrial activities are compatible with residential areas, minimizing negative
impacts such as truck traffic and pollution.

Additionally, the City prioritizes strategic annexation and infrastructure improvements to support industrial growth
and attract new businesses. By collaborating with educational institutions and exploring various financing
mechanisms, Indio aims to enhance its economic competitiveness and maintain and improve infrastructure. At
the same time, the General Plan prioritizes environmental stewardship, with policies focused on reducing
agricultural runoff, promoting alternative energy sources, protecting sensitive ecological areas, and maintaining
access to open space.

Understanding that the City seeks to promote economic development opportunities in the Project Area, the
following goals and policies within the element are important considerations for this effort:

o Goal ED-2: Employment Base. A growing employment base with a diversity of job opportunities for current
and future residents.

o ED-2.1 Business development opportunities. Identify business development opportunities that
will increase the number of professional and technical jobs as well as increase skill and wage
levels. Emphasis should be placed on development opportunities that diversify the local
economy.

o ED-2.3 Infrastructure improvements. Identify public services and public infrastructure
improvements necessary to expand existing and encourage new industrial development. Conduct
regular business surveys, business outreach forums, and public-private partnerships with the
GCVCC and the EVC to identify those improvements.

o ED-2.4 Industrial growth. Support the retention and growth of the industrial and manufacturing
sector and actively attract new industrial businesses.

o ED-2.6 Attract livable wages. Continue to pursue and attract companies and industries who offer
livable wages and medical benefits for employees in Indio.

e Goal ED-6: Tax Base Diversification. A City with a diversified tax base that allows it to flourish during
different market cycles.
o ED-6.1 New retailers. Where appropriate, support the entry of new retail uses into the City,
including uses that will attract spending from visitors and residents of neighboring communities
in the Coachella valley
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o ED-6.2 Retail development. Support retail development that meets the community needs of
Indio’s residents in appropriate locations in order to prevent the leakage of local expenditures to

neighboring communities.

o ED-6.3 Transient Occupancy Taxes (TOT). Encourage the development of uses that generate
transient occupancy taxes. Require operators of short term accommodations to comply with
regulations that generate transient occupancy taxes.

o ED-6.4 Non-retail taxes. When possible, identify and attract industrial and
warehousing/distribution businesses that have substantial business-to-business or other non-

retail taxable sales potential.

3.1.3

The Conservation Element addresses the
conservation, development, and sustainable use
of Indio’s natural resources, including, but not
limited to, water, soils, natural gas, fossil fuels,
renewable energy sources, and mineral deposits.
Natural resources and hazards are assessed in
this element to inform how Indio will develop in a
way that safeguards safety, preserves important
habitat, and utilizes resources effectively.

Mineral resources such as sand, gravel, and
aggregate provide an important economic sector
for the city. Mineral Resource Zones (MRZ) within
the City’s Sphere of Influence, including the
Project Area, indicate two major areas that have
significant mineral deposits with economic value
as shown in Figure 6. MRZ-2a includes areas
underlain by mineral deposits where geologic
data indicates that significant measured or
indicated resources are present. These areas
contain known economic mineral deposits.

DUDEK
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Biological resources are an important consideration,
particularly for the southern portion of the Project Area,
which contains the East Indio Hills Conservation Area, as
shown in Figure 7. This conservation area is part of the
Coachella Valley Multi Species Habitat Conservation Plan
(CVMSHCP), described in more detail in Section 3.5 of
this report.

Figure 7. CVMSHCP Conservation Areas

CVMSHCP Conservation Areas e —

) city soundary Desert Torioise and Linkage Conservation
Area

Sphere of Influence. - East Indio Hills Conservation Area
Roads ~ Indio Hills Palms Conservation Area

=== Rairoads Santa Rosa and San Jacinto Mountains
Conservation Area

Thousand Palms Conservation Area

Highways

Source: Indio General Plan (2022) Conservation Element

DUDEK

PROJECT NO. 18653
MARCH 2026

13



EAST INDIO EMPLOYMENT CORRIDOR ANNEXATION STUDY

3.1.4 Safety Element

The Safety Element establishes a policy framework for
maintaining and improving the safety of Indio’s residents.
The City adopted a Local Hazard Mitigation Plan (LHMP) in
2018 as part of the Safety Element, and as part of the
LHMP, the element identifies that earthquakes pose one
of the most significant threats to life and property in Indio
and the Project Area. Three major fault lines are located in
Riverside County: San Andreas, San Jacinto, and Elsinore,
the first two of which are highly active. Fault lines run
directly through the Project Area, north of the city
boundary and its developed area (Figure 8). In addition to
ground shaking, the faults can rupture, lead to
liguefaction, or cause landslides.
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3.2 Cirtus Ranch Specific Plan

The Cirtus Ranch Specific Plan was approved by
Indio’s City Council in 2007 and focuses on a 1,183-
acre site located in the north portion of the City of
Indio, directly west of the Project Area that is
envisioned as a golf course community. As shown in
Figure 9, the land use plan for the Specific Plan
includes a mix of low to high density residential, golf
course and associated activities, recreational and
hillside open space, community center, hotel, and a
fire station. Notably, abutting the Project Area, uses
include a golf course, low to high density residential
and recreational open space. Additional details are
provided in Figure 10.

Figure 9. Citrus Ranch Specific Plan - Land Use Plan

The primary community entry to the Citrus Ranch
Specific Plan area is via Dillon Road located in the
middle of the property. Two secondary entrances
are identified - one located at the northern section
of the Specific Plan area at Avenue 38 and one near
the southern boundary. Understanding the location
of these entry points and their relationship to the
Project Area is an important consideration for | ﬁg:::ﬁ.‘::“'ﬂ:mm
circulation and traffic and site access for the Project ‘ E;E@%ﬁ:tﬂ
Area. Pedestrian trails are envisioned along the L?ﬁﬁaﬁ%ﬁw
western side of Dillon Road. The Specific Plan also
envisions an improved Dillon Road to serve the
potential development project; specifically, the
Specific Plan identifies that the southbound side of
Dillon Road would be improved to City of Indio
standards and the northbound side would be
improved to Riverside County standards with
improvements that include a landscaped median, six-foot sidewalk, and an expanded landscape area on the west
side abutting Citrus Ranch (Figure 11).
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Figure 10. Citrus Ranch Specific Plan - lllustrated Master Plan
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Figure 11. Citrus Ranch Specific Plan - Dillon Road Improvements
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A utility easement crosses the Specific Plan area in the south, as shown in Figure 12. The corridor contains both
Southern California Edison and Imperial Irrigation District electrical lines and a Southern California Gas Company
natural gas line. All utilities are transmission mainlines serving the Coachella Valley and beyond.

Based on the Water and Sewer Plan of the Specific Plan, Indio Water Authority would provide water to the proposed
project upon annexation. Domestic water would be obtained from water wells throughout the valley and conveyed
through transmission mainlines. Water pressure would be maintained by pumps and/or storage facilities. It is
anticipated that the development would require three water storage reservoirs within or adjacent to the Project
Area, each anticipated to provide approximately 3 million gallons of storage. Sewer service for the proposed project
would be provided by Valley Sanitary District (VSD). The plan indicates that site development would necessitate
construction of “offsite” transmission lines from the southerly end of the development to the existing VSD
transmission facilities located near Van Buren and Golf Center Parkway. The Specific Plan indicates that at the time
of writing, VSD had plans to expand the capacity of their wastewater treatment plan which would allow them to be
able to treat effluent from Citrus Ranch as well as several other projects planned for the area. Figure 12 provides
an overview of infrastructure elements that would be provided for the proposed project.

Per the Fire/Emergency Management Plan, the Project Area is just outside the ideal response times set by the City
of Indio Fire Services Department. At the time of writing the plan, the Specific Plan indicates that currently there
are plans to construct a new fire station at Gold Center Parkway and Avenue 44, approximately 4.5 miles from the
south border of the Project Area, however this is still outside of the goal of a station within 1.5 miles and 10 minutes.
The plan notes that a two-acre fire station site has been reserved along Avenue 38 adjacent to the Golf Course
Maintenance Area, as shown in the Land Use Plan and lllustrated Master Plan, which could potentially help serve
the Project Area.

Citrus Ranch is envisioned to be constructed in three phases, with elements of the Specific Plan that may be
relevant for the Project Area as noted above occurring across the three phases. At the time of writing this report,
development has not occurred within the Specific Plan area, including none of the previously discussed
improvements that may serve and/or benefit the Project Area.
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Figure 12. Citrus Ranch Specific Plan - Infrastructure Plan
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3.3 Existing Development Plans in the Project Area

Two primarily residential Specific Plans and one solar and battery energy storage development project have been
planned within the Project Area. The two residential plans —Dillon Trails and Dillon Ranch Specific Plan, have not
been finalized, approved, or built; it is assumed that these projects will not move forward at the time of writing this
report. The most recent planning effort, the Stonewater Solar and Battery Energy Storage System (BESS)
development project, has progressed the furthest in the planning process and is expected to move into the
construction phase following final approval.

These various planning efforts indicate interest among real estate developers in some of the lands in the Project
Area adjacent to the Citrus Ranch Specific Plan area. Any future development within the Project Area should
carefully consider proximity to the planned solar arrays and BESS to avoid potential noise and other impacts. Each
plan is briefly discussed below.
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3.3.1 Stonewater Solar and Battery Energy Storage System

The Stonewater Solar and Battery Energy Storage System (BESS) development project is a proposed 125-megawatt
photovoltaic solar array and a 125-megawatt (500-megawatt hours) BESS encompassing 1,100 acres, with
proposed connections to Imperial Irrigation District’s (1ID’s) transmission and distribution lines to supply power. The
Stonewater Solar and BESS is in the active planning phase and, at the time of writing this report, has undergone a
pre-application review and a Conditional Use Permit (submitted on April 28, 2025, but incomplete at the time of
this report) is under review by the County of Riverside Planning Department.3

Assuming this project will be built and operational, any future development within the Project Area should avoid
lands identified for the Stonewater Solar and BESS, as shown in Figure 13. The project’s location is shown in Figure
18 below. Furthermore, should development include residential or workforce housing, such uses should not be
located adjacent to planned solar arrays or battery energy storage facilities. Additional coordination is
recommended with the developer to ensure compatibility.

3 Riverside County Planning Department (2024). Pre-Application Review NO. 240063.
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Figure 13. Stonewater Solar and BESS Development Project Conceptual Site Plan
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3.3.2 Dillon Trails

Dillon Trails is a potential development featuring mainly residential and some commercial uses on a 210-acre lot.
No specific plan or master plan is available at the time of writing this report. Estimated land uses and their
associated acreage are provided by Indio Water Authority in Table 3. The project’s location is indicated by its
landowner, Palm Desert Green Development, in Figure 18. Project Area designated uses may consider the Dillon
Trails Specific Plan and the envisioned mix of uses during the conceptual planning phase of the project, as feasible.

Table 3. Dillon Trails Land Use

Land Use Acres

Low Density Residential 125.2
Open Space 31.8
Right-of-Way 27.8
Medium Density Residential 24.1
Commercial 1.1

Source: Indio Water Authority (2019)
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3.3.3 Dillon Ranch

Dillon Ranch is a potential development featuring mainly medium-density residential and some commercial uses
on a 210-acre lot. No specific plan or master plan is available at the time of writing this report. Estimated land uses
and their associated acreage are provided by Indio Water Authority in Table 4. The project’s location is indicated by
its landowner, Blair Ranch, in Figure 18. Project Area designated uses may consider the Dillion Ranch Specific Plan
and the envisioned mix of uses during the conceptual planning phase of the project, as feasible.

Table 4. Dillon Ranch Land Use

Land Use Acres

Medium Density Residential 64.2
Open Space 29.9
Commercial 12.0
Right-of-Way 2.9

Source: Indio Water Authority (2019) Riverside County General Plan

3.3.4 RV Park and Equipment Storage Project

This proposed project primarily features land uses related to an RV park, semi-truck storage, and other
complementary uses. The proposed project is located on a 34-acre lot east of Dillon Road and south of 40t avenue,
indicated in Figure 18 by the landowner, Mary E. Sanford. Estimated land uses and their associated acreage are
provided in Table 5. Currently, the project is in the pre-application stage of review by the County of Riverside
Planning Department at the time of writing. Project Area designated uses may consider the Dillon Ranch Specific
Plan and the envisioned mix of uses during the conceptual planning phase of the project, as feasible.

Table 5. RV Park and Equipment Storage Project Land Use

Land Use Acres

Semi-truck parking and storage 17.4
RV park 4.8
Event/park area around existing pond 2.6
Outdoor equipment and materials 2.1
storage

Truck maintenance and repair building 1.5
RV/mobile home living area (existing) 1.37
Source: Riverside County Planning Department Pre-Application Review of PAR250076
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3.4 Riverside County General Plan

The Riverside County General Plan (2015) serves as a comprehensive framework for guiding growth and
development within the county, and it is the existing policy document that pertains to the Project Area. If the Project
Area is annexed into the City of Indio, County land use or other policies would no longer apply and instead Indio
policies supersede. The purpose of reviewing the Riverside County General Plan is to determine if there are existing
issues and opportunities identified by the County that may pertain to the Project Area and serve as considerations
for this project.

The General Plan Land Use Element, which was updated in 2021, designates the Project Area as mostly Open
Space Rural with two distinct areas of Conservation Habitat and one small area designated as mineral resources.
Additionally, there is land identified as unique farmland (i.e., farmland that is currently used to produce specific
high value food and fiber crops but that is not listed as Prime and Statewide Important Farmland) in the southern
portion of the Project Area.

The General Plan Safety Element, which was updated in 2024, identifies specific challenges facing the Project Area
such as subsidence, wind erosion, flood hazards, and fire risks as described below:

= Subsidence occurs where the ground sinks due to groundwater extraction and other factors. Documented
cases of subsidence in this area highlight its susceptibility to this hazard, which can lead to structural
damage, altered drainage patterns, and increased flood risk.

= Ground shaking from seismic activity ranges from very high to extremely high due to the presence of
multiple faults, as discussed in Section 3.1.4 of this report.

= Wind erosion, ranging from moderate to high, can lead to soil degradation and loss of agricultural
productivity. This erosion can also contribute to air quality issues, as dust and particulate matter become
airborne.

= Flooding impacts the northern end of the Project Area. This area is designated as a special flood hazard
zone, which means an area in a floodplain subject to 1 percent or greater change of flooding in a given
year. This designation necessitates stringent floodplain management practices to protect lives and
property.

=  Wildfire has potential to impact a small portion of the northern portion of the Project Area (overlapping with
the special flood hazard zone). This area is classified as a moderate fire hazard severity zone (FHSZ), within
the responsibility area of the Federal government. Fire prevention and response strategies may be
necessary in this portion of the Project Area.

3.4.1 Western Coachella Valley Area Plan

The Western Coachella Valley Area Plan (WCVAP) is a sub-element of the Riverside County General Plan created by
the County of Riverside and adopted in 2017. The WCVAP encompasses approximately 650 square miles and
includes cities such as Desert Hot Springs, Palm Springs, Cathedral City, Rancho Mirage, Palm Desert, Indian Wells,
La Quinta, and Indio, as well as unique communities such as Bermuda Dunes, Bonnie Bell, Indio Hills, North Palm
Springs, Painted Hills, Sky Valley, Snow Creek, Thousand Palms, Valley View Village, West Garnet, and West Palm
Springs Village. Like the Riverside County General Plan, the purpose of reviewing the WCVAP is to is to determine if
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there are existing issues and opportunities identified by the County that may pertain to the Project Area and serve
as considerations for this project.

Land Use Plan

The WCVAP includes a Land Use Plan that designates certain land uses within the Western Coachella Valley,
including for the Project Area. Land use designations within the Project Area are limited to Open Space, namely
Open Space Rural and Conservation Habitat. Land uses adjacent to the Project Area are more of the same, except
for two areas designated for mineral resource extraction north and west of the northern portion of the Project Area
(Figure 14). Per the Land Use Plan, land uses are currently limited to rural residential development (one unit per
20 acres) and mineral resource extraction, provided extraction activities protect and maintain scenic views (see
Table 6). A smaller area designhated as Conservation Habitat, which is owned by the Bureau of Land Management
as part of its right-of-way energy corridor, must be conserved and managed in accordance with the Coachella Valley
Multi Species Habitat Conservation Plan (CVMSHCP), as detailed in Section 3.5 of this report.

Table 6. Western Coachella Valley Area Plan - Land Use Designations

Classification Permitted Land Use

Open Space Rural One single-family residence allowed per 20 acres. Extraction of mineral
resources subject to SMP may be allowed if scenic resources are
protected.

Conservation Habitat Includes public and private lands conserved and managed in accordance

with relevant conservation plans like the CVYMSHCP and relevant Riverside
County policies.

Mineral Extraction Allows mineral extraction and processing facilities and areas held in
reserve for future mineral extraction and processing.

The WCVAP also includes broad policies and goals pertaining to the Project Area. The WCVAP specifies policies
regarding residential uses, commercial retail uses, industrial uses, recreational vehicle development, signage, light
pollution, circulation, multipurpose open space, and hazards. Relevant policy sections regarding the Project Area
include light pollution, circulation, multipurpose open space, and hazards, discussed in the following pages.
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Figure 14. Western Coachella Valley Area Plan - Land Use Plan
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Multipurpose Open Space

The multipurpose open space element is especially relevant as it aligns with policies and elements contained within
the CVMSHCP, as discussed in Section 3.5 of this report. The WCVAP’s multipurpose space policies aim to protect
visual and biological resources throughout the Coachella Valley area and ensure consistency with CVMSHCP.
Relevant policies in this section include:

=  WCVAP 20.1 Protect visual and biological resources in the Western Coachella Valley through adherence to
General Plan policies found in the Multiple Species Habitat Conservation Plans, Environmentally Sensitive
Lands, Wetlands, and Scenic Resources sections of the Multipurpose Open Space Element.

=  WCVAP 22.1 Protect biological resources in the Western Coachella Valley through adherence to General
Plan policies found in the Multiple Species Habitat Conservation Plans, Environmentally Sensitive Lands,
Wetlands, and Floodplain and Riparian Area Management sections of the Multipurpose Open Space
Element, as well as policies contained in the Coachella Valley Multiple Species Habitat Conservation Plan.

Hazards

Flooding hazard policies are relevant to the Project Area as a portion is in a special flood hazard area (Figure 15)
indicating that future developments will have to be carefully located and/or follow specific requirements to be
compliant and ensure safe conditions. Future development within flood prone areas would have to adhere with the
following policies:

=  WCVAP 23.1 Adhere to the flood proofing, flood protection requirements, and Flood Management Review
requirements of Riverside County Ordinance No. 458 Regulating Flood Hazard Areas.

=  WCVAP 23.2 Require that proposed development projects that are subject to flood hazards, surface
ponding, high erosion potential, or sheet flow be submitted to the Coachella Valley Water District or the
Riverside County Flood Control and Water Conservation District for review.

=  WCVAP 23.3 Create flood control projects that maximize multi-recreational use and water recharge when
possible.

=  WCVAP 23.4 Protect life and property from the hazards of flood events through adherence to the Flood and
Inundation Hazards section of the General Plan Safety Element.

Additionally, although the Project Area does not contain fire hazard severity zones (FHSZs), adjacent rural lands are
designated as moderate FHSZs. Therefore, fire hazard is not a primary concern but should be monitored for any
future increases in susceptibility. In the event that areas within the Project Area are designated as FHSZs in the
future, per WCVAP 25.1, the County General Plan Safety Element policies pertaining to wildfire would apply.

DUDEK PROJECT NO. 18653 28

MARCH 2026



EAST INDIO EMPLOYMENT CORRIDOR ANNEXATION STUDY

Figure 15. Western Coachella Valley Area Plan - Special Flood Hazard Areas
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3.5 Coachella Valley Multiple Species Habitat
Conservation Plan

The Coachella Valley Multiple Species Habitat Conservation Plan (CVMSHCP) is a comprehensive habitat
conservation plan created by the Coachella Valley Mountain Conservancy and adopted in 2008, with updated
annual reports every three years. The plan aims to identify relevant natural species and ecosystems within
conservation areas, ensure species within the plan are adequately protected or restored, balance conservation
goals with economic goals, and ensure infrastructure improvements are done with minimal environmental impact.

The CVMSHCP pertains to the Project Area as part of the land is located within existing conservation lands. The
CVMSHCP maps out conservation areas, one of which, East Indio Hills, falls within the boundaries of the Project
Area. The portion of East Indio Hills that falls within the bounds of the Project Area is owned by the City of Indio,
Riverside County and the Bureau of Land Management.

3.5.1 East Indio Hills Conservation Area

Future development or activities must be consistent with conservation goals of the CVMSHCP to continue to protect
natural resources. Figure 16 shows the East Indio Hills Conservation Area, a portion of which falls within the Project
Area’s southern portion. East Indio Hills encompasses 4,060 acres, with 1,030 acres of existing conservation lands
owned by BLM and 3,030 acres of lands not currently conserved. The CVMSCHP aims to conserve approximately
2,790 acres by acquiring additional land not currently conserved. As of 2023, however, no lands within the East
Indio Hills Conservation Area have been acquired for conservation purposes.

Once lands are acquired and added to conservation lands, activities are limited to the following:

= emergency repairs of public infrastructure, following specific procedures to minimize environmental
impacts

= management and monitoring activities, such as fuel modification, fire management, and species
monitoring

= recreation and public access, including trails, trailneads, interpretive centers, and passive recreation
activities
Limited development may occur on lands within the Conservation Area that have not been acquired for conservation
purposes, which pertains to the Project Area. However, development still must be consistent with objectives and
measures and is subject to project review, mitigation measures, among other requirements of the CVMSHCP. Each
are detailed in Table 7.

Table 7. Conservation Area Requirements for Development

Category Activity Detail

Conservation Objectives Any proposed development must avoid harming the covered species and
their habitats and contribute to the overall conservation goals. For
example, developers might need to preserve certain areas of natural
habitat, restore degraded habitats, or implement specific management
practices to support the species in question.
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Category Activity Detail

Joint Project Review

Avoidance, Minimization, and
Mitigation Measures

Land Use Adjacency Guidelines

Local Development Mitigation
Fee

DUDEK

Developers must submit their plans for a Joint Project Review (JPR) to the
Coachella Valley Conservation Commission (CVCC). This review process
involves a thorough assessment to ensure that the proposed development
complies with the CVMSHCP’s requirements. The JPR evaluates potential
impacts on covered species and habitats and determines whether the
project includes adequate measures to mitigate those impacts.

Developers are required to implement specific measures to avoid,
minimize, and mitigate any adverse impacts on covered species and their
habitats. This could include creating buffer zones, limiting construction
activities during certain times of the year, or restoring habitats elsewhere
to compensate for any loss.

Development must adhere to guidelines that prevent negative impacts on
adjacent conservation lands. This includes managing light, noise, invasive
species, toxic substances, and other disturbances that could affect the
conservation areas. For instance, developers might need to install barriers
to reduce noise pollution or implement lighting designs that minimize
disruption to nocturnal wildlife.

To support ongoing conservation efforts, developers may be required to
pay a mitigation fee. This fee helps fund the implementation of the
CVMSHCP, including habitat restoration, species monitoring, and other
conservation activities.
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Figure 16. East Indio Hills Conservation Area
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3.6 Bureau of Land Management

Within the Project Area, there are two distinct clusters of BLM designated land as shown in Figure 17. A BLM Section
368 Energy Corridor, which is designated for energy production and transmission activities, is located within the
northern portion of the Project Area. Section 368 Energy Corridors are intended for oil, gas, and hydrogen pipelines,
and electricity transmissions and distribution infrastructure. A small portion of BLM land designated for the Energy
Corridor, approximately 0.06 square miles, or 38.4 acres, falls within the Project Area, and therefore should be
taken into consideration for any future land use planning. The Energy Corridor that passes north/northeast of Indio
is shown in green in Figure 17 and in the Section 368 Energy Corridor Mapping Tool.4 Coordination with BLM on
potential transmission development projects in or near the Energy Corridor is recommended. In addition, BLM-
administered lands within the eastern portion of the Project Area are designated as Multiple-Use Class M under the
2002 Coachella Valley Plan Amendment, allowing a range of compatible public uses while prioritizing protection of
sensitive desert habitats. These lands are not subject to special conservation or recreation designations; however,
federal actions are coordinated with regional partners and evaluated for consistency with CVMSHCP conservation
objectives to minimize impacts to sensitive species. Establishment of a utility corridor does not necessarily prohibit
other actions on BLM-managed land.

The California Desert Conservation Area (CDCA) Plan (1980), as amended by the CDCA Plan Amendment for the
Coachella Valley (BLM 2002), and the Approved Resource Management Plan Amendments for Section 368 Energy
Corridors (BLM 2009) guide land use management decisions on BLM-administered federal public land, as
summarized below.

3.6.1 CDCA Land Use Plan

The 1980 California Desert Conservation Area (CDCA) Plan, issued by the BLM’s California Desert District,
established a comprehensive, multi-use management framework for nearly 25 million acres of public lands across
Southern California’s desert regions. The plan inventoried critical desert resources and defined land-use
classifications, including designated wilderness areas, Areas of Critical Environmental Concern (ACECs), wildlife
habitats, grazing lands, and mineral and energy corridors. A key feature of the plan was the introduction of Multiple-
Use Classes (MUCs), which categorized lands based on resource values and management priorities—balancing
conservation with recreation, energy development, and other uses.

Utility planning corridors on BLM-managed lands are designated linear pathways intended to concentrate major
infrastructure such as transmission lines, pipelines, and related facilities—into defined areas to reduce habitat
fragmentation, minimize conflicts with other land uses, and streamline federal permitting. Within the CDCA, energy
corridors were established to guide where future energy and utility infrastructure could be placed while protecting
sensitive desert resources. The parcels of BLM-administered federal public land within the Project Area boundary
include a CDCA energy utility corridor, specifically Corridor K. Corridor K was planned at two miles in width, a
standard in the CDCA Plan to provide sufficient flexibility for siting and adjusting large-scale rights-of-way while
keeping new development within an already-disturbed, jointly used corridor. Corridor K was designated as multi-
modal and intended to accommodate multiple utility types simultaneously. It is frequently relied upon in BLM NEPA

4 Refer to Section 3.6.2 Bureau of Land Management Approved Resource Management Plan Amendments for Section 368 Energy
Corridors for additional information. California Desert Conservation Area Plan Amendment for the Coachella Valley (“Coachella
Valley Plan”) (BLM 2002).
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documents for locating new transmission and generation-tie lines consistent with the corridor-based planning
framework.

3.6.2 Coachella Valley Plan Amendment

The 2002 Coachella Valley Plan Amendment updated management direction for BLM-administered lands in the
CDCA within Coachella Valley to better balance conservation of sensitive desert ecosystems with recreation, access,
and other public uses. The primary purpose of the plan amendment was to support regional habitat conservation
planning (i.e. the CVMSHCP), protect species such as the Peninsular bighorn sheep and Coachella Valley fringe-
toed lizard, guide land tenure adjustments, and clarify allowable uses within CDCA MUCs. Under the amendment,
lands classified as Multiple-Use Class M (Moderate Use) allowed a wide range of activities—including recreation,
mineral exploration, rights-of-way, and limited vehicle access—provided they did not compromise key environmental
values and are consistent with other management direction in the plan. The parcels of BLM-administered federal
public land within the Project Area boundary are classified as Class M. The parcels are not within mapped special
designations such as ACEC or the Coachella Valley Preserve System and are not within areas limited to specific
recreation use (such as Motorized Vehicle Areas or Special Recreation Management Areas) or livestock grazing
areas.

Federal actions on BLM-administered lands within the Plan area are evaluated in alignment with the CVMSHCP’s
objectives, in close coordination with regional partners such as the Coachella Valley Association of Governments
(CVAG), the Coachella Valley Conservation Commission (CVCC), local jurisdictions, and Tribes. Relevant habitat and
species data are reviewed as necessary to ensure consistency with the Plan’s conservation goals and to minimize
impacts on sensitive species and their habitats, consistent with the CYMSCHP.

3.6.3 Approved Resource Management Plan Amendments
for Section 368 Energy Corridors

The parcels of BLM-managed public land within the Project Area boundary, as shown in Figure 17 underly a Section
368 energy utility corridor, specifically Corridor 30-52, designated in the 2009 Record of Decision (ROD) following
the completion of the West-Wide Energy Corridor Programmatic Environmental Impact Statement (PEIS) (BLM
2008). This portion of corridor overlaps CDCA Corridor K. When a Section 368 corridor on BLM land that also
contains an existing CDCA corridor, it means the area has been jointly identified—first at the regional CDCA planning
scale and later at the interagency, multi-state level—as an appropriate and preferred location for major energy
transmission infrastructure. The overlap reinforces the corridor’'s importance, focusing utility development into a
single, previously analyzed pathway and reducing the likelihood of new, undisturbed areas being affected. It also
gives project developers and agencies clearer guidance: siting within the overlapping corridor is generally
encouraged, may involve fewer land-use conflicts, and typically benefits from existing environmental analysis,
established routing expectations, and coordinated federal management across agencies. Establishment of a utility
corridor does not necessarily prohibit other actions on BLM-managed land.
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Figure 17. Bureau of Land Management Section 368 Energy Corridor
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4 Parcel Data

This Parcel Data section summarizes key parcel-based data including land ownership and property characteristics
such as land use and the number and age of structures. The purpose of this section is to provide additional
background on existing conditions. The primary data source for this section is 2023 Riverside County Assessor
Data.

4.1 Land Ownership

Most of the land in the Project Area is privately owned by various entities and individuals. The landowners with the
largest number of acres include Stonewater, the real estate developer for the Stonewater Solar and Battery Energy
Storage System development project (see Section 3.3.1 of this report); Blair Ranch, which has a large agricultural
operation; and Palm Desert Green Development, another real estate developer. Table 9 breaks down
landownership by acreage among primary landowners. Table 8 describes the proportion of land owned by private
and local, state, and federal government, respectively.

The landowner with the single largest number of acres, however, is the federal and local government. Specifically,
the Bureau of Reclamation, Bureau of Land Management, and local government together own more than 770 acres
of land within the Project Area, or almost 17 percent. As shown in Figure 18, local government owns most of the
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area that falls within the Coachella Valley Multi-Species Habitat Conservation Plan (CVMSHCP) area, the Bureau of
Reclamation owns two smaller segments within the CVMSHCP area, and the Bureau of Land Management owns a
moderate-sized parcel in the northern portion of the Project Area, which is designated as part of the Section 368
Energy Corridor, and several irregularly shaped parcels in the eastern portion. Additionally, the Coachella Valley
Water District (CVWD) owns a large parcel adjoining Blair Ranch to the north. In addition, as shown in Figure 18,
south of 40th Avenue a majority of parcels have been acquired and consolidated by individual private and public
landowners. These areas may be opportunities for property owners or developers to develop a large amount of land.

Aside from primary landowners, the remainder of the Project Area is composed of a patchwork of various land
ownership. As shown in Figure 19, numerous individuals and entities own small parcels of land that have not been
improved or developed to date. While most of the Project Area has fragmented ownership, some of the parcels have
contiguous owners. The ownership of two or more contiguous parcels can increase development potential for a
property owner.

Table 8. Land Ownership Distribution

Private Landowners 3,554.5 77.13%
Coachella Valley Conservation Commission 13.61 0.30%
Local Government 326.68 7.09%
US Bureau of Reclamation 70.13 1.52%
US Bureau of Land Management 375.59 8.15%
Coachella Valley Water District 158.23 3.43%
Public Right-of-Way 110.27 2.39%
Total 4,609 100%

Source: County of Riverside CREST Assessor Tables
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Table 9. Primary Landowners

Number of | Acreage Percent (o)

Parcels Project Area
Public Agency 25 944.24 20.49% No structures
Stonewater 12 787.02 17.08% No structures
Werner Family 52 260.74 5.66% No structures
Blair Ranch 2 210.52 4.57% Structures present
Palm Desert Green 7 200.02 4.34% No structures

Development

Source: County of Riverside CREST Assessor Tables
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4.2 Property Characteristics

Figure 20 shows the distribution of on-the-ground land uses in the Project Area. Most of the land in the Project Area
is vacant, followed by agriculture, vineyard and citrus groves of Blair Ranch and a date garden adjacent to Dillon
Road. Further, aerial imagery revealed that large portions of land designated as agriculture were not currently
productive, appearing as vacant land. Smaller portions of the Project Area include quarry, heavy manufacturing,
and retail, in order of greatest to least. Additionally, as described in Section 3.3 of this report, some lands have
been acquired for residential, retail, commercial development, and solar and battery energy storage; however, to
date only the solar and battery energy storage project appears to be proceeding.

Due to the land use types and large amount of vacant land, there are relatively few existing structures in the Project
Area. Most structures are adjacent to or near Dillon Road and intersecting streets such as 40th Avenue and Fargo
Canyon Road. These structures are associated with a date garden, heavy manufacturing, and retail uses. Four
structures are on the northwest corner of Blair Ranch and thus are associated with vineyard and citrus grove uses.
An additional four structures in the northwest corner of the Project Area do not have an associated land use code
per the County Assessor; however, aerial satellite imagery indicates granite and aggregate production and a
landscape supply store. Figure 21 displays the location of each structure within the Project Area.
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