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I. INTRODUCTION 
 

A. LOCATION AND OVERVIEW 
 
The Sundance Specific Plan (Specific Plan) project site is located within the north-eastern 
portion of the City of Beaumont (City) in the County of Riverside, just west of the City of 
Banning and south of the Community of Cherry Valley (refer to Exhibit 1, Regional Vicinity 
Map). The project site is located in the San Gorgonio Pass area joining Riverside and Perris 
Valley with Palm Springs and the Coachella Valley lower desert.   Regional access is 
provided by Interstate 10 (I-10) from Pennsylvania Avenue, and Highland Springs Avenue 
(refer to Exhibit 2, Location Map).  The Sundance Specific Plan site is bounded by 
Brookside Avenue to the north, Highland Springs Avenue to the east, Eighth Street to the 
south and Cherry Avenue to the west.   
 
The Sundance Specific Plan site consists of approximately 1,203 acres.  The slope of the 
site is consistently less than five percent and rises from the southern portion of the site 
towards the foothills to the north.  The entire site has historically previously been used for 
dryland farming and grazing.  As such, the site was extensively disturbed from past 
agricultural uses.  Development of the site in the past has been limited to two residences 
and various farm structures associated with agricultural land uses. 
 
As proposed, the Sundance Specific Plan project is a mixed-use development consisting of 
residential, commercial and public facilities (i.e., parks and schools) uses.  The project is 
proposed to consist of fifty-four (54) planning areas and is approved to include up to 4,450 
dwelling units (refer to Section III, Development Plan). 
 
The objectives of the Sundance Specific Plan are to: 
 

1. Update prior approved 1990 Deutsch Planned Community Specific Plan based on 
changes of circumstances and market conditions; 

2. Implement a comprehensive and cohesive plan for the physical and economic 
development of the property; 

3. Provide a variety of residential uses oriented toward the first home buyer 
community and provide a product permitting a move-up market within the Specific 
Plan community; 

4. Implement and establish a development that is consistent with the City’s General 
Plan; and 

5. Establish a community plan that will provide a well-integrated land use that is 
compatible with the surrounding area. 

 
The Beaumont-Banning area is the nucleus of growth along I-10 in the San Gorgonio Pass 
area.  Visitor commercial and light industrial uses have traditionally been located 
immediately adjacent to I-10.  Residential development has occurred along relatively flat 
land, both north and south of the freeway corridor.  On an area-wide level, numerous 
residential projects in various stages of planning and development attest to the growth-
oriented character of the region. Development in the region is influenced by the availability 
of freeway access, generally flat topography, availability of water and other utilities and a 
favorable climate. 



●
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B. DOCUMENT PURPOSE 
 
The purpose of the Sundance Specific Plan is to serve as a planning and regulatory tool for 
the orderly growth and development of the project site.  The Specific Plan provides for the 
development of the planned community as a coordinated project involving a mixture of 
residential densities and housing types, and public and private community facilities.  The 
Specific Plan establishes the type, location, intensity and character of development to take 
place while allowing for creative and imaginative design concepts for the planned 
community.  The establishment of design guidelines and development regulations ensures a 
quality development in the plan area that contributes to the City’s housing supply, is 
consistent with the City of Beaumont General Plan, as amended, and is compatible with 
surrounding land uses.  The Specific Plan also establishes development controls to provide 
the City with the assurance that the completed project will be as envisioned at the time of 
approval. 
 
The original Deutsch Planned Community Specific Plan for the project was accompanied by 
an Environmental Impact Report (EIR) and supplemental technical studies, which addressed 
the environmental impacts of the original project.  The Sundance Specific Plan is an 
amendment to the original document.  An Addendum to the Environmental Impact Report 
(January 2004) was prepared and adopted by the City of Beaumont that provided additional 
environmental analysis to comply with the requirements of the California Environmental 
Quality Act (CEQA). An additional Addendum to the Environmental Impact Report was 
prepared in November 2017, revised in January 2018 and approved by the City of 
Beaumont to address amendments to the Sundance Specific Plan in 2017 in accordance 
with the requirements of CEQA. Additionally, a development agreement was approved by 
the Beaumont City Council on August 17, 2004 pursuant to Ordinance No. 869 which 
defines the contractual relationships between the property owner and the City of Beaumont.  
Together, these documents provide the City of Beaumont, elected officials, and the general 
public with the full understanding of the project and its associated environmental impacts. 
 

C. LEGAL AUTHORITY AND SCOPE 
 
Cities are authorized by the State of California Government Code, Title 7, Division 1, 
Chapter 3, Article 8, Section 65450 to adopt Specific Plans for purposes of implementing the 
goals and polices of their General Plans.  The government code specifies that specific plans 
may be adopted by resolution or ordinance and are required to be consistent with the 
General Plan.  The government code sets forth the minimum requirements and review 
procedures for specific plans including provisions of a land use plan, a plan for infrastructure 
and services, criteria and standards for development, and implementation measures.  The 
government code also states that specific plans may address any other subjects, which in 
the judgment of the city are necessary or desirable for the implementation of the General 
Plan.       
 
In recognition of Section 65450 of the Government Code, the City of Beaumont has used 
the specific plan process in consideration of past projects.  In this context, Section 
17.03.140, Specific Plan Zone, of the Beaumont Municipal Code states: 

 
“Specific plans, and amendments thereto, shall be adopted in accordance 
with the provisions of this title and of Section 65450 et. seq. of the 
Government Code, as now written or hereafter amended.  All uses 
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established pursuant to an applicable specific plan shall be subject to all the 
conditions and restrictions set forth in the Specific Plan regardless of the 
underlying zone, including, but not limited to, density and intensity of use, 
setbacks, heights, area, and open space.”   

 
This Specific Plan serves as an amendment to the approved Deutsch Specific Plan (1990) 
for the subject property.  In the event that any regulation, condition, program, standard, or 
portion of this Specific Plan is held invalid or unconstitutional by a Court of competent 
jurisdiction, such portions shall be deemed separate, distinct and independent provisions, 
and the invalidity of the provisions shall not affect the validity of the remaining provisions 
thereof. 
 

D. BACKGROUND 
 
1a. Original Deutsch Specific Plan Approval 
 

The planning process for the property began in October 1981 and culminated in the 
approval of the original Deutsch Specific Plan, approved in early 1991. The original 
plan consisted of a mixed-use development comprised of residential, commercial 
and public facilities (i.e., parks, schools and libraries) uses.  The original Deutsch 
Specific Plan consisted of a 1,162-acre site located in the Sphere of Influence of the 
City of Beaumont.  The project Specific Plan as approved included residential uses 
that would consist of 1,968 single-family detached units on 492 acres, 2,208 patio 
homes on 368 acres, and 5401 condominium/apartment units on 45 acres.  The 
project also included non-residential uses that would consist of 60 acres of 
institutional uses, 65 acres for parks and trails, 117 acres of roads and easements 
and 15 acres of neighborhood commercial use.  The average density of the Deutsch 
Specific Plan project was 4.1 dwelling units (DU) per acre for a total of 4,716 dwelling 
units.  The prior approved project was estimated to generate a population of 
approximately 13,900 people.   
 
Approval of the Deutsch Specific Plan required the project applicant to seek several 
approvals from the City of Beaumont.  The project required that a Zone Change be 
processed concurrently with the Specific Plan.  The property’s zoning of Agriculture 
(A-1) was rezoned Specific Plan Area (SPA).  The Zone Change needed to be 
consistent with the City’s General Plan designation of Plan Unit Development.  Since 
the property was located within the Sphere of Influence of the City of Beaumont, 
annexation of the property was required to obtain approval of the Specific Plan.  The 
original approval also required cancellation of existing agricultural contracts for the 
site.  
 

1b. Specific Plan Amendments  
 

On May 4, 2004 the Beaumont City Council adopted Resolution No. 2004-23 
approving the Sundance Specific Plan, a comprehensive amendment of the Deutsch 
Specific Plan (Amendment 1) and renaming said Specific Plan.  On March 21, 2006 
the Beaumont City Council approved a further amendment to the Sundance Specific 

                                                
1 The 1989 Deutsch Specific Plan EIR analyzed a proposal that included 675 condominium/apartment 
units on the same acres for a project total of 4,851 dwelling units. The Specific Plan was ultimately 
approved for the lesser number of units noted above. 
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Plan (Amendment 2) changing the land use of Planning Areas 20 and 44 to Low 
Density – 6,000 Residential from School/Institutional use.  The March 21, 2006 
approval also allowed the relocation of Planning Areas 44 and 45.  On May 2, 2006 
the Beaumont City Council further approved Tentative Tract Map No. 34291 and Plot 
Plan No. 05-PP-14 for Planning Area 24 allowing a change of the land use for this 
area in the Specific Plan to High-Density Residential with a maximum of 110 
detached condominium dwelling units from a previous Commercial land use 
designation. 
 
In 2016, the Sundance Specific Plan was updated to reflect minor administrative 
amendments approved in the plan area as allowed pursuant to Section VI.C.2. of the 
Specific Plan. 
 
The City of Beaumont considered and approved Amendment No. 3 to the Sundance 
Specific Plan on May 1, 2018, pursuant to CC Resolution 2018-11 allowing the 
following:  
 

a. Planning Area 13 to be decreased in size and allow the land use to change 

from a proposed school site to residential land use.  

b. Planning Area 14 to be increased in size.  

c. Planning 47 land use to be change from Very Low Density to Low Density 

Residential.  

d. Planning 54 to be added to the Sundance Specific Plan as Low Density 

Residential.  

The Beaumont Unified School District (BUSD) has determined that they are not 
interested in acquiring Planning Area 13 and determined that the former Chavez 
Elementary School site is no longer a viable site for school. BUSD entered into a 
property exchange agreement with Pardee Homes in December 2016. The former 
Chavez Elementary School site has been added to the Sundance Specific Plan as 
Planning Area 54. The Beaumont Unified School District acquired, constructed and 
operates schools on Planning Area 12 and 15 and as of November 2017, are actively 
constructing a school on Planning Area 41. 

 
2. Annexation 

 
In 1981 when the original planning process was initiated, the project site was located 
in the City of Beaumont’s Sphere of Influence, within unincorporated Riverside 
County.  However, per Resolution No. 1993-25, the Beaumont City Council ordered 
the Deutsch property to be annexed into the City of Beaumont per LAFCO 
Resolution No. 92-43-3, adopted May 17, 1993.  Proposed Planning Area 48 of the 
Specific Plan remains outside of the current Beaumont City boundary. 
 

3. Agricultural Preserve 
 
Prior to 1997, the Sundance Specific Plan project area was entirely within an 
Agricultural Preserve (California Land Conservation Act of 1965, Williamson Act) 
contract.  An agricultural preserve is a legally binding contract which is entered into 
between a property owner and a local agency.  The contract requires the property 
owner to agree to not develop his land for a set period of time (usually 10 years) and 



 

 
 
 

 
Section I - Introduction I-7 May 1, 2018 

in return he receives a reduced tax assessment on his property.  A notice of non-
renewal was issued for the project site in September 1987.  Thus, as of 1997, since 
the 10-year period called for under terms of the Williamson Act expired, the site is 
currently eligible for development.   
 

4. Development Agreement 
 
As part of the entitlement process, a development agreement was entered into 
between the City and the Project Applicant, which committed both parties to the 
development program described in the Specific Plan.  The agreement is binding, and 
exempts the Specific Plan from changes to codes, plans, resolutions, or voter 
approved initiatives that might yield a different development scenario.  The approved 
and executed Development Agreement outlines the City responsibilities as well as 
the construction requirements for specified public improvements, facilities and 
services.  On March 25, 1991, the Beaumont City Council adopted Ordinance 698, 
which approved the Deutsch Development Agreement.  
 

E. DEVELOPMENT PLAN PROCESS 
 
1. Legal Entitlements Provided by the Specific Plan 

 
The Specific Plan is a legal document that provides the City of Beaumont and the 
property owners with guidelines for development, based upon the plans and 
densities set forth therein.  The Specific Plan establishes a pattern and density of 
land use as articulated in Section III, Development Plan.  It also establishes a 
circulation plan where streets and roads are located and sized, a public facilities plan 
that states what facilities need to be constructed and where, a landscaping plan for 
the community, and a recreation and conservation plan that designates certain areas 
as open space. The approved Development Agreement further provides the legal 
basis for implementation of the development program. 
 
It should be noted that after further evaluation, it was identified that the acreage 
adopted with the Deutsch Specific Plan was overestimated due to being calculated 
from assessor parcel information.  When adjusted, the actual acreage approved with 
the Deutsch Specific Plan is 1,135 acres. The Sundance Specific Plan was 
expanded in 2004 and 2017 to include an additional area, pursuant to the following 
actions: 
 

a. An approximate 20-acre vacant parcel at the northwest corner of Highland 
Springs Avenue and 8th Street was added to what became the Sundance 
Specific Plan with approval of the 2004 Amendment. 

b. An approximate 40-acre vacant parcel at the southwest corner of Highland 
Springs Avenue and Brookside Avenue was added to the Sundance Specific 
Plan with approval of the 2004 Amendment. This became Planning Area 48 
and is currently outside of existing Beaumont City Limits, but within the City’s 
adopted Sphere of Influence boundaries. 

c. An approximate 8-acre parcel at the northeast corner of Cherry Avenue and 
Mary Lane (former Chavez school site) was added to the Sundance Specific 
Plan with the proposed 2018 Amendment. This became Planning Area 54. 
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2. Planning Process 

 
The Beaumont Planning Commission and City Council approved the original Deutsch 
Specific Plan document.  The Sundance Specific Plan is an amendment to the 
original Specific Plan.  Approval of the amendment followed the same process as 
approval of the original document. 
 
Table 1, Land Use Comparison, below provides a comparison between the original 
Specific Plan and the amended Sundance Specific Plan. 

 
Table 1 

Land Use Comparison 
Specific Plan Amendment 

 

Land Use 

1991 Deutsch 
Specific Plan 

2004, 2006 & 2018 
Sundance Specific Plan 

Amendments2 

Acres Percent Acres Percent 

Residential 905 78% 913 76% 

Parks/Open Space 65 6% 166 14% 

Commercial 15 1% 14 1% 

Institutional (Schools and 
Well Sites) 

62 5% 39 3% 

Backbone Streets 115 10% 71 6% 

Total 
1,162 

(1,135)1 
100% 1,203 100% 

 
1. The acreage adopted with the Deutsch Specific Plan was overestimated, and was later determined 

to be approximately 1,135 acres. 
2. See updated Table 3, Land Use Summary, on page III-4. 
 

 
3. California Environmental Quality Act Compliance 

 
In December 1989, the Deutsch Specific Plan Environmental Impact Report (EIR) 
was prepared, and it was subsequently certified in 1991.  The Sundance Specific 
Plan serves as an amendment to the original Deutsch Specific Plan.  Three 
Addendums to the existing 1989 EIR have been prepared in 2003, 2006 and 2018 as 
part of the ongoing planning process of the Sundance Specific Plan to address 
changing conditions.  The Addendums to the EIR incorporate updated project 
descriptions, and include updated traffic studies.  The Addendums to the EIR are 
comparative reviews between the original EIR and the current project conditions and 
is intended to update and provide a current CEQA compliance document.  The 
Addendums did not require a notice of preparation or re-circulation of the document.  
The Addendums were prepared in accordance with the California Environmental 
Quality Act (CEQA) Statutes  and the CEQA Guidelines, particularly California Code 
of Regulations, Article 9, Section 15120 through 15132 (content of an EIR) (the most 
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recent version published by the State).  The Addendums to the EIR serves as the 
comprehensive compliance with the CEQA pursuant to Section 15162 of the CEQA 
Guidelines, and evaluates the issues identified as potentially significant in the 1989 
EIR, in addition to issues identified in the course of project research.  The 
Addendums were considered by the Planning Commission and City Council as part 
of the approval process of the amended Specific Plan.  

 
 

F. ORGANIZATION OF THE SPECIFIC PLAN 
 

The Specific Plan contains plans and guidelines for development of the project site.  It is 
designed to facilitate use by those who wish to build projects in conformance with the plan, 
staff personnel who must review project proposals, and decision makers who are called 
upon to act on these projects.  Below is an outline of the content and sequence of sections 
of this Specific Plan. 

 

Section I. Introduction: provides background and purpose statement, authority, 
and environmental compliance for the Sundance Specific Plan. 

Section II. Existing Conditions: provides existing and surrounding land use 
information, including a description of site topography and slope, 
geology, drainage, biological resources, cultural resources and public 
facilities. 

Section III. Development Plan: describes the land use, circulation concepts, and 
community infrastructure and services. 

Section IV. Design Guidelines: describes in narrative and illustrates the 
diagrams, the various aspects of the development (such as site 
planning, architecture, landscape, trails, walls and fences, etc.) which 
must be addressed in order to achieve the level of development 
quality intended by the plan. 

Section V. Development Regulations: describes the permitted and conditional 
uses and property development standards for the Specific Plan 
Planning Areas. 

Section VI. Administration and Implementation: describes the rules and 
procedures for processing development plans and amending the 
Specific Plan. 

Section VII. General Plan Analysis: describes the Specific Plan’s compatibility 
with goals, policies and objectives of the City of Beaumont’s General 
Plan. 

Section VIII. Appendix:  includes CC Resolution 2004-23 approving the Specific 
Plan and Conditions of Approval; Ordinance 869 and adopted 
Development Agreement; and Tentative Tract Maps 30332, 31893, 
31468, 31469, 31470, 34290, 34291 and 34862 Conditions of 
Approval.   

 



 
 
 
 
 
 
 
 
 

II – Existing Conditions 
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II. EXISTING CONDITIONS 
 

A. EXISTING AND SURROUNDING LAND USE  
 
The Sundance Specific Plan site is comprised of approximately 1,203 acres and is located 
on the eastern edge of the City of Beaumont.  The site is bounded by Brookside Avenue to 
the north, Highland Springs Avenue to the east, 8th Street to the south, and Cherry Avenue 
to the west.  Highland Springs Avenue is the common boundary between the Cities of 
Beaumont and Banning. 
 
The following is a description of conditions that existed in 2004, when the Sundance Specific 
Plan was adopted at that time.  Historically, the entire site has been used for dryland farming 
and grazing.  However, as part of the original approvals in the early 1990s, all agricultural 
preserves have been canceled (refer to Section I, Introduction, subsection D., Background: 
Agricultural Preserve).  The majority of the site is covered with non-native grasses.  
Previously, the site was occupied by a residence near the center of the site and various 
farming-related structures and tanks.  Other past existing on-site man-made improvements 
consist of several dirt roads, water wells, water tanks, and overhead power lines.  A dry 
wash ravine (Potrero Creek), approximately two to four feet in depth, runs along the western 
boundary of the site.  The site also has several other existing watercourses; drainage 
improvements and storm overflow areas (refer to Subsection D, Drainage, below).  
Additionally, at the southern boundary of the site, a two to three foot berm separates the 
project site from existing single-family residences.  
 
In 2016 the Beaumont Unified School District (BUSD) entered into a property exchange 
agreement with Pardee Homes regarding the former Chavez school site, located on the east 
side of Cherry Avenue at the northeast corner Cherry Avenue and Mary Lane. The School 
District had discontinued use of the site as a functioning school by 2008. The site is 
currently vacant of all uses and the portable structures on the site are to be removed. Under 
the agreement between BUSD and Pardee Homes, the 8-acre site is being added to the 
Sundance Specific Plan as Planning Area 54 for residential use. The PA 54 area currently 
has a General Plan land use designation of Single-Family Residential and a zoning 
designation of Specific Plan pursuant to the City of Beaumont’s current approved General 
Plan and Zoning Map, as the whole of the Sundance Specific Plan is currently designated. 
 
The lands surrounding the Sundance Specific Plan are currently developed with urban land 
uses, with the exception of the Deutsch property (Specific Plan) directly adjacent to the east 
of the project site in the City of Banning, which is currently undeveloped with the majority of 
the site covered with non-native grasses.  To the north of the site, across Brookside Avenue, 
the land is developed as the Highland Springs Country Club/Century Homes within the 
unincorporated County area.  There is also existing low-density, single family housing west 
of the Highland Springs Country Club/Century Homes development.  Northeast of the 
project site, north of the Banning Deutsch property, there is an existing golf course and the 
Highland Springs Mobile Home Village.  Directly west of the project site, land uses primarily 
include low-density, single-family housing (2.4 to 4.1 du/acre), some high density, multiple 
family housing (8.1 to 16 du/acre), Beaumont Adult School (2017), San Gorgonio Middle 
School (2017), and limited Beaumont Cherry Valley Water District water storage tanks.  To 
the south of the project site, north of 8th Street, the land is occupied primarily by high-
density, multiple-family housing (8.1-16 du/acre), and some low-density, single-family 
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housing (2.4 to 4.1 du/acre).  Additionally, north of I-10, property is designated as Highway 
and Community Commercial.   
 
Table 2, Existing Circulation Network, provides a description of the existing roadways within 
the project area.  Table 2 includes the General Plan designation and number of existing 
lanes.  Roadways in the project vicinity include Highland Springs Avenue to the east of the 
project boundary, Brookside Avenue to the north, Cherry Avenue to the west, and 8th Street 
to the south of the project. 

Table 2 
Existing Circulation Network 

 

Roadway GP Designation Existing Lanes 

Highland Springs Ave. 
(southern portion) 

Urban Arterial 2 lanes, undivided 

Highland Springs Ave. 
(northern portion) 

Major Highway Not built 

Brookside Avenue Secondary 2 lanes, undivided 

Cherry Avenue Secondary 2 lanes, undivided 
north of Oak Valley Pkwy 

8Th Street Secondary 4 lanes, undivided 

 

B. TOPOGRAPHY AND SLOPE 
 
The existing topography of the site is currently level due to the past agricultural activities.  
The slope of the site is consistently less than five percent and rises from the southern 
portion of the site towards the foothills to the north.  The elevation of the southern portion of 
the property is approximately 2,615 feet and approximately 2,820 feet in the northern portion 
of the site.   

 

C. GEOLOGY, SEISMICITY AND SOILS 
 

1. Soil, Groundwater and Geologic Conditions 
 

The site is underlain by relatively thick alluvial deposits that have washed down from 
the foothills of the San Bernardino Mountains, located to the north.  The thickness of 
these materials may range from a few feet within the northeast portion of the site up 
to approximately 30 to 40 feet along the southern boundary.  Alluvial deposits 
generally consist of silty sand and clayey sand with occasional layers of gravel and 
cobble.  The alluvium is underlain by granitic rock.  The alluvium reduces in 
thickness towards the San Bernardino Mountains.  
 
The project site is located within the Beaumont Storage Unit of the San Gorgonio 
Pass water storage basin.  According to the United States Geological Survey, the 
Beaumont Storage Unit is the largest of the three-groundwater storage basins, which 
make up the San Gorgonio Pass groundwater basin.  A review of boring logs of a 
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near-by site indicates groundwater was encountered at a depth of approximately 35 
feet below the soil surface.1  Groundwater levels in the area have declined 
approximately 100 to 150 feet from their natural levels due to utilization of 
groundwater resources for urban and agricultural uses in the area.2 

 
2. Geologic/Seismic Hazards 

 
The project does not lie in an Alquist-Priolo Earthquake Fault Zone, meaning no 
active faults have been mapped within the site, but it is situated in an earthquake-
prone region of Southern California and can be subjected to moderate to strong 
ground shaking typical of the region.  The nearest active faults are the San Andreas 
Fault located approximately 4 miles to the north and the San Jacinto Fault located 
approximately 7 miles south of the property.  These active faults have the potential to 
generate maximum credible earthquakes of 7.3 and 6.9, respectively.  The site is 
also located south of the Banning Fault, which is considered to be potentially active. 
 
The relatively flat to gently sloping topography and the overall uniformity of the site 
soil conditions (i.e., site is essentially underlain completely by alluvium) indicate that 
landslides have not occurred on the project site.  Additionally, no historical data 
indicates the presence of liquefaction in the project area.  Liquefaction occurs in 
loose cohesion less soils located below water table that are subjected to large 
accelerations during strong earthquakes. 

 

D. DRAINAGE 
 
The proposed project site has several existing watercourses, drainage improvements and 
storm overflow areas.  The Specific Plan area is crossed by several improved and 
unimproved channels.  Beginning at the eastern edge of the site, parallel to Highland 
Springs Road, is the Highland Springs Channel.  Highland Springs Channel, between 8th 
Street (Wilson Street) and 16th Street (Cougar Way), is a concrete trapezoidal channel of 
varying width and depth.  At 8th Street, the channel goes underground into a reinforced 
concrete box until it ultimately discharges into a Caltrans concrete trapezoidal channel at 5th 
Street. 
 
To the north and northwest of the project site is the Marshall Creek tributary. Flows from the 
upper tributary of Marshall Creek are conveyed south along Bellflower Avenue. At the 
intersection of Bellflower Avenue and Brookside Avenue, flows are carried west along 
Brookside Avenue until it reaches the Marshall Creek Channel located at the intersection of 
Brookside Avenue and Cherry Avenue. Flows enter this channel at the southeast corner of 
Cherry Avenue and Brookside Avenue and then flow under Cherry Avenue. This open 
channel was constructed in 1938 under the direction of the Riverside County Road 
Department. At the Marshall Creek Channel, flows are channeled southwest away from the 
project site. 
 
On the south portion of the project site exists the Cherry Avenue – 8th Street Channel.  This 
trapezoidal channel was constructed in 1957 under the direction of the Riverside County 
Flood Control and Water Conservation District.  Approximately 1.4 square miles of drainage 

                                                
1 Source:  Summary of Geologic Conditions report.  Prepared by Geocon, Inc.  July 27, 2000. 
2 Source:  Draft Deutsch Specific Plan EIR, p. 70.  Prepared by STA Planning, Inc.  December 1989.   
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area is tributary to the channel.  The channel flows south from the project site until reaching 
the improved portion from 8th Street to its current outlet at 6th Street. 
 
There has been a 100-year flood plain identified on the project site.  The flood plain began 
north of 14th Street (Oak Valley Parkway) and east of Cherry Avenue on the western portion 
of the project site and widened as it flowed south towards 8th Street.  This flood area had 
been a dry, weather eroded ditch.  The ditch had been identified as an upstream portion of 
the Potrero Creek drainage, located along the western edge of the property and as a Zone A 
floodplain, which is defined as an area within the 100-year flood boundary.  As part of the 
project development that has taken place, the previous ditch has been improved as the 
Cherry Avenue Channel located along the west side of the Specific Plan site, adjacent to 
Cherry Avenue.  Due to these completed improvements, a Federal Emergency Management 
Agency (FEMA) Letter of Map Revision, LOMR #08-09-1363P, was processed and 
approved in 2008 that revised the limits of the designated flood hazards in the Specific Plan 
area.  The Zone A floodplain area is now limited to just a small area within the SCE 
easement area (PA 27) adjacent to Cherry Avenue, the southwest corner of PA 36 in the 
Sundance Specific Plan, and the improved Cherry Avenue Channel and the existing 
drainage detention basin that has been graded in PA 14 of the Specific Plan area.  The 
remainder of the Specific Plan area where development has occured is within Zone X, which 
is considered to be an area of minimal flooding.  The small area in PA 36 where residential 
lots are to be located that still has the Special Flood Hazard Area (Zone A) designation is 
expected to receive a Letter of Map Revision, when approved, removing it from the 
designation, due to the completed Cherry Avenue Channel improvements. 
 

E. BIOLOGICAL RESOURCES 
 
1. Sensitive Resources 

 
No plant or wildlife species sanctioned as rare or endangered by the California 
Department of Fish and Game, California Native Plant Society, or U.S. Fish and 
Wildlife Service have been observed, have been reported, or are expected to occur 
within the highly disturbed habitats, which exist onsite.  Furthermore, due to the 
absence of well-developed native vegetation and habitats on site, as well as the 
expected absence of high interest species, there are not areas of special biological 
importance onsite.   
 
No native biotic communities are present on the site; however, one community type 
that currently exists as a result of past disturbances by man is cultivated/agriculture.  
Rural and agriculture land uses are found over the entire site.  As a result of the site 
being extensively disturbed by man, all native vegetation has been removed. 
 
The dominant plant species are non-native grasses and herbs.  These species 
include slender wild oat (Avena barbata), red brome (Brome rubens), common barley 
(Hordeum vulgare), and short-podded mustard (Brassica geniculata).  These species 
are considered annuals that grow two to three feet high and re-establish themselves 
on a yearly basis. This vegetation characteristically germinates during the late fall 
rainfall and grow to flower from winter through spring.  The plants then die and 
persist as seeds in the soil through summer and early fall to start the cycle over 
again.  Other common plant species exhibiting the same life form characteristics are 
wild radish (Raphanvs setivvs), Russian thistle (Salsola iberica), soft chess (Bromus 
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mullis), red-stemmed filaree (Erodium circutarium) and telegraph weed (Heterothera 
grandiflora).  
 
In an effort to balance future economic expansion with the preservation of adequate 
habitat areas for endangered and threatened species, the Riverside County Board of 
Supervisors adopted the Western Riverside County Multi Species Habitat 
Conservation Plan (WRMSHCP) on June 17, 2003. At the same hearing, the Board 
certified the EIR/EIS and authorized its Chairman to sign the Implementing 
Agreement at such time as the Wildlife Agencies completed their review and 
permit(s) were to be issued. On July 22, 2003, the mitigation fee to provide 
resources to assemble and maintain lands necessary to implement the WRMSHCP 
was adopted, to be effective September 19, 2003. 
 
The WRMSHCP has been in the process of review and approval by the 14 cities 
within the MSHCP Plan Area and preparation and issuance of permits by the U.S. 
Fish and Wildlife Service and the California Department of Fish and Game. Issuance 
of a blanket permit for takeoff current and future listed species or their habitat has not 
yet occurred and has been delayed by recent court action. The City of Beaumont has 
approved the MSHCP and associated agreements. The project site is not located 
within a proposed criteria area of the MSHCP. 
 

2. Wetlands and Waterways 
 
The project site contains one-blue line drainage and approximately 1.8 acres of land 
that is under Army Corps and California Department of Fish and Game (CDFG) 
jurisdiction, none of which consist of jurisdictional wetlands or riparian habitat.  
Jurisdictional areas consist of 1.3 acres in the ditch on the western portion of the 
property; 0.2 acres in a tributary to the western ditch; 0.1 acres in isolated drainages 
in the southwestern corner of the property; 0.2 acres in the drainage located near the 
northeastern corner of the property.  
 

F. PALEONTOLOGY AND ARCHAEOLOGY 
 
1. Prehistoric and Historic 

 
The early inhabitants of the project area are known as Cahuilla.  The Cahuilla were 
not a politically unified group, but did share broad cultural and linguistic traits.  The 
Cahuilla occupied permanent villages sited to take maximum advantage of local 
animal, vegetable, and water resources.  The Cahuilla culture was quite complex and 
was based on full exploitation of available resources.  The use of literally hundreds of 
plant species has been documented.  The Cahuilla were influenced by the 
appearance of the Spanish, but they were used by the Spanish on expeditions 
through the San Gorgonio Pass area and later to carry mail.  Two reservations were 
established in the project vicinity in 1876 and the majority of Cahuilla are living there 
to date. 
 
The San Gorgonio Pass is believed to be the single most important route connecting 
the desert hinterlands of California and Arizona with the coastal beaches.  Near the 
project area the pass was mainly a Cahuilla trail. 
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The San Gabriel Mission established a station at Banning Water Canyon as early as 
1821 and cattle were being raised there by 1823.  A ranch operated by the San 
Gabriel Mission called the San Gorgonio Rancho encompassed a large portion of the 
San Gorgonio Pass.  An undivided third of this land was sold to a man named Isaac 
Smith who built a ranch on what is now occupied by the Highland Springs Resort.  
The ranch became a stagecoach stop called “Smith’s Station” for the period of 1862-
1877.  In 1884 Smith’s Station was sold to the Highland Home Company.  A three-
story building was erected which was eventually sold in 1929 and became the 
Highland Springs Resort. 
 
In 1875 the Southern Pacific Railroad established tracks through the Pass.  With 
inexpensive railroad transportation available, the raising of hay and grain crops 
began to replace stock raising on local ranches.  The settlements of Cabazon and 
Beaumont began in 1875 as water stops for the railroad. 
 

2. Archaeology 
 
A record search at the Archaeological Research Unit (Eastern Information Center of 
the State Office of Historic Preservation) at the University of California, Riverside 
indicated that the project site has not been surveyed.  Although there have been very 
few archaeological surveys of the area surrounding the proposed project site, 
significant sites have been recorded.3 

 
3. Paleontology 

 
A paleontological resources assessment was completed for the proposed project 
site.  A records search was conducted at the San Bernardino County Museum and 
Mr. Robert Reynolds, Curator, was consulted.  Pertinent paleontological/geological 
literature was reviewed.  No field survey was conducted.  The proposed project site 
is underlain entirely by Holocene alluvium.  The Regional Paleontologic Locality 
Inventory at the San Bernardino County Museum has no fossil sites recorded on this 
parcel or within three miles of the project site.  Sediments of this age are considered 
to be too young geologically to contain significant fossils.  Fossils are known from the 
Pleistocene older alluvium and the Plio-Pleistocene San Timoteo Formation near the 
project site.  These geologic units are not mapped on the proposed project site.  An 
earlier general geologic map of the region indicates that Pleistocene older alluvium is 
present throughout the Beaumont area.4  
 

G. PUBLIC FACILITIES  
 

1. Fire and Police Protection 
 
a. Fire Protection Services   

 
The Riverside County Fire Department, in conjunction with the California Department 
of Forestry, provides service to the project site.  The department provides complete 

                                                
3 Source:  Draft Deutsch Specific Plan EIR, p. 95.  Prepared by STA Planning, Inc.  December 1989.  
4 Source:  Draft Deutsch Specific Plan EIR, p. 96.  Prepared by STA Planning, Inc.  December 1989.   
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fire protection that includes fire, emergency medical aid and public service response.  
The department operates two fire stations that serve the project site.  Station No. 20 
is located at 1550 E. 6th Street in Beaumont.  This station is operated by the 
California Department of Forestry.  This station is manned only during fire season 
(May through December).  Station No. 66 is located at 628 Maple Avenue in 
Beaumont.  This station is equipped with two 1000 gpm pumpers and one 750-gpm 
pumper.  The staff consists of 2 paid firefighters (24 hr.) and 10 to 15 volunteers. 
 
b. Law Enforcement Services   
 

The project area is serviced by the City of Beaumont Police Department for police 
services and disaster preparedness.  There are currently approximately two sworn 
employees per 1,000 residents.  The service facility for Beaumont is located at 600 
Orange Avenue in Beaumont. The Police Department annually has 28 sworn 
officers.  The project site falls within an area for which the department maintains 
approximately three (3) minute average response time. 

 
2. School Service 

 
The project site is currently served by the Beaumont Unified School District.  The 
district presently (2003) has one pre-school/community day school (Wellwood 
Resource Center), three elementary schools (Palm Elementary, Chavez Elementary, 
and Three Rings Ranch Elementary), one junior high school (Mt. View Middle 
School), and one senior high school (Beaumont High School).  The District also 
offers alternative education programs at San Andreas High School, Glen View High 
School, Laura May Stewart Performance School Home Education and Beaumont 
Adult Education.  No services are provided to the project area at the present time 
due to the site being vacant.   
 
The elementary school grade organizational structure in the Beaumont Unified 
School District is unlike the traditional elementary school structure.  Students attend 
all three elementary schools rather than a single school to complete K-6 grades.  
With this organizational structure, the District is not divided into attendance areas. 
 

3. Water and Sewer Conditions 
 
a. Water  

 
The proposed project site is within the Beaumont-Cherry Valley Water District 
(BCVWD).  
 
b. Wastewater   

 
Until recently, no wastewater service was provided to the site. More recently, 
wastewater/City sewer lines have been extended into the initial construction phase of 
the project site being developed under the existing approved Specific Plan. The 
sewer system will be further expanded to serve future buildout development. The 
City upgraded the wastewater plant capacity in 1993 and plans further upgrades in 
the near future. 
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4. Dry Utilities 
 
a. Electricity   

 
The project site is currently within the service territory of the Southern California 
Edison Company (SCE).  SCE maintains publicly regulated continuous electric 
service to the project area.  SCE maintains two adjacent easements of 100-feet wide 
and 300-feet wide (totaling 400-feet wide) running east/west through the middle of 
the project site, which contains 220kV power utility lines and towers.   
 
b. Natural Gas 

 
The project site is currently within the boundary of Southern California Gas Company 
(SCG).  Natural gas service is provided to the project site by SCG. The project site is 
currently bisected by a 30-inch diameter high-pressure natural gas transmission 
pipeline, which delivers a significant percentage of the daily non-transportation 
energy of Southern California.  It is situated in a restrictive 16.5-foot wide easement 
held by SCG. The SCG has complete and unrestricted access to all parts of this 
easement at this time. 
 
c. Telephone 

 
The project area will be serviced by Frontier.  Frontier maintains telephone service to 
the north, south and west of the project.  No service is currently provided to the site, 
as it is vacant. 
 
d. Cable 
 
Charter Cable serves the project area.   
 
e. Waste Disposal 
 
Disposal of solid waste is provided to the City of Beaumont by Inland Disposal, which 
is owned by Waste Management of North America.  Inland Disposal has a contract 
with the City of Beaumont to provide residential, commercial, and industrial refuse 
removal.  They also provide portable restrooms, temporary fencing, temporary power 
and mobile office space for the proposed project area. 
 
f. Library Services 
 
The library resources within the City of Beaumont include the City of Beaumont 
Public Library.  This library provides books and material loan, information and 
advisory service, and adult and children’s educational and cultural programming.  
This 11,080 square foot facility is located at 125 East 8th Street, which is in the 
western portion of the City of Beaumont.  The facility serves an area of 
approximately 60 square miles. 
 
g. Public Transportation 
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There are currently two public transportation services operating in the vicinity of the 
project site.  These services are “Dial-a-Ride” and the Riverside Transit Agency.  
 
Dial-a-Ride is a demand response City of Beaumont transportation service that 
operates 8:00 a.m. to 5:00 p.m. Monday through Friday.  Low income, retired, 
handicapped, and elderly individuals who cannot drive utilize this service.  The Dial-
A-Ride transit system is presently operating at its maximum capacity.   
 
The Riverside Transit Agency operates a fixed route bus service around the project 
area.  The closest bus stop to the project is located at San Gorgonio Hospital on the 
corner of 8th Avenue and Highland Springs Avenue in the City of Banning.   
 
h. Health Care 
 
General health care services are provided to the City of Beaumont by the San 
Gorgonio Pass Memorial Hospital located at 600 North Highland Springs Avenue in 
the City of Banning.  The Hospital provides general acute care including a 24-hour 
emergency room and out patient services.  The Hospital is currently operating at a 
55 percent occupancy.  The Hospital has 68 acute care beds and out patient 
services including mammography, radiology, cardiology, nuclear medicine, cardiac 
rehabilitation, cataract/eye surgery, EKG/EEG/Echo, and CT Scanner.  The Hospital 
also provides paramedic services through Life Care and STAT Ambulance. 
 

5. Recreation Facilities 
 
Recreational and park facilities and services in the project area are provided 
primarily by the City and the Beaumont-Cherry Valley Recreation and Park District.  
Existing public parks within the City include Stewart Park which covers a four-block 
area in the central part of Beaumont.  The Beaumont Municipal Plunge and a 
baseball field are located in Stewart Park.  Rangle Park, located in the southern 
portion of the City, includes a baseball field.  The Beaumont Sports Park is located 
near the intersection of Beaumont Avenue and Brookside Avenue.  Planning Area 7 
within the Sundance Specific Plan has been developed as a park site as part of the 
Phase I construction initiated under the previous approvals.  Additional parks have 
been recently dedicated in the developments of Three Rings Ranch and Oak Valley 
within the City. 
 
The Beaumont-Cherry Valley Recreation and Park District is a special district, which 
serves Beaumont, Cherry Valley, and part of Calimesa.  The District operates the 61-
acre Noble Creek Park located on 14th Street just outside of the City limits.  This park 
includes two little league baseball fields and one senior field, two tennis courts, a 
playground, an equestrian center, public park, and a community center. 
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III. DEVELOPMENT PLAN 
 

A. SUMMARY 
 

This section of the Sundance Specific Plan (Specific Plan) presents the plans and planning 
standards that will govern the overall development of the Sundance Community. It begins with 
the land use program, and description of each of the major development components, which 
includes circulation, drainage, water and sewer, public facilities, recreational plan and project 
phasing.  
 

B. LAND USE  
 
1. Planning Goals 

 

The Sundance Specific Plan is designed to implement the goals and objectives of the 
City of Beaumont General Plan as well as to update the previous Specific Plan based 
on local and market changes.  The Specific Plan is also designed to ensure that 
development will occur in a manner responsive to the characteristics of the site and the 
community. The Project’s relationship to the General Plan is discussed in greater detail 
in Section VII, General Plan Analysis. The Project’s goals are summarized as follows: 
 
a. Land Use 
 

Provide a balanced land use pattern that responds to the goals of the General Plan, 
environmental considerations, compatibility with surrounding land uses, and the 
developer’s fiscal objectives.  
 
b. Circulation 
 

Provide a safe and efficient roadway network, responding to regional circulation and 
the City’s local system, linking all internal elements of the planned community with the 
surrounding area. Providing alternative modes of transportation (bicycle and pedestrian 
trails), reducing dependence on the automobile. 
 
c. Public Services/Utilities 
 

Provide adequate services and utilities as development occurs, in a timely manner. 
Provide school sites responsive to Beaumont Unified School District Site criteria.  
 
d. Drainage 
 

Provide adequate drainage and flood control and water quality devices for the planned 
community, responsive to State and City criteria. 
 
e. Recreation 
Provide adequate public recreation facilities for the planned community, compatible 
with adjacent school development, where applicable, evenly distributed throughout the 
planned community. Provide a trail system to include bike lanes and trails linking parks  
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and shopping centers with homes, and the project with the surrounding area. Provide 
private recreation amenities as required and achieve City of Beaumont standard of 5 
acres of park land per 1,000 population in the project. 
 
f.  Community Character 
 
Provide a mix of neighborhoods with individual character, linked by a safe 
transportation system of roads and trails. Insure quality in the planned community with 
landscaping, signage and residential neighborhood entry design. Provide identifiable 
parkway corridors on Arterial, Major and Secondary roadways.  
 
g. Housing 
 
Provide a range of high quality housing opportunities, responding to market demand 
within the developing economic profile of the area.  
 
h. Phasing 
 
Provide a conceptual plan for long-range development of the Sundance community, 
responding to market demand for housing and the availability of services.  

 
2. Land Use Plan 

 
The Sundance Specific Plan area consists of 1,203 acres total located for the most part 
in the City of Beaumont, California. Approximately 1,165 acres of the Sundance 
Specific Plan area are currently within the City of Beaumont. The other approximately 
38 acres are located within the County unincorporated area in the northeast corner of 
the project area. The area not currently within the City of Beaumont will need to be 
annexed to the City in order for the Sundance Specific Plan to take effect in this area. 
The entire area is located in Riverside County (refer to Exhibit 1, Regional Vicinity). 
The Project area encompasses what had been vacant land generally bounded by 
Brookside Avenue on the north, 8th Street on the south, Highland Springs Avenue on 
the east, and Cherry Avenue on the west (refer to Exhibit 2, Project Location).   
 
Existing site conditions, opportunities and constraints, and the development goals 
described above, served as the primary basis for design of the proposed Sundance 
Specific Plan Land Use Plan. The proposed Land Use Plan is illustrated on Exhibit 3, 
Land Use Plan, and outlined in Table 3, Land Use Summary. The proposed Land Use 
Plan encompasses 551 planning areas bisected by four main backbone roadways.  As 
shown on Exhibit 3 and Table 3, the Sundance Specific Plan is predominantly a 
residential community, planned as an integrated, internally oriented Project. The Plan 
involves development of approximately 913 acres of residential uses and allows up to 
4,450 dwelling units (DU) ranging in density and product type. Various supporting land 
uses are proposed including approximately 14 acres of neighborhood/community 
commercial uses, approximately 166 acres of parks/open space, and approximately 39 
acres of institutional uses, including school uses and water well site uses. Additionally, 
approximately 71 acres of backbone streets are included. 

                                                
1 The 55 designated planning areas include PA 13A and PA 13B. 
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Table 3 
Land Use Summary 

 

Land Use Acres Percent 

Residential 913 76% 

Parks / Open Space / Well Sites 166 14% 

Commercial 14 1% 

Institutional (Schools and Well Sites) 39 3% 

Backbone Streets 71 6% 

Total 1,203 100% 
 

3. Residential Uses 
 

The Sundance Specific Plan can be generally described as a community of five 
neighborhoods, each organized around or adjacent to a park, open space, school or a 
combination of these features. The outer edges of these neighborhoods are defined by 
existing or proposed significant roadways. As illustrated in Exhibit 3, the proposed 
residential community involves 352 residential planning areas and allows up to 4,450 
dwelling units. The Specific Plan offers a variety of residential densities and products 
with Low Density through Medium Density lot sizes ranging between 3,000 square feet 
and 10,000 square feet. Table 4, Residential Land Uses, outlines the proposed 
residential program areas, including minimum average lot sizes, and anticipated and 
maximum dwelling units per planning area. As indicated in Table 4, the proposed 
densities range between Very Low Density single-family units (3.2 DU/AC) to High 
Density multi-family units (12.0 DU/AC). Over one-half (60% or 2,649 anticipated DU) 
of all dwelling units allowed are in the Low Density designation or lower densities. 
Table 4’s last column shows the maximum number of dwelling units that could possibly 
be realized in each Planning Area based on the maximum density allowed for that 
Planning Area. Pursuant to preliminary lot layouts, anticipated actual lot yields are 
expected to be less as represented in the Anticipated DU column.  
 

The maximum number of dwelling units (DU) developed in the Sundance Specific Plan 
area is not to exceed 4,450 dwelling DU’s.3 Individual residential planning areas may 
exceed their anticipated DU number up to the maximum DU number as indicated in 
Table 4 (in no case may the increase exceed 20%); however, the total number of 
dwelling units for the project should not exceed 4,450 DU. An increase in anticipated 
DU’s developed in any planning areas is to be off-set by a similar decrease in 
anticipated DU’s developed in other planning areas pursuant to the regulations set 
forth in Section V.B.8., Unit Transfers of this Specific Plan. 
 

All dwelling units proposed are detached single-family units, with the exception of the 
High Density units, which may be attached multi-family units or single family units.  The 
High Density units could involve a mix of apartments (rental), and/or condominiums (for 
sale).  The design of this housing type could involve a mix of attached stacked flats 
and/or townhouses, arranged in duplexes or higher multiplex configurations. Lesser 
density/residential development is allowed in all Sundance residential land use 

                                                
2 The 35 designated residential planning areas include PA 13A and PA 13B. 
3 The analysis contained in the Addendum EIR for this Amended Sundance Specific Plan is limited to only 4,450 
residential units. 
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categories pursuant to the Development Regulations in Section V of this Specific Plan. 
As an example, the detached single-family housing types consistent with the Medium, 
Low-Medium, Low-6,000, Low-7,000, and Very Low Density categories described in 
Table 4 could also be developed in designated High Density areas.  
 

Table 4 
Residential Land Uses 

 
Land Use Planning 

Area 
Acres Minimum 

Average Lot 
Size (Sq. Ft.) 

Anticipated 
 DU 2 

Maximum DU 
Per PA 1 

Very Low Density  
3.2 DU/AC Max. 

46 31.80 10,000 102 102 

     

48 37.46 10,000 112 119 

Sub-Total  69.26  214  

Low Density – 7,000 
4.2 DU/AC Max. 

1 52.40 7,000 214 220 

2 31.60 7,000 131 132 

16 28.12 7,000 113 118 

18 28.12 7,000 110 118 

33 44.00 7,000 185 185 

39 20.95 7,000 88 88 

40 31.42 7,000 122 132 

54 7.88 7,000 31 33 

Sub-Total  244.49  994  

Low Density – 6,000  
4.9 DU/AC Max. 

3 31.20 6,000 152 152 

4 50.0 6,000 218 245 

5 21.0 6,000 101 102 

13B 0,74 6,000 3 3 

19 34.29 6,000 159 168 

20 5.0 6,000 23 24 

22 28.34 6,000 132 138 

34 36.26 6,000 173 179 

38 31.42 6,000 142 154 

42 37.88 6,000 153 185 

44 5.92 6,000 29 29 

47 37.28 6,000 159 182 

Sub-Total  319.33  1,444  

Low-Medium Density 
5.6 DU/AC Max. 

6 23.9 5,200 130 133 

9 12.33 5,200 57 69 

17 14.26 5,200 79 79 

23 29.26 5,200 155 163 

30 39.71 5,200 202 222 

36 18.21 5,200 102 101 

43 19.56 5,200 101 109 

Sub-Total  157.20  826  

Medium Density 
7.5 DU/AC Max. 

31 25.42 3,000 144 190 

35 28.66 3,000 195 215 

Sub-Total  54.08  339  

High Density 
12.0 DU/AC Max. 

8 15.74 NA 121 188 

13A 9.71 NA 84 116 

24 14.0 NA 110 110 

25 29.5 NA 279 354 

Sub-Total  68.95  594  

TOTAL 
RESIDENTIAL LAND USES 

 913.31  4,411  

Maximum Allowed Dwelling Units :      4,450 
1  Maximum DUs per P.A. are calculated by individual planning areas (acres times maximum density allowed per 
P.A.) and rounded down to the nearest whole unit. The total number of dwelling units developed in the Specific Plan 
area is not to exceed 4,450 DU.  
2 Anticipated DUs are as actually built in completed PAs, or per recorded tract maps, or approved tentative tract 
maps and anticipated in PA 48. Development of DU’s in excess of the Anticipated DU’s in any planning area, up to 
the Maximum DU, is subject to the regulations set forth in Section V.B.8., Unit Transfers, of this Specific Plan. 
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4. Parks and Open Space 
 
The Sundance Specific Plan includes development of approximately 166 acres of park 
and open space, which includes Neighborhood Parks (Planning Areas 7, 21, 32, 37, 45 
and 51), Community Parks/Detention Basins (Planning Areas 11, 14, 26), Semi-
Passive Parks/Open-Space (Planning Areas 27, 28 and 29), landscaped trail corridors, 
drainage channels, entry open space, and landscaped detention basins. Refer to 
Section G, Recreation Plan, for a more detailed description of the proposed parks and 
open space features. 
 

Table 5 
Parks and Open Space Summary 

 

Land Use Description Planning Area Acreage 

Neighborhood Park 7 5.0 

21 3.0 

PA 25 Recreation Center 0.6 

32 7.5 

37 3.0 

45 3.7 

51 1.4 

Sub-Total 24.2 

City Community Center 50 2.6 

Community Park/Detention 
Basin 

11 16.4 

14 36.9 

26 5.1 

Sub-Total 58.4 

Landscape Detention Basins NA 3.8 

Landscape Trail Corridors, 
Drainage Channels, 
Entryway Open Space 

NA 24.9 

Sub-Total 24.9 

Semi-Passive Park/Open 
Space 

PA 27 16.5 

PA 28 26.0 

PA 29 10.0 

Sub-Total 52.5 

Total Parks and Open Space Planning Area Acres* 166.4* 

Notes: Planning Areas 50 and 51 were added to identify City Community Center at southwest corner of PA 25 and 
added neighborhood park on east side of PA 40 respectively. PA 29, located in the SCE easement, was include in the 
Semi-Passive Open Space as its principal use. See Section V.C.3 of this Specific Plan for allowing a RV-Storage Yard 
as an optional use in PA 29. 
*A potential additional 18 acres of park and greenbelt open space lots are proposed in PAs 30-34, see Exhibit 12. 
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5. Commercial Uses 
 

Approximately 13.5 acres of Neighborhood/Community Commercial uses are proposed 
within Planning Area 10.  Permitted uses within this area include super markets, drug 
stores, neighborhood retail, service uses, and office uses. 
 

6. BCVWD Well Sites 
 

There are three (3) water well sites provided for Beaumont Cherry Valley Water District 
(BCVWD) within the Sundance Specific Plan. These well sites are designated as 
Planning Areas 49, 52 and 53 within the Specific Plan and are identified on Exhibit 3, 
Land Use Plan. Table 6A, BCVWD Well Sites, includes the acreages for each of the 
three well site planning areas. 
 

Table 6A 
BCVWD Well Sites 

 
Land Use Description Planning Area Acres 

BCVWD Reserved Well 
Sites 

PA 49 0.9 

PA 52 0.7 

PA 53 0,6 

Total Well Site Planning Area Acres 2.2 

 
7. Schools 

 
As outlined in Table 6B, Educational Land Uses, the Specific Plan provides sites 
totaling approximately 37 acres for educational uses including three (3) elementary 
schools.  
 

Table 6B 
Educational Land Uses 

 

Facility Type Number Proposed Planning Areas Gross Acres 

Elementary School 3 12,15,41 37 

Total 3  37 

  Note: The elementary school sites are a minimum 12 acres each. 
 

C. CIRCULATION PLAN 
 
1. Plan Description 

 
The purpose of the circulation section of the Specific Plan is to establish the general 
layout and design standards for roadways and non-vehicular paths of travel within the 
Sundance project area, and to substantially implement the Circulation Element of the 
City of Beaumont General Plan. The Circulation Plan proposes a roadway system that 
extends existing circulation and creates efficient circulation routes throughout the site.  
 
The main objective of the Circulation Plan is to provide direct and convenient access to 
the residential project area through a safe and efficient network of public streets and 
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trails. The Sundance Circulation Plan (refer to Exhibit 4, Circulation Plan) establishes 
the roadway network and basic standards within the project area. The plan identifies 
the location and classification of roadways. Roadway cross-sections are provided on 
Exhibits 5 & 6, Typical Highway Sections and Typical Street Sections, which show 
travel lane dimensions, sidewalk and parkway widths, and other roadway specific 
details. Exhibit 7, Pedestrian/Bicycle Trail Plan, establishes the trail plan with a network 
of non-vehicular circulation routes, with specific design standards within the project 
area for each classification of trail.  
 
The Circulation Plan for the Sundance Specific Plan includes the following major 
elements:  

 
2. Highways 

 
a. Arterial Highway 
 
Highland Springs Avenue is a north/south roadway, providing regional access to 
Interstate-10 freeway. Highland Springs Avenue north of 8th Street is currently 
designated within the City’s 1993/95 General Plan as an Urban Arterial south of the 
collector roadway (also previously referred as Loop Street and recently named Starlight 
Avenue, and depicted in Tentative Map No. 30332), and an Arterial Highway north of 
the collector roadway.  
 
The City of Beaumont General Plan Circulation Element Update (July 18, 2003 Draft) 
and the Sundance Specific Plan Traffic Impact Analysis (July 22, 2003), prepared by 
Urban Crossroads, Inc., both call for Highland Springs Avenue as an Arterial Highway 
between 8th Street and Brookside Avenue.  The Circulation element update does not 
call for Highland Springs Avenue to be an Urban Arterial until south of 6th Street. 
 
Along the project’s eastern boundary, the Specific Plan assumes Highland Springs to 
be ultimately improved to accommodate an ultimate right-of-way characteristic of an 
Arterial Highway, which will provide two travel lanes in each direction, an 8-foot out-
side lane on each side, a raised median, and parkway improvements on both sides. 
The overall total right-of-way width is anticipated to be 110 feet encompassing both the 
Beaumont and Banning sides of the roadway.  Due to the constraints of the existing 
Riverside County flood control channel on the west side of Highland Springs Avenue, it 
is anticipated the ultimate right-of-way of this roadway will be offset towards the east 
side or Banning side.  The planned future median width for this roadway is proposed at 
14 feet which is slightly less than the 18 feet width for an Arterial anticipated in the City 
of Beaumont General Plan Circulation Element Update and the Sundance Specific 
Plan Traffic Impact Analysis.  The reduction in median width has been made due to the 
constraints imposed by the existing flood control channel.  Proposed pavement widths 
(34 feet) either side of the median are consistent with the Circulation Element and 
Traffic Impact Analysis.  This planned roadway is depicted on Exhibit 5A. 
 
Highland Springs will have restricted access, with three main east/west connections at 
proposed Starlight Avenue, Oak Valley Parkway and Cougar Way. Additional project 
entry to Planning Areas 1, 4, 30, 33 and potentially 48 will also be provided from 
Highland Springs via project entry roads. 
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The eastern section of Highland Springs Avenue is within the City of Banning. The 
ultimate improvement of this half of the street is anticipated to take place in the future 
with the development of the property on the east side of Highland Springs Avenue in 
the City of Banning. 
 
b. Major Highway 
 
Oak Valley Parkway (previously referenced as 14th Street) is an east/west roadway, 
providing local access to Highland Springs Avenue, Cherry Avenue, Beaumont Avenue 
and regional access to Interstate-10 Highway. Per the Specific Plan and approved TM 
30332, Oak Valley Parkway is shown as a Major Highway with right-of-way to 
accommodate two travel lanes in each direction, on-street bike lanes in each direction, 
a raised median, and sidewalk and parkway improvements on both sides.  
 
The proposed extension of Xenia Avenue in the southern portion of the project will also 
be designated a Major Highway.  
 
The street section proposed by the Sundance Specific Plan for both Oak Valley 
Parkway and Xenia Avenue provides a 100-foot right-of-way, which matches the City 
General Plan and the Sundance Specific Plan Traffic Impact Analysis minimum section 
for a Major Highway.  The on-street bike lanes on each side were reduced to 7 feet 
each to accommodate a 14-foot raised median in place of a 12-foot painted median. 
 
Oak Valley Parkway provides access to the proposed residential planning areas, with 
three main north/south connections at Highland Springs Avenue, Starlight Avenue 
(collector Loop Street per TM No. 30332) and Cherry Avenue. Local Street entry to 
planning areas will also take access off of Oak Valley Roadway. Xenia Avenue as 
proposed provides a north/south connection between 8th Street and Starlight Avenue. 
The location of warranted controlled intersections will be specified as part of the traffic 
study for the Sundance development. 
 
c. Secondary 
 
Cherry Avenue was previously proposed as a Secondary Highway in the Deutsch 
Specific Plan and City of Beaumont 1995 General Plan Circulation Element Update.  
Pursuant to the July 2003 Draft General Plan Circulation Element Update and 
Sundance Specific Plan Traffic Impact Analysis, Cherry Avenue is proposed as a 
Secondary north of Oak Valley Parkway.  Cherry Avenue is partially improved as a 
local street on the west edge of the Specific Plan area up to approximately one-third of 
a mile north of 8th Street, and north of Oak Valley Parkway.  
 
With the proposed Specific Plan, Cherry Avenue will be improved half-width north of 
Oak Valley Parkway from east of centerline to the project property line to 
accommodate an ultimate right-of-way consistent with a Secondary Highway. This 
segment of Cherry Avenue, if ultimately improved full width, will provide two travel 
lanes in each direction, and an 8-foot outside travel lane on each side.   Cherry Avenue 
is to be improved with a 32-foot curb to curb section between Eight Street on the south 
and Antonell Street on the north (Specific Plan Condition of Approval #39 as modified 
in 2018).  Cherry Avenue will not be improved between Oak Valley Parkway on the 
north and Antonell Street on the south, instead, a landscape buffer will be provided in 
this area (2004 Specific Plan Condition of Approval #21e). 



 

 
 

 

 
Section III - Development Plan III-16 May 1, 2018 

 
With the Specific Plan, the cross-section for Cherry Avenue will reflect the proposed 
10-foot wide off-street trail along the east side of the roadway in lieu of a sidewalk.  
This added improvement is a minor modification from the General Plan Secondary 
Highway cross-section, which only shows a sidewalk adjacent to curb along the 
roadway. 
 
Future Cougar Way will be an east/west roadway, providing local access to Cherry 
Avenue and Beaumont Avenue. Per the City’s General Plan, this Specific Plan and the 
Specific Plan Traffic Impact Analysis, Cougar Way is shown as a Secondary Highway 
through the project site with right-of-way to accommodate two travel lanes in each 
direction, on-street bike lanes in each direction, and sidewalk and parkway 
improvements on both sides.  
 
Cougar Way provides access to the proposed residential planning areas, with three 
main north/south connections at Highland Springs Avenue, Starlight Avenue and 
Cherry Avenue. Local Street entry to planning areas will also take access off-of Cougar 
Way. The location of warranted controlled intersections will be specified as part of the 
traffic study for the Sundance development. 
 
Brookside Avenue is an east/west roadway, providing local access from Cherry 
Avenue and Highland Springs Roadway. Per the City’s General Plan, Brookside 
Avenue is shown as a Secondary Highway at the edge of the project site with right-of-
way to accommodate two travel lanes in each direction, on-street bike lanes in each 
direction, and sidewalk and parkway improvements on both sides. Pursuant to this 
Specific Plan and the Sundance Specific Plan Traffic Impact Analysis, Brookside 
Avenue fronting the project site is proposed to be improved half-width consistent with a 
Secondary and with modifications regarding the adjacent proposed trail similar to 
Cherry Avenue as discussed above. The location of warranted controlled intersections 
will be specified as part of the traffic study for the Sundance development. 
 
8th Street from Xenia Avenue to Highland Springs Avenue is proposed as a Secondary 
by the General Plan Circulation Element Update (July 2003 Draft).  Pursuant to this 
Specific Plan and the Sundance Specific Plan Traffic Impact Analysis, 8th Street is 
proposed to be improved half-width consistent with a Secondary.  
 
d. Collector, Modified 
 
Proposed Starlight Avenue is primarily a north/south roadway, providing local access to 
Highland Springs Avenue, Oak Valley Parkway and Cougar Way. Per the Specific Plan 
and the approved TM No. 30332, Starlight Avenue (previously referenced as Loop 
Street) is a Collector Street with two travel lanes in each direction, on-street bike lanes 
in each direction, raised median, sidewalk or trail with parkway improvements on both 
sides. This is an increase in the minimum section for the Divided Collector Street 
standard as identified within the City’s General Plan Update and the Specific Plan 
Traffic Impact Analysis, which shows one travel lane in each direction, painted median, 
and an undefined outside lane in each direction.   
 
With the Specific Plan, the cross-section for Starlight Avenue shows 10-foot wide off-
street trail along the west edge of the roadway in lieu of a sidewalk. This added 
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improvement slightly deviates from the General Plan Collector street cross-section, 
which shows sidewalks adjacent to curb along both sides of the roadway.   
 
Starlight Avenue provides access to the proposed residential planning areas, with one 
north/south connection at Highland Springs Avenue, and two main east/west 
connections at Oak Valley Parkway and Cougar Way. Project and Local Street entry to 
planning areas will take access off of Starlight Avenue. The location of warranted 
controlled entries will be specified as part of the traffic study for the Sundance 
development.     

 
3. Local Streets  
 

a. Project Entry Streets 
 
The proposed Specific Plan provides four Project Entry Streets that provide direct 
access to centralized parks within individual neighborhoods. Project Entry Streets 
provide right-of-ways that accommodate one travel lane in each direction, on-street 
bicycle lanes in each direction, raised median, sidewalks set back from curb on both 
sides, and parkway improvements.  
 
Project Entry Streets provide access to the Park Frontage Streets and local streets 
within the residential planning areas. The location of warranted stop controlled 
intersections will be specified as part of the traffic study for the Sundance development. 
 
As of 2015, Planning Areas 30-34 have been proposed as an active adult development 
area served on the interior with private access controlled streets. The Project Entry 
Street proposed in this area is consistent with the above street description. Certain 
street section dimensions have been modified for private street purposes and to 
accommodate gated entry control. See Exhibit 6B. 
 
b. Park Spoke Streets 
 
The proposed Specific Plan provides Local Street entries that provide direct access to 
local (residential) streets, and centralized parks within the project’s planning areas. 
These entries are referenced within the Specific Plan as Park Spoke Streets. Park 
Spoke Streets right-of-way accommodates one travel lane in each direction, 
acceptable curb, sidewalks set back from curb along both sides, parkway 
improvements, and residential driveways.  
 
Park Spoke Streets provide access to the local streets within the residential planning 
areas. The location of warranted controlled intersections will be specified as part of the 
traffic study for the Sundance development. 
 
c. Park Frontage Streets 
 
The proposed Specific Plan provides Park Frontage Streets that loop around the park, 
and provide direct access to (residential) streets, and Park Spoke Streets within the 
project’s planning areas. The street frontage road around the PA 7 five acre circular 
park will accommodate right-of-way for a one-way travel lane, on-street bicycle lane in 
one direction along the outside of the loop, sidewalks set back from curb and parkway 
improvements on the outside of the loop.  
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On the Planning Area 21, 32, 37 and 45 parks, the frontage road will accommodate 
right-of-way for one travel lane in each direction, curbs, residential driveways, 
sidewalks at or setback from curb, and parkway improvements.   
 
Park Frontage Streets provide access to the Local Streets and Park Spoke Streets 
within the residential planning areas. The location of warranted controlled intersections 
will be specified as part of the traffic study for the Sundance development.     
 
d. Local Streets 
 
Local Streets provide direct access to and from residential lots. The right-of-way of 
local streets accommodates one travel lane in each direction, acceptable curbs, 
sidewalks adjacent to curb with a minimal landscape parkway on each side.   
 
e. Private Local Street 
 
Private local streets can be used to provide private access, potentially gated, to and 
from residential lots within residential planning areas if approved (i.e. PAs 13A, 24, 25, 
or 30-34).  The right-of-way of a private local street accommodates one travel lane in 
each direction, parking on both sides of the street, curbs, parkway and sidewalk on one 
or both sides. These roadways will be dedicated as a separate lot or easement to a 
homeowners association and maintained by the same.  See attached Exhibits 6A and 
6B. 
 
f. Private Common Driveway 
 
Private common driveways can be used to provide direct access to and from 
residential lots within higher-density residential areas if approved (i.e. PAs 13A & 25).  
The right-of-way of private common driveways accommodates one travel lane in each 
direction, no parking and rolled or wedge curbs.  These driveways will be dedicated as 
a separate lot or easement to a homeowners association and maintained by the same.  
See attached Exhibit 6A. 
 

4. Non-Vehicular Circulation 
 

The Circulation Plan also includes a trail network within the Sundance Specific Plan. 
The Trail Plan (Refer to Exhibit 7, Pedestrian/Bicycle Trail Plan) identifies off-street and 
on-street trails. The location of these trails and their anticipated crossings are outlined 
below. 
 
a. Trails 
 

1) On-street Bicycle Lanes:  The Sundance Specific Plan proposed on-
street bicycle lanes along the following roadways: Cherry Avenue, Oak 
Valley Parkway, Cougar Way, Starlight Avenue, Xenia Avenue, Project 
Entry Roads, and Circular Park Frontage Streets. These bicycle lanes 
will assist in providing connections to regional and local facilities, in 
addition to the residential communities within the project. The on-street 
bike lanes will be accommodated within the street right-of-way and will 
be a minimum 7-foot wide facility. 
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2) Off-street Pedestrian/Bicycle Trail Adjacent to Roadway:  The Sundance 

Specific Plan proposes off-street pedestrian/bicycle trails along portions 
of the following roadways: Starlight Avenue, Cherry Avenue, Xenia 
Avenue, Brookside Avenue, and adjacent to the local roadways 
proposed along Planning Areas 13A, 14 and 41. These off-street trails 
will assist in providing connections to regional and local facilities, and 
the residential communities within the project.  

 
The off-street trail will be accommodated within a landscaped parkway 
(25 feet wide in some areas) adjacent to the street and will provide a 10-
foot pedestrian/bicycle trail. Where feasible, the off-street joint use trails 
will meander within the parkway. 

 
3) Off-street Pedestrian/Bicycle Trail Adjacent to Drainage Corridor: The 

Sundance Specific Plan identifies a joint use off-street 
pedestrian/bicycle trail along the east edge of the drainage corridor 
parallel to Cherry Avenue from north of Planning Area 14 to Cougar 
Avenue. A similar trail is proposed along the south side of the open 
space, parallel to Brookside Avenue. The off-street trail along drainage 
corridors will provide connections with school facilities, parks, open 
space trails and residential communities within the project. 

 
4) Off-street Pedestrian/Bicycle Trail within Open Space: The Sundance 

Specific Plan proposes off-street pedestrian/bicycle trails within the 
existing Edison easement (semi-passive open space proposed as 
Planning Areas 27, 28 and 29), providing connections to the residential 
communities north and south of this easement. The Specific Plan also 
shows other off-street trails within open space, located between 
Planning Area 15 (elementary school) and Planning Area 14 
(park/detention basin), and on the east edge of Planning Area 46. The 
off-street trail within open space will provide a right-of-way that will 
accommodate a 10-foot pedestrian/bicycle trail within a 20- to 25-foot 
wide landscaped parkway. 

 
b. Trail Crossings at Roadways 
 
 It is anticipated that at-grade trail crossings of roadways will be accommodated 

at intersections within the Specific Plan. The Edison easement open space trail 
will require an at-grade bicycle trail crossing at Starlight Avenue. Specific 
design of this crossing will be determined in coordination with the City Engineer 
as part of improvement plans. 

 
5. Circulation Plan Development Standards 

 
a. The proposed Sundance development is to be further defined based on the 

project traffic report. On-site roadway improvements, as illustrated in the cross-
sections, will be developed in accordance with this plan. Signalized 
intersections, stop-controlled intersections and intersection geometry will be 
modified as warranted within the traffic study.  
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b. If necessary, additional traffic analyses shall be undertaken as required by the 
City of Beaumont, as more detailed development plans are completed to 
identify specific design parameters, phasing details, and additional mitigation 
strategies.  

 
c. An Improvement Phasing Plan shall be developed and implemented based on 

the Sundance development Traffic Study to ensure the circulation 
improvements are completed consistent with the Specific Plan standards.  

 
d. For streets that are designated as either a Major or Secondary Highway, 

adequate provision must be made for safe and convenient pedestrian 
crossings. Special consideration shall be made to accommodate pedestrian 
traffic to and from schools and parks.  

 
e. Roadway improvements may be implemented through an assessment district or 

similar financing mechanism.  
 

f. All streets depicted on the Circulation Plan are intended to be public, with the 
exception that streets in PAs 24, 25 and 30-34 can be private streets. 

 
g. On-street parking shall not be permitted within those areas identified for on-

street bike lanes.  
 
h. City of Beaumont and Riverside County Transit authorities will be consulted 

with to expand scheduled bus service, to implement long-term public 
transportation projects and to develop vanpools and subscription bus service.  

 
i. Traffic synchronization will be provided where appropriate. 
 
j. County TUMF fees (or other substitute funding mechanism adopted by the City) 

will be paid where appropriate to fund off-site regional improvements. 
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D. DRAINAGE PLAN 
 
1. Drainage Backbone System Plan Description 
 

The Sundance Specific Plan Drainage Backbone System (DBS) was developed based 
on standards established by the Riverside County Flood Control District and Water 
Conservation District (RCFC and WCD).  The proposed system will provide 100-year 
flood protection from the upstream tributary areas and convey this and project area 
drainage into its natural drainage patterns.   

 
Exhibit 8, Drainage Backbone System, illustrates the proposed drainage system.  The 
DBS proposes a system that utilizes both the existing storm drain system and a new 
system.  Water will be conveyed via streets, open channels, and storm drains.  A 
series of onsite detention basins are proposed to limit discharges into the existing 
storm drain systems.  The proposed system will convey post-developed 100-year flows 
without generating any adverse hydraulic conditions.  The proposed drainage 
improvements will decrease flows from existing conditions.   
 
As illustrated on Exhibit 8, the Specific Plan drainage area has been divided into three 
watersheds:  the Cherry Avenue Watershed, the Center Watershed, and the Highland 
Springs Watershed.  The approximately 390-acre Cherry Avenue Sub-Watershed will 
convey water flows through proposed roadways, storm drains, and an open trapezoidal 
channel, which will run parallel to Cherry Avenue.  Flows from the channel will be 
conveyed to an approximately 36-acre park/detention basin (Planning Area 14) and 
ultimately to the existing 8th Street/Cherry Avenue storm drain.  The proposed storm 
drain pipes will range from 18-inch RCP (reinforced concrete pipe) to 48-inch RCP.  
The width at the top of the channel will range from 32 feet to 44 feet.   
 
The Starlight Sub-Watershed, consisting of approximately 380 acres, will convey water 
flows via storm drains and streets to initially a centrally located park/detention basin 
(Planning Area 26).  Flows from this detention basin will be conveyed via storm drains 
and streets to the approximately 36-acre park/detention basin (Planning Area 14) and 
ultimately to the existing 8th Street/Cherry Avenue storm drain.  The proposed storm 
drain pipes will range from 36-inch RCP to 72-inch RCP.   
 
The Highland Springs Sub-Watershed consists of approximately 417 acres.  As 
illustrated on Exhibit 8, water flows in the northern portion of this watershed will be 
conveyed via storm drains and streets to three water quality basins proposed along 
Highland Springs Avenue.  From the water quality basins, flows will be conveyed into 
the existing Highland Springs storm drain channel system.  Water flows in the southern 
portion of this watershed will be conveyed via storm drains and streets to an 
approximately 16-acre park/detention basin (Planning Area 11) and ultimately into the 
Highland Springs storm drain system.   
 
According to the Federal Emergency Management Agency (FEMA) flood plain map for 
the areas surrounding the Specific Plan area, a floodplain occurs adjacent to Cherry 
Avenue, and the tributary area to this floodplain is from the Specific Plan area.  The 
floodplain occurs due to the existing deficiency of the 8th Street/Cherry Avenue storm 
drain and Marshall Creek bridge crossing.  The Specific Plan’s proposed detention 
facilities are designed to address the floodplain from the 8th Street/Cherry Avenue 
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storm drain.  The Specific Plan will incorporate multiple basins within each phased 
development for detention and will not exceed the 8th Street/Cherry Avenue storm drain 
capacity.  This will alleviate some of the deficiencies in the Highland Springs Channel 
and the 8th Street/Cherry Avenue storm drain.   
 
It is anticipated that flows from the upper tributary of Marshall Creek will be intercepted 
at Brookside Avenue and conveyed to the head of the creek.  A storm drain channel 
and underground drains are proposed from the intersection of Bellflower and Brookside 
Avenues and along Brookside Avenue to catch runoffs at the upper tributary areas of 
Marshall Creek.  Undeveloped tributary areas to the Highland Springs Channel will be 
unaltered and drainage patterns will remain the same. 
 

2. Water Quality Management 
 

The proposed Sundance Specific Plan recognizes that construction of the proposed 
Project has the potential to produce typical pollutants such as nutrients, heavy metals, 
pesticides and herbicides, toxic chemicals related to construction and cleaning, waste 
materials including wash water, paints, wood, paper, concrete, food containers, and 
sanitary wastes, fuel, and lubricants.  Further, Project implementation will increase 
impervious areas and the level of activity on the property, thereby, potentially 
increasing pollutant loadings (i.e., hydrocarbons, fertilizers, and pesticides).  To 
mitigate potential impacts in this regard, future development will comply with the 
National Pollution Discharge Elimination System (NPDES) Permit and a Notice of 
Intent (NOI) will be prepared and submitted to the Santa Ana Regional Water Quality 
Control Board (WQCB) providing notification and intent to comply with the State of 
California general permit.  Prior to construction, a Storm Water Pollution Prevention 
Plan (SWPPP) will be prepared for construction activities on site. The Specific Plan 
projects shall be consistent with applicable post-construction water quality 
requirements and will implement structural BMPs to reduce operational water quality 
impacts to less than significant levels.  As part of the Project Specific Plan, Tentative 
Tract Maps, improvement plans as approved and resulting development, multiple large 
flood control detention basins (within PAs 11, 14, and 26), and a vegetated natural 
channel (Cherry Avenue Channel), and multiple smaller basins and vegetated swales 
(within PAs 6, 13A, 30 and 33) are included to provide water quality management and 
treatment capacity.  Upon completion of all Specific Plan projects, post-construction 
calculations may be prepared and provided to the Regional Water Quality Control 
Board if required.   
 

3. Drainage Plan Standards 
 

In order to ensure orderly development, the Master Plan of Drainage described above 
shall be subject to general principles and standards as follows: 

 
a. Approximate drainage line locations and sizing are illustrated on Exhibit 9; 

however, the precise system layout and sizing shall be determined during tract 
map preparation. 

 
b. The Project shall be subject to the requirements indicated in the Riverside 

County Flood Control District and Water Conservation District Hydrology 
Manual and the City of Beaumont flood control standards, including the 
following provisions: 
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1) All building pads shall be free from flood hazard for the 100-year 

frequency storm by elevating finished floor elevations one foot above 
the 100-year level of flood protection; and 

 
2) Depths of flow in the streets shall not exceed top of curb elevations for 

the 10-year frequency. 
 
c. The potential for the conveyance of debris from off-site watersheds shall be 

taken into account into the design of the proposed facilities. 
 
d. Prior to site development, the proposed interior road infrastructure and grading 

design shall be coordinated to ensure that there is not any major diversion of 
drainage areas between watersheds. 

 
e. The design of all interior storm drain conveyances and local storm drain 

facilities shall be in accordance with the criteria RCFC and WCD guidelines.  
Flood flows used in the design of waterways, channels, and closed conduits 
shall have minimum average recurrence intervals as follows: 

 
1) Storm drain systems shall be designed and based on a minimum 10-

year frequency. 
 

2) For sump conditions, a 25-year frequency shall be applied, and a 
connected system shall be designed to completely convey 100-year 
runoff, with a secondary outlet to assure the water surface is one foot 
below the proposed pad elevations. 

 
f. On-site public drainage facilities located outside of the road right-of-way shall 

be contained in drainage easements. 
 

g. Streets shall be oriented to maximum potential conveyance of regional flooding 
during significant storms to expedite the flow through the development. 

 
h. The Sundance Specific Plan shall be phased such that 100-year flood 

protection is ensured in all areas of the development.  Interim improvements 
shall be provided as phasing of the development progresses. 

 
i. New development shall be required to prepare a master flood utility plan for 

storm drainage conveyance. 
 

j. All projects shall be required to retain any increased drainage onsite until such 
time as a viable drainage master plan is implemented.  Development proposed 
following implementation of such a drainage master plan shall be implemented 
in accordance with the approved drainage master plan. 

 
k. Best Management Practices (BMPs) shall be implemented to enhance pollutant 

removal during storms and to improve the quality of stormwater runoff. 
 

l. Prior to development of upstream areas, the potential for the conveyance of 
debris by the offsite watershed shall be accounted for in design of onsite 
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drainage facilities in order to avoid abrasive erosion in certain drainage facilities 
and maintenance problems for facilities located within the floodplain. 

 
m. Inspection and maintenance of public storm drain systems shall be performed 

by City of Beaumont. 
 
n. The Planning Areas 11, 14 and 26 drainage basins along with the Cherry 

Avenue Channel are to be maintained by the City of Beaumont. Other small 
drainage channels and basins in Planning Areas 6, 13A, 30, 33 and 54 are to 
be maintained by a Sundance homeowners association. 

 
n. Construction of each phase shall include an assessment of the size and flow 

patterns of the adjacent undeveloped areas on the Specific Plan area.   
 

o. Each phase shall prepare an erosion control plan that provides the developed 
phases with the required flood protection.  Flood protection shall be determined 
by the size of the undeveloped areas and the flow patterns.   

 
p. Temporary basins shall be constructed to meet detention requirements and 

earthen channels/berms shall be used to divert and convey flows.   
 

q. The developed phases shall incorporate detention facilities within the 
development to accommodate the developed runoffs.  A single basin or a series 
of smaller basins can be used to meet the required basin size. 

 
r. The undeveloped flows shall not be conveyed through the developed areas.   

 
s. The proposed detention basin at the head of the 8th Street/Cherry Avenue storm 

drain shall combine flows from the developed and undeveloped areas of the 
Specific Plan area.  This proposed detention basin shall be maintained and 
sized to not exceed the capacity of the 8th Street/Cherry Avenue storm drain of 
225 cubic feet per second (cfs). 

 

E. WATER AND SEWER PLAN 
 
1. Water Plan 
 

The Sundance Specific Plan area is located within the Beaumont-Cherry Valley Water 
District’s (BCVWD) current service area.  The District annexed approximately 1,140 
acres of the Specific Plan area through actions by both the District and the Riverside 
County Local Agency Formation Commission (LAFCO).  BCVWD’s approved 2013 
Urban Water Management Plan (per Table 2-6 in the 2013 UWMP) recognizes the 
Sundance project as under construction with up to 4,716 housing units approved 
(actual maximum units allowed by Sundance Specific Plan: 4,450).  BCVWD’s adopted 
Final 2015 Urban Water Management Plan dated January 2017 (per Table 3-5 in the 
2015 UWMP) still recognizes the Sundance project as under construction with up to 
4,716 housing units approved (actual maximum units allowed by Sundance Specific 
Plan: 4,450). 
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The Specific Plan area will be served from three of the District’s current potable water 
pressure zones:  the 3050 (Noble) Pressure Zone, the 2850 (Intermediate) Pressure 
Zone and the 2750 (Beaumont) Pressure Zone.  These facilities will serve as backbone 
facilities to provide potable water to the overall Specific Plan area.  Exhibit 9, Water 
Backbone System, illustrates the proposed water system, which includes master 
planned storage and distribution systems for potable and reclaimed water.  As 
illustrated in Exhibit 9, the proposed potable water system involves both new and 
existing pipelines, four new water wells, and two storage reservoirs.  Exhibit 9 also 
illustrates the proposed reclaimed water system, which involves both new and existing 
pipelines.  The proposed water-system improvements would occur both on- and off-
site. 

 
The Specific Plan proposes water conservation measures, which include water 
conserving features in the design of residential, commercial, and other development 
types, and drought-resistant landscape design. Reclaimed water pipelines are being 
constructed as required within certain streets throughout the Specific Plan area (see 
Exhibit 9 for locations) for eventual use in providing reclaimed water service for the 
irrigation of the parks and major landscaped areas with this type of water when 
reclaimed water becomes an available source of water for this Specific Plan distribution 
system.  Use of reclaimed water will result in a significant reduction in the demand for 
potable water for these proposed uses. 
 

2. Water Plan Standards 
 

a. All water lines and related and required water service shall be designed to meet 
BCVWD requirements as well as Riverside County Fire Department criteria for 
fire flow. 

 
1) All water lines shall be underground facilities. 

 
2) All water lines shall be sized to adequately service potential future 

growth. 
 

b. Costs associated with construction of oversized lines to serve existing and 
future off-site population shall be the responsibility of those to be served, 
consistent with the rates and regulations of the City of Beaumont, and BCVWD. 

 
c. Assurance for the provision of adequate water service is required prior to 
 approval of a final map in accordance with the State Subdivision Map Act.  The 
 City of Beaumont and BCVWD shall review water demands for conformance 
 with design requirements and for the ability to serve. 

 
3. Sewer Plan 
 

The Sundance Specific Plan area is located within the jurisdiction of the City of 
Beaumont Wastewater District.   

 
The proposed sewer collection system utilizes both the existing sewer lines and new 
sewer lines.  The proposed system is comprised of two backbone trunk systems:  the 
Cherry Avenue and Starlight Avenue Systems.  Each system will collect approximately 
one half of the development flows, with the tributary areas essentially defined by 
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Starlight Avenue.   Exhibit 10, Sewer Backbone System, illustrates the two-trunk sewer 
systems characterized for the most part by the 10-inch and larger sewer pipes, which is 
the minimum sized backbone system capable of managing the peak flows for the 
Sundance Specific Plan development.  The proposed sewer system will also include 
additional 8-inch local collector lines. The estimated average and peak wastewater 
generation for the proposed Specific Plan are approximately 1.4 million gallons per day 
(GPD) and 2.7 million GPD, respectively.   

 
4. Sewer Plan Standards 
 

a. All sewer lines shall be underground facilities. 
 

b. All sewer service improvements shall be constructed in accordance with the 
City of Beaumont requirements. 

 
c. The service provider shall maintain all sewer service improvements. 
 
d. All sewer lines shall be sized to adequately service potential future growth. 

 
e. Costs associated with construction of oversized lines to serve existing and 

future off-site population shall be the responsibility of those to be served, 
consistent with the rates and regulations of the City of Beaumont. 

 
f. Obligations to 8th Street neighborhood per prevailing agreement shall be met. 
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F. PUBLIC FACILITIES PLAN 
 
1. Fire Protection 

 
The Riverside County Fire Department (RCFD), in cooperation with the California 
Department of Forestry and Fire Protection, provide fire protective services and 
medical aid responses to the City of Beaumont. 

 
Two jurisdictional engine companies provide fire protection and medical aid services to 
the Project site:  Fire Station #20 and Fire Station #66.  Fire Station #20 is located at 
1550 E. 6th Street, in the City of Beaumont.  This station is operated by the California 
Department of Forestry and is manned by four firefighters/emergency medical 
technicians (EMT).  This station is equipped with two 1,000 gallon per minute (gpm) 
pumpers (engines).   

 
Fire Station #66 is located at 628 Maple Street, in the City of Beaumont.  This station is 
operated also by the California Department of Forestry and is manned by between two 
and three firefighters/EMTs.  This station is equipped with a 1,000 gallon per minute 
(gpm) pumper.   
 
As described in Section III.E, Water and Sewer Plan, the Project’s proposed potable 
water system includes two storage reservoirs to meet future fire-flow needs.  The 
planned storage capacity of the proposed reservoirs is based Beaumont-Cherry Valley 
Water District’s above ground reservoir storage requirement. 
 
The projected population increase and new development resulting from the Sundance 
Specific Plan will create a demand for new or expanded facilities, and additional 
equipment and manpower.  Payment of fire protection impact mitigation fees will 
provide the funding necessary to meet future demand, as needed.   
 

2. Police Protection 
 

The Sundance Specific Plan area is within the jurisdiction of the City of Beaumont 
Police Department, located at the Civic and Community Center, 550 East 6th Street.  
The Department provides law enforcement and disaster preparedness services to the 
City and the Project site.  A three-minute average response time for service calls to the 
Project area will be maintained following Project implementation.   

 
The Sundance Specific Plan will result in a population increase of approximately 
12,905 persons,4 which will create a demand for approximately 26 additional sworn 
employees (based on two sworn employees per 1,000 residents).  Property taxes and 
safety mitigation fees imposed on the Project, as well as the City’s General Fund, will 
provide funding for additional staffing.  Details regarding safety mitigation fee 
requirements established by the City will be identified as part of the Development 
Agreement. 

 
3. School Service 

 

                                                
4 Based on an estimate of 2.9 persons per household (State of California Department of Finance, 2002). 
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The Sundance Specific Plan area is located within the jurisdiction of the Beaumont 
Unified School District (BUSD), which serves the City of Beaumont and the 
unincorporated community of Cherry Valley.  Based on BUSD’s prevailing student to 
population ratios and the development of 4,450 dwelling units, the Sundance Specific 
Plan could generate as many as 3,560 students (refer to Table 7, Projected Student 
Population Ratios). 

 
Table 7 

Projected Student Population Ratios 
 

Grade 
Student Generate 

Rate 
Number of 
Students 

K to 6 0.450 2,003 

7 to 8 0.125 556 

9 to 12 0.225 1,001 

Total Student Generation 3,560 

 
 

As described in Section III.B, Land Use, the Sundance Specific Plan reserves sites for 
the development of approximately 37 acres of educational uses including three 
elementary schools (Planning Areas 12, 15, 41) Grades K through 6 students 
generated by the proposed Project are generally expected to attend the elementary 
schools within the Sundance Specific Plan area. Grades 7 and 8 are generally 
expected to attend San Gorgonio Middle School at the southwest corner of Cherry 
Avenue and Cougar Way in the City of Beaumont.  Grades 9 through 12 students 
generated by the proposed Project are generally expected to attend Beaumont High 
School in the City of Beaumont.  Payment of school impact mitigation fees will provide 
the funding necessary to meet future demand, as needed.  The proposed school sites 
could be provided to BUSD in lieu of payment of fees. 
 

4. Dry Utilities 
 

a. Electricity 
 

The Sundance Specific Plan area is within the service territory of Southern California 
Edison Company (SCE).  SCE maintains two adjacent easements of 100-feet wide and 
300-feet wide (totaling 400-feet wide), which traverse the central portion of the Specific 
Plan area in an east/west orientation and contains 220 kV power utility lines and 
towers.  The Specific Plan proposes to retain the majority of this easement 
(approximately 42.6 acres) as designated open space areas (Planning Areas 27, 28 
and 29) (refer to Section G, Recreation).  The remainder of the easement is proposed 
as right-of-way (Starlight Avenue). 
 
Exhibit 11, Dry Utility Joint Trench & Gas Backbone System, illustrates the locations of 
the proposed backbone dry utility trenches. As illustrated in Exhibit 11, electrical 
service will be provided through electrical lines placed in joint trenches (with the 
proposed cable and communication lines) within Project area roadways.   
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b. Natural Gas 

 
Southern California Gas Company (SCG) provides natural gas service to the 
Sundance Specific Plan area.  A restrictive 16.5-foot wide easement containing a 30-
inch diameter high-pressure natural gas transmission pipeline is located in the general 
alignment of the proposed Oak Valley Parkway.  The pipeline will be relocated to the 
ultimate location of Oak Valley Parkway as needed. 
 
Gas service to the Project area will be provided through gas lines placed in separate 
trenches, although with similar alignments, as the joint trenches described above (refer 
to Exhibit 11). 

 
c. Telephone   

 
Frontier provides telephone service to the Specific Plan area via telephone lines placed 
in joint trenches within Project area roadways (refer to Exhibit 11). 

 
d. Cable  

 
Cable service to the Sundance Specific Plan area is provided by Charter through cable 
lines placed in joint trenches within Project area roadways (refer to Exhibit 11). 

 
5. Solid Waste 

 
A private contractor under contract with the City provides solid waste disposal services 
to development within the Sundance Specific Plan area.  Non-hazardous solid wastes 
collected from the proposed residential and commercial uses will be disposed of at the 
Lamb Canyon Landfill.   
 
Solid waste enclosures will be provided for all commercial and multi-family land uses. 
In addition, the proposed park and open space areas will incorporate green waste 
recycling into on-site composing operations as part of ongoing management and 
operation activities. 
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G. RECREATION PLAN 
 
1. Recreation Plan Descriptions 
 

Recreation is a key component of the Sundance Specific Plan.  As illustrated in Exhibit 
12, Recreational Plan, the specific plan area incorporates a functional system of 
recreational land uses that reinforce the area wide recreation plans of the City of 
Beaumont and the County of Riverside.  The proposed project-wide elements of the 
Recreation Plan are the neighborhood parks, community parks/detention basins, semi-
passive park/open space, landscaped trail corridors and landscaped detention basins 
(refer to Table 5, Parks/Open Space Summary). Additionally, the Circulation Plan 
describes a trail network within the Sundance Specific Plan (refer to Exhibit 12, 
Recreation Plan).  The Trail Plan identifies off-street pedestrian/bicycle trails and on-
street bicycle lanes.  The individual elements of the recreation component of the 
Sundance Specific Plan are described below.    

 
a. Neighborhood Parks (Planning Areas 7, 21, 32, 37, 45 and 51).  The proposed 

neighborhood parks include one to five acre parks that may include passive turf 
play areas, walking trails, tot-lots with play equipment, shade structures, 
benches and picnic tables. 

 
b. Community Parks/Detention Basins (Planning Areas 11, 14 & 26).  The 

proposed community parks include 5 to 36 acre parks that may include walking 
paths, shade structures and/or water features.  These parks are proposed as a 
dual use, serving as detention basins for Project storm water run-off.  Portions 
of these basins will also include water-quality basins and can potentially act for 
ground-water recharge purposes.  

 
c. Semi-Passive Park/Open-Space (Planning Areas 27, 28 and 29).  This area is 

comprised of the existing approximately 400-foot wide SCE Easement.  The 
proposed development involves landscaping, including some native plant 
material, and walking/jogging trails.  Additional temporary uses within in these 
areas may include landscaping nursery stock growing area and landscape 
maintenance yard. 

 
d. Landscaped Trail Corridors, Drainage Corridors, and Entryway Open Space.  

The Plan proposes various trail corridors along project perimeters. A potential 
additional 18 acres of park and greenbelt open space lots are proposed in 
Planning Areas 30-34, see Exhibit 12. 

 
Landscaped, grass lined open drainage corridors, with widths varying between 
30 and 50 feet, and depths of 4.5 feet are proposed adjacent to the trails 
(proposed) along Cherry and Brookside Avenues. 
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2. Neighborhood Parks 
 

The neighborhood park system is intended to provide residents of the Sundance 
Specific Plan area with access to parks tailored to fulfill the needs of the 
neighborhoods, and the community at large.  The park system includes six 
neighborhood parks integrated within the various neighborhoods of the specific plan 
area (Planning Areas 7, 21, 32, 37, 45 and 51).  

 
The four parks located in Planning Areas 21, 37, 45 and 51 will be square or 
rectangular in shape, while the two parks located in Planning Areas 32 and 7 will be 
circular or semi-circular in shape.  The neighborhood parks in Planning Areas 7 and 32 
will be located on five acres or more, while the parks in Planning Areas 21, 37 and 45 
will be three acres.  Neighborhood parks will provide a variety of recreational facilities 
to meet the needs of the surrounding residential community. The parks may include 
recreational facilities such as passive turf play and family-gathering areas, meandering 
pathways, tot-lots with play equipment, shade structures, benches and picnic tables. 
Planning Areas 30-34 could develop as an active adult community with controlled 
access, the Planning Area 32 park could be developed as an age-appropriate 
recreation-amenity center for this adult community. 
 
The City of Beaumont has established a service distance for neighborhood parks of 
0.50 miles.5  To locate each residence in the community within 0.50 miles of a 
neighborhood park, the project design includes the distribution of neighborhood parks 
throughout the community.  Each neighborhood park will be centrally located within the 
residential area they serve.  Thus, the neighborhood parks will separate park users 
from major highways, railroads or obstacles and will not be located within high noise 
areas and traffic areas.  However, the park network will be accessible via automobile 
and by walkways or bicycle lanes integrated into the roadway network.   
 

3. Community Parks/Detention Basins 
 

The Sundance Specific Plan includes community parks/detention basins designed to 
serve flood control needs, but also may serve as active or passive recreational areas.  
The basins are designed to fully accommodate flood storage and release and may be 
used as active or passive space for the neighborhood.  Basin areas may be utilized for 
recreation during dry weather and water detention in the storm events.  Portions of the 
basins will also include water-quality basins and can potentially act for ground water 
recharge purposes.  Basins are located based on drainage-system requirements.   
 
Three community parks/detention basins will be included in the project design.  Two of 
the community parks will be located on the southern portion of the project site in 
Planning Areas 11 and 14.  The size of these community parks/detention basins will be 
16.4 and 36 acres, respectively.  The third community park/detention basin will be 
located at the northwest corner of Oak Valley Parkway and Starlight Avenue in 
Planning Area 26.  The community parks are designed to provide a diverse range of 
active and passive recreational uses, open space uses, and cultural/community 
services.  The parks will feature a variety of amenities and could have limited night 
lighting for safety and extended play hours.  All park areas for active recreational uses 
will have a maximum of 2% slope within areas proposed for active recreational uses.   

                                                
5 Source:  City of Beaumont General Plan, p. VII-54.  May 5, 1993. 
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The City of Beaumont’s established service distance for community parks is 3.0 miles.6  
Two of the community parks will be located near 8th Street and the other on Oak Valley 
Parkway.  The location of the parks on roadways and trail routes provides community-
wide access to these park areas.  The two parks located in the south end of the project 
are also adjacent to other community/public uses such as the proposed elementary 
schools located in Planning Area 12, and 15.  In addition to agreements with the 
School District portions of the school sites could be used also for storm-water detention 
purposes, freeing up more area in the parks for full time recreation use. 

 
4. Semi-Passive Park/Open Space  
 

Planning Areas 27 (16.5 acres), 28 (26 acres) and 29 (10 acres) include the existing 
400-foot wide Southern California Edison Easement. These areas are intended to 
serve as a semi-passive park/open space area for the community.  The intent of these 
areas is to provide improvements to allow for walking, biking and jogging, as well as 
visual open space.  Development would include landscaping, including some native 
plant material landscaping, and walking/jogging trails.  Additional temporary uses in 
this area may include landscaping nursery stock growing area and landscape 
maintenance yards. Plantings could be concentrated along trails and around utility 
towers.  A visual buffer (i.e., trees not to exceed 18 ft. in height) should be provided 
adjacent to the residential uses within the utility easement. 

 
5. Pedestrian/Bicycle Trail Plan 
 

The Circulation Plan specifies an off-street and on-street trail network within the 
Sundance Specific Plan (refer to Section III.C.4., Circulation Plan).  The trail network 
will not only provide connections to the residential communities in the project area, but 
to local and regional facilities as well. The trail network was developed to provide a 
loop system within the community, connecting residential communities to recreational 
attractions and public facilities, such as schools, parks and open space.  
 
The trail network introduces four different classifications of pedestrian/bicycle facilities 
to provide for a range in recreational and commuter experience (see Section III.C.4.). 
On-street bicycle lanes will be provided along Cherry Avenue, Oak Valley Parkway, 
Cougar Way and Starlight Avenue, Xenia Avenue, Brookside Avenue, and the local 
project entry roads.  
 
Off-street pedestrian/bicycle pathways are also incorporated into open space areas, 
along drainage corridors and as a facility enhancement to landscape parkways along 
the main arterials, such as: Cherry Avenue, Starlight Avenue, Xenia Avenue, Brookside 
Avenue and the future park spoke streets along Planning Areas 13A, 14 and 41. The 
Edison Easement open space also incorporates an off-street trail system to connect 
planning areas to the north and south of this open space feature.     
 

6. Park Requirement 
 

The Sundance Specific Plan includes dedication and development of approximately 
166 total acres of park area and open space throughout the project area to provide 

                                                
6 Source: Ibid. 
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active, semi-active and passive space for various levels of recreational activities. A 
potential additional 18 acres of park and greenbelt open space lots are proposed in 
Planning Areas 30-34, see Exhibit 12. 
 
The City’s General Plan requires that residential developers provide a minimum of 5.0 
net acres of usable local park area (i.e., park land that is relatively level, served by 
utilities for multi-purpose playfields, court sports, etc.) for each prospective 1,000 
residents.7  Furthermore, the City uses a factor of 3.2 persons per dwelling unit to 
calculate future residents.  Based on these requirements and using the anticipated 
number of dwelling units proposed in the Sundance project area (4,450 DU’s, see 
Section III.B.3. and Table 4, Residential Land Uses, on Pages III-4 and 5 respectively), 
the project is required to provide 71.2 acres of park area. 
 
All proposed parks are subject to review and acceptance by City for credit towards City 
standard. 

 

H. PHASING PLAN 
 
The Sundance Specific Plan will be constructed over a period of approximately ten years, as 
shown on Exhibit 13, Phasing Plan and as outlined below: 
 
1. Residential 
 

The residential components of the Sundance community will be phased in 
approximately five phases, based on market demand. Infrastructure and roadways will 
be constructed to support each phase. 
 

• Phase I:  The first phase, consisting of Planning Areas 1-4, is currently under 
construction, with an expected completion of 2005. (Completed) 

 

• Phase II:  The second phase, consisting of Planning Areas 9, 16, 17, 18, 19, 
20, and 22-25, is expected to be constructed between 2005-2015. 

 

• Phase III:  The third phase, consisting of Planning Areas 30-34 and is expected 
to be constructed in 2016-2020. 

 

• Phase IV:  The fourth residential phase consists of Planning Areas 35-39 and is 
expected to be constructed in 2016-2020. 

 

• Phase V:  The fifth phase consists of Planning Areas 40, 42, 43, 44, 46, 47, 48 
and 54 and is expected to be constructed in 2015-2020. PA 13A & B in the 
southern end of the Specific Plan, as changed to residential use, is expected to 
be constructed in the 2018-2020. 

 

                                                
7 Source:  City of Beaumont General Plan, p. VII-44, May 5, 1993.  
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2. Schools 
 

Schools within the community will be constructed in accordance with school demand, 
based upon School District determination. 
 

3. Parks 
 

Parks will generally be constructed in association with the residential neighborhoods 
with which they are associated.  Trails will be constructed as part of each subdivision to 
implement the Project’s trails and recreation plans. 

 
4. Commercial 
 

Commercial uses in Planning Area 10 will be constructed in accordance with market 
demand, based upon residential build-out and population. 
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IV. DESIGN GUIDELINES 
 

A. INTRODUCTION 
 
1. Purpose 
 

The purpose of this section is to present guidelines concerning site design, 
architectural design, and landscape design that will establish and preserve the 
character and value of the Sundance community and each neighborhood within it.  
These guidelines provide general parameters to allow creativity and diversity, 
combined with more defined requirements intended to maintain high standards of 
quality.  This section covers the project as a whole, and more specifically the single-
family detached residential, multi-family residential, commercial development, and 
roadway landscape design. 

 
2. Plan Concept 
 

The Sundance Specific Plan is designed to provide a range of residential densities to 
accommodate a variety of housing products, with an emphasis on single-family 
detached homes.  The single-family residential districts are intended to 
accommodate projects comprised of quality residences at a density from 
approximately three (3) to eight (8) dwelling units per acre. 

 
The community structure of Sundance will be largely based on an easily identifiable 
landscape design hierarchy, developed primarily through the use of landscape 
elements.  The community design framework consists of primary entries, secondary 
entries, and streetscapes. 

 
Sundance is designed for an urban environment with available public services and 
infrastructure and with schools and parks nearby.  School sites, public parks, and 
recreational amenities are located in areas to best serve the community in terms of 
access and project phasing. 

 
Precise architectural styles are not dictated.  The intent is to allow and encourage a 
variety of residential styles, which will emphasize quality and avoid monotony.  In 
addition to required City reviews and plan checks, a private Design Review 
Committee (DRC) is proposed to be established by the master developer to preserve 
the architectural and landscape character of the community and ensure that the spirit 
and intent of these guidelines are met. 

 
3. Design Objectives 
 

a. Provide a community that enhances the characteristics of the site and 
surrounding area. 

 
b. Maintain high standards of quality of design and materials for all proposed 

projects. 
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c. Enrich the quality of pedestrian experience by providing ample open space 
and landscaped walkways. 

 
B. DESIGN REVIEW PROCEDURES 
 

The design guidelines provided in this section will assure that the community is 
developed in a comprehensive and consistent fashion.  Review and implementation 
of the design guidelines within the Sundance Specific Plan will be undertaken by 
three entities: 

 
1. Builders 
 

Builders, planners, landscape architects, and architects will use the guidelines in this 
section as the basis for their design work for each neighborhood.  The Master 
Developer’s DRC will use these guidelines as a basis for their review. 

 
2. City 
 

As part of the plot plan review of each tract and specific development proposal, City 
staff will review the design elements for consistency with the design guidelines in this 
section of the Sundance Specific Plan.  Thus, as the community is constructed 
through its phased build-out, design integrity will be maintained. 

 
3. Homeowners Association 
 

A Master Homeowner’s Association (HOA) will be established for the community, 
which will include a HOA Design Review Committee established to preserve the 
design character of the community and implement the guidelines in this section of 
the Specific Plan.  It is anticipated that after build-out of the community this DRC will 
continue to review design elements of the community as it continues to evolve and 
individual homeowners modify their homes in years to come. 

 

C. SITE DESIGN GUIDELINES 
 
1. Residential dwelling units, accessory structures and commercial buildings shall 

comply with the development standards identified within Section V, Development 
Regulations of this Specific Plan. 
 

2. Building placement should be designed to provide a functional relationship to the 
site’s topography, existing vegetation and other pertinent natural features. 
 

3. The siting of buildings should take advantage of natural views such as the mountains 
to the north. 
 

4. Where commercial uses are adjacent to residential uses, the specific siting of the 
commercial building should be responsive to the character and use of surrounding 
residential properties.  Intensified landscaping, increased setbacks and appropriate 
building orientation should be utilized to provide adequate separation between uses. 
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5. Structures should be sited to prevent on-site noise from interfering with adjacent 
properties.  Similarly, buildings should be sited to prevent off-site noise from 
intrusion.  To minimize noise impacts, fencing, walls, landscape buffers, setbacks 
and other methods of noise attenuation are encouraged. 

 
6. Structures should be sited to take advantage of solar and wind efficiencies where 

possible.  Orient window openings and living areas to the south to take advantage of 
solar energy during the winter months. 
 

7. Commercial or multi-unit residential outdoor storage, service and parking areas 
should be screened from public view as well as from adjacent residential uses.  Site 
design should minimize visual impact of these areas. 

 
8. Linkages (e.g., walkways, common landscape areas, buildings orientation) between 

commercial and residential uses are encouraged. 
 
9. The placement and design of commercial and multi-unit residential structures should 

convey a visual link to the street and sidewalks. 
 

10. The design of commercial structures should facilitate and encourage pedestrian 
activity.  Whenever feasible structures should be clustered/oriented to create plazas 
and courtyards. 
 

11. Pedestrian activity areas are encouraged at corner locations. 
 
12. In order to preclude vehicular traffic conflicts throughout the project, no residential 

lots shall front on any public or private street where projected traffic volumes would 
exceed 1,200 Average Daily Trips (ADT) (2004 Specific Plan Conditions of Approval 
#21d). 

 
13. Grading 
 

a. The minimum dimensions of graded building pads are encouraged to adhere 
to the underlying minimum lot dimensions in order to provide maximum 
useable lot area. 

 
b. Adequate provisions must be made to prevent surface waters from damaging 

excavations, public or private property, and any cut and fill slopes both during 
and after construction. 

 
c. All slope areas 5 feet and over in vertical height with a 2:1 slope rate or 

steeper will provide acceptable erosion protection. 
 
d. Excavation must accommodate future work such as: top soil addition, 

compaction, paving, subbase foundation, and excavations and soil 
amendments. 

 
e. All project sites must meet NPDES program requirements for urban runoff 

and erosion control, and Best Management Practices (BMP) should be 
implemented during construction. 
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f. Proposed grading should consider site-specific conditions such as the 

relationship with neighboring areas, the possible need for noise attenuation, 
and grading limits adjacent to open space. 

 
g. Temporary landscaping (i.e. ground covers) is encouraged for lots, which 

remain unimproved for a period of 2 years or more. 
 
14. Surface Water Drainage 
 

a. The design and maintenance of positive surface flow of storm and residual 
water, as well as its collection and disposal, are critical to the success of each 
development site and its landscape.  Excessive water and subsurface 
moisture must be kept away from buildings and slopes to avoid structural 
damage.  Surface water must also be kept from draining over slopes, from 
concentrated flows, and from flowing onto neighboring sites. 

 
b. Where surface run-off from individual lots over natural grade is anticipated, 

drainage swales or other appropriate structures should be installed to safely 
conduct the flows. 

 
c. Surface drainage of paved areas should be a minimum of 1% slope.  Surface 

drainage of soil areas should be a minimum of 1% slope, including “swale” or 
drainage of large turf areas. 

 
d. The City of Beaumont may permit curb drains if requested. 
 
e. Final grading of all planting areas should include light rolling, raking, and 

hand work as necessary to achieve desired contour and flow line patterns so 
as to result in evenly finished surfaced. 

 
15. Building Envelope and Setbacks 
 
The building envelope sets the maximum height, setback and volume of each dwelling.  No 
part of the dwelling should protrude outside the envelope except as noted in these 
guidelines or as allowed by the Development Regulations of the Specific Plan.  Required 
building setbacks are set forth in the Development Regulations of this Specific Plan. 
 
a. Projections Into Required Yards 
 

Subject to applicable design review approval by the City of Beaumont and Master 
Development or HOA, DRC, roof overhangs and decorative architectural features 
such as fireplaces, bay windows, and similar elements may project a maximum of 2 
feet into any required yard setback.  Structural features such as exposed staircases 
and balconies may encroach a maximum of 6 feet into any required rear yard 
setback.  However, in no case shall any projection encroach closer than 3 feet to a 
property line. 
 

b. Accessory Structures 
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Accessory buildings and uses may be located on the same lot with a permitted 
dwelling, provided that they are found to be compatible with the residential character 
of the neighborhood, and that any buildings or structures be harmonious with the 
architectural style of the main building. 
 

c. Recreational Vehicles 
 
1) Low profile recreational vehicles such as speedboats, dune buggies or jet 

skis will be allowed to be stored on certain lots within the side yard, provided 
that they are screened from public view.  Lot constraints such as width size 
will restrict the storage of low profile recreational vehicles. 
 

2) High profile recreational vehicles such as motor homes are not permitted. 
 

D. ARCHITECTURAL GUIDELINES 
 
The purpose of these architectural guidelines is to ensure that the physical development of 
Sundance will create a visual attractive community.  Precise architectural styles are not 
dictated.  Rather, the intent is to allow and encourage a variety of styles, which will support 
the dynamic character of the Sundance community, and to avoid monotonous, repetitive 
appearance within each neighborhood and the community as a whole. 
 
1. Architectural Styles 
 

a. There is no specific architectural style required.  Diversity is encouraged, with 
the goal to create high quality, human scale, and architecturally detailed 
buildings. 
 

b. Examples of architectural styles may include elements of but are not limited 
to: Spanish Colonial, Colonial Revival, Monterey, and Craftsman.  
Contemporary interpretations of these styles are also encouraged. 
 

c. Architectural style should consider compatibility with surrounding character, 
including harmonious buildings style, form, size, color, materials, and roofline. 
 

d. Building details and architectural elements should be employed on all building 
elevations. 
 

e. For commercial development, long, blank, unarticulated facades are strongly 
discouraged.  Facades should be “broken” by vertical and horizontal 
variations in wall planes, building projections, door and window bays, and 
similar elements. 

 
f. For single-family detached residential developments, there should be a 

minimum of three (3) residential models representing a minimum of three (3) 
distinct building floor plans.  In addition, at least three (3) building elevations 
is encouraged. 
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2. Building Mass and Height 
 

a. Residential dwelling units, accessory 
structures and commercial buildings shall 
comply with the height standards identified 
within Section V, Development Regulations of 
this Specific Plan. 

 
b. The use of one-story elements such as 

porches or arcades is encouraged to provide 
undulation and variation within the community. 

 
c. A combination of one-story and two- story structures within a community  

creates yard variation and visual interest, and is strongly encouraged. 
 

d. One-story massing on exposed side and front elevation is encouraged on 
corner side lots. 

 
e. Building forms should be designed to create and define a visually attractive 

and functional exterior. 
 
f. Enhanced architectural elements are strongly encouraged when exposed to 

public view or adjacent to open space (i.e. trim surrounds, pot-shelves, 
recessed windows, shutters, structural projections). 

 
g.  Large expanses of unarticulated flat wall planes are strongly discouraged.  

Buildings should incorporate massing with articulated and varied elements. 
 

h. For single-family residential, building masses should be varied from plan to 
plan and elevation-to-elevation.  Use of staggered setbacks and varied 
garage locations to enhance the street scene appearance is strongly 
encouraged. 

 
i. For commercial development, mass and scale should be compatible with 

adjacent structures.  This can be accomplished by stepping back the upper 
portions of taller buildings, incorporating human scale elements. 
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Encouraged Discouraged 

Commercial Development Facades 
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3. Color and Materials 
 

a. The color of exterior surfaces should harmonize with and complement the 
natural colors of the area.  A color palette should take into consideration the 
building’s primary color, accent colors, and the color of the garage doors. 

 
b. Exterior wall surfaces should be of materials that blend and complement the 

natural landscape. 
 
c. Plaster or stucco should be smooth, sand, light lace, or semi-smooth finish, 

and should complement the architectural style of the elevation. 
 
d. Accent materials may include wood, brick, tile, and appropriate stone 

veneers. 
 
e. Materials that are highly reflective, form any high contrasting or graphic 

pattern that would cause visual distraction is strongly discouraged. 
 
f. Walls and fences should be of masonry, stone, stucco, vinyl, tubular steel or 

wrought iron materials with color treatment and material complementary to 
and consistent throughout the community. 

 
g. Patio trellises, arbors, sunshades, gazebos, and other accessory structures 

should be consistent with the colors and materials and integral to the 
architectural style of the structure. 

 
h. For multi-unit residential, open stairways should incorporate solid wall 

portions, columns and/or a decorative balustrade.  Prefabricated metal stairs 
are prohibited. 
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4. Roofs 
 

a. Variety of roofline designs is encouraged to promote visual interest.   
 
b. Roof types should be limited to traditional forms including gable, hip, or shed 

roofs.  Mansard and flat roofs are strongly discouraged. 
 
c. Varying plate heights and ridge heights are encouraged. 
 
d. Accessory structures should have roofs similar to or compatible with the 

primary structure they support. 
 
e. Roofing materials should be “S” or flat tiles manufactured of concrete, 

simulated slate or shingles manufactured from concrete.  Unacceptable 
roofing materials include wood shakes/shingles, and asphalt shingles. 

 
f. Varying roof colors are encouraged but should be compatible with 

neighboring elevations. 
 
g. Roof vents and appurtenances should be painted to match the roof color. 
 
h. Roof mounted mechanical equipment shall not be permitted.  Solar panels 

whose collecting surfaces are parallel with and lie on the underlying roof 
surface are allowed. 

 
5. Doors and Windows 
 

a. Fully recessed openings of six (6) 
inches or more are encouraged, and 
projecting windows should be used to 
add articulation to wall surfaces. 
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b. The incorporation of window or door  surrounds and similar architectural 
statements are encouraged especially when exposed to public view or 
adjacent open space. 

 
c. Rectangular, half-round or full-round attic vents on walls are encouraged. 
 
d. Entry doors may be wood, metal or 

fiberglass, and either glazed or decorative 
in nature.  Door or window glazing may be 
clear or gray only. 

 
e. Aluminum frame or vinyl windows are 

allowed. Divided light or mullioned windows 
are encouraged, where appropriate. 

 
6. Building Details 

 
a. Gutters and downspouts should be 

concealed or exposed if designed as 
continuous architectural features.  Exposed 
gutters and downspouts should be painted 
to match adjacent roof or wall material. 

 
b. Skylights are to be designed as an integral 

part of the roof.  Their forms, location, and 
color should relate to the building.  Their 
color should be clear or solar bronze.  
White glazing is strongly discouraged. 

 
c. All flashing, sheet metal, vent stacks, and pipes should be positioned away 

from public view and painted to match adjacent building surface in order to 
minimize any visual impact. 

 
7. Mechanical Equipment 

 
a. All air conditioning/heating equipment, soft water tanks, gas meter, and 

electric meters should be screened from public view. 
 
b. Solar panels should be integrated into the roof design or installed on the 

ground.  If they are installed on the roof, they must be flush with the roof 
slopes.  Frames should be colored to compliment the roof.  Support solar 
equipment should be enclosed and screened from view. 

 
c. Antennas and satellite dishes are subject to review by the HOA DRC and 

shall comply with the provisions of the Master Declaration and applicable 
laws. 
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8. Porches, Arcades, and Entryways 
 

a. The use of front porches is encouraged and may be used on buildings of two 
stories as a transition from nearby single-story structures or other tall 
structures. 

 
b. Dependent upon the architectural style, a porch rail should be included to 

define the space and add architectural detail to the porch and front elevation 
of the house. 

 
c. The roof pitch for a porch should be 

slightly lower than that of the main 
building. 

 
d. Porches, arcades, and entryways 

should be consistent with the colors 
and materials and integral to the 
architectural style of the structure. 

 
e. Front entrances should be designed 

as significant architectural features. 
 
9. Balconies and Overhangs 
 

a. Balconies and overhangs add visually to a structure by breaking up wall 
masses, offsetting floors, and creating a sense of human scale. 

 
b. Balcony railings may be constructed of wood, masonry, decorative metal 

and/or stucco.  Balcony railings may not be solid without breaks. 
 
c. In all cases, balconies and overhangs should be designed in terms of 

detailing, form, color, and materials are similar to the architectural style of the 
structure. 

 
10. Garages 
 

a. Garages should not dominate the streetscape.  Multiple panel door designs, 
windows, or other architectural detailing should be used on garage doors to 
reduce their visual impact and scale. 

 
b. Tandems and side-loaded garages are encouraged as an option.  
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c. Garage doors should be simple in design.  Garages should be constructed of 

colors and materials compatible with the architectural style of the structure.  
Accent colors may be employed to complement the architecture and provide 
visual variety along the streetscape. 

 
d. Garages must be fully enclosed and equipped with an automatic garage door 

opener.  Carports are not permitted.  Recreational vehicles must be stored 
within an enclosed garage or fully screened from public view. 

 
11. Driveways 
 

a. Driveways and other flat paved areas may be 
concrete, stamped concrete, quarry tile brick, 
or paving blocks. 

 
b. Driveways on corners lots should be located 

as far as possible from street intersections. 
 

c. Driveway widths should be kept to a minimum 
to lessen the appearance of hard surfaces. 

 
12. Mailboxes 
 

a.  Gang style mailboxes in group sizes acceptable to the U.S. Postmaster are 
encouraged.  The City Planning Department and the U.S. Postmaster shall 
approve all mailbox locations. The Homeowners Association(s) within the 
Sundance Specific Plan shall have the responsibility of maintaining and 
replacing the gang style mailboxes as needed. 

 
13. Trash Storage Areas 
 

a. Trash receptacle areas shall be completely screened from public view.  This 
requirement shall apply to individual residential lots as well as multi-family 
and commercial development. 

 



 

 
 

 

 
Section IV - Design Guidelines IV-13 May 1, 2016 

E. LANDSCAPE GUIDELINES 
 
1. General Guidelines 
 

a. The following landscape elements shall be provided and installed in each 
neighborhood by the developer/builder: 

 

• Street trees 
 

• Interior slope landscaping & irrigation 
 

• Block-end walls (See Section IV. F.) 
 

• “Wrap-around” walls (See Exhibit 21) 
 

• Side yard, rear yard and return fences (See Section IV.F.) 

•  

• Tubular steel fences where appropriate 

•  

• Front yard landscaping (See Section IV. E. 13.) 
 

• Local project signage 
 

b. Landscape and irrigation plans for entry treatments, streetscape, interior 
slopes, parks and retention basins shall be approved by the City of 
Beaumont. 

 
c. All plantings within the Sundance Community shall be selected from the Plant 

Palette listed in this document (see Table 8, Recommended Plant Palette). 
 
d. Street tree size should be minimum 15 gallon and at least fifty percent (50%) 

of all street trees should be a minimum 24 inch box size. Species and variety 
should conform to an approved street tree plan. 

 
All landscape design and installation in the Sundance Specific Plan shall be subject to the 
Landscaping Standards as set forth in Title 17 of the Beaumont Municipal Code, or pursuant 
to subsequent requirements, as deemed applicable by the City of Beaumont. 
 
The plant palette for Sundance was developed to create some seasonal changes with a 
mixture of deciduous and evergreen plants while maintaining a well-balanced landscape.  
Following is a list of plants (refer to Table 8) initially suggested in 2004 for front yard 
landscapes. 
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Table 8 
Plant Palette  

For Front Yard Landscapes  
 

PLANT LIST 

 
Trees 

 
 
Shrubs 

 

Acacia smalli Sweet Acacia Agapanthus spp. Lily of the Nile 

Chitalpa x tashkentensis Pink Dawn Chitalpa Berberis thunbergii Barberry 

Fraxinus oxycarpa “Raywood” Raywood Ash Callistemon citrinus Lemon Bottlebrush 

Fraxinus velutina “Rio Grande” Fan-Tex Ash 
Dodonea viscose 
“Purpurea” 

Purple Hopseed Bush 

Gleditsia triacanthos Honey Locust 
Elaeocarpus 
decipiens 

Japanese Blueberry 

Pinus eldarica Mondell Pine Escallonia fradesii Escallonia 

Pistacia chinensis Chinese Pistache Euonymus spp. N.C.N. 

Platanus acerfolia London Plane Tree Feijoa sellowiana Pineapple Guava 

Prunus spp. Flowering Plus Hemerocallis hybrids Hybrid Daylily 

Pyrus spp. Flowering Pear Ilex vomitoria Yaupon Holly 

Quercus ilex Holly Oak Jasminum mesnyi Primrose Jasmine 

Robinia aambigua Purple Robe Locust Juniperus spp. Juniper 

Rhus lancea African Sumac Tree Leucophyllum spp. Texas Ranger 

Tristania conferta Brisbane Box Lirlope muscari Lily Turf 

Ulmus parvifolia “True Green” Evergreen Elm Morea spp. Fortnight Lily 

  Muhlenbergia rigens Deer Grass 

  
Myrtus communis 
“compacta” 

Compact Myrtle 

 
Groundcover & Vines 

 Nandina spp. Heavenly Bamboo 

Bignonia spp. Trumpet Vines Phormium tenax New Zealand Flax 

Gazania Hybrids Hybrid Gazania Photinia fraserii Photinia 

Hdedera helix “Hahns” Hahn’s Ivy Pittosportum spp. Mock Orange 

Hypericum calycinum St. Johnswort Pyracantha spp. Firethorn 

Lantana spp. Lantana Phaphliolepis spp. Indian Hawthorn 

Myoporum parvifolium Myoporum Rosmarinus spp. Rosemary 

Pelargonium peltatum Balkan Ivy Geranium Salvia greggii Autumn Sage 

“Balkan series”  
Trachelospermum 
jasminiodes 

Star Jasmine 

Rosmarinus officinalis Creeping Rosemary Viburnum spp. Bivurnum 

Trachleospermum jasminoldes Star Jasmine Xylosma congestum Xylosma 

Verbena hybrid Hybrid Verbena   

Vinca minor Dwarf Periwinkle   
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2. Main Arterial Access 
 

a. The main vehicular flow of traffic for the Sundance Community should come 
from Highland Springs Avenue.  Along this roadway, the landscaping will 
accent and enhance the project perimeter walls, as well as accommodate 
pedestrian and vehicular traffic.   

 
b. The existing drainage parcel area along Highland Springs Avenue should 

also be addressed and visually enhanced if possible.  The parcel is off the 
project site and owned by the Riverside County Flood Control and Water 
Conservation District (RCFCWD) and therefore would require approval of this 
entity to perform any enhancements. 
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3. Community Entries – Primary Entries 
 

a. There are two primary community entries from Highland Springs Avenue, one 
leading to Circle Park North (Planning Area 32) and one leading to Circle 
Park South (Planning Area 7).  Tall, vertical trees should line the back of the 
primary entries creating a visual background for entry monuments.  Street 
trees should delineate the main entry corridor and direct attention to the 
circular parks. 

 
b. The primary entries should have monumentation that will consist of raised 

planters and walls where the community signage will be mounted.  These 
planter areas should contain smaller trees, evergreens and flowering shrubs.  
The primary entry monument walls will be veneered with stone, while the 
pilasters will have a smooth finish with a pre-cast cap.  Colors and types of 
stone should have a natural appearance and employ earth-tone colors.  A 
gentle, lawn covered slope should connect the street corners with the primary 
entry monument planters on both sides of the entries. 

 

c. Enhanced paving should be installed between entry corners.  Paving type will 
be stamped concrete. 
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4. Project Entry Streets 
 

a. The project entry streets 
connect the primary entries 
off of Highland Springs 
Avenue and lesser entries off 
of Starlight Avenue (collector 
loop street) with centrally 
located neighborhood parks 
(Planning Areas 7, 21, 32 & 
37), and should contain a 
striped on-street bike lane in 
each direction, which allows 
for road sharing and safe 
bicycle travel.   

 
b. Tall, vertical trees similar to those planted at the entries should line both sides 

of the street in the parkway areas, as well as in the median. Landscape 
easements typically located between the pedestrian walkway and project 
perimeter walls will contain a layering of plant materials including small trees, 
shrubs and ground cover that will add color and reflect seasonal changes.  
The project entry roads off of Starlight Avenue, leading to the parks in 
Planning Areas 21 and 32, may differ in landscape material then the roads off 
of Highland Springs Avenue leading to the circular parks. 
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5. Secondary Entries 
 

a. The secondary entries should be located at Highland Springs Avenue and 
Oak Valley Parkway and at Highland Springs Avenue and proposed Starlight 
Avenue (collector loop street).  These entries are similar in design to the 
primary entries, but are reduced in size in order to establish a hierarchy in 
entry design.   

 
b. A sense of arrival should be established with large gentle sloping lawn areas 

in the foreground that introduce stone veneered walls, pilasters and raised 
planters with a row of vertical trees in the background. 

 
6. Major Streets  
 

a. Major streets are described as those roads that begin at the secondary 
entries off of Highland Spring Avenue. This includes Oak Valley Parkway and 
Starlight Avenue (collector loop street).  

 
b. Major streets should incorporate a striped on-street bike lane in each 

direction, twelve (12) to twenty-five (25) foot parkways that incorporate 
minimum five (5) foot sidewalks along both sides of the road, fourteen (14) 
feet landscaped medians, and landscaped parkways.  The majority of the 
west side of Starlight Avenue will have a ten (10) foot trail in a twenty-five 
(25) foot parkway.  This landscaping should be planted with trees, shrubs and 
groundcover that will add color and reflect seasonal changes. 
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7. Tertiary Entries 
 

a. The tertiary entries should be located at Highland Springs Avenue and 
Cougar Way and along the proposed extension of Cougar Way and Starlight 
Avenue in the interior of the project leading to other park areas.  These 
entries should be enhanced landscaped. 
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8. Project Entry Monuments 
 

These entries should announce the arrival into the individual projects within the 
Specific Plan area.  The project perimeter walls should step down from six (6) feet in 
height to approximately two (2) feet, after rounding the corners.  Project signage 
should be incorporated into the wall, no permanent stand alone signage shall be 
allowed.  Step down walls with pilasters and enhanced landscaping at the entry will 
continue to carry the landscape theme into the neighborhoods. 

 
9. Parks and Open Space 
 

Neighborhood Park 
 

Within the Sundance Community there will be six (6) Neighborhood Parks (Planning 
Areas 7, 21, 32, 37, 45 & 51).  The proposed neighborhood parks range in size from 
three (3) to five (5) acres, except PA 51 is 1.3 acres, and are the focal point within 
the neighborhood areas. Five of the neighborhood parks will be square or 
rectangular in shape, with the other two circular or semi-circular in shape. Both park 
types may be generally passive in nature and facilitate activities such as family 
gathering, children’s play area, and casual sports. The Neighborhood Parks shall 
incorporate the following design elements where appropriate:   

 
a. Clearly delineated crosswalks should be provided from the park to adjacent 

uses, where appropriate. 
 
b. Provide park amenities as appropriate (i.e. seating, tables, drinking fountains, 

barbeques, lighting, shade structures, children play areas, etc.).   
 

c. Children play areas should be provided in central locations.  Play areas 
should be accessible for all types of ability levels.  Whenever possible, two 
play areas should be constructed, one for younger children and one for older 
children. 

 
d. Landscaping shall be drought-tolerant, native species (with the exception of 

turf areas) and planted to conserve water and reduce irrigation needs.  
Creative use of reclaimed water or other water conserving strategies is 
encouraged. 

 
e. Use appropriate lighting in high use areas for safety purposes. 

 
f. Provide active recreational court facilities where appropriate (i.e., basketball 

or volleyball). 
 

Community Park 
 

Three community parks are proposed to be located in the Specific Plan area and 
double as detention basin sites (Planning Areas 11, 14, and 26).  Park areas will 
primarily wrap around the perimeter of the basins and will feature large open lawn 
areas within the basins.  Community Parks range in size from five (5) acres to 
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twenty-five (25) acres.  These parks will feature a variety of playing fields and 
amenities.  The Community Park shall incorporate the following design elements: 
a. Community Parks should be generally located to be accessible to several 

neighborhood areas.  
 
b. Clearly delineated crosswalk should be provided from the park to the 

adjacent use.  Where parks are adjoined to schools linkages should be 
designed to allow easy access. 

 
c. Parks should contain at least two entry points with adequate directional and 

entry signage. 
 

d. Off-street parking should be provided in community parks.  Where 
appropriate, shared park and school parking is encouraged. 

 
e. The park should incorporate playing fields, courts and other recreational uses 

as appropriate. 
 

f. Playing fields should be designed with drainage systems engineered to 
provide for fast drainage. 

 
g. No blacktops or other permanent structures should be used in the basin 

portion of the park.  No play field lighting shall be allowed in the basins.  
During dry times active recreation is encouraged in the basins.   

 
h. Directional signage and/or decorative fencing if appropriate should be use to 

direct people, delineate play areas/recreational facilities and provide safety 
for park users.  Decorative fencing should be small in scale and transparent. 

 
i. A multi-use paved concrete bike and pedestrian path should serve as an 

access road around the edge of the basin where appropriate.  The path 
should also serve as a maintenance road where appropriate.  Pedestrian and 
bikeways should be designed to meet ADA and City requirements.   

 
j. Parks should have at least one frontage on a public street, channel, or 

additional public parklands.   
 

k. Park basins should incorporate a neighborhood greenway as a buffer when 
adjacent to residential areas. 

 
l. Side slopes of the park basins should be not greater than 3:1.  All slopes 

should be planted with native grasses or suitable ground cover to reduce 
erosion, provide cover, and improve visual conditions. 

 
m. Minimal irrigation to support native plants and temporary start-up irrigation for 

new plantings should be provided on slopes where appropriate.  
 

n. No trees should be planted within the park basins, but may be planted on the 
edges adjacent to pedestrian paths and bikeways. 
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10. Park Frontage Street 
 

a. These special frontage streets shall encompass only the circular 
neighborhood parks when there are no homes with driveways fronting on 
these streets and have one-way vehicular traffic pattern, including a seven (7) 
foot wide on-street bicycle lane along the outside of the roadway.  Park 
frontage streets with homes and driveways fronting on them shall be treated 
as Neighborhood Local Streets. 

 
b. In keeping with the landscape theme, the one-way frontage street 

surrounding these parks should have landscaped parkways separating the 
streets from the pedestrian walkways.  The landscape easement area should 
consist of layered plant materials that will soften the impact of the housing 
developments. 
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11.  Park Spoke Streets 
 

f. Park spoke streets are local streets, allowing travel to and from various 
neighborhoods, parks and school sites in the community.   

 
g. These streets should be tree-lined avenues, and the tree species should vary 

from neighborhood to neighborhood in order to promote a unique, but 
consistent look for each neighborhood.  In keeping with the landscape theme, 
a landscape parkway should separate the street from the pedestrian walkway 
where homes front on the street or where a rear yard wall can be set a 
minimum of four (4) feet off the back of the sidewalk.  In other limited 
instances the sidewalk can be adjacent to the curb. 
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12. Neighborhood Local Streets 
 

a. Neighborhood local streets should be tree-lined avenues and should continue 
the landscape theme into the residential neighborhoods.   

 
b. Parkways will be planted with a Tall Fescue Grass and will be maintained by 

Homeowners. 
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13. Front Yard Landscaping 
 

a. The Developer/Builder will provide front yard landscaping and automatic 
irrigation systems for all homes subject to City approval. Front yard 
landscape design and installation in the Sundance Specific Plan shall be 
subject to the Landscaping Standards as set forth in Title 17 of the Beaumont 
Municipal Code, or pursuant to subsequent requirements, as deemed 
applicable by the City of Beaumont. 

 
 
b. Landscape areas shall be automatically irrigated and planted in an 

appropriate manner, which meets or exceeds industry standards, and shall 
comply with the design intent and minimum set forth in these guidelines (refer 
to Exhibits 15 – 19), except as superseded by current City requirements. 
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F. WALLS AND FENCES 
 
1. The wall and fence design criteria is intended to provide variety and privacy for each 

lot while providing continuity of design within Sundance.  Refer to the Architectural 
Guidelines Section D.3.f for all allowable materials.  All wall and fence heights are 
measured from the highest-grade elevation on either side of the wall or fence. 
 
• Front Yard:  Fencing and walls may not exceed 36 inches in height when located 

within the required front yard setback.  Fencing and walls between the edge of 
the setback and a dwelling unit shall not exceed six (6) feet in height and may be 
solid or transparent.  

 
• Side Yard: Solid fencing is permitted to a maximum height of six (6) feet between 

the front yard setback and rear yard property line. 
 
• Rear Yard: Fencing along rear yards and top of slope shall be six (6) feet high. 
 
• Sound Attenuation:  When required for sound attenuation, solid walls in side and 

rear yards of up to eight (8) feet in height are allowed. 
 
2. Side yard, rear yard or other privacy walls along block end conditions of a 

neighborhood or facing any street shall be constructed of masonry split-face block of 
a color to match village perimeter walls. Fence returns or inter connects from a side 
property line to the house may be constructed of vinyl. 

 
3. Combination retaining and privacy walls at block end conditions should not include 

more than two (2) feet of retaining wall. 
 
4. New interior fencing shall be constructed of vinyl material pursuant to Exhibit 22B. 

Vinyl fencing when replaced shall be replaced only with vinyl fencing pursuant to 
Exhibit 22B. All existing wood fences should be painted or treated and conform to the 
approved wood fence detail pursuant to Exhibit 22A. Existing wood fencing when 
replaced should be replaced with vinyl fencing pursuant to Exhibit 22B. 

 
5. The interconnect fencing should occur within the front 50% of the building footprint. 
 
6. All fencing between HOA top of slope greater than 15 feet shall be view fencing.  

View fencing materials include tubular steel or combination tubular steel and block 
wall (see Exhibits 23 and 24). 

 
7. In no case shall wood fencing be permitted on side or rear yards adjacent to slopes 

15 feet or greater in height. 
 
8. At the Sundance Specific Plan’s westerly perimeter south of Oak Valley Parkway, a 

landscape buffer shall be established to provide a proper transition, as Cherry 
Avenue will not be improved in this area.  Said buffer shall provide for a masonry wall 
as approved by the Planning Director, along with landscape improvement 
requirements to be set forth upon the review of subdivision maps for the subject area 
(2004 Specific Plan Condition of Approval #21e). 
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9. At the Sundance Specific Plan’s northerly perimeter along the entire frontage length 

of Brookside Avenue, a land use buffer shall be established to provide a proper land 
use transition for what is anticipated to be lower density residential development in 
the future.  Said buffer shall provide for a masonry wall as approved by the Planning 
Director, along with landscape improvement requirements to be set forth upon the 
review of subdivision maps for the subject area.  These improvements shall be in 
addition to the improvements associated with the Brookside Avenue right-of-way 
(2004 Specific Plan Conditions of Approval #21f). 
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G. SIGNAGE 
 

 
The design and location of all signage within 
the Sundance Community shall conform to 
guidelines to be developed for the Sundance 
Master Marketing Program.  All planning area 
sign designs and specifications must be 
submitted to the City for approval. 
 

 
 

 

 
 
 
H. LIGHTING 
 

a. Streets and intersections should be well lighted in accordance with City 
standard illumination levels.  Low-level lighting for pedestrian safety should 
be installed where appropriate.  Intersections might have increased wattage 
for definition and to mitigate automobile/pedestrian conflicts.  Lights that may 
shine across to resident’s homes should be shielded or hooded to minimize 
glare.  

 
b. Accent lighting should be installed at all primary entry monuments, secondary 

and tertiary entry monuments. 
 
c. Streetlights shall conform with the overall project theme and City standards. 

 
d. All exterior lighting for identification, pools, water features, and landscaping 

should be subdued and indirect to prevent spillover onto adjacent lots and 
streets.  Exposed bulbs, spotlights, and reflectors are prohibited. 

 
e. The type and location of buildings lighting should preclude direct glare onto 

adjacent property, streets, or skyward. 
 
f.       Pedestrian scale light fixtures are encouraged over “high mast” poles. 

 
g.         Outdoor lighting shall adhere with the requirements of Chapter 8.5, Outdoor 

Lighting, of the Beaumont Municipal Code. 
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I. MODEL HOME SITES 
 
 Preliminary plans for Model Home sites must be 
submitted for City approval.  The following 
minimum requirements will apply: 
 

• Model compounds must comply with all 
City, State, Federal, and American 
Disability Act (ADA) requirements. 

 

• Minimum tree size: 15 gallon. 

 

• A minimum of two (2) 24” box trees and one (1) 36” box tree per lot shall be installed 
in the front of the compound. 

 

• Portable sanitary facilities shall be completely screened from view. 
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V. DEVELOPMENT REGULATIONS 
 

A. PURPOSE AND INTENT 
 
This section has been prepared in accordance with California Government Code Section 
65450, et seq. and the City of Beaumont Zoning Ordinance (Title 17 of the Municipal Code).  
The following text and Table 11, Residential Site Development Standards set forth the 
standards for development of all uses within the Sundance Specific Plan.  Regulations are 
proposed for residential, open space, commercial and associated uses. 
 
Individual development areas are defined by density, lot size and Planning Area and have 
been included in accordance with the goals and objectives of this document. 
 
Application of these regulations is specifically intended to provide the most appropriate use 
of the land, create a harmonious relationship among land uses and protect the health, safety 
and welfare of the community. The regulations set forth in this chapter have been 
established to provide for orderly development of the Sundance Specific Plan. These 
standards provide for the arrangement, development and use of a variety of residential 
housing types, and commercial development consistent with the intent, purpose and goals 
of the City's General Plan. 
 

B. GENERAL PROVISIONS 
 
The following provisions establish use restrictions and development standards for each land 
use within the Sundance Specific Plan project area.  These provisions should be used in 
conjunction with the general development standards in Section III of this document. 
 
1. Applicability 
 

The Sundance Specific Plan is a regulatory plan, which, upon adoption constitutes 
the zoning of the property.  Development plans or agreements, tract or parcel maps, 
plot plans, conditional use permits or any other action requiring ministerial or 
discretionary approval of the subject property must be consistent with the Specific 
Plan.  Actions deemed to be consistent with the Specific Plan shall be judged to be 
consistent with the City of Beaumont General Plan as mandated in California 
Government Code, Section 65454.   
 
Should the regulations contained herein differ from the regulations of the City of 
Beaumont Zoning Ordinance, the regulations of the Sundance Specific Plan shall 
take precedence. Any land use proposal not specifically covered by the provisions 
contained herein shall be subject to the regulations of the City of Beaumont Zoning 
Ordinance for the closest relevant zone as determined by the Planning Director. 

 
2. Interpretation 

 
Any ambiguities related to the implementation of the provisions of this Specific Plan 
shall be resolved by the Planning Director of the City of Beaumont. Such 
interpretations shall take into account the stated goals and intent of the Specific Plan. 
Any interpretation made by the Planning Director may be appealed to the Planning 
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Commission. The decision of the Planning Commission shall be final unless 
appealed to the City Council. 

 
3. Boundaries 
 

The boundaries and acreage of the individual planning areas are approximate.  
Precise Planning Area boundaries and acreages will be established in conjunction 
with the subdivision map for each planning area/neighborhood within the project.  
Minor boundary and acreage variations shall be permitted, subject to review by the 
Planning Director for conformance with the intent of the Specific Plan, without an 
amendment to this Specific Plan. 

 
4. Grading 
 

Grading plans for all projects within the Sundance Specific Plan area shall comply 
with the current City of Beaumont standards except as modified by this document. A 
preliminary geotechnical engineering report and soil engineering investigation 
showing evidence of recommendations for a safe and stable development shall be 
submitted with subdivision maps. The recommendations of the engineering geologist 
and soil engineer shall be incorporated into the grading plan design, prior to grading 
permit approval.   
 
Grading techniques shall meet applicable City of Beaumont codes, as set forth in the 
Grading Plan section of this document. 

 
5. Construction 
 

Infrastructure facilities (water, sewer, and storm drainage) shall comply with the 
requirements of the City of Beaumont and the relevant service agencies. All 
construction shall comply with all provisions of applicable codes. 

 
6. Definitions 
 

Unless otherwise specified herein, terms used in this document shall have the same 
definitions provided in the City of Beaumont Zoning Ordinance, Title 17, “Definitions.” 

 
7. Severability 
 

In the event that any regulation, condition, program, portion or policy of this Specific 
Plan or the application thereof to any person or circumstance is held to be invalid or 
unconstitutional by any court of competent jurisdiction, such portions shall be 
deemed separate, distinct and independent provisions and shall not affect the validity 
of the remaining provisions of this Specific Plan or applications thereof which can be 
implemented without the invalid provision or application. 
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8. Unit Transfers 
 

The transfer of residential dwelling units (DU’s) anticipated to be developed from one 
residential planning area to another is permitted, based on all of the following, 
without amending the Sundance Specific Plan: 
 
a. The total number of dwelling units developed within the entire Sundance Specific 

Plan shall not exceed 4,450 DU’s (as analyzed in the Sundance Specific Plan 
Addendum Environmental Impact Report). 

 
b. The total number of dwelling units developed in an individual residential planning 

area may exceed its Anticipated DU number up to the Maximum DU number for 
that planning area as indicated in the Table 4 of Section III.B.3. (Page III-5) of 
this Specific Plan; however, the total number of dwelling units developed within 
the entire Specific Plan area should not exceed 4,450 DU’s.  An increase in the 
number of dwelling units in any one planning area shall not exceed the 
anticipated DU number for that planning area by more than 20%, as pursuant to 
the approval of the Planning Director as specified in Section VI.C.2 of this 
Specific Plan. 

 
c. An increase to the number of Anticipated dwelling units developed in any of the 

individual residential planning areas must be off-set by a decrease in similar 
number of Anticipated DU’s developed in other planning areas of this Specific 
Plan. This transfer of units is intended to ensure the total number of dwelling 
units in the entire Specific Plan area does not exceed 4,450 DU’s. 

 
d. Transfer of units may be accomplished, but are not limited to, pursuant to the 

regulations set forth above, by developing a lower density residential use in any 
of the residential planning areas from the use otherwise indicated in Tables 4 or 
9 of this Specific Plan and as allowed by this Plan. 

 
e. Residential dwelling units may be transferred from any planning area to another 

planning area regardless of planning area location or designation. 
 
f. The Planning Director or designee shall approve the unit transfer if he or she 

finds the following: 
 

1) That the above provisions are being met. 
 
2) That the overall goals and objectives of the Specific Plan are maintained. 
 
3) That the full range of housing stock anticipated remains available. 
 
4) That adequate community facilities, including, but not limited to schools 

and parks, can accommodate the additional units in the affected area. 
 
5) That the infrastructure facilities such as roads, sewer, and water can 

accommodate the additional units in the affected area. 
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6) That the proposed densities are compatible with existing land use 
designations. 

 
 

C. SITE DEVELOPMENT REGULATIONS 
 
1. Residential Uses 
 

This category includes the development of residential dwellings in the Specific Plan 
Land Use Plan in the Very Low, Low, Low-Medium, Medium, and High Density 
residential categories as outlined below in Table 9, Residential Planning Areas. 

 
Table 9 

Residential Planning Areas 
 

 

Residential Category Planning Areas Maximum Density* 

Very Low Density 46, 48 3.2 du/acre 

Low Density--7,000 sf lot 1, 2, 16, 18, 33, 39, 40, 
54 

4.2 du/acre 

Low Density--6,000 sf lot 3, 4, 5, 13B, 19, 20, 22, 
34, 38, 42, 44, 47 

4.9 du/acre 

Low-Medium Density 6, 9, 17, 23, 30, 36, 43  5.6 du/acre 

Medium Density 31, 35 7.5 du/acre 

High Density 8, 13A, 24, 25 12 du/acre 

 
* Gross density 
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a. Permitted Uses 
 
The following uses, as defined in Table 10, shall be permitted within the residential 
planning areas of the Sundance Specific Plan. 
 

Table 10 
Residential Permitted Uses 

 
Residential Uses 

Very Low 
Density 

Low 
Density 

Low-Medium 
Density 

Medium 
Density 

High 
Density 

Single family dwellings, detached P P P P P 

Single lot subdivisions X X X P P 

Patio Homes X X P P P 

Townhomes/condominiums X X X/P/PP1 X/P/PP1 P/PP 

Multi-family apartments X X X X P/PP 

Open Space, parks, recreational 
facilities, trails 

P P P P P 

Daycare (small family) H H H H H 

Daycare (Large family) C C C C C 

Daycare Centers X X C/PP C/PP C/PP 

Churches, temples or other places of 
religious worship 

C C C C C 

Educational Institutions C C C C C 

Governmental Uses C C C C C 

Hospitals or other facilities licensed by 
the California Department of Health 

C C C C C 

Public Utilities C C C C C 

Accessory buildings, structures and 
uses related to a permitted use 
(including swimming pools, spas, sports 
courts, patios and patio covers, mail 
boxes, garden structures, storage 
sheds, greenhouses)2 

P P P P P 

Accessory Dwelling Unit P P P P P 

Temporary real estate offices for lot 
sales on the tract upon which the office 
is located for not more than two years.3 

PP PP PP PP PP 

Home Occupations PP PP PP PP PP 

Construction trailer during active 
construction only 

PP PP PP PP PP 

Nurseries, Horticultural uses, during the 
development of the Specific Plan area 

PP PP PP PP PP 

Detention basins/flood control facilities P P P P P 

Model Home Complex PP PP PP PP PP 

Recreation Vehicle Storage4  X X X C C 

P = Permitted, C = Conditional Use Permit, H= Home Occupation Permit, PP=Plot Plan approval required X=Not Permitted 
 

                                                
1 Attached Townhomes/condominiums are not permitted in the Low Medium and Medium Density categories; 

however, detached homes sold as condominiums are considered a permitted use subject to plot plan approval. 

 
2 Allowed in accordance with the site development standards outlined in this section 
3 Extensions may be granted by the Planning Commission 
4 Allowed for residents only of the specific residential project the storage yard is made part of.  The storage yard 

is to be maintained and operated by a homeowners association and not for commercial purposes. 



 

 
 

 

 
Section V - Development Regulations V-6 May 1, 2018 

b. Accessory Buildings 
 
Accessory buildings and structures as permitted in Table 10 shall be developed 
under the following site development standards: 

 
1) No accessory building shall occupy any part of a required front and side yard 

and no accessory building shall occupy more than 50% of a required rear 
yard. 

2) No accessory building shall be located closer than 10 feet to the nearest part 
of a main building. 

3) Accessory buildings shall have a maximum height of 20 feet, except storage 
sheds shall not exceed 10 feet in height, and except that in no case shall the 
height of accessory structures exceed the height of the main structures on a 
lot. 

4) In the case of a reversed corner lot, no building shall be erected upon such 
lot closer than five feet to the property line of any abutting lot to the rear. 

5) See Section C.1.c. below for Accessory Dwelling Units and Table 11A. 

 
c. Accessory Dwelling Units 
 
Accessory dwelling units are limited to one per Single-Family residence with a 
Single-Family Zone. 
 
1) Detached Accessory Dwelling Units.  Detached accessory dwelling units 

shall not exceed 50% of the floor area of the main unit or 1,200 square feet, 
whichever is less.  The height of the accessory unit shall not exceed the 
height of the main unit.  In addition, the detached accessory dwelling unit 
must be connected to sewer and shall be provided with individual sewer 
connections.  Detached accessory dwelling units shall be detached from the 
main unit by a minimum distance of ten (10) feet and shall have a minimum 
distance of fifteen (15} feet from the rear property line. Detached accessory 
dwelling units may be in an existing structure, without consideration to 
setbacks. The detached accessory dwelling unit shall be in such a fashion so 
that it is concealed from public view and shall have matching colors and 
materials as the main unit. The main unit must meet current requirements for 
parking prior to or in conjunction with the detached accessory dwelling unit 
approval. 
 

2) Attached Accessory Dwelling Units. Attached accessory dwelling units 
shall not exceed 50% of the floor area of the main unit or 1,200 square feet, 
whichever is less. The height of the attached accessory dwelling unit shall not 
exceed the height of the main unit. Setbacks shall meet the requirements of 
the zone unless within an existing structure or unless the attached accessory 
dwelling unit is created from an existing living space in a single-family home.     
The attached accessory dwelling unit shall be in such a fashion so that it is 
concealed from public view (specifically the entrance) and shall have 
matching colors and materials as the main unit. The main unit must meet 
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3) Junior Accessory Dwelling Units. Junior accessory dwelling units shall not 

exceed 500 square feet, shall consist of one bedroom and a limited kitchen, 
and have access to both interior access to the main unit and an exterior door. 
A junior accessory dwelling unit is not considered a separate dwelling unit.  
The height of the junior accessory dwelling unit shall not exceed the height of 
the main unit. Setbacks shall meet the requirements of the zone unless within 
an existing structure. The junior accessory dwelling unit kitchen may only 
have a wet bar or efficiency kitchen (a single basin sinks with a maximum 
waste line diameter of 1.5 inches and cooking facility with appliances that can 
run on standard 120-volt outlets or natural or propane gas). The kitchen may 
include a small refrigerator (maximum of 6 cubic feet), microwave, and small 
cooktop (max two elements). 

 
The owner must occupy either the main unit or the junior accessory dwelling 
unit. Owner-occupancy shall not be required if the owner is another 
governmental agency, land trust, or housing organization. 
 
The junior accessory dwelling unit shall be in such a fashion so that it is 
concealed from public view so as not to look like a duplex. The entry to the 
junior accessory dwelling unit shall face the side. or back-yard area.   A junior 
accessory dwelling unit shall have matching colors and materials as the main 
unit.  The main unit must meet current requirements for parking prior to or in 
conjunction with the junior accessory dwelling unit approval. 

 
d. Encroachments 
 

Roof overhangs and decorative architectural features such as fireplaces, bay 
windows, and similar elements may project a maximum of 2 feet into any required 
yard setback.  Structural features such as patio covers and balconies may encroach 
a maximum of 5 feet into any required rear yard setback.  However, in no case shall 
any projection encroach closer than 3 feet to a City sidewalk, street right of way or 
property line. 
 
e. Site Development Standards 

 
Residential uses shall be developed in accordance with the standards set forth in 
Table 11A on Page V-8 for Residential Planning Areas 1-6, 8, 9, 13A & B, 16-20, 22-
25, 35, 36, 38-40, 42-44, 46-48, and 54, and in Table 11B on Page V-9 for 
Residential Planning Areas 30, 31, 33 and 34.  Setbacks shall be measured from 
property lines except as otherwise noted in Table 11A & B.  See Exhibit 25, Planning 
Areas 30, 31, 33 & 34 Proposed Lot Size Locations, for the proposed distribution of 
lot sizes in these planning areas. 
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Table 11A 

Residential Development Standards for PAs 1-6, 8, 9, 13A & B, 16-20, 22-25, 35, 36, 38-40, 42-44, 46-48, 
and 54 

A.  General Requirements1 Very Low 
Density 

Low 
Density 
7,000 

Low 
Density 
6,000 

Low-
Medium 
Density 

Medium 
Density 

High 
Density 
Single-
Family 

Density-max. (Gross) (du/acre) 3.2 4.2 4.9 5.6 7.5 12 

Minimum average lot area (in 
square feet)2 

10,000 7,000 6,000 5,200 3,000 
2,100 

or condo 
lots 

a. Potential Lot Dimensions  
(width x depth in feet) 

 

95 x 105 
80 x 125 
 

70 x 100 
95 x 105 
80 x 125 
 

60 x 100 
70 x 100 
95 x 105 
80 x 125 

50 x 105 
60 x 100 
70 x 100 
95 x 105 
80 x 125 
 

47 x 72-75 
50 x 105 
60 x 100 
70 x 100 
95 x 105 
80 x 125 

32 x 64 
42 x 72 
50 x 105 
60 x 100 
70 x 100 
95 x 105 
80 x 125 

b. Cul-de-sac/knuckle/ curved 
streets lot width 

The above minimum lot width is to be measured at a point across the lot 25 feet back 
from the front property line, except in the case of flag lots where the minimum width 
is to be measured in the main body of the lot.  All lots shall have minimum lot 
frontage and width of 20 feet leading back to the main body of the lot. 

Minimum front yard setbacks 
a. To front of garage door 

from sidewalk and curb3 
b. With side entry garage as 

measured from R.O.W. 
c. Any other part of the main 

structure as measured 
from R.O.W.  

d. To garage door or other 
part of main structure from 
common driveway or 
private street 

 
20’ 

 
10’ 

 
10’ 

 
 
 
 
 

 

 
20’ 

 
10’ 

 
10’ 

 
 
 

 

 
20’3 

 
10’ 

 
10’ 

 
 
 

 

 
20’ 

 
10’ 

 
10’ 

 
 
 

 

 
20’ 

 
10’ 

 
10’ 

 
 
 

 
 

 
18' 

 
10’ 

 
10’ 

 
 

4’ 
 

Minimum side yard setback4,5 5’ 5’ 5’ 5’ 5’ 4’ 

Minimum side yard setback, 
street side on a corner lot 

10’ 10’ 10’ 10’ 10’ 8’ 

Minimum rear yard setback5 20’ 15’ 15’ 15’ 15’ 8’ 

Maximum height of main 
structure6 35’ 35’ 35’6 35’ 35’ 35’ 

Maximum height of accessory 
structures 

10’-20’ 10’-20’ 10’-20’ 10’-20’ 10’-20’ 10’ 

Minimum distance between main 
and accessory or other structures 

10’/UBC 10’/UBC 10’/UBC 10’/UBC 10’/UBC UBC 

Minimum setback of accessory 
structure from rear property line 

10’ 10’ 10’ 10’ 10’ 5’ 

Parking Spaces required 

2 enclosed 2 enclosed 2 enclosed 2 enclosed 2 
enclosed 

2 enclosed, 
plus 0.5 
guest 

spaces/d.u. 

Signage 
Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Max Fence Height (Fences in 
required front yard shall not 
exceed 3’ in height) 

6’ 6’ 6’ 6’ 6’ 6’ 

1   If property in any of the categories is developed to a lower density category as permitted, the development shall be required to follow the standards of the 
applicable lower density category. 

2 A 10,000 square foot minimum lot size applies for lots within Planning Areas 46, 47 and 48 backing up to Brookside Avenue of the Sundance Specific Plan 
(2018 Specific Plan Condition of Approval #24). 

3 In PA 13B, the minimum front yard setback from R.O.W. (8th Street) to front of garage door shall be 35 feet. 
4 Fireplace and media niche may encroach 2’ as long as there remains 3’ of flat clearance and sufficient area for drainage per UBC. 
5   On lots less than 5,000 sq. ft. in a condominium type ownership situation a minimum side yard of 4’ and a minimum rear yard of 10’ is acceptable. 
6 All lots backing up to Brookside Avenue within Planning Area 47 shall be limited to one story homes (2018 Specific Plan Condition of Approval #25). 
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Table 11B 
Residential Development Standards for PAs 30, 31, 33 and 34 

 
A.  General Requirements for Designated Lot Sizes in 
Planning Areas 30, 31, 33 and 34 
(See Exhibit 25 on next page for proposed location of lot sizes) 

Min. 
Lot Size 
50’ X 77’ 

Min. 
Lot Size 

45’ x 105’ 

Min. 
Lot Size 

50’ x 105’ 

Min. 
Lot Size 

55’ x 105’ 

a. Cul-de-sac/knuckle/ curved streets lot width 

The above minimum lot width is to be measured at a point 
across the lot 25 feet back from the front property line, except 
in the case of flag lots where the minimum width is to be 
measured in the main body of the lot.  All lots shall have 
minimum lot frontage and width of 20 feet leading back to the 
main body of the lot. 

Minimum front yard setbacks 
a. To front of garage door from R.O.W.  

 
b. Any other part of the main structure as measured from R.O.W.  

 
17’ 

 
10’ 

 
20’ 

 
10’ 

 
20’ 

 
10’ 

 
20’ 

 
10’ 

Minimum side yard setback  4’ 5’ 5’ 5’ 

Minimum side yard setback, street side on a corner lot 10’ 10’ 10’ 10’ 

Maximum rear yard setback, 1st-story  10’ 15’ 15’ 15’ 

Maximum rear yard setback, 2nd-story  15’ 20’ 20’ 20’ 

Maximum height of main structure 35’ 35’ 35’ 35’ 

Maximum height of accessory structures  10’-20’ 10’-20’ 10’-20’ 10’-20’ 

Minimum distance between main and accessory or other structures 10’/UBC 10’/UBC 10’/UBC 10’/UBC 

Minimum setback of accessory structure from rear property line 10’ 10’ 10’ 10’ 

Parking Spaces required 2 enclosed 2 enclosed 2 enclosed 2 enclosed 

Signage 
Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Per code 
Title 17 

Max Fence Height (Fences in required front yard shall not exceed 3’ in 
height) 

6’ 6’ 6’ 6’ 

1 Lot sizes for PAs 30, 31, 33 and 34 are distributed as shown on Sundance Vesting Tentative Tract Map No. 31470 (Minor Revision No. 2) approved by the 
City of Beaumont on 9/12/2016. 
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2. Community/Neighborhood Commercial Uses 
 
This land use category is intended to provide for service commercial and retail uses 
to serve the neighborhoods of the Sundance community. 
 
a. Planning Areas   

 
Community Commercial uses shall be permitted within Planning Area 10. 

 
b. Permitted Uses 

 
The Community Commercial planning areas may include commercial and office uses 
as provided below. 

 
1) Community/Neighborhood Commercial   

 
 Commercial uses require the approval of an Administrative Plot Plan 

prepared in accordance with Title 17 of the Municipal Code. Fencing and 
landscaping shall be provided between commercial and residential, park, or 
public uses. More than one use shall be permitted per lot. 

 

Permitted uses within these two planning areas include uses which can be 
characterized as serving the needs for convenience goods and services, 
including but not limited to the following listing of representative commercial 
uses. Uses deemed to be similar in nature to these uses shall be allowable at 
the discretion of the Planning Director: 
 
a) Antique shops 
b) Appliance stores, household 
c) Art supply shops and studios 
d) Bakery shops, including baking only when incidental to retail sales on 

the premises 
e) Banks and financial institutions 
f) Barber and beauty shops 
g) Book stores 
h) Clothing stores 
i) Confectionery or candy stores 
j) Delicatessens 
k) Drug stores 
l) Dry goods stores 
m) Florists shops 
n) Food markets 
o) Gift shops 
p) Household goods sales, including but not limited to, new and used 

appliances, furniture, carpets, draperies, lamps, radios, and television 
sets, including repair thereof 

q) Hobby shops 
r) Ice cream shops 
s) Interior decorating shops or decorating service center 
t) Jewelry stores, including incidental repairs 
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u) Laundries and Laundromats 
v) Leather goods stores 
w) Liquor stores (Conditional Use Permit (CUP) required for any form of 

alcohol sales or on-site consumption) 
x) Locksmith shops 
y) Mail order businesses 
z) Meat markets, not including slaughtering 
aa) Mimeographing and copying services 
bb) Music stores (records, CD’s tapes) 
cc) News stores 
dd) Notions or novelty stores 
ee) Paint and wallpaper stores  
ff) Pet shops and pet supply shops 
gg) Photography shops and studios and photo engraving 
hh) Produce markets 
ii) Recreational Facilities 
jj) Refreshment stands 
kk) Restaurants 
ll) Shoe stores and repair shops 
mm) Shoeshine stands 
nn) Sporting goods stores 
oo) Stained glass shops 
pp) Stationer stores 
qq) Tobacco shops 
rr) Tourist information centers 
ss) Toy shops 
tt) Travel agencies 
uu) Video stores 
vv) Stamp and coin collecting stores 

 
2) Professional Offices.   
 

Professional offices will be permitted in this zone.  The following is a 
representative list of office uses, which will be permitted in this zone.  Uses 
deemed to be similar in nature to these uses shall be allowable at the 
discretion of the Planning Director: 
 
a) Accountants 
b) Architects 
c) Attorneys 
d) Chiropractic 
e) Dental 
f) Engineering 
g) Financial Advisors 
h) Insurance 
i) Medical/Clinics 
j) Real Estate Offices 
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c. Accessory Uses 
 

a) Accessory structures or uses, which are customarily incidental or 
necessary to, permitted main uses. 

b) Such incidental uses shall not generate disruptive and/or injurious 
levels of noise, odor, dust, smoke, vibration, or other objectionable 
conditions.  The use of any toxic or hazardous materials or operation 
of any hazardous equipment shall be forbidden.   

c) The Planning Director shall be responsible to determine if any 
incidental manufacturing use will be likely to cause or pose a threat to 
the health, safety and welfare of the surrounding neighborhoods. 

 
d. Uses Permitted subject to a Conditional Use Permit 
 

1) Service station 
2) Car wash 
3) Health club 
4) Day care center 
5) Churches, temples or other places of religious worship 
6) Educational institutions 
7) Government uses 
8) Public utilities 
9) Alcohol sales for on or off-site consumption 

 
e. Site Development Standards 

 
1) Community/Neighborhood Commercial uses shall be developed in 

accordance with the following standards.  Setbacks shall be measured from 
the property line. 

 
Table 12 

Commercial Development Standards 

Site Area (Planning Area) 10 acre min. 

Building Front setback1 25’ Fully landscaped 
50’ If onsite parking in front of building 

Building Side setback1 20’ 

Building Corner Lot setback1 25’ 

Building Rear setback1 20’ 

Maximum height of structures1 50’ 

Minimum distance between buildings on one lot 20’ 

Parking Spaces required 
(accessible and loading spaces must be provided) 

Per City Code Title 17, Off-Street Parking and 
Loading Standards 

Signage Per City Code Title 17, Signs 

Trash Enclosures Enclosed by a wall no less than 6 feet in height 
with metal gates. (No chain link). 

Roof mounted equipment Screened from view to a distance of 1,000 feet 

Fences/walls, maximum2 6’ 1 

 
  1 Any portion of a building, which exceeds 35 feet in height shall be set back an additional 2 
  feet from the front, side and rear for each foot the height exceeds 35 feet. 

  2 Wall heights may exceed six feet if required for sound attenuation purposes. 

 
2) Landscaping 
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a) Landscaping in the form of ground cover, shrubs, and trees shall be 

located along the boundaries of commercial or office areas abutting 
residential or public planning areas for buffering purposes. 

b) Landscaping shall be continuously maintained by the property owner 
or Association. 

c) Plant material must achieve required coverage pursuant to the 
Landscape Standards in Title 17 of the Municipal Code. 

d) Parking areas shall include landscaping islands and parking lot trees 
at a ratio of one tree per 8 parking stalls. 

 
3) Recycling 

 
All commercial uses shall comply with state and local requirements for recycling.  
Trash enclosures shall include recycling bins. 
 

3. Recreational Vehicle Storage 
 

a. Planning Areas   
 

Private Recreation Vehicle storage uses shall be permitted within Planning Area 29 
as a potential optional use. 

 
b. Permitted Uses 

 
The following uses are permitted within Planning Area 29, subject to approval of a 
plot plan: 

 
1) Semi-Passive Park/Open Space is proposed as the principal use in Planning 

Area 29 as noted below in Section V.C.4. 
2) Storage of recreational vehicles as an optional use, on a private basis 
3) Utilities 
4) Trailer for office/security/maintenance uses 

 
c. Development Standards 

 
1) Site development standards per plot plan review. 
2) Landscaping shall be provided on side and rear boundaries of the recreational 

vehicle storage use in Planning Area 29. 
 
4. Parks and Open Space 
 

a. Planning Areas 
 

Parks are provided in the Sundance Specific Plan in the following planning areas: 
 
1) Neighborhood Parks:   Planning Areas 7, 21, 32, 37, 45 and 51 
2) Community Parks/Detention Basins: Planning Areas 11, 14, and 26 
3) Semi-Passive Park/Open Space: Planning Areas 27, 28 and 29 
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b. Permitted Uses 

 
The following uses are permitted within Sundance parks: 
 
1) Private and public parks and outdoor recreation facilities including, but not 

limited to, picnic areas, play fields, barbeque areas, basketball, volleyball, or 
tennis courts, tot lots, swimming pools, and parking 

2) Benches and picnic tables 
3) Hiking trails and bike paths 
4) Greenbelt corridors 
5) Water recharge, percolation, drainage facilities, and retention/detention 

areas; water features 
6) Temporary landscape nursery stock growing area and landscape 

maintenance yard (Planning Areas 27 and 28 only during construction of the 
Sundance community) 

7) Special events subject to a special events permit. 
8) Other recreation facilities as determined by the City of Beaumont. 

 
c. Accessory Uses 
 
1) Shade structures, community centers, and restrooms, not to exceed 20 feet 

in height 
2) Maintenance areas 
3) Trash enclosures 
4) Private entry walls and signage 
5) Security and construction offices during construction 
 
d. Development Standards 
 
1) Building Height: 35 feet 
2) Setbacks:  25 feet from public streets to any structure 
 
e. Design Review 

 
Private park and recreation facilities are subject to review and approval by the City 
planning department as part of a plot plan review. 
 

5. Public Facilities 
 

a. Planning Areas 
 

Public Facilities (schools) are provided in Planning Areas as follows: 
 

1) Elementary Schools:   Planning Areas 12, 15, and 41 
 

 
 
b. Permitted Uses 
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Any of the following uses are permitted, subject to approval of a plot plan and 
architectural review if the City has authority to require such review and approval: 

 
1) Schools 
2) Utilities 
3) Libraries 
4) Screening walls, fences and vegetation 
5) Day Care  
6) Playgrounds 
7) Restrooms 
8) Parks 
9) Churches or religious uses subject to a Conditional Use Permit 
 
c. Development Standards 

 
Public facilities are subject to review and approval of the City of Beaumont Planning 
Department as part of plot plan review. 
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VI. ADMINISTRATION AND IMPLEMENTATION 
 
Development in the Sundance Specific Plan area will be implemented in conformance with 
the regulations and guidance contained within the Specific Plan document.  This section 
contains the procedures for administration of the provisions contained within the Specific 
Plan and defines the relationship between the provisions of the Specific Plan and City code 
requirements. 
 

A. ADMINISTRATION 
 
1. Regulatory Effect 

 
Upon approval by the City Council, the Sundance Specific Plan (Amendment No. 1 
of the Deutsch Specific Plan) shall serve as the land use and zoning document for 
the land within its boundaries.  Whenever the provisions contained in the Specific 
Plan conflict with the Beaumont Zoning Ordinance, the provisions of this Specific 
Plan shall prevail.  However, except as otherwise provided herein, where the zoning 
ordinance contains provisions that establish requirements that are not specifically 
covered by this Specific Plan, the applicable provisions in the Municipal Code shall 
control. 
 
Planning Area 48 is not currently within the existing limits of the City of Beaumont; 
however, this area has been included within the Sundance Specific Plan based on 
anticipation of its future annexation to the City.  In order for this Specific Plan and 
other City regulations to take regulatory effect over Planning Area 48, this area must 
go through the Sundance Specific Plan is proposed as “pre-zoning” of Planning Area 
48 for annexation purposes.  The annexation process pursuant to City, LAFCO and 
state requirements. 
 

2. Interpretation 
 
The Sundance Specific Plan will be implemented through City approval of tract 
map(s) and associated improvement plans.  Any development proposals for 
Sundance shall be subject to the review procedures established in this Specific Plan. 
Any ambiguities related to the implementation of the provisions of this Specific Plan 
shall be resolved by the Planning Director of the City of Beaumont. Such 
interpretations shall take into account the stated goals and intent of the Specific Plan. 

Any interpretation made by the Planning Director may be appealed to the 
Planning Commission. The decision of the Planning Commission shall be final 
unless appealed to the City Council. 
 

3. Enforcement 
 
Following approval of the Sundance Specific Plan (Amendment No. 1 of the Deutsch 
Specific Plan) by the City of Beaumont, the Sundance Specific Plan will serve as the 
implementation tool for the General Plan as well as the zoning for the Sundance 
Specific Plan area.  The Specific Plan addresses general provisions, permitted uses, 
development standards, and community design guidelines.  The provisions of this 
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Specific Plan shall be enforced by the City in the same manner that the City enforces 
the provisions of the Zoning Ordinance. 
 

4. Development Agreement 
 
The Sundance Specific Plan is the subject of an approved Development Agreement.  
This Development Agreement provides vested development rights for the project 
based on the General Plan, Zoning, and fee structure (where applicable) in effect at 
the time of the Development Agreement’s effective date. The Development 
Agreement establishes provisions for the development of the project related to 
timing, duration of development approvals, density and intensity of development, 
required improvements, amendments, and public benefit.  It is anticipated that this 
development agreement will be updated and amended in conjunction with approval 
of this Specific Plan. 
 

B. IMPLEMENTATION 
 
Subsequent to approval of the Specific Plan, individual development proposals will be 
subject to one or more additional approvals and/or permit processes, including the following: 
 

• Subdivision Maps 

• Use Permits 

• Plot Plan Review 

• Variances 
 
Uses requiring special permits are listed in the Development Regulations section of this 
Specific Plan document. 
 
1. Subdivision Maps – Tentative Tract/Parcel Maps 

 
Approval of the Sundance Specific Plan will be followed by Tentative Tract or Parcel 
Maps, which provide a subdivision proposal for the residential, commercial and open 
space components of each planning area within the Specific Plan. When approved 
each Tentative Tract Map will have a term as set forth in the Development 
Agreement. Final Tract Maps will create legal parcels for development purposes, 
subject to approval of a Plot Plan.  Any tentative tract maps within the Specific Plan 
area will be reviewed against the provisions of the Specific Plan, and approved 
pursuant to the provisions of the City Subdivision Ordinance and the State 
Subdivision Map Act.   
 

2. Use Permits 
 
Use Permits applicable to the Sundance Specific Plan include Conditional Use 
Permits: 
 
a. Conditional Use Permits  
 
The Development Regulations section of this Specific Plan (Section V) outlines uses, 
which require approval of a Conditional Use Permit (CUP).  A CUP is a discretionary 
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permit requiring scrutiny of use or physical effects (e.g. noise) to ensure that the 
project or use is appropriate for the proposed location. As a discretionary permit, it 
requires a public hearing of detailed plans for the proposed development, and is 
typically accompanied by conditions of approval.  A CUP within the Sundance 
Specific Plan area is subject to the application requirements, review, approval, and 
appeal process outlined in Section 17.70.020 of the Municipal Code. 

 
3. Plot Plan Review 

 
Plot Plan review is required prior to issuance of a building permit, in accordance with 
the provisions of Section 17.36 and 17.70.005 of the Municipal Code.  This review 
ensures that a development proposal complies with the provisions of the 
Development Regulations and design guidelines, including required setbacks, 
parking, landscaping, etc.  Plot Plans are approved via two mechanisms:  
administrative and minor plot plans by the Planning Director, and by public hearing 
with the Planning Commission for other plot plans as may be required.  Any 
development proposed for Planning Areas 8, 24, 25, 31, and 35 shall be subject to 
the filing of a Plot Plan application and the approval of the Planning Commission 
(2004 Specific Plan Conditions of Approval #21c and #22). 
 

4. Variations in Development Standards 
 
Minor modifications or deviations from the development standards set forth in this 
specific plan may be approved as outlined in the General Provisions section of the 
Development Regulations section of this document by written request to the Planning 
Director.  Deviations in excess of those set forth in this document require a formal 
variance application to the City in accordance with the provisions of the Municipal 
Code Section 17.70.105. 
 

C. AMENDMENTS 
 
Amendments to the Sundance Specific Plan may be requested by the applicant at any time 
pursuant to Section 65453 (a) of the Government Code.   
 
1. Major Modifications 

 
The Specific Plan document may be amended utilizing the procedure by which it was 
originally adopted.  All sections or portions of the Specific Plan to be changed or 
affected must be included in the amendment.  A concurrent amendment to the 
General Plan would not be required unless the Planning Director determines that 
substantive changes would influence the goals, objectives, policies or programs of 
the General Plan.  Additional environmental review may also be required if changes 
are significant.   

 
2. Minor/Administrative Amendments 

 
The following minor modifications to the Specific Plan would not require a Specific 
Amendment, subject to the review and approval of the Planning Director.  If deemed 
to be a substantial modification of the Specific Plan, the Planning Director shall have 
the discretion to refer any such requests to the Planning Commission.  The site plan 
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shown on the Land Use Plan is for illustration purposes only, based upon current 
lotting studies.  The final site plan for each planning area for the project may be 
different, based upon final engineering and the precise plans of a project developer.  
 

• Unit Transfers between planning areas as allowed in the General Provisions 
of the Sundance Development Regulations, Section V.B.8. 

• Changes in the location of infrastructure and public facilities (such as roads, 
drainage facilities, etc.). 

• Change in roadway alignment. 

• Adjustment of planning area boundaries provided the total acreage of the 
affected planning area does not increase or decrease by more than 15% of 
the total stated in the approved Specific Plan. 

• Revision to the number of dwelling units within a planning area if the total 
number of units for the Specific Plan area does not exceed the maximum 
number of units allowed by Table 4, Residential Land Uses (Page III-5), and 
the maximum densities allowed in each planning area; and subject to the Unit 
Transfer provisions of Section V.B.8. of this Specific Plan. 

• Change of landscaping materials and/or locations, wall materials, wall 
alignment, entry design, and streetscape design which are consistent with the 
conceptual designs set forth in the Specific Plan Design Guidelines. 

• Minor changes to the Design Guidelines set forth in Section IV, which are 
intended to be flexible in nature. 

• Other minor modifications similar to those listed above and deemed minor by 
the Planning Director, which are in keeping with the intent of the Sundance 
Specific Plan. 

 

D. MAINTENANCE 
 
The improvements constructed within the Sundance Specific Plan will be maintained 
through a combination of public and private entities, including the following: 
 
1. City of Beaumont 

 
Public streets within the project will be publicly maintained.  The City will assume 
maintenance responsibilities for these improvements.  The Sundance public parks, 
open space areas and public trail rights-of-way would be dedicated to and 
maintained by the City of Beaumont.  Infrastructure facilities (sewer and storm drain) 
will be dedicated to the City and maintained by the responsible department.  Water 
facilities will be dedicated to and maintained by the Beaumont –Cherry Valley Water 
District. 
 

2. Homeowners Association 
 
It is anticipated that a Master Homeowners Association (HOA) will be formed for the 
oversight of architectural and landscape design elements within the Sundance 
community and maintenance of private improvements within the project. 
Maintenance responsibilities of the HOA could include the following private facilities: 
 



 

 
 
 

 
Section VI -Administration/Implementation VI-5 May 1, 2018 

• Private common slope or open space areas 

• Common areas at entries, including monument signage 

• Private drainage facilities 
 
3. Landscape Maintenance District  
 

Proposed common landscaped areas within the project area could be maintained 
through the formation of Landscape Maintenance District if approved by the City. 

 
4. Community Facilities District 93-1 
 

Facilities within the project area may also be maintained by Community Facilities 
District No. 93-1. 

 

E. FINANCING 
 
All or a portion of the public infrastructure within the site may be financed through formation 
of an Assessment/Community Facilities District or Mello-Roos District as provided by State 
Law which allow for financing of public facilities.   
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VII. GENERAL PLAN ANALYSIS 
 

A. INTRODUCTION 
 
The 1,195-acre Sundance Specific Plan area is located for the most part in the City of 
Beaumont, with approximately 40 acres in the northeast corner of the project area located 
within the County unincorporated area. The area currently within the County will need to be 
annexed to the City in order for the Specific Plan for that area to take effect. The Sundance 
Specific Plan when approved in 2004 and 2006 was considered in context with the goals, 
policies, and objectives of the City of Beaumont General Plan at that time, as opposed to the 
County of Riverside General Plan. This section iterates the general plan goals and 
objectives of the City in effect in 2004 and 2006, and includes discussion and comments on 
the consistency of the Sundance Specific Plan with each applicable implementation policy.  
 

B. GENERAL PLAN ELEMENTS 
 
The City of Beaumont General Plan in place in 2004 and 2006 was comprised of six major 
elements: land use, circulation, housing, natural resources and conservation element, public 
safety element, and public services and facilities. The applicable goals, objectives, and 
policies are shown below in italics, with the consistency of the Sundance Specific Plan noted 
following each policy statement. 
 

LAND USE ELEMENT  
 
Policy: The purpose of the Balanced Land Use Policy is to ensure that planned 

employment and residential opportunities make progress toward a balance of 
jobs and workers, that adequate medical, dental, shopping and retail services are 
located within convenient distance of each residential planning area, that public 
services and facilities have adequate capacity to serve development, and that 
parks and recreation services are provided to meet existing and future demand. 
[Land Use, B.1.a] 

 
Consistency:  The Sundance Specific Plan achieves a balanced land use plan 
through a mixed-use development consisting of residential, commercial and 
public facilities uses.  A variety of residential uses are provided from apartments 
and condominiums to single family residential units. Commercial areas are 
conveniently located within the planning area providing retail services and 
employment opportunities to the existing and future residences.  The proposed 
schools and parks provide adequate capacity, with pedestrian access provided 
through an extensive sidewalk and trails system.  Public services and facilities 
have been adequately sized to meet the existing and future needs of the 
community. 

 
Policy: The purpose of the Phased Development Policy is to ensure that development 

coincides with the adequacy of public services and facilities, especially where the 
public health, safety and welfare are concerned. Proper phasing of new 
development within the designated General Plan capacity through the provision 
of public services and facilities development is necessary to ensure that new 
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development will not overload the existing facilities or be allowed to be completed 
without adequate facilities.  [Land Use, B.1.b] 
 
Consistency: The proposed phasing of the development ensures that adequate 
public services and facilities are provided and will not result in the overload of 
existing facilities.   The Phasing Plan is provided in the Phasing Section of the 
Sundance Specific Plan. 

 
Policy: The purpose of the Housing Densities Policies is to provide a wide range of 

housing densities that will permit a mix of housing opportunities, including both 
rental and ownership housing. The mix of densities is intended to make it 
possible to develop housing which is affordable to the labor force and offer those 
who work here a reasonable choice of living accommodations.  [Land Use, B.1] 

 
Consistency: The Sundance development includes a variety of housing 
densities that will permit a diverse mix of housing opportunities.  Housing 
densities range from high-density apartments and condominiums to very low-
density single-family residential units. 

 
Policy: The purpose of the Land Use / Transportation Integration Policy is to ensure that 

transportation planning is assimilated into the land use planning process. The 
transportation system should support the land use plan as a whole, and 
individual circulation links should be in balance with localized land uses to 
provide an adequate transportation system for the City. When local or regional 
imbalances occur, appropriate improvements to the circulation system shall be 
provided or adequate project mitigation measures shall be developed.  [Land 
Use, B.1.] 

 
Consistency: The Sundance development has incorporated a comprehensive 
roadway system that extends the existing traffic circulation and is consistent with 
the City’s Circulation Element.  

 
Policy: The purpose of the Commercial and Industrial Centers / Transportation Access 

Policy is to ensure that major commercial and industrial centers are convenient 
and accessible to existing or planned major highway and transit facilities. These 
centers act as traffic attractors. Accessibility should be enhanced by high-
capacity highway corridors and increased mass transit.  [Land Use, B.1.] 

 
Consistency: The commercial areas of the Sundance development are 
conveniently located along Arterial and Major Highways.  

 
Policy: The purpose of the New Development Compatibility Policy is to ensure that new 

development is compatible with adjacent areas and that it provides either a 
compatible land use buffer or transition use adjacent to such areas. Sensitive 
design treatment is required where one urban use transitions to another.  [Land 
Use, B.1.f] 
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Consistency: The Sundance Specific Plan incorporates buffers (e.g. berms and 
landscaping) and compatible transitional land uses along the development 
perimeter.   

 
Policy: The purpose of the Enhancement of Environment Policy is to ensure that all land 

use activities seek to enhance the physical environment, including the air, water, 
sound levels, landscape, and plant and animal life. This policy does not mean 
that environmental enhancement precludes development. It recognizes the need 
to improve both the manmade and natural environments. Where aspects of the 
natural environment are deemed to be rare, endangered or unique, this policy 
requires measures be taken to preserve these aspects. Specifically, a 
beautification policy would guide the design of scenic highways and other details 
for new developments in specific plans.  [Land Use, B.1.] 

 
Consistency: Implementation of the Sundance Specific Plan design guidelines 
will ensure the enhancement of the manmade environment.  Preparation of an 
Addendum to the original Deutsch Specific Plan Environmental Impact Report 
will ensure that the project will enhance the physical environment.  No scenic 
highways are located within or adjacent to the proposed project site. 

 
Policy: Development Phasing - Development shall be phased in accordance with any 

applicable Comprehensive Phasing Plan (CPP).  [Growth Management 
Component, E.4.a] 

 
Consistency: The proposed project will be constructed over a period of 
approximately ten years, with Phase I expected to be completed in 2005.  

 
Policy: Water/Wastewater: Comprehensive water and wastewater management 

programs shall be established to ensure that all development projects are 
required to participate on a pro rata basis in the financing and construction of 
required facilities.  [Growth Management Component, E.4.b] 

 
Consistency: The Sundance development will participate on a pro rata basis in 
the financing and construction of required facilities.  The project will include both 
portable water and separate reclaimed water systems to be constructed on- and 
off-site.  

 
Policy: Traffic Level of Service Policy: Within three years of the issuance of the first use 

and occupancy permit for a development project, or within five years of the 
issuance of a finished grading permit or building permit for said development 
project, whichever occurs first, all improvements to arterial highway facilities to 
which the project contributes measurable traffic shall be constructed to attain 
Level Of Service (LOS) “D” at the intersections under the sole control of the City, 
except intersections where the existing LOS is worse than “D”, which shall be 
known as “Deficient Intersections”. Development Projects should be conditioned 
to maintain the existing LOS at these Deficient Intersections. Deficient 
Intersections improvements to LOS “D” or better shall be addressed in the City’s 
Capital Improvement Program. The City should work cooperatively with the 
State, County, or other cities to maintain LOS “D” on intersections under their 
jurisdiction.  [Growth Management Component, E.4.] 
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Consistency: The project site is bounded on the east by Highland Springs 
Avenue designated within the City’s General Plan as an Arterial Highway. 
Highland Springs Avenue will be improved to accommodate an Arterial Highway 
with an ultimate right-of-way of 110-feet.  The Sundance Specific Plan will be 
developed in conformance with the current Traffic Impact Analysis prepared for 
the project as approved by the City.  The Analysis has been prepared consistent 
with the City’s General Plan and Circulation Element Update.   

 
Policy: Traffic Improvement Programs: Comprehensive traffic improvement programs 

shall be established to ensure that all new development provides necessary 
transportation facilities and intersection improvements as a condition of 
development approval. Participation in such programs shall be on a pro rata 
basis and be required of all development projects except where an increased 
level of participation exceeding their requirements is established through 
development agreements.  [Growth Management Component, E.4.] 

 
Consistency: The Sundance Specific Plan applicant will participate in the City’s 
comprehensive traffic improvement program on a pro rata basis.  A traffic study 
update for the project will be prepared to ensure that the project is consistent with 
the amended Development Agreement. 

 
Policy: Public Facility Plans: Comprehensive public facility plans shall be established for 

water and wastewater facilities. All development projects shall participate in such 
plans on a pro-rata basis and as a condition of development approval except 
where an increased level of participation exceeding these requirements is 
established in development agreements.  [Growth Management Component, 
E.4.] 

 
Consistency: The Sundance Specific Plan applicant will participate in the City’s 
comprehensive public facility plan on a pro rata basis.   

 
Policy: Private Street Standards: The development of private streets may be preferred 

for new developments that have a special overall design concept, and therefore 
require control of access to enhance a certain neighborhood identification. To 
make certain that the street designs are constructed without creating emergency 
access traffic hazards, and that maintenance problems will be mitigated, 
standards shall be adhered to. 

 
Consistency: The Sundance development will adhere to the private street 
standards of the City of Beaumont for any private streets incorporated into the 
Specific Plan. 

 

CIRCULATION ELEMENT 
 
Policy: Upgrade the City’s street standards and require that all new road facilities be 

constructed or upgraded, where feasible, to meet City standards.  [Plan Policy 
C.1.1.1] 
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 Consistency: The Sundance development will improve four main roadways 
(Oak Valley Parkway, Xenia Avenue, Cougar Way and Starlight Avenue through 
the project), improve half-section of Cherry Avenue between Oak Valley Parkway 
and Brookside Avenue along the project frontage, improve half-section of 
Brookside Avenue from Cherry Avenue to Highland Springs along the project 
boundary, improve half-section of Highland Springs Avenue along the project 
frontage, improve half-section of 8th Street along the project frontage, and 
improve other streets within the project per the General Plan roadway 
designations.  

 
Policy: Require an adequate evaluation of potential traffic impacts associated with 

proposed new developments prior to project approval, and implementation of 
appropriate mitigation measures prior to or in conjunction with project 
development.  [Plan Policy C.1.1.2] 

 
Consistency: A traffic impact analysis was performed for the Sundance 
development to determine what roadway and intersection improvements are 
required to the existing network with the new development, and to determine the 
required new circulation improvements to be constructed with the development. 
The traffic analysis prepared by Mr. John Kain of Urban Crossroads concluded 
certain improvements are required to maintain the level of service objectives 
outlined in Objective C-1.1: 

 
Policy: Require new developments to be served by roads of adequate capacity and 

design standards to provide reasonable access by car, truck, transit, or bicycle.  
[Plan Policy C.1.2.1] 

 
Consistency: The Sundance development identifies network of roadways that 
are substantially consistent with the City’s design requirements, which are 
anticipated to provide adequate capacity per the traffic study findings. In addition, 
the roadway network has been design to provide a hierarchy of access based on 
the use it is serving. 

 
Policy: Discourage parking on all Urban Arterial, Arterial and Major roadways to increase 

the traffic capacity of these roadways and provide for bike lanes. [Circulation 
Element Policy C-1.2.2.] 

 
Consistency: Within the Specific Plan, Highland Springs Avenue and Oak Valley 
Parkway are shown to provide on-street bicycle lanes with no on street parking 
permitted. 

 
Policy: Require that future roads and improvements to existing roads be designed to 

minimize conflicting traffic movements such as turning, curb parking, and 
frequent stops.  [Circulation Element Policy C-1.2.4] 

 
Consistency: The circulation network within Sundance Development minimizes 
vehicular conflict by providing raised medians and prohibiting on-street parking 
along primary routes of travel, such as: Oak Valley Parkway, Cougar Way, 
Starlight Avenue, Xenia Avenue, and Project Entry Roads. 
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Policy: Require that the development of new private driveways do not introduce 
significant traffic conflicts along General Plan roadway and collector and arterial 
streets.  [Circulation Element Policy C-1.2.5] 

 
Consistency: As noted above, the Sundance development identifies a network 
or roads with a hierarchy of access consistent with the design speed. With the 
proposed network, residential driveway access is only taken off-of residential 
local streets (design speed of 20 to 25 mph) to avoid conflict with higher speed 
vehicles along the Major, Secondary and Collector highways. 

 
Policy: Review the design of all proposed new residential neighborhoods to ensure that 

“cut through” routes are minimized. [Circulation Element Policy C-1.3.3] 
 

Consistency: The circulation network within the Sundance Development uses a 
sub-system of loop roads and cul-de-sac within each of the residential 
communities, which filtered traffic to and from Park Spoke Roads, Park Frontage 
Roads and Project Entry Roads. Access to and from the Planning Areas is 
filtered from the highway system and designate intersections. With this network, 
“cut through” routes between residential neighborhoods are avoided. 

 
Policy: Implement street widenings and other circulation improvements, which are 

related to new development in conjunction with citywide growth management 
efforts. [Circulation Element Policy C-1.4.3] 

 
Consistency: As noted above, with the Sundance development, several 
roadway improvements will be implemented. These improvements include both 
new roadways, improvement to half-section of new roadways, reservation of 
right-of-way for future improvements to be implemented by the City. The required 
improvements are outlined within Section III.C., Circulation Plan, herein and have 
been made a condition of development. 

 
Policy: Review site plans to determine if pedestrian access from the interior of new 

residential areas to public transit stops will be direct and convenient and in 
conformance with the Americans with Disabilities Act (ADA). [Circulation Element 
Policy C-3.1.5] 

 
Consistency: The Specific Plan provides for a comprehensive pedestrian 
circulation system. Sidewalks are provided adjacent to all local roadways, which 
provide connection to the main arterial highways that offer the opportunity for 
transit service. In addition, pedestrian connections are provided from residential 
communities (Planning Area 36 and 39) to Cherry Avenue between Oak Valley 
Parkway and Cougar Way, and from Planning Area 46 and 47 to Brookside 
Avenue east of Cherry Avenue. These connections provide for a direct 
connection to potential transit opportunities along these Secondary highways. All 
sidewalks will be constructed in conformance with American Disabilities Act.  

 
Policy:  Create a system of bicycle lanes within the street right-of-way to meet the needs 

of both the local and commuter cyclist.  The lanes shall be designed for the 
safety of the cyclist. [Circulation Element Policy C-3.2.1] 
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Consistency: The Sundance Specific Plan establishes a system of bicycle lanes 
within the street right-of-way to provide opportunities for both the local and 
commuter cyclist. The on-street bicycle lanes will provide connection with City 
existing on-street bicycle lanes. The bicycle lanes will be designed to engineering 
standards for the safety of cyclist. 

 
Policy:  Adequate traffic control devices shall be provided for bicycle crossings. 

[Circulation Element Policy C-3.2.2] 
 

Consistency: All pedestrian pathways and off-street trails will provide crossings 
at intersections, providing safe pedestrian and bicycle crossings. The off-street 
trail located within the Edison Easement will cross Starlight Avenue at grade, and 
will provide traffic control devices as required by the City Engineer. Specific traffic 
control devices will be determined at time of the improvement plans and 
incorporated therein. 

 
Policy:  Off-street bicycle trails should use open space corridors, flood control, and utility 

easements where possible.  Such trails shall minimize automobile cross traffic.  
[Circulation Element Policy C-3.2.4] 

 
Consistency: The Sundance development incorporates off-street bicycle trail 
within the Edison Open Space/Recreational corridor. This off-street trail runs 
east/west along the open space corridor. Two trail connections are provided to 
the open space trail, providing connection to and from Planning Areas 30, 31, 35 
and 36.  
 
In addition, the Sundance development incorporates off-street pedestrian/bike 
pathways into the flood control easements along the east side of Cherry Avenue 
from north of 8th Street to Brookside Avenue, and along the south side of 
Brookside Avenue.  

 
Policy:  Review site plans to determine if residential, commercial and office land uses are 

designed for pedestrian access.  Future developments shall contain an internal 
system of trails linking schools, shopping centers, and other public facilities with 
residences.  Towards this end, the City shall work closely with local and regional 
bicycling groups towards development of a bicycling network which meets the 
needs of both commuters and recreational riders. [Circulation Element Policy C-
3.3.1] 
 
Consistency: As previously noted, the Specific Plan provides for a 
comprehensive pedestrian circulation system comprised of a network of 
sidewalks and trails that meets the needs of both local commuter and 
recreational user. The network of sidewalks provide access not only to 
recreational facilities, but also to future commercial center on the southeast 
corner of Oak Valley Parkway and Cherry Avenue, and to the existing and 
planned schools within the specific plan area. 

 
Policy: Require the installation of wheelchair ramps on all new sidewalks and encourage 

their installation in older neighborhoods.  [Circulation Element Policy C-3.3.2] 
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Consistency: The required ADA accessibility measures will be implemented with 
sidewalk and intersection improvement plans. 

 
Policy: Require developers to provide adequate on-site parking and/or to contribute to a 

program to acquire and/or maintain off-site joint-use facilities.  [Circulation 
Element Policy C-4.2.1] 

 
Consistency: The proposed Sundance Development will provide adequate on-
site parking. The development standards for the Sundance Development require 
2 enclosed parking spaces per each unit for single family residential. For High 
Density Residential, 1 covered and 1 uncovered spaces per unit, plus 0.5 spaces 
per unit for guest parking. The commercial center located on the southeast 
corner will be parked per the City Code, Title 17, Parking Requirements. 

 
Policy: Require transportation demand management plans to be submitted for 

preliminary review at the Specific Plan or Plot Plan stage of site development and 
submitted for final approval prior to the issuance of building permits, in 
accordance with the City’s Transportation Demand Management Ordinance.  
[Circulation Element Policy C-5.1.1] 

 
Consistency: As a condition on development, the Sundance Specific Plan has 
submitted a preliminary transportation demand management plan, with final 
approval prior to the issuance of building permits, in accordance with the City’s 
Transportation Demand Management Ordinance. 

 

HOUSING ELEMENT 
 

Policy:   To provide for opportunities for new construction methods and housing types to 
increase the supply of housing for all segments of the population.   [Housing 
Element, V.] 

 
Consistency: The Sundance development includes a variety of housing 
densities that will permit a diverse mix of housing opportunities.  Housing 
densities range from high-density apartments and condominiums to very low-
density single-family residential units. 
 

Policy: Encourage the development of a full spectrum of new housing, including 
products for upper income groups.   [Housing Element, V.] 

 
Consistency: The Sundance Specific Plan provides a full spectrum of new 
housing from low density housing (6,000 to 7,000 square foot lots) to very low-
density housing (3.2 DU/AC) to accommodate upper income groups. 

 

NATURAL RESOURCES AND CONSERVATION ELEMENT 
 
Policy: Through proper site planning the city shall encourage developers to minimize the 

amount of grading needed for development. [Land Resources 4.a] 
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Consistency: Project grading would be minimized due to the generally flat 
nature of the project site.  Development within the Sundance Specific Plan area 
will comply with all City regulations regarding grading.   
 

Policy: To reduce wind and water soil erosion every effort should be made to preserve 
the existing vegetation cover.  [Land Resources 4.b] 

 
Consistency: Development within the Sundance Specific Plan area will comply 
with all City regulations regarding grading and construction.  The project is 
proposed in phases to reduce wind and soil erosion.   

 
Policy: When appropriate, structures should be designed to retain precipitation and 

runoff.  Some methods that could be used to minimize runoff and enhance 
infiltration are:  precast concrete lattice blocks and bricks, terraces, diversions, 
seepage pits, and recharge basins.  [Water Resources 4.b] 

 
Consistency: The project site is located within the Beaumont Storage Unit of the 
San Gorgonio Pass water storage basin.  Builders who develop in the Sundance 
Specific Plan area would incorporate design features to minimize runoff and 
enhance filtration to the extent feasible.  

 
Policy: The City shall advocate water conservation techniques appropriate for new and 

existing developments.  [Water Resources 4.c] 
 

Consistency: The Sundance Specific Plan project will incorporate water 
conservation measures, which include water-conserving features in the design of 
residential and commercial areas, drought resistant landscape design, and 
provide for the future irrigation of parks and major landscape areas with 
reclaimed water when available. 

 
Policy: Wildlife and natural vegetation should be preserved and protected from harmful 

pesticide and herbicide uses that can spread from developed or agricultural 
areas by wind and water.  [Plant and Animal Resources 3.d] 

 
Consistency: No plant or wildlife species sanctioned as rare or endangered by 
the California Department of Fish and Game, California Native Plant Species, or 
the U.S. Fish and Wildlife Service has been observed, reported, or expected to 
occur on the site.  Prior to start of development, appropriate clearances will be 
obtained from Federal and State agencies in accordance with the requirements 
and mitigation measures of the EIR.  

 
Policy: Native drought-resistant plant species should be used for landscaping.  [Plant 

and Animal Resources 3.h] 
 

Consistency: The Sundance Specific Plan provides for the drought resistant 
plant species within the overall landscape design. 

 
Policy: Land Use:  To plan urban land uses with a balance of residential, industrial, 

commercial and public land uses.  [Energy Resources 3.a] 
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Consistency: The Sundance Specific Plan provides a balance of residential, 
commercial and public land uses connected by an off- and on-street trail/bikeway 
network.  The proposed pedestrian and bicycle network provides opportunities 
for the residents to utilize alternative modes of transportation to schools, parks 
and commercial areas within the project, further conserving energy resources.  

 
Policy: Energy Conservation:  To encourage and actively support the utilization of 

energy conservation measures in all new and existing structures.  [Energy 
Resources 3.c] 

 
Consistency: The developer/builder of the Sundance Specific Plan would 
construct structures in accordance with the UBC and other codes.  Energy 
conservation measures would be incorporated to the extent feasible. 

 
Policy: To require new Specific Plans to allocate 25% or more of areas classified 1.2 

Low Density, or 50% or more of areas classified 1.1 Rural Density to open space, 
recreation, parks greenbelts, common landscaped areas, public facilities, and/or 
affordable housing uses.  [Open Space Component 3.e] 

 
Consistency: The Sundance Specific Plan is an Amendment to the Deutsch 
Planned Community Specific Plan.  Although the Sundance Specific Plan is an 
Amendment to the existing Deutsch Planned Community Specific Plan, a total of 
213 acres of parks/open space and public facilities will be provided. 

 
Policy: To utilize a system of tree planting along both sides of the Edison powerline 

easement in accordance with the Parks/Open Space/City Beautification Plan, 
and Natural Resources and Conservation Element.  [Open Space Component 
3.g] 

 
Consistency: The developer/builder will coordinate with the City and Edison 
representative regarding compliance with the Parks/Open Space/City 
Beautification Plan. 

 
Policy: Identification of resources shall be completed at the earliest stage of project 

planning and review.  [Cultural and Historical Resources 5.b Policies (1)] 
 

Consistency: Identification of resources has been conducted as part of the 
Deutsch Planned Community Specific Plan Environmental Impact Report (EIR) 
and supplemental technical studies.  Although no resources have been identified 
within the project site, mitigation measures identified within the Deutsch Planned 
Community Specific Plan EIR will be implemented. 

 

PUBLIC SAFETY ELEMENT 
 
Policy: To establish development standards for land use, new construction and 

proposed improvements to ensure proper design and location of structures.  
[Public Safety Element C.1.e] 
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Consistency: The Sundance Specific Plan provides detailed development 
standards for the project.  The developer/builder of the Sundance Specific Plan 
will comply with UBC and other codes.  

 
Policy: To regulate development of major watercourses and flood plains through 

application of appropriate land use measures.  [Public Safety Element D.4.b (2)] 
 

Consistency: The Sundance Specific Plan provides a comprehensive storm 
drainage system incorporating a series of pipelines, open channels and detention 
basins to convey 100-year storm flow.  

 
Policy: Clearing only that acreage which is absolutely necessary during windy periods.  

[Public Safety Element E.2.a] 
 

Consistency: The developer/builder of the Sundance Specific Plan will comply 
identified air quality mitigation measures as identified with the EIR.  The project 
will be phased to reduce overall grading and reduce clearing of vegetation. 

 
Policy: To coordinate land use proposal reviews with the Police Department to assure 

that police patrol services are adequately addressed.  [Public Safety Element 
F.3.e] 

 
Consistency: The Sundance Specific Plan will participate in fair-share safety 
mitigation fees and to the City’s general Fund to provide for additional staffing.  

 

PUBLIC SERVICE AND FACILITIES 
 
Policy: Set aside flood control channel areas as Open Space to provide a buffer zone of 

safety and scenery.  [Public Services and Facilities 6.3.c] 
 

Consistency: The Sundance Specific Plan includes two open channels within 
designated open space.  One channel is located along the northern portion of the 
project boundary, while the second channel is located along the western 
boundary.  Both open channels are designed to include low maintenance grass 
lined bottoms. 

  
Policy: Solid Waste Recycling and Reuse:  To promote the utilization of waste recycling 

and reuse measures which extend the operating life of existing solid waste 
facilities.  [Public Services and Facilities D.3.b] 

 
Consistency: The Sundance Specific Plan will comply with State, County and 
Local requirements regarding Solid Waste Management requirements.  

 
Policy: System Capacity and Phasing:  To ensure the adequacy of water system 

capacity and phasing, in consultation with the regional service providing 
agency(ies), in order to serve existing and future development as defined by the 
General Plan.  [Public Services and Facilities E.3.a] 

 
Consistency: The Sundance Specific Plan potable water system includes 
pipelines, four new water wells, and two storage reservoirs.  The City of 
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Beaumont and BCVWD shall review water demands for conformance and ability 
to serve. 

 
Policy: Water Quality:  to protect water quality in both delivery systems and groundwater 

basins through effective wastewater system management.  [Public Services and 
Facilities F.3.a] 

 
Consistency: Protection of water quality will occur through the Sundance 
Specific Plan’s compliance with the National Pollution Discharge Elimination 
System (NPDES) Permit, Storm Water Pollution Prevention Plan (SWPPP), in 
addition to a Water Quality Management Plan. 

 
Policy: Except for sites of historic, scientific, education, special resource or revenue-

producing importance, community parks, which are acquired prior to, or part of, 
the development process shall be approximately ten acres or more.  Local parks 
shall be two acres or more.  [Public Services and Facilities J.3.a (1)] 

 
Consistency: The Sundance Specific Plan will provide three community parks 
combined with detention basins areas within 49.9 acres.  The proposed 
community parks include 10-to 25-acre parks with turf play fields.  A total of 19 
acres of local/neighborhood parks are proposed with a three-acre minimum. 

 
Policy: Recreation facility sites shall be located and designed to provide for accessibility 

by law enforcement and emergency vehicles.  [Public Services and Facilities 
J.3.a (8)] 

 
Consistency: The Sundance Specific Plan recreational facilities will be design in 
accordance City requirements to ensure access by law enforcement and 
emergency vehicles. 

 
Policy: Flood plains may be included as part of recreation facility sites, provided the 

man-made recreation improvements have been planned to accommodate the 
additional risk and will not obstruct the passage of a 100-year flood.  [Public 
Services and Facilities J.3.a (9)] 

 
Consistency: The Sundance Specific Plan will incorporate community parks with 
detention basins areas.  The proposed community parks include with turf play 
fields to ensure passage of 100-year storm flows. 

 
Policy: To acquire park lands by requiring residential developers to provide a minimum 

of 5.0 net acres of usable local park land (i.e., park land that is relatively level, 
served by utilities for multi-purpose playfields, court sports, etc.) for each 
prospective 1,000 residents.  Credit banking shall be permitted when a developer 
provides the full requirement in acreage and also provides improvements.  
[Public Services and Facilities K.2.a.1 (b)] 

 
Consistency: The Sundance Specific Plan will dedicate and develop 
approximately 143 acres of park area and open space, exceeding the required 
71.2 acres required by the City.  
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Policy: Riding and hiking trails along natural watercourses or flood control channels 
shall, where feasible, be located outside the 25-year flood plain.  [Public Services 
and Facilities L.3.a (4)] 

 
Consistency: The Sundance Specific Plan proposes off-street trails adjacent to 
drainage channels outside of the 25-year flood plain. 

 
Policy: Recognize and support the school districts’ impact mitigation policy to ensure the 

timely provision of adequate school facilities for all new development consistent 
with a cooperative agreement between the City and districts and the adoption of 
a City ordinance to implement the policy.  [Public Services and Facilities M.3.e] 

 
Consistency: The Sundance Specific Plan proposes to provide approximately 
37 acres of educational use sites including three elementary schools.  Payment 
of school impact mitigation fees will be provided necessary funding to meet future 
demand.  The proposed school sites could be provided to the Beaumont Unified 
School District in lieu of payment of fees.   

 

NOISE ELEMENT 
 
Policy: The City shall require an environmental and noise impact evaluation for all 

projects as part of the design review process to determine if unacceptable noise 
levels will be created or experienced.  Zone B, as defined in Exhibit 11, shall be 
considered the Noise Referral Zone in which noise considerations should be 
included when making land use policy decisions.  Zone C, as described in Exhibit 
11, shall define areas for which new noise sensitive developments will be 
permitted only if appropriate mitigation measures are included such that the 
standards contained in this Noise Element are achieved.  Should noise 
abatement be necessary, the City shall require the implementation of mitigation 
measures based on a detailed technical study prepared by a qualified acoustical 
engineer (i.e., a Registered Professional Engineer in the State of California with a 
minimum of three years experience in acoustics).  [Noise Element 3.0, 3.1, Policy 
1.b] 

 
Consistency: The Sundance Specific Plan will implement the mitigation 
measures for noise identified in the project EIR. 
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Tentative Tract 
Map No. 31469 

 
 5/4/2004 Approval 

10/14/2014 Substantial Conformance 
Review #1, #13-1765 

9/8/2016 Substantial Conformance 
Review #2, #16-3393 

 
 

(Planning Areas 27, 29, 35-39, 42-47(portion)) 



























































































































 
 
 
 
 
 
 
 
 

Tentative Tract 
Map No. 31470 

 
5/4/2004 Approval 

10/14/2014 Substantial Conformance 
Review #1, #13-1766 

9/8/2016 Substantial Conformance 
Review #2, #16-3394 

 
(Planning Areas 28, 30-34, 40, 41, 51) 









































































































































































































































































 
 
 
 
 
 
 
 
 

Tentative Tract Map No. 34862 
 

and 
 

Plot Plan No. 06-PP-07 
Plot Plan No. 13-PP-03 
Plot Plan No. 14-PP-02 

 
(Planning Area 25) 















































































































 
 
 
 
 
 
 
 
 
 

Tentative Tract Map No. 34726 
 

(Planning Area 13) 



























































 
 
 
 
 
 
 
 
 
 

Tentative Tract Map No. 34727 
 

(Planning Area 54) 

























































 
 
 
 
 
 
 
 
 

Tentative Tract Map No. 34728 
 

(Planning Area 47) 
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