
 

PLANNING COMMISSION REGULAR MEETING 

550 E 6th Street, Beaumont, CA 

Tuesday, May 11, 2021 - 6:00 PM 

Materials related to an item on this agenda submitted to the Planning Commission after distribution of the 
agenda packets are available for public inspection in the City Clerk’s office at 550 E. 6th Street during normal 

business hours. 

AGENDA 

MEETING PARTICIPATION NOTICE 

This meeting will be conducted utilizing teleconference communications and will be recorded for live 
streaming as well as open to public attendance subject to social distancing and applicable health 
orders. All City of Beaumont public meetings will be available via live streaming and made available 
on the City's official YouTube webpage. Please use the following link during the meeting for live 
stream access. 

beaumontca.gov/livestream 

Public comments will be accepted using the following options. 

1.  Written comments will be accepted via email and will be read aloud during the corresponding  
     item of the meeting. Public comments shall not exceed three (3) minutes unless otherwise  
     authorized by City Council. Comments can be submitted anytime prior to the meeting as well 
     as during the meeting up until the end of the corresponding item. Please submit your 
     comments to: nicolew@beaumontca.gov 

2.  Phone-in comments will be accepted by joining a conference line prior to the corresponding 
     item of the meeting. Public comments shall not exceed three (3) minutes unless otherwise 
     authorized by City Council. Please use the following phone number to join the call 
     (951) 922 - 4845. 

3.  In person comments subject to the adherence of the applicable health orders and social 
     distancing requirements. 
 

In compliance with the American Disabilities Act, if you require special assistance to participate in this 

meeting, please contact the City Clerk's office using the above email or call (951) 572 - 3196. 

Notification 48 hours prior to a meeting will ensure the best reasonable accommodation 

arrangements. 
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REGULAR SESSION 
6:00 PM 

CALL TO ORDER 
Chairman Patrick Stephens, Vice Chair Nathan Smith, Commissioner Paul St. Martin, Commissioner 
Anthony Colindres, Commissioner Jessica Black  

Pledge of Allegiance 
Approval/Adjustments to Agenda 
Conflict of Interest Disclosure 

PUBLIC COMMENT PERIOD (ITEMS NOT ON THE AGENDA): 
Any one person may address the Committee on any matter not on this agenda. If you wish to speak, please fill out a “Public 
Comment Form” provided at the back table and give it to the Committee Chair or Secretary. There is a three (3) minute limit 
on public comments. There will be no sharing or passing of time to another person. State Law prohibits the Committee from 

discussing or taking actions brought up by your comments. 

ACTION ITEMS / PUBLIC HEARINGS / REQUESTS 
Approval of all Ordinances and Resolutions to be read by title only. 

1. Approval of Minutes 

Recommended Action: 

Approve Minutes dated March 9, 2021. 

2. Conditional Use Permit CUP2021-0056 to Operate an Automotive Repair Facility Located 
at 945 E. Sixth Street (APN 418-113-014) in the Sixth Street Mixed Use Zone. The Proposed 
Application is Exempt from the Provisions of the California Environmental Quality Act 
(Class 01 – Existing Facilities)    

Recommended Action: 

Hold a public hearing, 

Approve Conditional Use Permit CUP2021-0056, subject to the attached 

Conditions of Approval, and 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 

3. Plot Plan 2020-0325 and Conditional Use Permit 2020-0055 for the Construction and 

Operation of a 2,336 Square Foot Quick Service Restaurant (QSR) with a Drive Thru for 

Zendaja’s on a 0.59-Acre Parcel Located in the Beaumont Gateway Plaza in the 

Community Commercial (CC) Zone.  (APN: 418-290-016) 

Recommended Action: 

Hold a public hearing; and, 

Approve Plot Plan PP2020-0325 and Conditional Use Permit CUP2020-0055, 

subject to the attached Conditions of Approval. 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 
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4. Conditional Use Permit 2021-0057 for a Request to Operate a Recycling Center for 

California Empty Beverage Containers Utilizing a 9’x17’ Customer Kiosk and Two (2) 

8’x21’ Material Containers Located Over Four (4) Parking Spaces in the Beaumont 

Center Shopping Center Located on the Southwest Corner of 6th Street and Highland 

Springs Avenue in the Local Commercial Zone.  (APN: 419-180-025) 

Recommended Action: 

Hold a public hearing;  

Approve Plot Plan Conditional Use Permit CUP2021-0057, subject to the 

attached Conditions of Approval; and 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 

5. Plot Plan 2020-0280, Conditional Use Permit 2020-0049, Variance V2020-0088 and 

Environmental (ENV 2021-0014) Commonly Referred to as “High Sands” Located at 655, 

675 & 695 Highland Springs Avenue (APN’S: 419-150-046, 419-150-027 & 419-150-026) in 

the Local Commercial (LC) Zone 

Recommended Action: 

Hold a public hearing; and, 

Adopt Mitigated Negative Declaration and Mitigation Monitoring and Reporting 

Program and approve Plot Plan PP2020-0280, Conditional Use Permit 

CUP2020-0049 and Variance V2020-0088, subject to the attached Conditions of 

Approval. 

Direct staff to prepare a Notice of Determination for the applicant to file with the 

Riverside County Clerk Recorder. 

COMMUNITY DEVELOPMENT DIRECTOR COMMENTS  

ADJOURNMENT  

The next regular meeting of the Beaumont Planning Commission is scheduled for Tuesday, June 8, 
2021, at 6:00 p.m. or thereafter as noted on the posted Agenda at City Hall 

Beaumont City Hall – Online www.BeaumontCa.gov 
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PLANNING COMMISSION REGULAR MEETING 

550 E 6th Street, Beaumont, CA 

Tuesday, March 09, 2021 - 6:00 PM 

 MINUTES 

REGULAR SESSION 
6:00 PM 

 

CALL TO ORDER at 6:02 p.m. 
Present: Chairman Patrick Stephens, Vice Chair Nathan Smith, Commissioner Paul St. Martin, 
Commissioner Jessica Black  
Absent: Commissioner Anthony Colindres 

Pledge of Allegiance 
Approval/Adjustments to Agenda: None 
Conflict of Interest Disclosure: None 

PUBLIC COMMENT PERIOD (ITEMS NOT ON THE AGENDA): 
Any one person may address the Committee on any matter not on this agenda. If you wish to speak, please fill out a “Public 
Comment Form” provided at the back table and give it to the Committee Chair or Secretary. There is a three (3) minute limit 
on public comments. There will be no sharing or passing of time to another person. State Law prohibits the Committee from 

discussing or taking actions brought up by your comments. 

No comments. 

ACTION ITEMS / PUBLIC HEARINGS / REQUESTS 
Approval of all Ordinances and Resolutions to be read by title only. 

1. Approval of Minutes 

Motion by Vice Chair Smith 
Second by Commissioner St. Martin 

To approve Minutes dated January 12, 2021. 

Approved by a 4-0 vote 
Absent: Colindres 

 

2. Annual Development Agreements Review 2021 

Chair Stephens recused himself during the last portion of the discussion due to a 

conflict of interest with McDonald Properties. 

Public Hearing opened at 6:36 p.m. 

No comments 

Public Hearing closed at 6:36 p.m. 

Motion by Vice Chair Smith 
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Second by Commissioner St. Martin 

 

To determine the property owners and participants in the Hidden Canyon Development 

Agreement are demonstrating good faith and compliance with the terms of their 

respective agreements. 
 

Approved by a 3-1-1 vote 

Abstain: Stephens 

Absent: Colindres 

 

 

Motion by Vice Chair Smith 

Second by Commissioner Black 

To determine the property owners and participants in the remaining reviewed 

development agreements are demonstrating good faith and compliance with the terms 

of their respective agreements. 

Approved by a 4-0 vote 

Absent: Colindres 

 

COMMUNITY DEVELOPMENT DIRECTOR COMMENTS  

Announced the upcoming Planning Commission Academy 
and the upcoming Housing Element kick off meeting.  

ADJOURNMENT at 6:45 p.m. 
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Staff Report 

 

 

TO:  Planning Commissioners  

FROM: Carole Kendrick, Planning Manager 

DATE May 11, 2021 

SUBJECT:  Conditional Use Permit CUP2021-0056 to Operate an Automotive 
Repair Facility Located at 945 E. Sixth Street (APN 418-113-014) in the 
Sixth Street Mixed Use Zone. The Proposed Application is Exempt 
from the Provisions of the California Environmental Quality Act (Class 
01 – Existing Facilities)    

APPLICANT:  Jacob Bell 
  

Background and Analysis:  
 

The applicant is requesting approval of an application that was submitted on March 24, 

2021, for a request to operate an automotive repair facility within an existing building 

located at 945 E. Sixth Street in the Sixth Street Mixed Use (SSMU) zone. 

 

The Municipal Code of the City of Beaumont requires the approval of a conditional use 

permit by the Planning Commission for automotive repair facilities.  The purpose of this 

requirement is to establish a formal review of such proposals, which involves conducting 

a public hearing and giving written notice to property owners within a 300-foot radius of 

the site.  Through the conditional use permit process, the Planning Commission has the 

opportunity to determine if the use proposed, or the location of that use, is compatible 

with surrounding uses, or through conditions, can be made compatible. The Planning 

Commission can either deny or approve the proposal and may establish conditions of 

approval for the business’ operations to ensure that it will not be a detriment to the 

community. 

 

 Project Setting: 
 

The 0.60-acre site is currently developed with a building with frontages on Sixth Street 

and Chestnut Avenue.  The 6th Street frontage is improved with curb, gutter and a 

monolithic sidewalk, while the Chestnut Avenue frontage is improved with a driveway to 

the street along the entire frontage with no other improvements.  The parcel to the north 

and west contains the Tacos and Beer restaurant and associated parking.  A vacant lot 
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is located to the south and the Chestnut Center shopping center is located to the west.  

To the east of the subject property is Fast Lube and Tune.  The project setting can also 

be seen in the following materials attached to this staff report: 

 

 General Plan Land Use Map (Attachment C) 

 Zoning Map (Attachment D) 

 Aerial Photograph (Attachment E) 

 

The land uses, zoning, and General Plan land use designations of the project site and 

surrounding area are shown in the following Table. 

 

 LAND USE GENERAL PLAN ZONING 

PROJECT SITE Meno’s Tire Shop Downtown Mixed 
Use (DMU) 

Sixth Street Mixed 

Use (SSMU) 

NORTH Tacos and Beer 
Downtown Mixed 

Use (DMU) 

Sixth Street Mixed 

Use Residential 

(SSMUR) 

SOUTH Vacant 
Downtown Mixed 

Use (DMU) 

Sixth Street Mixed 

Use (SSMU) 

EAST 
Fast Lube and 

Tune 

Downtown Mixed 

Use (DMU) 

Sixth Street Mixed 

Use (SSMU) 

WEST 

Chestnut Center 

Shopping Center 

(various tenants) 

Downtown Mixed 

Use (DMU) 

Sixth Street Mixed 

Use (SSMU) 

 

Site Plan/Site Design.  
 

The facility will utilize 1,150 square feet of a larger multi-tenant building that includes 

Meno’s Tires and a vacant warehouse.  The applicant is proposing an automotive repair 

facility with operating hours from 8:00 am to 5:00 pm Monday thru Friday.  The location 

will be closed on Saturdays and Sundays.     

 

The operation includes two (2) employees that are the business owners.  The  use 

proposes to diagnose and repair all systems of light duty vehicles including engine 
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repair, engine performance, manual and automatic transmission, power steering, 

brakes, electrical, heating ventilation, air conditioning, smog test and repair. 

 

The use will utilize equipment including two (2) post hoist, hand tools, pneumatic air 

tools, flush machine, brake lathe, mig welder, oxygen and acetylene torch, engine stand 

and a spring compressor. New and used engine oil, brake fluid, coolant, trans fluid, 

differential fluid, solvent tank, and brake cleaner will also be utilized in conjunction with 

the operation.  

 

Deliveries will occur multiple times a day with small automotive parts and 

supplies.  Commercial parking requirements are broken down into 13 categories.   The 

proposed use does not fall within the existing commercial categories.  The Community 

Development has the authority under Section 17.05.040.B. to make a determination that 

an unspecified land use not specifically listed in the parking table is similar to another 

use.    

 

Based on the available categories and the characteristics of the use, the Community 

Development Director has determined that the use is similar in nature to gasoline 

service stations.  The parking requirement for gasoline service stations is one (1) space 

per 200 square foot of gross floor area; plus one (1) space per service, bay, therefore 

the proposed use would only require five (5) parking space based upon tenant space.  

The overall center currently provides parking located in front of the tenant space, the 

gated parking area located to the south, as well as street parking on Chestnut Avenue.  

The site and parking area is currently accessed from Chestnut Avenue.    

 

Development Review Committee (DRC): 

 

The Development Review Committee reviewed for the project for design on April 22, 

2020.  Staff from the various City departments provided written comments that have 

been incorporated into the proposed conditions of approval. 

 

Environmental Documentation: 

 

The project is exempt from provisions of the California Environmental Quality Act 

(CEQA) under CEQA Guidelines Section 15301 in that information contained in the 

project file and documents incorporated herein by reference demonstrates that: 

Conditional Use Permit CUP2021-0056 is consistent with the Downtown Mixed Use 

General Plan designation and all applicable General Plan policies as well as the 

applicable zoning designation; the proposed project site is located within the boundaries 

of the City of Beaumont; Conditional Use Permit CUP2021-0056 has no value as habit 
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for endangered, rare or threatened species; there is no substantial evidence in the 

record that Conditional Use Permit CUP2021-0056 will result in significant effects 

related to traffic, noise, air quality or water quality in that the proposed project 

incorporated and otherwise is subject to air and water quality resource agency design 

requirements to avoid an harmful effects; and the site is or can be adequately served by 

all required utilities and public services.  As such, the project meets the criteria for 

application of a Class 01 (Existing Facilities) Categorical Exemption under the CEQA 

Guidelines.  Additionally, none of the exceptions provided in CEQA Guidelines Section 

15300.2 apply to this project. 

 

Public Communications Received: 

 

Property owners located within a 300-foot radius of the project site were notified of the 

public hearing on April 30, 2021, with a 10-day hearing notice in addition to a public 

notice in the Press Enterprise.  At the time of report preparation, the Planning 

Department has not received any letters of comment from the public in favor or 

opposition to the project.  Any comments received prior to the time of the scheduled 

Planning Commission meeting will be provided to the Commission at the time of the 

public hearing. 

 

Planning Commission Authority: 

 

The Sixth Street Mixed Use zone allows automotive repair facilities as conditionally 

permitted uses, per Table 17.19-1, subject to approval of a Conditional Use Permit.  The 

Beaumont Municipal Code Section 17.02.100.F authorizes the Planning Commission to 

approve, conditionally approve, or deny the application. 

 

Conditional Use Permit Findings: 

 

The Planning Commission may approve and/or modify a Conditional Use Permit in 

whole or in part, with or without conditions, provided that all of the following findings of 

fact are made: 

 

1. The proposed uses conditionally permitted within the subject zone and complies 

with the intent of all applicable provisions of this Zoning Ordinance.  

 

Automotive repair facilities are conditionally permitted in the Sixth Street Mixed Use 

(SSMU) zone.  Approval of this use would be consistent with conditionally allowed 

uses and the intent of the zone. 
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2. The proposed uses would not impair the integrity and character of the zone in 

which it is to be located. 

 

The Sixth Street Mixed Use (SSMU) zone allows for automotive repair facilities.  

Automotive repair facilities are subject to conditional use permit approval in this 

zone. Allowing this use in this zone would be consistent with existing and 

surrounding uses in the area and would not impair the zone’s integrity.    

 

3. The subject site is physically suitable for the type of land use being proposed. 

 

The location of the proposed use as an automotive repair facility is physically 

suitable. The site is a multi-tenant building that is partially occupied. The site has 

adequate access for emergency response with frontage on both Sixth Street and 

Chestnut Avenue. This application has been reviewed by the City’s staff and is found 

to be compatible.  

 

4. The proposed uses are compatible with the land uses presently on the subject 

property. 

 

The site is currently developed and was currently contains similar uses, such a as a 

tire sales and repair shop, and is zoned Sixth Street Mixed Use and the proposed 

use are allowed subject to approval of a Conditional Use Permit. 

 

5. The proposed uses would be compatible with existing and future land uses within 

the zone and the general area in which the proposed use is to be located. 

 

The zoning for the project site is SSMU (Sixth Street Mixed Use) and the land use 

designation is DMU (Downtown Mixed Use).  The subject property is predominately 

surrounded by property that is currently zoned Sixth Street Mixed Use (SSMU) and 

Sixth Street Mixed Use Residential (SSMUR) with a General Plan designation of 

Downtown Mixed Use (DMU).   The site is surrounded by developed land with the 

exception of the vacant lot located south of the subject site.  The proposed use is 

compatible with the surrounding commercial zoned properties.   

 

6. There would be adequate provisions for water, sanitation, and public utilities and 

services to ensure that the proposed use would not be detrimental to public 

health and safety. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 
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Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.  Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 

 

7. There would be adequate provisions for public access to serve the subject 

proposal. 

 

There is adequate access to the site as determined by the City’s public safety 

departments. The site currently has access from Chestnut Avenue.    

 

8. The proposed use is consistent with the objectives, policies, general land uses, 

and programs of the City of Beaumont General Plan. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is Downtown Mixed Use 

(DMU).  The proposed development is consistent with the General Plan policies.   

 

9. The proposed use would not be detrimental to the public interest, health, safety, 

convenience, or welfare. 

 

The proposed project is located within an existing building that generally meets the 

development standards under the Sixth Street Mixed Use zone, which is intended to 

protect the public interest, health, safety, convenience, or welfare.  The automotive 

repair facility will provide services from 8:00 am to 5 pm, Monday through Friday    

that will not be detrimental to public health, safety or welfare.    

 

10. The proposed design and elevations preserve and maximize the image, 

character, and visual quality of the neighborhood. 

 

The proposed use is located within an existing building and no modifications to the 

building design or elevations are proposed.  The existing building is compatible with 

the commercial development in surrounding area. 

 

11. The Planning Commission shall find that the proposed use does not have a 

disproportionately high and adverse human health or environmental effect on 

minority and low-income populations. 

 

11

Item 2.



This use will not have an adverse effect on humans or the environment for any 

population. The proposed project will provide a standard service typically provided in 

automotive repair uses to serve all income levels of the population.   

 

12. This subsection G shall apply only to the uses identified in Chapter 17.03.  This 

subsection shall not invalidate any conditional use permit for an operating facility 

but shall be complied with prior to issuance of a building permit for all projects for 

which no building permit has been issued upon the effective date of this 

provision. 

 

There are no existing Conditional Use Permits for the subject site and therefore 

would not invalidate any an existing entitlement. The proposed use is subject to the 

Beaumont Municipal Code and Conditional Use Permit findings. 

 
Recommended Action: 

Hold a public hearing, 

Approve Conditional Use Permit CUP2021-0056, subject to the attached 

Conditions of Approval, and 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 

Attachments: 

A. Draft Conditions of Approval 

B. Development Plan 

C. General Plan Land Use Designation Map 

D. Zoning Map 

E. Aerial Photograph 

F. Applicant’s email dated March 23, 2021 regarding the statement of operations  

G. Proof of Publication 

 

Incorporated herein by Reference: 
 
City of Beaumont General Plan 
City of Beaumont Zoning Ordinance 
Project Site’s Riverside Conservation Authority Multi-Species Habitat Conservation Plan 
Informational Map 
Contents of City of Beaumont Planning Department Project File CUP2021-0056 
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CITY OF BEAUMONT  
PLANNING DEPARTMENT 

DRAFT CONDITIONS OF APPROVAL 
 

 

 
PLANNING COMISSION DATE: May 11, 2021 
 
PROJECT NAME: BELL FAMILY AUTOMOTIVE 
PROJECT NO.: CUP2021-0056 
DESCRIPTION:  Operation of an automotive diagnostic and repair facility. 
APPLICANT: Jacob Bell 
LOCATION: 945 E. 6th Street 
APN: 418-113-004 
 
PROJECT 
 
Note:  Any conditions revised at a hearing will be noted by strikeout (for deletions) and/or 
underline (for additions), and any newly added conditions will be added at the end of all 
conditions regardless of the Department originating the condition. 
 
STANDARD CONDITIONS   
 

1. The permit for the above referenced Conditional Use Permit and property consists 
of all Conditions of Approval herein.  
 

2. The use hereby permitted is for the operation of an automotive repair located on 
the at 945 E. 6th Street or future address established for public safety.  
 

3. The Community Development Director may approve minor modifications to the site 
plan that are in substantial conformance to the approved project and that do not 
increase impacts.  All copies of the revised plans shall be dated and signed by the 
Director and made a part of the record. 

 
4. The permittee shall defend, indemnify, and hold harmless the City of Beaumont, 

the Beaumont Redevelopment Agency, its agents, officers, consultants, and 
employees from any claims, action, or proceeding against the City of Beaumont or 
its agents, officers, consultants, or employees to attack, set aside, void, or annul, 
an approval of the City of Beaumont, its advisory agencies, appeal boards, or 
legislative body concerning Conditional Use Permit CUP2021-0056. The City of 
Beaumont will promptly notify the permittee of any such claim, action, or 
proceeding against the City of Beaumont and will cooperate fully in the defense.  
If the City fails to promptly notify the permittee of any such claim, action or 
proceeding or fails to cooperate fully in the defense, the permittee shall not, 
thereafter, be responsible to defend, indemnify, or hold harmless the City of 
Beaumont. 
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5. This approval is subject to the City of Beaumont Municipal Code Section 17.02.100 

Conditional Use Permits and is subject to timing specified in Sections (J) 
Conditional Use Permit Time Limits, (K) Conditional Use Permit Lapse in Time, (L) 
Conditional Use Permit Renewal and (M) Lapsing in Conditional Use Permit.  
 

6. The development and uses entitled pursuant to the permit shall comply with the 
Beaumont Municipal Code and all other applicable City of Beaumont ordinances 
and state and federal codes.  The development of the premises shall conform 
substantially with that as shown on the approved site plan, unless otherwise 
amended by these conditions of approval. 
 

7. Administrative Plot Plan and business license application review and approval are 
required prior to occupancy of the building or sales of any items. 

 
8. Occupancy inspections will be required prior to the start of operations by the 

Building & Safety, Planning, Police, and Fire Departments. All inspections shall be 
performed and approved before a Certificate of Occupancy will be issued by the 
Building and Safety Department. 

 
9. If any of the conditions of approval are violated, or if the use otherwise become a 

public nuisance as set forth in the Beaumont Municipal Code, the conditional use 
permit may be revoked as prescribed in the Municipal Code.  

 
10. A valid business license shall be maintained in force at all times. 

 
11. For Sales Tax Purposes, this location shall be the “Point-of-Sale” for all 

transactions conducted. 
 

12. The Community Development Director shall monitor the subject use to ensure that 
the scale of the use does not exceed the limitations of the existing site 
improvements. In the event the Community Development Director determines that 
the scale of the use has exceeded site limitations, a hearing shall be scheduled 
before the Planning Commission to review the permit and consider modification or 
revocation thereof. 

 
13. After 12 months of operation, the subject matter may, at the discretion of the 

Community Development Director, be scheduled for review by the Planning 
Commission. The Commission shall retain the authority to amend these conditions 
of approval at such time, or to modify the use or revoke the permit if substantial 
problems result from the operation. 
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CUP2021-0056 
Conditions of Approval 
Page 3 

 

 

 

14. The applicant shall be responsible for securing clearance, permits and approvals 
from all relevant agencies, including the Building Department, Fire Department, 
Public Works Department, and any other necessary departments or agencies. 

 
15. This permit shall be for the benefit of the applicant in whose name the permit was 

issued, for the specific approved location. The permit shall not be transferrable to 
another individual or location. 
 

16. Any modifications not considered in substantial conformance with CUP2021-0056 
are subject to separate review and approval by the Planning and Building 
Departments and may require additional permits and fees. 
 

17. Any new signage on the site is subject to a sign permit application from the City of 
Beaumont. 
 

18. Prior to the issuance of a Certificate of Occupancy, the applicant shall obtain an 
updated address from the Building Department to identify the suite and reflect the 
Chestnut Avenue frontage, or as approved by Building Department and Office of 
the Fire Marshal. 
 

19. All repair operations shall occur within the enclosed structure. 
 
BUILDING DEPARTMENT CONDITIONS 
 

20. It shall be unlawful for any person to engage in or permit the generation of noise 
related to landscape maintenance, construction including erection, excavation, 
demolition, alteration or repair of any structure or improvement, at such sound 
levels, as measured at the property line of the nearest adjacent occupied property, 
as to be in excess of the sound levels permitted under Chapter 9 of the Municipal 
Code, at other times than between the hours of 7:00 a.m. and 6:00 p.m. The person 
engaged in such activity is hereby permitted to exceed sound levels otherwise set 
forth in this Chapter for the duration of the activity during the above described hours 
for purposes of construction. However, nothing contained herein shall permit any 
person to cause sound levels to at any time exceed 55 dB(A) for intervals of more 
than 15 minutes per hour as measured in the interior of the nearest occupied 
residence or school. 
 

21. The proposed use requires the conversion from the existing use to a new motor 
vehicle repair garage in accordance with the Building Codes, such as, but not 
limited to floor drains, oil & sand interceptor, exhaust ventilation systems, fire 
barriers/separation wall assemblies, etc. Building permits and building inspections 
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CUP2021-0056 
Conditions of Approval 
Page 4 

 

 

 

are required prior to the approval the business license. Plans are required be 
submitted to the Department of Building and Safety for plan review and issuance 
of building permits. 

 
FIRE DEPARTMENT CONDITIONS 
 
With respect to the conditions of approval for the referenced project, the Fire 
Department requires the following fire protection measures be provided in 
accordance with Riverside County Ordinances and/or recognized fire protection 
standards: 
 

22. Construction Permits Fire Department Review: Due to the change of use submittal 
of construction plans to the Office of the Fire Marshal for development, 
construction, installation and operational use permitting will be required. Final fire 
and life safety conditions will be addressed when the Office of the Fire Marshal 
reviews these plans.  These conditions will be based on occupancy, use, California 
Building Code (CBC), California Fire Code, and related codes, which are in effect 
at the time of building plan submittal. 
 

23. Addressing:  All commercial buildings shall display street numbers in a prominent 
location on the address side and additional locations as required. Ref. CFC 505.1 
and County of Riverside Office of the Fire Marshal Standard #07-01 

 
POLICE DEPARTMENT 
 

24. The address of the business shall be clearly visible from the front of the building 
and shall be illuminated during hours of darkness. 

 
25. The applicant shall comply with all applicable local, county, state and federal 

regulations, including the City’s Municipal Code and the California Business and 
Professions Code (B&P). 

 
 

End of Conditions 
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CUP2021-0056 General Plan Land Use Designation

GeoEye, Maxar

General Plan

Open Space

Employment District

Industrial

High Density Residential

Traditional Neighborhood

Single Family Residential

Rural Residential 1

Rural Residential 10

Rural Residential 40

Urban Village

Downtown Mixed Use

General Commercial

Neighborhood Commercial

Public Facilities

Parcels

Parcel Labels

Minor Streets

Highways/Major Streets

Labels

City Boundary

4/1/2021 4:00:19 PM
0 0.04 0.090.02 mi

0 0.07 0.140.04 km

1:2,257

City of Beaumont
Maxar |
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CUP2021-0056 Zoning Map

GeoEye, Maxar

Zoning

Union Pacific Rail Roadway

Specific Plan

Residential Rural

Residential Single Family

Residential Traditional Neighborhood

Residential Multiple Family

Downtown Residential Multifamily

Sixth Street Mixed Use - Residential

Sixth Street Mixed Use

Beaumont Mixed Use

Downtown Mixed Use

Local Commercial

Community Commercial

Commercial Neighborhood

Recreation/Conservation

Manufacturing

Public Facilities

Urban Village

 

Parcels

Parcel Labels

Minor Streets

Highways/Major Streets

Labels

City Boundary

4/1/2021 3:56:13 PM
0 0.04 0.090.02 mi

0 0.07 0.140.04 km

1:2,257

City of Beaumont
Maxar |
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CUP2021-0056 Aerial Photograph

GeoEye, Maxar

Parcels

Parcel Labels

Minor Streets

Highways/Major Streets

Labels

City Boundary

4/1/2021 4:03:22 PM
0 0.02 0.040.01 mi

0 0.04 0.070.02 km

1:1,128

City of Beaumont
Maxar |
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From: Jacob Bell
To: Carole Kendrick
Subject: Re: PP2021-0334 Bell Family Automotive Comment Letter
Date: Tuesday, March 23, 2021 3:51:43 PM
Attachments: image001.png

IMG_20210323_0002.pdf
IMG_20210323_0003.pdf
IMG_20210323_0004.pdf
IMG_20210323_0005.pdf

A. Hours of operation Monday - Friday 8am- 5pm

Employees 2 ( owner operators )

Diagnose and repair all systems of light duty vehicles including engine repair, engine
performance, manual and automatic transmission, power steering, brakes, electrical, heating
ventilation, air conditioning, smog test and repair.

     Equipment and materials used- automotive two post hoist, hand tools, pneumatic air tools,
flush machine, brake lathe, mig welder, oxygen and acetylene torch, engine stand, spring
compressor. materials- new and used engine oil, brake fluid, coolant,        trans fluid,
differential fluid, solvent tank, brake cleaner. 

 Deliveries multiple times a day with small automotive parts and supplies. 

B. Will comply with all ordinances .

C. Agree to comply

D. Agree to comply

E. N/A

Jacob Bell 
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mailto:bellfamilyautomotive@gmail.com
mailto:CKendrick@beaumontca.gov
mailto:CKendrick@beaumontca.gov
mailto:bellfamilyautomotive@gmail.com
mailto:CKendrick@beaumontca.gov




*Cl,tl-lFORHlA*


BEAUMONT PLANNING DEPT.


550 E. 6th Street
Beaumont, CA92223
(es1) 769-8s18
BeaumontCa.gov


CONDITIONAL USE PERMIT
su BM TTTAL REQU I REM ENTS


Fee: S2,038.94
Payment can be made electronically or mailed in


- Master Pla'nning Application


- Site Plan inctuding architectural elevations, preliminary grading and conceptual landscape
plans


- Other applications and materials (if applicable)


2 sets of 300' property owner's notification list, radius map and labels (mailed in)(details
provided on the next page)


- Grant Deed


- Title Report (pulled not longer than 6 months prior)


A letter signed and dated by the applicant to include the following:
a. Detailed description of proposed use and activities included hours of operation,


number of employees, type of equipment and materials used, time and location of
deliveries.


. b. Compatibility with surrounding uses pertaining to noise, lighting, parking, storage,
aesthetics, hazardous materials, and operations.


c. Site design and elevations including parking and access, architecture and materials,
Ia ndscaping, and fencing.


d. C_ompliance with the General Plan and zoning land use designations.
e. lf the use proposed alcohol sales please include the following:


i. Distance in feet from any existing school, park, place of worship, residential
use, residentially zoned land, parolee-probationer homes, emergency shelter, supportive
housing, or transitional housing.


ii. Mechanisms to ensure the use will not be detrimental to or adversely impact
surrounding uses and properties.


iii. Finding of Public Convenience and Necessity.


ALL DOCUMENTS SHOULD BE SUBMITTED ELECTRONICALLY UNLESS OTHERWISE NOTED







REQU I RED PROPERTY OWNERS NOTt FICATI ON I N FORMATION


7. TWO identical packages to be inserted in separate envelopes. These packages shall
consist of the following:
a. Two (2) sets of 300' property owner notification lists.
b. A photocopy of the aforementioned labels.


2. Four typed sets of gummed labels of the applicant, owner, engineer, and
representative with their mailing addresses. Do not include duplicate sets where
applicant and owner, etc., are the same.


3' Certification by the Title Company, engineer, or surveyor that the above list is
complete and accurate. The Tax Assessor's Office will not prepare or certify the
property owner list.


4. One (1) exhibit/Map showing all parcels within 300 feet of the subject parcel. Each
parcel should be labeled with property owner names.
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;RECDRDING FiEQUESTED BY:
First American Title


AND WHEN RECORDED MAIL TO:


Westbrook Holding LLC
9807 Oak Gten Road
CherryValley, CA922Z}


DOC # 2016-0495535
1 1 10812019 12:54 PM Fees: $28.00
Page 1 of2
Recorded in Official Records
County of Riverside
Peter Aldana
Assessor-County Clerk-Recorder


"This document was electronically submitted
to the County of Riverside for recording*,
Receipted by: MARIA #309


Title Order No.: 5328433o.rrr Escrow No.: 00042g-Bp
AF#: a18-113-01a-s GRANT DEED


THE UNDERSIGNED GRANTOR(S) DECLARE(S)


IXJ eonrputed on full value of propert]-eonveyed,-or - - -


I J computed on full value less value-of liensor encumbrances remaining at time of sale.
I I Unincorporated area tX] City of BeaumontAND


FoR A VALUABLE coNslDERAT|oN, receipt of which is hereby acknowtedged,


Harold E Minor and Wanda Marie Minor, Trustees of The Minor Family Trust dated August 13, 2003
hereby GRANT(s) to:


Westbrook Holding, LLC, a California Limited Liability Gompany


the real property in the City of Beaumont, County of Riverside, State of California, described as:


The East 1/2 of Lot 2 and all of Lots 4 and 6 in Block 94 of Town of Beaumont, in the City of Beaumont, County of
Riverside, State of California, more partiuclarly described in Exhibit'4" attached hereto ind made a part hereof.


Also Known as: 945 East Sixth Street, Beaumont, CA \ZZZ3


Dated November 3, 2016
The Mlnor Family Trust dated August 13, 2003


*
Harold E Minor,'Trustee


*
Wanda Mdri-e Minor, Trustee


notary public or other completing this certiflcate verifies only the identity of the individual who signed the document
to which this certificate is and not or validity of that document.


STATE OF CALIFORNIA cf 'dinCOUNW O
%"aon tt' i-Z me


personally
A Notary Public


7 /, o.- who proved to me on lhe
y'subscribed to the within inslrument jra{
ttorized capacity(ies), and lhat by his/her(!g/
the person(s) acted, executed the instrume-ilt-


State of California that the foregoing paragraph is true and
conect.
WITNESS my hand and official seal.


,,nn",,,u O,- CL,ik (sear)


basis of satisfactory
acknowledged to me that he/she(they,Axecuted the same in h
signature(s) on the instrument the ffison(s), or the entity upon I


I certify under PENALry OF PERJURY under the laws of the


SAN BERMROJNO COUNTY


MAIL TAX STATEMENTS To PARTY sHowN BELow; tF No PARTY sHowN, MA|L AS sHowN ABoVE:


I







Exhibit "A"


Lega! Description


._ A P,lrL:-41&113-0145-


Real property in the City of Beaumont, County of Riverside, State of California, described as follows:


THE EAST U2 OF LOT 2 AND ALL OF LOTS 4 AND 6 IN BLOCK 94 OF THE TOWN OF BEAUr'4ONT (NOW


CITY) AS SHOWN By THE AMENDED MAp OF SArD CITY, RECORDED IN BOOK 6, PAGES 16 AND 17 OF


MAPS, RECORDS OF SAN BERNARDINO COUNTY, CALIFORNIA.


TOGETHER WITH THAT PORTION OF CHESTNUT AVENUE AD]OINING SAID LAND ON THE WEST AND


THE WEST tl2 OF THE 20 FOOT WIDE ALLEY ON THE EAST, VACATED BY A RESOLUnON OF THE Crl'v
COUNCIL OF THE CITY OF BEAUMONT, RESOLUNON 1989-40 A CERTIFIED COPY OF SAiD


RESOLUTION HAVING BEEN RECORDED JULY 28, 1989 AS INSTRUMENT NO. 252946 AND RE-


ESTABLISHED By RESOLUTiON 1993-19 RECORDED MAY 5, 1993 AS INSTRUMENT NO, 168050.


B








::CLTA Pretiminary Repart Ferrrr
(Rev. 11/06)


order Number: 0623-5328433


Page Number: 1


First Ameilcan Tittre


1855 W Redlands Blvd, Suite 100
Redlands, CA923ts


California Depaftment of Insurance License No. 151


Barbara Padon
Intand Empire Escrow
325 W. Hospitality Lane, Suite 101
San Bernardino, CA 92408
Phone: (909)327-3111
Fax: (909)327-3LLz


First American Title Company


000429-BP


0623-s328433 (KCE)


Tammy Kerr/Cheryl Campbellfl'odd Enos
(e0e)380-8726
(866)223-1017


SBTitle@firstam.com '


Westbrook Holding LLC


945 East 6th Street
Beaumont CA92223


PRELIMINARY REPORT


Customer Reference:


Order Number:


Title Officer:
Phone:


Fax No.:


E-Mail:


Buyer:


Propefi:


In response to the above referenced application for a policy oftitle insurance, this company hereby reporE that it is prepared to issue, or
cause to be issued, as of the date hereof, a Policy or Policies of Tjtle Insurance describing [he land and the estate or interest therein
hereinafter set forth, insuring against loss which may be sustained by reason of any defea, lien or encumbrance not shown or referred to as
an Exception below or not excluded from coverage pursuant to the printed Schedules, Conditions and Stipulations of said policy forms.


The printed Exceptions and Exclusions from the coverage and Limitations on Covered Risks ofsaid poliry or policies are set forth in ExhibitA
attached. The policy to be issued may contain an arbitrabbn clause. L4/hen the Amount of Insurance is less than that set forth in the
arbitration clause, all arbitable matters shall be arbitrated at the option of either the Company or the Insured as the exclusive remedy of the
pafties. Limitations on Covered Risk applicable to the CLTA and ALTA Homeowner's Policies of Jltle Insurance which establish a Oeductible
Amount and a Maximum Dollar Limit of Liability for certain coverages are also set forth in Exhibit A. Copies of the policy forms should be
read. They are available from the office which issued this report.


Please read the exceptions shown or referred to below and the exceptions and exclusions set forth in Exhibit A of this
report carefully. The exceptions and exclusions are meant to provide you with notice of matters which are not covered
under the terms of the title insurance policy and should be carefully considered,


It is important to note that this preliminary report is not a written representation as to the condition of title and may not
list all liens, defects, and encumbrances affecting title to the land.


First American Title
Page 1 of 16







Order Number: 0623-5328433
Page Number: 2


This report (and any supplements or amendm-ents hereto) is issued solely for the purpose of facilitating the issuance of a poliry of tiueinsurance and no liabilitv is assumed hereby. If it is desired that tiabitity be ir;;;; ;ri;;; the issuance of a potiry of title insurance, aBinder or Commitment should be requested. (


First American Title
Page 2 of 16







Order Number: O623-5328433
Page Number: 3


Dated as of October 25,20L6 at 7:30 A.M.


The form of Poliry of title insurance contemplated by this report is:


To Be Determined


A specific request should be made if another form or additional coverage is desired.


Title to said estate or interest at the date hereof is vested in:


Harold E. Minor and Wanda Marie Minor, as trustees of the Minor Family Trust dated August 13,
2003


The estate or interest in the land hereinafter described or referred to covered by this Report is:


A FEE.


The Land refened to herein is described as follows:


(See attached Legal Description)


At the date hereof exceptions to coverage in addition to the printed Exceptions and Exclusions in said
policy form would be as follows:


1, General and special taxes and assessments for the fiscil year 2}t6-20t7.
First installment: $7,134.15, OPEN


Penalty: $0.00
Second Installment: $7,134.15, OPEN


Penalty:
Tax Rate Area:
A. P. No.:


$0.00
002-027
418-113-014-5


2. The lien of supplemental taxes, if any, assessed pursuant to Chapter 3.5 commencing with
Section 75 of the California Revenue and Taxation Code.


3. EASEMENTS FOR THE PURPOSES SHOWN BELOW AND RIGHTS INCIDENTAL THERETO AS
RESERVED IN A DOCUMENT;
RESERVED BY: BEAUMONT LAND AND WATER COMPANY
PURPOSE; INGRESS, EGRESSANDTHE RIGHTTO LAYWATER PIPES
AFFECTS: THE HEREIN DESCRIBED PROPERTY AND THE ABUTIING STREETS AND ALLEYS


The location of the easement cannot be determined from record information.


4. The fact that the land lies within the boundaries of the Beaumont Redevetopment Project Area,
as disclosed by the document recorded December 28, 1993 as Instrument No. 516923 of Official
Records.


First American Title
Page 3 of 16







5.


?ifl il:flff:; 
o623's328433


Any claim that the Tltle is subject to a trust or lien created under The perishable Agricultural
Commodities Act, 1930 (7 U.s.c. $$499a, et seq.) or the Packers and StockyarOrd.tiT u.s.c.
$$181 et seq.) or under similar state laws.


ligf,tt of the public in and to that portion of the land lying within any Road, Street, Alley or
Highway.


water rights, claims or tiile to water, whether or not shown by the public records.


Any facts, rights, interests or claims which would be disclosed by a correct ALTA/NSpS survey.


Rights of parties in possession,


Prior to the issuance of any policy of tifle insurance, the company witt require:


With respect to the trust refened to in the vesting:
a' A certification pursuant to section 18100.5 of ihe california Probate code in a form satisfactory
to the Company.
b' Copies of those excerpts from the original trust documents and amendments thereto which
designate the trustee and confer upon the trustee the power to ac[ in the pending transaction.
c. Other requirements which the Company may impose following its review of the material
required herein and other information which the company may Tequire.


An ALTA/NSPS survey of recent date which complies with the current minimum standard detail
requirements for ALTA/NSpS land tifle surveys.


First American Trtle
Page 4 of 16


6.


7.


L


9.


10.


11.







1.


2.


OrderNumber: O623-5328433
Page Number: 5


Note: The policy to be issued may contain an arbitration clause. When the Amount of Insurance is less
than the certain dollar amount set forth in any applicable arbitration clause, all arbitrable matters shall be
arbitrated at the option of either the Company or the Insured as the exclusive remedy of the parties. If
you desire to review the terms of the policy, including any arbitration clause that may be included,
contact the office that issued this Commitment or Repoft to obtain a sample of the poliry jacket for the
poliry that is to be issued in connection with your transaction.


According to the latest available equalized assessment roll in the office of the county tax
assessor, there is located on the land a(n) COMMERCIAL STRUCTURE known as 945 EAST 6TH
STREET, BEAUMO NT, CAUFORNIA.


According to the public records, there has been no conveyance of the land within a period of
twenty-four months prior to the date of this report, except as follows:


None


3. We find no open deeds of trust, Escrow please confirm before closing.


The map attached, if any, may or may not be a survey of the land depicted hereon. First American
expressly disclaims any liability for loss or damage which may result from reliance on this map except to
the extent coverage for such loss or damage is expressly provided by the terms and provisions of the title
insurance policy, if any, to which this map is attached.


First American 77t/e
Page 5 of 16







OrderNumber: 0623-5328433
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LEGAL DESCRIPTION


Real propefi in the City of Beaumont, County of Riverside, State of California, described as
follows:


THE EAST LIT OT LOT 2 AND ALL OF LOTS 4 AND 6 IN BLOCK 94 OF THE TOWN OF BEAUMONT
(ryor / crrn AS sHowN BY THE AMENDED MAp OF SArD CrTy, RECORDED IN BOOK 6, PAGES
16 AND 17 OF MAPS, RECORDS OF SAN BERNARDINO COUNry CAUFORNIA


TOGETHER WITH THAT PORTION OF CHESTNUT AVENUE ADJOINING SAID I.AND ON THE
WEST AND THE WEST L/2 OF THE 20 FOOT WIDE ALLEY ON THE EAST, VACATED BY A
RESOLLTnON OF THE CIry COUNCIL OF THE CITY OF BEAUMONT, RESOLUTION 1989-40 A
CERTIFIED COPY OF SAID RESOLUTION HAVING BEEN RECORDED JULY 28, 1989 AS
INSTRUMENT NO. 252946 AND RE-ESTABUSHED BY RESOLUNON 1993-19 RECORDED MAY 5,
1993 AS INSTRUMENT NO. 168050.


APN: 418-113-014-5


First American Tit/e
Page 6 of 16
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Order Number: 0623-5328433
Page Number: B


NOTICE


Section LZ4t3.1of the California Insurance Code, eflective January 1, 1990, requires that any title insurance
company, underwritten title company, or controlled escrow company handling funds in an escrow or sub-escrow
capacity, wait a specifled number of days after depositing funds, before recording any documents in connection
with the transaction or disbursing funds. This statute allows for funds deposited by wire transfer to be disbursed
the same day as deposit. In the case of cashier's checks or certified checks, funds may be disbursed the next day
after deposit. In order to avoid unnecessary delays of three to seven days, or more, please use wire transfer,
cashier's checks, or certified checks whenever possible.


First American Title
Page 8 of 16
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First American Titte


First American Title Company
1855 W Redlands Blvd. Suite 100
Redlands, CA92313
(909)889-0311


First American Title
Page 9 of 16







OrderNumber: 0623-5328433
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WIRE INSTRUCTIONS
for


First American Title Company, Demand/Draft Sub-Escrow Deposits
San Bernardino County, California


PAYABLE TO: First American Tltle Company


BANK: First American Trust, FSB


ADDRESS: 5 First American Way, Santa Ana, CA92707


ACCOUNT No: 3004220000


ROUTING NUMBER: L22241255


PLEASE REFERENCE THE FOLLOWING:


PROPERTY 945 East 5th Street, Beaumont, CA92223


FILE NUMBER: 0623-5328433 (KCE)


PLEASE USE THE ABOVE INFORMATION WHEN WIRING FUNDS TO FiTst AmeTican
Title Company. FUNDS MUST BE WIRED FROM A BANK WITHIN THE UNITED
STATES, PLEASE NOTIFY Tammy Kerr/Cheryl Campbell/Todd Enos
AT (909)380-8726 OR SBTitle@firstam.com WFTEN YOU HAVE TMNSMITTED
YOUR WIRE.


IF YOUR FUNDS ARE BEING WIRED FROM A NON-U.S. BANK, ADDITIONAL CHARGES MAY APPLY.
PLEASE CONTACT YOUR ESCROW OFFICER/CLOSER FOR INTERNATIONAL WIRING INSTRUCNONS.


AN ACH TMNSFER CANNOT BE ACCEPTED FOR CLOSING, BECAUSE IT IS NOT THE SAME AS A WIRE
ANp REOUIRES ADDmONAL nM E FO.R ILEARANC_E.


FIRST AMERICAN TRUST CONTACT INFO: Banking Services t-877-600-9473


ALL WIRES WILL BE RETURNED IF THE FILE NUMBER
AND/OR PROPERTY REFERENCE ARE NOT INCLUDED


With cyber crimes on the increase, it is important to be ever vigilant. If you receive an e-mail or any
other communication that appears to be generated from a First American employee that contains new,
revised or altered bank wire instructions, consider it suspect and call our office at a number you trust.
Our bank wire instructions seldom change.


First American Title
Page 10 of 16
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EXHIBIT A
LIST OF PRINTED EXCEPTIONS AND EXCLUSIONS (By pOLrCyfipE)


CLTA STANDARD COVERAGE POLICY- 1990


EXCLUSIONS FROM COVEMGE


The following matters are expressly excluded from the coverage of this policy and the Company will not pay loss or damage, costs, attorneys' fees
or expenses which arise by reason of:


1, (a) Any law, ordinance or govemmental regulation (including but not limited to building or zoning laws, ordinanceg or regulations)
restricting. regulaung, prohibiting or relating (i) the occupancy, use, or enjoyment of the land; (ii) the character, dimensions or
location of any improvement now or hereafter erected on the land; (iii) a separation in ownership or a change in the dimensions or
area of the land or any parcel of which the land is or was a part; or (iv) environmental protection, or the effqgt of any violation of
these laws, ordinances or governmental regulations, except to the extent that a notice of the enforcement thereof or a notice of a


defect, lien, or encumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at
Date of Policy,


(b) Any governmental police power not excluded by (a) above, except to the extent that a notice of the exercise thereof or notice of a


defect, lien orencumbrance resulting from a violation or alleged violation affecting the land has been recorded in the public records at
Date of Poliry.


2, Rights of eminent domain unless notice of the exercise thereof has been recorded in the public records at Date of Policy, but not
excluding from coverage any taking which has occured prior to Date of Policy which would be binding on the righE of a purchaser
for value without knowledge.


3. Defects, liens, encumbrances, adverse clairns or other matters:


(a) whether or not recorded in the public records at Date of Policy, but created, suffered, assumed or agreed to by the insured
claimang


(b) not known to the Company, not recorded in the public records at Date of Policy, but known to the insured claimant and not
disclosed in writing to the Company by the insured claimant prior to the date the insured claimant became an insured under
this policy;


(c) resulting in no loss or damage to the insured claimant;


(d) attaching or created subsequent to Date of Policy; or


(e) resulting in loss or damage which would not have been sustained if the insured claimant had paid value for the insured
mortgage or for the estate or interest insured by this policy.


4, Unenforceability of the lien of the insured mortgage because of the inability or failure of the insured at Date of Poliry, or the
inability or failure of any subsequent owner of the indebtednest to comply with the applicable doing business laws of the state in
which the land is situated.


5. Invalidity or unenforceability of the lien of the insured mortgage, or cla;m thereof, which arises out of the transaction evidenced by
the insured mortgage and is based upon usury or any consumer credit protection or truth in lending law.


5, Any claim, which arises out of the transaction vesting in the insured the estate of interest insured by this policy or the transaction
creating the interest of the insured lender, by reason of the operation of federal bankruptry, state insolvency or similar creditors'
rights laws.


EXCEPTIONS FROM COVEMGE - SCHEDULE B, PART I


This policy does not insure against loss or damage (and the Company will not pay costs, attorneys'fees or expenses) which arise by


reason of:


1. Taxes or assssments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments


on real property or by the public records.
Proceedings by a public agency which may result in taxes or assessments, or notices of such proceedings, whether or not shown by
the records ofsuch agenry or by the publig records.


2. Any facts, rights, interests, or claims which are not shown by the public records but which could be ascertained by an inspection of
the land or which may be asserted by persons in possession thereof'


3. Easements, liens or encumbrances, or claims thereof, not shown by the public records.


4. Discrepancies, conflicts in boundary lines, shortage in area, encroachments, or any other facts which a correct survey would
disclose, and which are not shown by the public records.


5. (a) Unpatented mining claims; (b) resewations or exceptions in patenE or in Acts authorizing the issuance thereof; (c) water rights,


claims or title to water, whether or not the matters excepted under (a), (b) or (c) are shown by the public records.


6, Any lien or right to a lien for services, labor or material not shown by the public records.
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CLTA/ALTA HOMEOWNER'S pOLrCy OF TrTLE INSURANCE (12-02-13)


EXCLUSIONS


In addition to the Exceptions in Schedule B, You are not insured against loss, costs, attorneys'fees, and expenses resulting from:
1. Governmental police power, and the existence or violation of those portions of any law or government regulation concerning:


a. building;


b. zoning;


c. land use;


d. improvements on the Land;


e. land division; and


f. environmental protection.


This Exclusion does not limit the coverage described in Covered Risk 8.a., t4, L5, 16,18, 19, 20, 23 or 27.


2. The iailure of Your existing structures, or any part of them, to be constructed in accordance with applicable building codes. This Exclusion
does not limit the coverage described in Covered Rlsk 14 or 15.


3. The right to take the Land by condemning it. This Exclusion does not limit the coverage described in Covered Risk 17.


4. Risks:


a. that are created, allowed, or agreed to by You, whether or not they are recorded in the Public Records;


b. that are Known to You at the Policy Date, but not to Us, unless they are recorded in the Public Records at the Policy Date;
c. that result in no loss to You; or
d. that first occur after the Policy Date - this does not limit the coverage described in Covered Risk 7, 8.e., 25,26,27 or 28.


5. Failure to pay value for Your Title.
6. Lack of a right:


a. to any land outside the area specifically described and referred to in paragraph 3 of Schedule A; and
b. in streets, alleys, or waterways that touch the Land.


This Exclusion does not limit the coverage described in Covered Risk 11 or 21.


7. The transfer of the TlUe to You is invalid as a preferential transfer or as a fraudulent transfer or conveyance under federal
bankruptcy, state insolvency, or similar creditors' rights laws.


L Contamination, explosion, fire, flooding, vibration, fracturing, earthquake, or subsidence.
9. Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.


LIMTTATIONS ON COVERED RISKS


Your insurance for the following Covered Risks is limited on the Owner's Coverage Statement as follows:
For Covered Risk 16, 18, 19, and 21 Your Deductible Amount and Our Maximum Dollar Limit of Liability shown in Schedule A.
The deductible amounts and maximum dollar limits shown on Schedule A are as follows:


Your Deductible Amount Our Maximum Dollar Limit of Liability


Covered Risk 16: 1olo of Policy Amount Shown in Schedule A or 92,500 910,000
(whichever is less)


Covered Risk 18: 1% of Policy Amount Shown in Schedule A or 95,000 925,000
(whichever is less)


Covered Risk 19: 1olo of Policy Amount Shown in Schedule A or 95,000 925,000
(whichever is less)


Covered Risk 21: 1% of Policy Amount Shown in Schedule A or 92,500 95,000
(whichever is less)


2006 ALTA LOAN POLTCY (06-17-06)


EXCLUSiONS FROM COVEMGE


The following matters are expressly excluded from the coverage of this poliry, and the Company will not pay loss or damage, costs, attorneys'
fees, or expenses that arise by reason of:


1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or reiating to


(i) the occupancyr use, or enjoyment of the Land;
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(ii) the character, dimensions, or location of any improvement erected on the Land;


(iii) the subdMsion of land; or


(iv) environmental protection;


or the effect of any violation of these laws, ordlnances, or governmental regulations' This Exclusion 1(a) does not modifo or limit the


coverage provided under Covered Risk 5.


(b) Any governmental police power. This Exclusion 1(b) does not modify or limit the coverage provided under Covered Risk 6,


Z, Rights of eminent domain, This Exclusion does not modifo or limit the coverage provided under Covered Risk 7 or 8.


3, DefecE, lient encumbrances, adverse claims, or other matters


(a) created, suffered, assumed, or agreed to by the Insured Claiman$


(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed


ih wrgng to the Company'by the Insured Claimant prior to the date the Insured Claimant became an Insured under this poliry;


(c) resulting in no loss or damage to the Insured Claiman$


(d) attaching or created subsequent to Date of Policy (however, this does not modiry or limit the coverage provided under Covered Risk 11,


13, or 14); or
(e) resulting in loss or damage that would not have been sustained if the Insured Claimant had paid value for the tnsured Mortgage.


4, Unenforceability of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-


business laws of the state where the Land is situated,


5. Invalidlty or unenforceability in whole or in part ofthe lien ofthe Insured Mortgage that arises out ofthe kansaction evidenced by the


Insured Mortgage and is ba;ed upon usury br any consumer credit protection or truth-in'lending law.


6. Any claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors' rights laws, that the transaction creating


the lien ofthe Insured Mortgage, is


(a) a fraudulent conveyance or fraudulent transfer, or


(b) a preferential tmnsfer for any reason not stated in covered Risk 13(b) of this policy.


l, Any lien on the nde for real estate taxes or assessments imposed by governmental authority and created or.attachjng between Date of
- ' 


foicy and the date of recording of the Insured Mortgage in the Publ'iCnecords. This Exclusion does not modiry or limit the coverage


provided under Covered Risk U(b).


The above policy form may be issued to afford either Standard Coverage oJ Exteldld .CoJerage' In addition.to the above Exclusions from


Coverage, the eiceptions foom Coverage in a Standard Coverage policy wlll also include the following Exceptions from Coverage:


ilCEMONS FROM COVERAGE


[Except as provided in Schedule B - Part U.[ t[or T]his policy does not insure against loss or damage, and the Company will not pay


costs, attorneys' fees or expenses, that arise by reason of:


IPART I
flhe above policy form may be issued to afford either Standard Coverage or Extinqeq i6verage. In addiUon.to the above Exclusions from


Loveraqe, the dceptions from Coverage ln a Standard Coverage policy will also include the following Exceptions from Coveragel


1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real


iirl,perty or by the pubfic Cecords; (b) proceedings by ipublic a'gency. that may.res.t'lt in taxes or assessments, or notices of such


broteedings, wnether or not shown Uy'ttre records of such agenry or by the Public Records.


Z, Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the l-and or


that may be asserted by persons in possession of the land.


3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.


4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate


and complete land'survey of the Land and not shown by the Public Records'


S. (a) Unpatented mining claims; (b) reservations or exceptionsin patents or.in Acts authorizing the issuance thereof; (c) water rights, claims


iitigeto water, *n.in.i o1. n'oi tire matters excepted under (a), (b), or (c) are shown by the Public Records'


6. Any lien or right to a lien for service+ labor or material not shown by the public records.l


PART II


In addition to the matters set forth in part I of this schedule, the Title is subject.to -the 
following matters, and the comPany insures


against loss or damage sustainea ln itre event that they are not subordinate to the lien of the Insured Mortgage:l


2006 ALTA OWNER'S POUCY (06-17-06)


EXCLUSIONS FROM COVERAGE


The following matters are expressly excluded from the coverage of this policy, and the Company will not pay loss or damagg costs, attorneys'


fees, or expenses that arise by reason of:


1, (a) Any law ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,


prohibiting, or relating to


(i) the occupancy, use, or enjoyment of the Land;


(ii) the character, dimensions, or location of any improvement erected on the Land;


(iii) the subdivision of land; or
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(iv) environmental protection;


or the effect of any violation of these laws, ordinances, or governmental regulations, This Exclusion 1(a) does not modiry or limit the
coverage provided under Covered Risk 5.


(b) Any governmental police power. This Exclusion 1(b) does not modifli or limlt the coverage provided under Covered Risk 6.


2, Rights of eminent domain. This Exclusion does not modifu or limit the coverage provided under Covered Risk 7 or 8,


3. DefecE, Iiens, encumbrances, advene claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;


(b) not Foown to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed
in writing to the Company by the Insured Claimant prior to the date the Insured Claimant became an Insured under this polisy;
(c) resulting in no loss or damage to the Insured Claimant;
(d) attaching or created subcequent to Date of Policy (however, this does not modifo or limit the coverage provided under Covered Risk 9 or
10); or
(e) resulting ln loss or damage that would not have been sustained if the Insured Claimant had paid value for the Tltle.


4, Any claim, by reason of the operation of federal bankruptry, state insolvency, or similar creditors' rights laws, that the bansaction vesting
the TiHe as shown in Schedule A, is .
(a) a fraudulent conveyance or fraudulent transfer, or
(b) a preferential transfer for any reason not stated in Covered Risk 9 of this polisy,


5, Any lien on the Tide for real estate taxes or assessments imposed by governmental authority and created or attaching between Date of
Policy and the date of recording of the deed or other insuument of transfer in the Public Records that vests Title as shown in Schedule A.


The above policy form may be issued to afford either Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:


EXCEPTIONS FROM COVERAGE


This policy does not insure against loss or damage, and the Company will not pay costs, attorneys'fees or expenses, that arise by reason
of:


flhe above poliry form may be issued to afford ither Standard Coverage or Extended Coverage. In addition to the above Exclusions from
Coverage, the Exceptions from Coverage in a Standard Coverage policy will also include the following Exceptions from Coverage:


1. (a) Taxes or assessments that are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real
property or by the Public Records; (b) proceedings by a public agency that may result in taxes or assessments, or notices of such
proceedings, whether or not shown by the records of such agenry or by the Public Records.


2. Any facts, rights, interests, or claims that are not shown by the Public Records but that could be ascertained by an inspection of the Land or
that may be asserted by persons in possession of ttre Land.


3. Easements, liens or encumbrances, or claims thereof, not shown by the Public Records.


4. Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title that would be disclosed by an accurate


and complete land survey of the Land and not shown by the Public Records.


5. (a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (c) water rights, claims


or title to water, whether or not the matters excepted under (a), (b), or (c) are shown by the Public Records.


6. Any lien or right to a lien for services, labor or material not shown by the Public Records.


7. [Variable exceptions such as taxes, easements, CC&R's, etc. shown here.]


ALTA EXPANDED COVERAGE RESIDENTIAL LOAN POLICY (12.02.13)


EXCLUSIONS FROM COVEMGE


The following matters are expressly excluded from the coverage ofthis policy, and.the Company will not pay loss or damage, costs, attorneys'


fees, or expenses that arise by reason of:


1. (a) Any law, ordinance, permit, or governmental regulation (including those relating to building and zoning) restricting, regulating,
prohibiting, or relating to


(i) the occupancy, use, or enjoyment of the Land;


(ii) the character, dimensions, or location of any improvement erected on the Land;


(iii) the subdivision of land; or


(iv) environmental protection;


First American Trtle
Page 14 of 16







2.
?


OrderNumber: 0623-5328433
Page Number: 15


or the effect of any violation of these.laws,_ordinarces,. or governmental regulations. This Exclusion 1(a) does not modiry or limit the
coverage provided under Covered Risk t 6, 13(c), 13(d), 14 or 16.
(b) Any governmental police power. This Exclusion 1(b) does not modifo or limit the coverage provided under Covered Risk 5, 6, 13(c),
13(d), 14 or 15.
Rights of eminent domain, This Exclusion does not modiry or limit the coverage provided under Covered Risk 7 or g.
DefecE, liens, encumbrances, adverse claims, or other matters
(a) created, suffered, assumed, or agreed to by the Insured Claimant;
(b) not Known to the Company, not recorded in the Public Records at Date of Policy, but Known to the Insured Claimant and not disclosed
in writing to the company by the Insured Clalmant prior to the date the tnsurea ciiirninf became an Insured under this poliry;
(c) resulting in no loss or damage to the Insured Claimang
(d) attachins or created subseguent_to Date of Policy (however, this does not modifo or limit the coverage provided under Covered Risk 11,
16, 17, 19, Lg, 2A, 2L, 22, 23, 24, 27 or 2g); or
(e) resulting in loss or damage that would not have been sustained ifthe Insured Claimant had paid value for the Insured Mortgage.
Unenforceabllity of the lien of the Insured Mortgage because of the inability or failure of an Insured to comply with applicable doing-
business laws of the state where the t_and is situated.
Invalidityor.unenforceability in whole or in part of the lien of the.Insured Mortgage that arises out of the transaction evidenced by the
Insured Mortgage and is based upon usury or any consumer credit protection 61 iuth-in-iending law, This Exclusion does not moain. or limit
the coverage provided in Covered Risk 26.
Any claim of invalidify, unenforceability or lack of priority of the lien of the Insured Mortgage as to Advances or modificauons made after the
Insured has Knowledge that the vestee shown in Schedule A is no longer the owner of fieistate or interest covered by this policy. This
Exclusion does not modifo or limit the coverage provided in Covered Risk 11.
Any lien on the 1ifle for real estate taTSs or 


-assessments 
imposed by governmental authority and created or attaching subsequent to Date


of Policy' This Exclusion does not modifo or limit the coverage providet in Covered Risk 11(b) or 25,
The failure of the residential stnlctqq or any portion ofjt, to have been constructed beforg on or after Date of poliry in accordance with
applicable building codes. This Exclusion does not modiff'or limit the coverage provided in Covered Risk 5 or 6.
Any.claim, by reason of the operation of federal bankruptcy, state insolvency, or similar creditors, rights laws, that the ransaction creating
the lien of the Insured Mortgage, is
(a) a fraudulent conveyance or fraudulent transFer, or
(b) a preferential transfer for any reason not stated in covered Risk z7(b) ofthis policy,
contamination, explosion, fire, flooding, vibration, frdcturing, earthquake, or subsidence.
Negligence by a person or an Entity exercising a right to extract or develop minerals, water, or any other substances.


6.


4.


5.


7.


o,


q


10.


11.
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Privacy information (2001-2010 First American Financial Corporation)


Privacy lnformation
We Are Committed to Safeguarding CustDmer Information
ln oroer !o better serye your neds now and in the future, we may ask you to provide us with certain infomauon. we undssland that you may be concemed about what we will do with such


Applicbitity


Types of Information
Depending upon which of our seryices you are utilizing, the types of nonpublic peEonal infomation that we may collKt include;o Infomation we recelve fron you on apili.iu""i, irrrit Jr'i in ottrer cornmunicauons to ui, *ieilrre, in writing. in peren, by tetephone or any other means,: I:pi:li:l :l"yl-your transictions uiiih G;;;;riii;i;;;panies, or others; andtnromation we recelve frm a consumer reporting agscy.
Use of Information


Former Customers
Even if you are no longs our customer, our privacy poltcy will continue to apply to you.


Confidentiality and SecuriW


Information Obtained Through Our Web Site


*T=::..S_lhfjlromation to measuri the use or our iite inu iii o*itp-ia..r t" irp'orJir,J *rtinl'oi-oui.rt"
I nqe are ums, howwer' when we may need infomation faom you, such as your name and mail address. when infomation is needed, we will use our best efforts to let you know at the time of
accounvprofile lnfomation. If you chffie to share any personal i;f;;;i;;; with us, we wiil onty use it in accordance with the poticies ouuined above.


Business Relationships


Cookies


Gn-send to your brcwser, which may utm store the c@kie on y;r, njr?'Oiir".


productive Web site experience.


Fair Information Valug


prMacy.


and emphasize its importance and contribution to our econorni. " 
-- -


use we believe we should behave rgponsibly when we use infomation about a consumer in our business. we will obey the laws govming the collstjon, use and dissffiination of data.


can secure the required corrections.


our fair information values and on the responsible collection ano use or aju. we wltt iniounge otrreri in ou inotistry to coilea and use infomation in a responsible mannensecurity we will maintain appropriate facilitis and systffis to prot"a itiinrt ,nurthorized icces to anJ iorrupuon or6re aata we maintain.
Form 50-PRIVACY (9/1/10) Page 1 of 1
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1825 Chicago Ave, Suite 100
Riverside, CA 92507

951-684-1200
951-368-9018 FAX

BEAUMONT, CITY OF / LEGAL

550 E SIXTH ST

BEAUMONT, CA 92223

04/30/2021

I am a citizen of the United States.  I am over the age of eighteen years 

and not a party to or interested in the above entitled matter.  I am an 

authorized representative of THE PRESS-ENTERPRISE, a newspaper in 

general circulation, printed and published daily in the County of Riverside, 

and which newspaper has been adjudicated a newspaper of general 

circulation by the Superior Court of the County of Riverside, State of 

California, under date of April 25, 1952, Case Number 54446, under date 

of March 29, 1957, Case Number 65673, under date of August 25, 1995, 

Case Number 267864, and under date of September 16, 2013, Case 

Number RIC 1309013; that the notice, of which the annexed is a printed 

copy, has been published in said newspaper in accordance with the 

instructions of the person(s) requesting publication, and not in any 

supplement thereof on the following dates, to wit:

PROOF OF PUBLICATION OF

Ad Desc.:   / 

I certify (or declare) under penalty of perjury that the foregoing is true 

and correct.

Date: April 30, 2021

At:  Riverside, California

Ad Number:  0011458790-01

P.O. Number:  

Publication(s): The Press-Enterprise

Ad Copy:

PROOF OF PUBLICATION
(2010, 2015.5 C.C.P)

Legal Advertising Representative, The Press-Enterprise

#BM_Tag::2||5209377||-||1||0;0;0#
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Staff Report 

 

 

TO:  Planning Commissioners 

FROM: Carole Kendrick, Planning Manager 

DATE May 11, 2021 

SUBJECT:  Plot Plan 2020-0325 and Conditional Use Permit 2020-0055 for the 

Construction and Operation of a 2,336 Square Foot Quick Service 

Restaurant (QSR) with a Drive Thru for Zendaja’s on a 0.59-Acre 

Parcel Located in the Beaumont Gateway Plaza in the Community 

Commercial (CC) Zone.  (APN: 418-290-016) 

APPLICANT:  JDA Associates, Inc. 
  

Background and Analysis:  
 

The applicant is requesting approval of two (2) applications that were submitted on 

December 11, 2020.   The individual requests are broken down below: 

 

Plot Plan 2020-0280 is required by the Beaumont Municipal Code per Section 

17.02.070 to establish a new land use.  The proposed land use includes a new 2,336 

square quick service restaurant (QSR) with a drive-thru located on the west side of 

Beaumont Avenue, south of 1st Street in the Beaumont Gateway Plaza.  Fast food 

restaurants with a drive-thru and professional office uses are permitted per Beaumont 

Municipal Code Section 17.02.100 and Table 17.03-3. 

 

Conditional Use Permit No. 2020-0049 is required by the Beaumont Municipal Code 

per Section 17.02.100 and Table 17.03-3 for particular uses.  Restaurants with a drive-

thru are uses subject to a Conditional Use Permit.   Convenience stores are permitted in 

the Community Commercial zone.   

 

The subject property is part of a larger planned development called the Beaumont 

Gateway Plaza that was approved on December 12, 2006.  The overall development 

allowed for a gas station with a 1,400 square convenience store and a car wash, two (2) 

drive thru restaurants with 3,200 square feet each, 6,935 square foot multiple tenant 

building for retail and service uses and 33,000 square feet dedicated to research and 

development uses.   
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On February 12, 2008, the Planning Commission approved a modification to the 

Beaumont Gateway Plaza to modify the research and development uses to a 10-bay 

carwash facility and 14-bay automobile service facility showroom. The approved site 

plan is provided as Attachment G to this staff report. 

 

The applicant has been working with staff since September of 2020 and formally 

submitted their application in December 2020, prior to the adoption of the updated 

General Plan and Zoning Code update.  The subject use was considered under the 

Zoning Code in effect at the time in addition to the previously approved overall planned 

development.  

 

Staff notes these items, as the new Zoning Code includes several footnotes to Table 

17.03-3, more specifically Footnote 2 states that these uses shall not be located on any 

parcel which is located within 1,000 feet of any school providing instruction in the 12th 

grade or below, day care center, or youth center.  Footnote 3 states that new fast-food 

restaurants should not be located within 1,000 feet of another fast-food restaurant. 

 

Project Setting: 
 

The 0.59-acre site is undeveloped pad within a retail shopping center and curb, gutter, 

sidewalk, off-site landscaping and drainage swales lined with rock, were installed when 

the center was originally constructed.  The parcels to the south, east and west are 

currently vacant commercially zoned properties.  To the north is the existing developed 

shopping center that includes the Mojave River Academy, Subway, a Shell gas station, 

convenience store and carwash, and a Jack in the Box drive-thru restaurant. 

 

The project setting can also be seen in the following materials attached to this staff 

report: 

 

 General Plan Land Use Map (Attachment C) 

 Zoning Map (Attachment D) 

 Aerial Photograph (Attachment E) 

 

The land uses, zoning, and General Plan land use designations of the project site and 

surrounding area are shown in the following Table. 
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 LAND USE GENERAL PLAN ZONING 

PROJECT 

SITE 
Vacant Land 

GC (General 
Commercial) 

CC (Community 

Commercial)  

NORTH 

Mojave River 

Academy & 

Subway  

 

GC (General 

Commercial) 

CC (Community 

Commercial) 

SOUTH Vacant Land 

 

GC (General 

Commercial) 

CC (Community 

Commercial) 

EAST Vacant Land 

 

GC (General 

Commercial) 

CC (Community 

Commercial) 

WEST Vacant Land 

 

GC (General 

Commercial) 

CC (Community 

Commercial) 

 

Site Design: 
 

The site currently is a vacant pad within an existing developed shopping center.  The 

center comprises of six (6) parcels.  The subject property is in the southeast corner of 

the overall planned development and will complete the development along Beaumont 

Avenue frontage.  The parcel includes some existing developed parking spaces that are 

located on the west side of the Mojave River Academy and Subway Building. 

 

The project is proposing to construct a 2,336 square foot quick service restaurant with a 

drive thru. The building is situated in the southeast corner of the subject parcel and the 

drive thru wraps around the building in a horseshoe design with the entrance on the 

west side of the building and exiting on the east side of the building.    

 

The new parking fields are located to the north and west of the of the building.  As 

previously mentioned, there is existing parking that is under the ownership of this 

parcel.  The site is accessed from existing driveways for the center that are located on 

Beaumont Avenue and 1st Street. 
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The attached Development Plans (Attachment B) include the site layout, grading, 

elevations and conceptual landscaping. 

 

Architecture: 

 

The proposed project will utilize a modern style of architecture that includes varied 

rooflines and building planes to create visual interest.  Exterior accents include metal 

awnings, stone veneers, cornice treatments to create visual interest.  The buildings also 

propose multiple planes for an increased architectural effect.   

 

Exterior finish treatments are comprised of a mixture of painted stucco in beige and tan 

tones with green and black for accent colors.  The project is proposing parapet roofs 

with varied heights between 14 to 24 feet with cornice treatments, as shown in 

Attachment B.   

 

Circulation and Parking: 

  

Per Beaumont Municipal Code Table 17.05-1 fast food restaurants are calculated at one 

(1) space per 100 square feet of gross floor area.  The proposed drive-thru restaurant 

will require a minimum of 24 parking spaces.  The Municipal Code table also includes 

footnote 1 that requires a minimum standard vehicle stacking capacity in a drive-thru 

lane at eight (8) vehicles.  The project is proposing to provide 26 parking stalls and 

stacking for eight (8) vehicles consistent with the Beaumont Municipal Code. 

 

Hours of Operation: 

 

The quick service restaurant is proposing hours between 9am to 11pm, seven (7) days 

a week, as indicated in the applicant statement of operations (see Attachment F).   

 

Multi-Species Habitat Conservation Plan (MSHCP): 

 

The project is found to be consistent with the MSHCP.  The project is located outside of 

any MSHCP criteria area and mitigation is provided through payment of the MSHCP 

Mitigation Fee. 

 

Development Review Committee (DRC): 

 

The Development Review Committee reviewed for the project for design on January 7, 

2021 and February 25, 2021.  Staff from the various City departments provided written 

comments that have been incorporated into the proposed conditions of approval. 
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Environmental Documentation: 

 

This project is exempt from review under the California Environmental Quality Act 

(CEQA) under CEQA Guidelines Section 15332 in that information contained in the 

project file and documents incorporated herein by reference demonstrates that: Plot 

Plan PP2020-0325 and Conditional Use Permit CUP2020-0055 are consistent with the 

General Commercial General Plan designation and all applicable General Plan policies 

as well as the applicable zoning designation of Community Commercial; the proposed 

project site is located within the boundaries of the City of Beaumont; Plot Plan PP2019-

0325 and Conditional Use Permit CUP2020-0055 has no value as habitat for 

endangered, rare or threatened species; there is no substantial evidence in the record 

that Plot Plan PP2019-0325 and Conditional Use Permit CUP2020-0055 will result in 

significant effects related to traffic, noise, air quality or water quality in that the proposed 

design incorporates and otherwise is subject to air and water quality resource agency 

design requirements to avoid harmful effects; and the site is or can be adequately 

served by all required utilities and public services.  As such, the project meets the 

criteria for application of a Class 32 (In-Fill Development) Categorical Exemption under 

the CEQA Guidelines.  Additionally, none of the exceptions provided in CEQA 

Guidelines Section 15300.2 apply to this project. 

 

In addition, a Negative Declaration was prepared and adopted on December 12, 2006 

under 06-ND-06 for the overall project.  The project as proposed is consistent with the 

previously adopted Negative Declaration. 

 

Public Communications Received: 

 

Property owners located within a 300-foot radius of the project site were notified of the 

public hearing on April 30, 2021 with a 10-day hearing notice in addition to a public 

notice in the Press Enterprise.  At the time of report preparation, the Planning 

Department has not received any letters of comment from the public in favor or 

opposition to the project.  Any comments received prior to the time of the scheduled 

Planning Commission meeting will be provided to the Commission at the time of the 

public hearing.  A proof of publication is included as Attachment H to this staff report. 

 

Planning Commission Authority: 

 

The Community Commercial zone allows fast food restaurants with a drive thru as a 

conditionally permitted use, per Table 17.03-3 subject to approval of a Conditional Use 
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Permit.  The Beaumont Municipal Code Section 17.02.100.F authorizes the Planning 

Commission to approve, conditionally approve, or deny the application. 

 

A Plot Plan is required per Section 10.02.070 to establish a new land use, or to assume 

an existing land use, consistent with the zoning of the proposed location and requires a 

public hearing conducted by the Planning Commission.  The Beaumont Municipal Code 

Section 17.02.070.F authorizes the Planning Commission to approve, conditionally 

approve, or deny the application. 

 

Conditional Use Permit Findings: 

 

The Planning Commission may approve and/or modify a Conditional Use Permit in 

whole or in part, with or without conditions, provided that all of the following findings of 

fact are made: 

 

1. The proposed uses conditionally permitted within the subject zone and complies 

with the intent of all applicable provisions of this Zoning Ordinance.  

 

The project is subject to and is consistent with the Development Standards for the 

Community Commercial (CC) zone.  The zoning allows fast-food restaurants with a 

drive-thru subject to a conditional use permit.       

 

2. The proposed uses would not impair the integrity and character of the zone in 

which it is to be located. 

 

The subject property is zoned Community Commercial (CC) allows fast-food 

restaurants with a drive-thru subject to a Conditional Use Permit.  The site is located 

in an area that is surrounded by currently zoned Community Commercial (CC) 

properties and will not impair the integrity or character of the zone. 

 

3. The subject site is physically suitable for the type of land use being proposed. 

 

The project is in a commercial area that is primarily vacant with the exception of the 

development to the north which is part of the overall planned development referred 

to as the Beaumont Gateway Plaza. The is generally flat and is located in a partially 

developed project and is suitable for commercial development.   

 

4. The proposed uses are compatible with the land uses presently on the subject 

property. 
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The project is in a commercial area that is primarily vacant, with the exception of a 

development to the north that is part of the overall planned development.  The is 

generally flat, partially developed and is suitable for commercial development.   

 

5. The proposed uses would be compatible with existing and future land uses within 

the zone and the general area in which the proposed use is to be located. 

 

The zoning for the project site is Community Commercial (CC) and the land use 

designation is and General Commercial (GC).  The proposed project is surrounded 

by property that is currently zoned Community Commercial and designated as 

General Commercial in the General Plan.   The site is surrounded by vacant land, 

with the exception of the development to the north which is part of the overall 

planned development referred as the Beaumont Gateway Plaza.  The proposed 

uses are compatible with the surrounding commercial zoned properties.   

 

6. There would be adequate provisions for water, sanitation, and public utilities and 

services to ensure that the proposed use would not be detrimental to public 

health and safety. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 

Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.   Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 

 

7. There would be adequate provisions for public access to serve the subject 

proposal. 

 

There is adequate access to the site as determined by the City’s public safety 

departments. The site has access from Beaumont Avenue and 1st Street.    

 

8. The proposed use is consistent with the objectives, policies, general land uses, 

and programs of the City of Beaumont General Plan. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is General Commercial 

(GC).  The proposed development is consistent with the General Plan policies.   
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9. The proposed use would not be detrimental to the public interest, health, safety, 

convenience, or welfare. 

 

The proposed project meets all the development standards under the Community 

Commercial zoning, which is intended to protect the public interest, health, safety, 

convenience, or welfare.  The quick service restaurant with a drive-thru will provide a 

convenience for the public that will not be detrimental to public health, safety or 

welfare.    

 

10. The proposed design and elevations preserve and maximize the image, 

character, and visual quality of the neighborhood. 

 

The proposed design and elevations are compatible with the commercial 

development to the north and will provide a consistent image that compliments the 

character of the commercial properties that are developed in the Beaumont Gateway 

Plaza. 

 

11. The Planning Commission shall find that the proposed use does not have a 

disproportionately high and adverse human health or environmental effect on 

minority and low-income populations. 

 

This use will not have an adverse effect on humans or the environment for any 

population. The proposed project will provide a quick service restaurant to serve all 

income levels of the population.   

 

12. This subsection G shall apply only to the uses identified in Chapter 17.03.  This 

subsection shall not invalidate any conditional use permit for an operation facility 

but shall be complied with prior to issuance of a building permit for all projects 

which no building permit has been issued upon the effective date of this 

provision. 

 

Plot Plan Findings: 

 

1. The proposed use is permitted, or is substantially similar to a use permitted, 

within the subject zone and complies with the intent of all applicable provisions of 

the Zoning Ordinance. 

 

The project is subject to and is consistent with the Development Standards for the 

Community Commercial (CC) zone.  The zoning allows fast-food restaurants with a 

drive-thru subject to a conditional use permit.       
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2. The proposed use is consistent with the objectives, policies, general plan land 

uses and programs of the general plan and any applicable specific plans. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is General Commercial 

(GC).  The proposed development is consistent with the General Plan policies.   

 

3. The subject site is physically suitable for the type and intensity of the proposed 

land use. 

 

The project is in a commercial area that is primarily vacant with the exception of the 

development to the north which is part of the overall planned development referred 

to as the Beaumont Gateway Plaza. The is generally flat and is located in a partially 

developed project and is suitable for commercial development.   

 

4. The location, size, design and operating characteristics of the proposed uses is 

compatible with existing land uses within the general area in which the proposed 

use is located. 

 

The zoning for the project site is Community Commercial (CC) and the land use 

designation is and General Commercial (GC).  The proposed project is surrounded 

by property that is currently zoned Community Commercial and designated as 

General Commercial in the General Plan.   The site is surrounded by vacant land, 

with the exception of the development to the north which is part of the overall 

planned development referred to as the Beaumont Gateway Plaza.  The proposed 

uses are compatible with the surrounding commercial zoned properties.   

 

5. There are adequate provisions for public access, water, sanitation, and public 

utilities and services to ensure that the proposed land use would not be 

detrimental to the public convenience, health, safety or general welfare. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 

Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.   Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 
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6. The approval of the plot plan permit for the proposed uses is in compliance with 

the requirements of the California Environmental Quality Act and there would be 

no significant adverse impacts upon environmental quality and natural resources 

that cannot be reasonably mitigated and monitored. 

 

The project is exempt from CEQA under Section 15332 In-Fill Development Projects. 

There are no adverse impacts anticipated by this project.  

 
Recommended Action: 

Hold a public hearing; and, 

Approve Plot Plan PP2020-0325 and Conditional Use Permit CUP2020-0055, 

subject to the attached Conditions of Approval. 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 

Attachments: 

A. Draft Conditions of Approval 
B. Development Plan 
C. General Plan Land Use Designation Map 
D. Zoning Map 
E. Aerial Photograph 
F. Applicant’s letter dated December 11, 2020 regarding the statement of 

operations  
G. Beaumont Gateway Plaza 06-PP-06 Approved Site Plan 
H. Proof of Publication 

 

 

Incorporated herein by Reference: 
 
City of Beaumont General Plan 
City of Beaumont Zoning Ordinance 
Project Site’s Riverside Conservation Authority Multi-Species Habitat Conservation Plan 
Informational Map 
Contents of City of Beaumont Planning Department Project File PP2020-0325, 
CUP2020-0055, 06-PP-06 & 06-ND-06 
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CITY OF BEAUMONT  
PLANNING DEPARTMENT 

DRAFT CONDITIONS OF APPROVAL 
 

 

 
PLANNING COMISSION DATE: May 11, 2021 
 
PROJECT NAME: ZENDAJA’S 
PROJECT NOS.: PP2020-0325 & CUP2020-0055 
DESCRIPTION: A request for a commercial development on an approximately 0.59-acre 
site, to construct and operate a 2,336 square foot quick service restaurant with a drive thru 
located in the Beaumont Gateway Plaza in the Community Commercial (CC Zone. 
APPLICANT: JDA Associates, Inc. 
LOCATION: South of 1st Street on the west side of Beaumont Avenue 
APN: 418-290-016 
 
Note:  Any conditions revised at a hearing will be noted by strikeout (for deletions) and/or 
underline (for additions), and any newly added conditions will be added at the end of all 
conditions regardless of the Department originating the condition. 
 
STANDARD CONDITIONS   
 
1. The permit for the above referenced Plot Plan and Conditional Use Permits consists 

of all Conditions of Approval herein. All Conditions of Approval for PP2020-0352 & 
CUP2020-0055 and other related approvals are still in effect.  

 
2. The use hereby permitted is for the establishment of a quick service restaurant with a 

drive thru located on south of 1st Street on the west side of Beaumont Avenue (APN  
 

3. The Community Development Director may approve minor modifications to the site 
plan that are in substantial conformance to the approved project and that do not 
increase impacts.  All copies of the revised plans shall be dated and signed by the 
Director and made a part of the record. 

 
4. The permittee shall defend, indemnify, and hold harmless the City of Beaumont, the 

Beaumont Redevelopment Agency, its agents, officers, consultants, and employees 
from any claims, action, or proceeding against the City of Beaumont or its agents, 
officers, consultants, or employees to attack, set aside, void, or annul, an approval of 
the City of Beaumont, its advisory agencies, appeal boards, or legislative body 
concerning Plot Plan PP2020-0352 and Conditional Use Permit CUP2020-0055. The 
City of Beaumont will promptly notify the permittee of any such claim, action, or 
proceeding against the City of Beaumont and will cooperate fully in the defense.  If the 
City fails to promptly notify the permittee of any such claim, action or proceeding or 
fails to cooperate fully in the defense, the permittee shall not, thereafter, be 
responsible to defend, indemnify, or hold harmless the City of Beaumont. 
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5. This approval is subject to the City of Beaumont Municipal Code Section 17.02.100 

Conditional Use Permits and is subject to timing specified in Sections (J) Conditional 
Use Permit Time Limits, (K) Conditional Use Permit Lapse in Time, (L) Conditional 
Use Permit Renewal and (M) Lapsing in Conditional Use Permit.  

 
6. This approval is subject to the City of Beaumont Municipal Code Section 17.02.170 

Plot Plans and is subject to timing specified in Sections (I) Plot Plan Time Limits and 
(J) Plot Plan Lapse in Time.  

 

7. Administrative Plot Plan and business license application review and approval are 
required prior to occupancy of the building or sales of any items. 

 
8. Occupancy inspections will be required prior to the start of operations by the Building 

& Safety, Planning, Police, and Fire Departments. All inspections shall be performed 
and approved before a Certificate of Occupancy will be issued by the Building and 
Safety Department. 

 
9. If any of the conditions of approval are violated, or if the use otherwise become a 

public nuisance as set forth in the Beaumont Municipal Code, the conditional use 
permit may be revoked as prescribed in the Municipal Code.  

 
10. For Sales Tax Purposes, this location shall be the “Point-of-Sale” for all transactions 

conducted. 
 

11. The Community Development Director shall monitor the subject use to ensure that the 
scale of the use does not exceed the limitations of the existing site improvements. In 
the event the Community Development Director determines that the scale of the use 
has exceeded site limitations, a hearing shall be scheduled before the Planning 
Commission to review the permit and consider modification or revocation thereof. 

 
12. After 12 months of operation, the subject matter may, at the discretion of the 

Community Development Director, be scheduled for review by the Planning 
Commission. The Commission shall retain the authority to amend these conditions of 
approval at such time, or to modify the use or revoke the permit if substantial problems 
result from the operation. 

 
13. The applicant shall be responsible for securing clearance, permits and approvals from 

all relevant agencies, including the Building Department, Fire Department, Health 
Department, and any other necessary departments or agencies. 
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PP2020-0352 & CUP2020-0055 
Draft Conditions of Approval 
Page 3 

 

 

 

14. This permit shall be for the benefit of the applicant in whose name the permit was 
issued, for the specific approved location. The permit shall not be transferrable to 
another individual or location. 

 
15. An anti-graffiti coating shall be provided on all block walls, and written verification from 

the developer shall be provided to the City of Beaumont Planning Department. 
 

16. The project shall comply the outdoor lighting (night sky) requirements of Beaumont 
Municipal Code Chapter 8.50. 

 
17. Outdoor lighting systems in the Commercial/Industrial zone shall be turned off or 

reduced in lighting by at least 50 percent beginning at 10:00 pm. or close of business, 
whichever is later, until dawn or the start of business, whichever is sooner.  When 
possible, the lighting system shall be turned off rather than reduced in lighting level.  
Lighting shall be equipped with controls for photocell on and time off. 

18. Conceptual signage has been included as part of this project but will require Planning 
and Building sign permits prior to installation.  All signage shall be developed in 
conformance with the zoning ordinance of the Beaumont Municipal Code, Chapter 
17.07 or the Beaumont Gateway Plaza sign program.   

 
19. The hours of operation for the quick service restaurant with a drive shall be a from 

9am to 11pm, 7 days a week.   
 

20. Outdoor merchandise displays are not permitted as part of this project. 
 

21. No outdoor activities are permitted within the parking area without an approved 
Temporary Use Permit. 

 
22. No vehicles may be parked on sidewalks, parkways, driveways, or alleys. 

 
BUILDING DEPARTMENT CONDITIONS 
 
23. It shall be unlawful for any person to engage in or permit the generation of noise 

related to landscape maintenance, construction including erection, excavation, 
demolition, alteration or repair of any structure or improvement, at such sound levels, 
as measured at the property line of the nearest adjacent occupied property, as to be 
in excess of the sound levels permitted under Chapter 9 of the Municipal Code, at 
other times than between the hours of 7:00 a.m. and 6:00 p.m. The person engaged 
in such activity is hereby permitted to exceed sound levels otherwise set forth in this 
Chapter for the duration of the activity during the above described hours for purposes 
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Draft Conditions of Approval 
Page 4 
 

 

 

of construction. However, nothing contained herein shall permit any person to cause 
sound levels to at any time exceed 55 dB(A) for intervals of more than 15 minutes per 
hour as measured in the interior of the nearest occupied residence or school. 

 
FIRE DEPARTMENT CONDITIONS 
 
With respect to the conditions of approval for the referenced project, the Fire 
Department requires the following fire protection measures be provided in 
accordance with Riverside County Ordinances and/or recognized fire protection 
standards: 
 
24. Fire Hydrants and Fire Flow: Prior to the issuance of building permits, plans for the 

water system shall be submitted to the fire department for review and approval. The 
water system shall be capable of delivering the required fire flow. Fire hydrant(s) 
location and spacing shall comply with the fire code. An approved water supply for fire 
protection during construction shall be made available prior to the arrival of 
combustible materials on site. Reference 2019 California Fire Code (CFC) 507.5.1, 
3312, Appendices B and C. 

 
25. The existing FDC and PIV shall be relocated to a location on the address side of the 

project.  Currently the landscape plan shows landscape that would prohibit or obstruct 
the FDC/PIV placement. 

 
26. Fire Department Access: Prior to building permit issuance, provide a site plan showing 

the fire lanes. Access roads shall be provided to within 150 feet to all portions of the 
exterior building walls and shall have an unobstructed width of not less than 24 feet. 
The construction of the access roads shall be all weather and capable of sustaining 
60,000 lbs. over two axels for commercial developments. Approved vehicle access, 
either permanent or temporary, shall be provided during construction Ref. CFC 
503.1.1, 3310.1 and 503.2.1 

 
27. Requests for installation of traffic calming designs/devices on fire apparatus access 

roads shall be submitted and approved by the Office of the Fire Marshal. Ref. CFC 
503.4.1 

 
28. Construction Permits Fire Department Review: Submittal of construction plans to the 

Office of the Fire Marshal for development, construction, installation and operational 
use permitting will be required. Final fire and life safety conditions will be addressed 
when the Office of the Fire Marshal reviews these plans.  These conditions will be 
based on occupancy, use, California Building Code (CBC), California Fire Code, and 
related codes, which are in effect at the time of building plan submittal. 
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29. Knox Box: Buildings shall be provided with a Knox Box. The Knox Box shall be 

installed in an accessible location approved by the Office of the Fire Marshal. Ref. 
CFC 506.1 

 
30. Addressing:  All commercial buildings shall display street numbers in a prominent 

location on the address side and additional locations as required. Ref. CFC 505.1 and 
County of Riverside Office of the Fire Marshal Standard #07-01 

 
POLICE DEPARTMENT 
 
31. All exterior lighting on the site shall remain functional and be kept on during all hours 

of darkness. Exterior lighting shall be sufficient to illuminate the storefront during all 
hours of darkness. Any proposed outside lighting shall be in compliance with the City’s 
Lighting Ordinance, Chapter 8.50, of the City of Beaumont Municipal Code. 

 
32. The address of the business shall be clearly visible from the front of the building and 

shall be illuminated during hours of darkness. 
 
33. Remove litter daily from the premises, adjacent sidewalks and parking lots under site’s 

control and sweep/clean these areas weekly.  
 

34. Remove graffiti from premises and parking lot.  
 

35. Have no more than 33% of the windows covered with advertising or signs.  
 
36. The applicant shall comply with all applicable local, county, state and federal 

regulations, including the City’s Municipal Code and the California Business and 
Professions Code (B&P). 

 
PUBLIC WORKS 
 
GENERAL  

37. The following is a non-inclusive list of items that may be required by the Public Works 

Department: 

 

A. Plans: 

 

i. Precise Grading Plan 

ii. Erosion Control Plan 
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iii. Sewer Improvement Plan 

iv. BCVWD Water Improvement Plan 

v. Storm drain Improvement Plan 

 

B. Reports & Studies: 

 

i. Geotechnical Report 

ii. Soils Investigation Report w/ Infiltration study & Analysis  

iii. Final Water Quality Management Plan (F-WQMP) 

iv. Grading & Pad Certification 

v. Compaction Report 

 

C. Permits and agreements: 

 

i. Permission to Grade and Construction agreements (if applicable) 

ii. Non-interference letters (if applicable) 

iii. WQMP Covenant and Agreement 

iv. City Grading Permit 

v. City Encroachment Permit, if necessary 

vi. Performance Bond, if necessary 

vii. Labor & Material Bond, if necessary 

viii. Maintenance Bond, if necessary 

 

D. Survey Documents: 

 

i. Easement Dedications 

ii. Corner Record  

 

38. The design of public infrastructure elements shall conform to the requirements of the 
City General Plan, Water Quality Management Plan, Master Plans, City of Beaumont 
Standards, Riverside County Transportation Department (RCTD) Road Improvement 
Standards & Specification, Caltrans Standard Specifications and the Standard 
Specifications for Public Works Construction, current edition, as required by the City 
Engineer.  

 

39. The design of private site improvements and grading work outside of road right of way 
shall conform to the latest edition of California Building Code and the City of Beaumont 
standards and practices.  
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40. All required plans and studies shall be prepared by a Registered Professional 
Engineer, Registered Professional Geologist or Registered Professional Surveyor in 
the State of California, and submitted to the Public Works Department for review and 
approval.  
 

41. The Applicant shall coordinate with affected utility companies and obtain any permits 
as necessary for the development of this project. 
 

42. The Applicant is responsible for resolving any conflicts with existing or proposed 
easements. All easement(s) of record and proposed easements shall be shown on 
the final map, grading plan and improvement plans, where applicable.  
 

43. The Applicant shall obtain an Encroachment Permit, as required, for all work within 
the public right-of-way. 

 

MAPPING & SURVEYING 

 
44. PRIOR TO START OF CONSTRUCTION: Where survey monuments exist, such 

monuments shall be protected or shall be referenced and reset, pursuant to Business 
and Professions Code, Sections 8700 to 8805 (Land Surveyors Act).  
 

45. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT: The applicant shall verify and/or 
set all property corners, r/w corners, and centerline monuments. Subsequently, the 
applicant shall cause the surveyor to file the appropriate documents and records to 
the County of Riverside.  
 

46. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall provide an 
easement over, across and which provides ingress and egress to all private water 
quality, stormwater and drainage basins, to be dedicated to the City, for ingress, 
egress and right to inspect unless otherwise directed by the City Engineer.  
 

47. PRIOR TO ISSUANCE OF AN ENCROACHMENT PERMIT: The Applicant, at its sole 
expense, shall obtain all right-of-way or easement acquisitions necessary to 
implement any portion or condition of this project, including public improvements; off-
site grading & construction; offsite street requirements; offsite sewer requirements; 
storm drain improvements; or any other requirement or condition. 

 
 

GRADING AND DRAINAGE IMPROVEMENTS 
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48. PRIOR TO ISSUANCE OF A GRADING PERMIT: The stormwater generated within 
the development shall be captured into appropriate drainage facilities. The stormwater 
shall be treated per the requirements of the WQMP, if applicable. The drainage 
facilities shall be designed to accommodate a 100-year storm flow event. 
 

49. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall design all storm 
drains, catch basins, and storm water structures with trash capture devices that 
conform with the approved trash capture list issued by the State Water Board. 
 

50. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall design 
temporary drainage facilities and erosion control measures to minimize erosion and 
silt deposition during the grading operation. 
 

51. PRIOR TO ISSUANCE OF GRADING PERMIT: The applicant shall adhere to all 
Federal Emergency Management Agency (FEMA) regulations and requirements in 
the event that existing drainage patterns are affected by this development. The 
applicant shall submit to the City and to any governing Federal agency for review and 
approval, all necessary calculations.  
 

52. PRIOR TO ISSUANCE OF A GRADING PERMIT: if necessary, a final project-specific 
Water Quality Management Plan (F-WQMP) shall be submitted to Public Works 
Department. The WQMP shall incorporate, but not limited to, the following: site design 
BMP’s, applicable source control BMP’s, treatment control BMP’s, long term operation 
and maintenance requirements, and inspection and maintenance checklist. 
Maintenance and funding requirements shall be outlined in the WQMP for the 
maintenance of the development BMP’s. The post construction Best Management 
Practices (BMPs) outlined in the approved final project-specific WQMP shall be 
incorporated in the improvement plans. 
 

53. CONCURRENT WITH GRADING OPERATIONS: Any grading and/or utility 
excavations and backfilling, both on and off site, shall be done under the continuous 
direction of a licensed geotechnical/civil engineer who shall obtain all required permits 
and submit reports on progress and test results to the City Engineer for review and 
approval as determined by the City. Upon completion of all soils related work, the 
geotechnical engineer shall submit a final report to the City Engineer for review and 
approval, which may require additional tests at the expense of the applicant.  
 

54. PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY (COO): The Applicant 
shall provide adequate provisions to collect and convey all on-site drainage flows in a 
manner consistent with the historic drainage pattern and discharge in a manner which 
will not increase damage, hazard, or liability to adjacent or downstream properties. 
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55. PRIOR TO FOUNDATION TRENCHING:  The applicant shall submit a soil 
compaction report to the City for review and approval. 

 
56. PRIOR TO OBTAINING A BUILDING PERMIT: The applicant shall pay all applicable 

development fees as indicated on the fee schedule, current at the time of permit, 
available from the City, including, but not limited to the following: 

 

A. Fire Protection Impact  

B. Police Facilities Impact 

C. Public Facility 

D. Streets and Bridges Impact 

E. Traffic Signal Impact 

F. Railroad X'ing Impact 

G. General Plan 

H. Emergency Preparedness 

I. Recycled Water Facility 

J. Sewer Application 

K. Sewer Capacity 

L. Sewer Area Benefit Fees 

M. MSHCP  

N. TUMF 

 

SEWER IMPROVEMENTS 

57. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall 
construct sewer laterals from each structure to the nearest existing public sewer 
facility.  
 

58. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall 
connect proposed lateral to the existing sewer mains per EMWD std. SB-176. 

59. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall 
construct sewer laterals per EMWD std. SB-177 and State Department of Health 
requirements for water line and sewer line separations both horizontally and vertically. 
 

60. PRIOR TO CONNECTING TO A PUBLIC SEWERAGE SYSTEM: The applicant shall pay all 
applicable sewer connection fees.  
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WATER IMPROVEMENTS 

61. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall be responsible 
for obtaining potable water and reclaimed water for the development. 
 

62. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall comply with 
the requirements of the Beaumont Cherry Valley Water District.  
 

63. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall ensure all 
water valves and vault covers within paved areas are raised flushed with finished surface and 
painted after paving is completed. 
 

64. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall ensure all fire 
hydrants; air vacs and other above ground water facilities are placed outside of sidewalk 
areas. Water meter boxes and vaults, valve covers, etc. may be placed within sidewalks or 
paved areas provided such devices are set flush with the finished surfaces and are properly 
rated for chosen locations as approved by the City Engineer. 

 
End of Conditions 
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TREES BOTANICAL / COMMON NAME CONT CAL SIZE PF QTY REMARKS

Acacia stenophylla / Shoestring Acacia 24" Box L 6

Cercidium x `Desert Museum` / Thornless Palo Verde 24"box L 2

Cercis canadensis `Forest Pansy` / Forest Pansy Redbud 24" Box L 5 STANDARD

Platanus x acerifolia `Bloodgood` / London Plane Tree 15 Gal. L 2

Washingtonia robusta / Mexican Fan Palm B & B 12-15` H M 6

SHRUBS BOTANICAL / COMMON NAME CONT PF SPACING QTY REMARKS

Agave americana / Century Plant 15 gal VL 6

Agave attenuata `Ray of Light` / Variegated Fox Tail Agave 15 gal L 9

Agave x `Blue Flame` / Blue Flame Agave 15 gal L 4

Callistemon viminalis `Better John` / Dwarf Weeping Bottlebrush 5 gal L 18

Elaeagnus pungens `Marginata` / Silver-Edge Eleagnus 5 gal L 13

Grevillea x `Noellii` / Grevillea 5 gal L 6

Leucophyllum frutescens `Green Cloud` TM / Green Cloud Texas Ranger 5 gal L 19

Muhlenbergia capillaris `Pink Cloud` / Pink Muhly 5 gal M 15

Tecoma x `Sunrise` / Yellow Bells 15 gal L 27

Westringia fruticosa `Wynabbie Gem` / Wynabbie Gem Coast Rosemary 5 gal L 8

PLANT SCHEDULE
SHRUB AREAS BOTANICAL / COMMON NAME CONT PF SPACING QTY REMARKS

Achillea millefolium `Moonshine` / Yarrow 1 gal L 18" o.c. 73

Carex pansa / Sanddune Sedge 1 Gal. M 30" o.c. 43

Dianella tasmanica `Yellow Stripe` / Golden Flax Lily 1 gal L 24" o.c. 10

Rosmarinus officinalis `Huntington Carpet` / Huntington Carpet Rosemary 1 Gal. L 36" o.c. 266

SYMBOL DESCRIPTION QTY

2"-4" FRACTURED ROCK COBBLE OVER DE WITT WEED 4.21 cy
BARRIER PRO `NEW CASTLE BROWN` BY DECORATIVE
STONE SOLUTIONS, INC. OR APPROVED EQUIVELENT.
CONTRACTOR SHALL PROVIDE A REPRESENTATIVE
COLOR SAMPLE FOR REVIEW AND APPROVAL.

SYMBOL DESCRIPTION QTY

4" LAYER DECOMPOSED GRANITE OVER NATIVE 16.98 cy
`DUNE` BY DECORATIVE STONE SOLUTIONS, INC. OR
APPROVED EQUAL. CONTRACTOR TO PROVIDE
SAMPLES FOR REVIEW AND APPROVAL.

REFERENCE NOTES SCHEDULE

� IHHW��

��� ���


�� �� ��

Wda! Job No. 20052

1/25/2021

ALL PLANTER AREAS ARE TO RECEIVE AND AUTOMATIC IRRIGATION
CONSISTING OF LOW VOLUME POINT TO POINT  OR DRIP LINE  DRIP
IRRIGATION, WEATHER BASED SMART IRRIGATION CONTROLLER AND
FLOW SENSING.

"Landscaping for the project shall be designed to comply with the City of
Beaumont's Water Efficient Landscape Ordinance and with the Guidelines for
Implementation of the Water Efficient Landscape Ordinance."

L1.0

CO
NC

EP
TU

AL
 LA

ND
SC

AP
E P

LA
N

PLANTING NOTES:
ALL SHRUBS AND GROUNDCOVER AREAS ARE TO BE TOP DRESSED WITH
3" THICK LAYER OF SHREDDED BARK MULCH, DECOMPOSED GRANITE
AND/OR DECORATIVE ROCK UNLESS OTHERWISE SPECIFIED.

AVAILABLE THROUGH:
TRI-C ORGANICS  1-800-927-3311

AFTER SOIL HAS BEEN SET IN PLACE & PRIOR TO ANY SOIL PREPARATION, THE CONTRACTOR SHALL
FURNISH SOIL TESTS OF THE SITE FOR AGRICULTURAL FERTILITY AND TO DETERMINE PROPER SOIL
AMENDMENTS. TEST ARE TO BE PERFORMED BY A MEMBER OF THE CALIFORNIA ASSOCIATION OF
AGRICULTURAL LABORATORIES USING ORGANIC FERTILIZER AND SOIL CONDITIONERS DERIVED FROM
COMPOSTED HIGHER PLANT FORMS WITH  COPIES SENT TO THE OWNER, CITY OF LANDSCAPE ARCHITECT
& LANDSCAPE ARCHITECT, PRIOR TO INSTALLATION.

THE FOLLOWING IS PROVIDED FOR BID PURPOSES ONLY AND SHALL BE MODIFIED AS NECESSARY GIVEN
THE RESULTS OF THE SOILS TEST. THE CONTRACTOR SHALL BE PREPARED TO PROVIDE DELIVERY SLIPS
AND EMPTY FERTILIZER BAGS ON SITE FOR VERIFICATION OF MATERIAL.

2.      PLANT TABLET FOR ALL TREES, SHRUBS, VINES AND GROUNDCOVERS:
(22-48) TRI-C MYCO TABS FOR ALL BOX SIZED TREES 24" BOX OR LARGER
(2) TRI-C MYCO TABS PER 1 GALLON STOCK
(8) TRI-C MYCO TABS TABLETS PER 5 GALLON STOCK
(16) TRI-C MYCO TABS PER 15 GALLON STOCK
(1) TRI-C MYCO TABS FOR EACH GROUNDCOVER HOLE

INSTALL TRI-C MYCO TABLETS PER MFG. RECOMMENDATIONS

TOP DRESSING

SOIL PREPARATION

1.       BACKFILL MIX FOR USE OF PLANTING ALL TREES, SHRUBS & VINES

INCORPORATE TRI-C HUMATE @ 5-6 LBS/CU.YD OF BACKFILL MIX

SOIL TEST

2"-4" FRACTURED ROCK COBBLE3'-4' DIA. BOULDERS

4" LAYER OF DECOMPOSED GRANITE

EXISTING LANDSCAPE TO REMAIN
AND TO BE PROTECTED IN PLACE

EXISTING LANDSCAPE TO REMAIN
AND TO BE PROTECTED IN PLACE

EXISTING LANDSCAPE TO REMAIN
AND TO BE PROTECTED IN PLACE

2"-4" FRACTURED ROCK COBBLE

3. ALL PALM TREES TO BE PLANTED WITH 100% CLEAN PLASTER SAND. REFER TO
PALM TREE PLANTING NOTES AND DETAIL FOR FURTHER SPECIFICATIONS.
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Zendaja's Zoning Map
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1825 Chicago Ave, Suite 100
Riverside, CA 92507

951-684-1200
951-368-9018 FAX

BEAUMONT, CITY OF / LEGAL

550 E SIXTH ST

BEAUMONT, CA 92223

04/30/2021

I am a citizen of the United States.  I am over the age of eighteen years 

and not a party to or interested in the above entitled matter.  I am an 

authorized representative of THE PRESS-ENTERPRISE, a newspaper in 

general circulation, printed and published daily in the County of Riverside, 

and which newspaper has been adjudicated a newspaper of general 

circulation by the Superior Court of the County of Riverside, State of 

California, under date of April 25, 1952, Case Number 54446, under date 

of March 29, 1957, Case Number 65673, under date of August 25, 1995, 

Case Number 267864, and under date of September 16, 2013, Case 

Number RIC 1309013; that the notice, of which the annexed is a printed 

copy, has been published in said newspaper in accordance with the 

instructions of the person(s) requesting publication, and not in any 

supplement thereof on the following dates, to wit:

PROOF OF PUBLICATION OF

Ad Desc.:   / 

I certify (or declare) under penalty of perjury that the foregoing is true 

and correct.

Date: April 30, 2021

At:  Riverside, California

Ad Number:  0011458790-01

P.O. Number:  

Publication(s): The Press-Enterprise

Ad Copy:

PROOF OF PUBLICATION
(2010, 2015.5 C.C.P)

Legal Advertising Representative, The Press-Enterprise

#BM_Tag::2||5209377||-||1||0;0;0#
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Staff Report 

 

 

TO:  Planning Commissioners 

FROM: Carole Kendrick, Planning Manager 

DATE May 11, 2021 

SUBJECT:  Conditional Use Permit 2021-0057 for a Request to Operate a 

Recycling Center for California Empty Beverage Containers Utilizing 

a 9’x17’ Customer Kiosk and Two (2) 8’x21’ Material Containers 

Located Over Four (4) Parking Spaces in the Beaumont Center 

Shopping Center Located on the Southwest Corner of 6th Street and 

Highland Springs Avenue in the Local Commercial Zone.  (APN: 419-

180-025) 

APPLICANT:  Artashes Balyan 
  

Background and Analysis:  
 

The applicant is requesting approval of an application that was submitted on April 15, 

2021, for a request to install a 9’x17’ customer kiosk and two (2) 8’x21’ metal containers 

for the operation of a recycling collection facility for California empty beverage 

containers located in the parking lot of 1691 E. 6th Street in the Beaumont Center 

shopping center. 

 

A Plot Plan is required by the Beaumont Municipal Code per Section 17.02.070 to 

establish a new land use.  The proposed land use includes a new 489 square quick 

recycling collection facility located on the northern portion of the parking field in the 

Beaumont Center shopping center.  The applicant has been conditioned to submit an 

Administrative Plot Plan application as part of the business license process (see 

Condition No. 6).  

 

Conditional Use Permit No. 2021-0057 is required by the Beaumont Municipal Code 

per Section 17.02.100 and Table 17.19-1 for particular uses.  Recycling collection 

facilities are uses subject to a Conditional Use Permit.    

 

The subject property is part of a larger planned development called the Beaumont 

Center that was constructed in the mid-1990’s.  The parking field was previously utilized 
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by RePlanet that provided recycling collection services under Conditional Use Permit 

13-CUP-014.  The previous Conditional Use Permit was approved by the Planning 

Commission on January 14, 2014, however the use ceased operation in 2019 and per 

the Beaumont Municipal Code Section 17.02.100.M if any conditional user permit fails 

to be actively exercised for a continuous 180-day period, the permit shall be lapse and 

become void.  Due the length of inactivity, the new applicant, Sunset Recycling, was 

required to submit for a new Conditional Use Permit. 

Project Setting: 
 

The 5.68-acre site is currently developed with a Food 4 Less, parking field, curb, gutter, 

sidewalk, and off-site landscaping that were installed when the center was originally 

constructed.  The development to the south, east and west are commercially zoned 

properties within the Beaumont Center shopping center that include a Food 4 Less, 

Stater Bros, Wendy’s, Burger King, and several retail sales and service uses.  To the 

north is the existing developed shopping center that includes the Castrol Express Lube, 

KV Flooring and several retail sales and service uses. 

 

The project setting can also be seen in the following materials attached to this staff 

report: 

 

 General Plan Land Use Map (Attachment C) 

 Zoning Map (Attachment D) 

 Aerial Photograph (Attachment E) 

 

The land uses, zoning, and General Plan land use designations of the project site and 

surrounding area are shown in the following Table. 

 

 LAND USE GENERAL PLAN ZONING 

PROJECT 

SITE 

Existing Parking 

Field 

LC (Local 
Commercial) 

DMU (Downtown 

Mixed Use)  

NORTH 
Castrol Express 

Lube  

 

LC (Local 

Commercial) 

DMU (Downtown 

Mixed Use) 

SOUTH 
Food 4 Less misc. 

retail 

 

LC (Local 

Commercial) 

DMU (Downtown 

Mixed Use) 
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EAST Burger King 

 

LC (Local 

Commercial) 

DMU (Downtown 

Mixed Use) 

WEST 
Stater Bros and 

misc. retail 

 

LC (Local 

Commercial) 

DMU (Downtown 

Mixed Use) 

 

Site Design: 
 

The project proposal is currently located within an existing developed shopping center.  

The center comprises of seven (7) parcels.  The shopping center is fully developed and 

located on the southwest corner of 6th Street and Highland Springs Avenue.  The 

subject parcel includes the existing Food 4 Less market and parking field. 

 

The project is proposing to install a prefabricated unit in the northern portion of the 

parking field in the same general location of the previous RePlanet.  The attached 

Development Plans (Attachment B) include the site layout and elevations. 

 

Architecture: 

 

The proposed project will utilize a prefabricated unit with a 153 square foot kiosk and 

two (2) 168 square fully enclosed storage roll off bins.  The kiosk has a decorative 

building façade facing 6th Street that includes a tile roof element, two (2) windows and 

an arched roof element.  The overall kiosk heigh is 10’3” however the arched element 

extends the roof height to 11’5”.  The two (2) 168 square foot storage containers will be 

located behind the customer kiosk and screened by kiosk walls that extend around 

containers.  The kiosk architecture and layout are provided in Attachment B.   

 

Circulation and Parking: 

  

Commercial parking requirements are broken down into 13 categories.   The proposed 

use is unique in its parking demands and does not fall within the existing commercial 

categories.   The Community Development has the authority under Section 

17.05.040.B. to make a determination that an unspecified land use not specifically listed 

in the parking table is similar to another use.    

 

Based on the available categories and the characteristics of the use, the Community 

Development Director has determined that the use is similar in nature to a retail use.  

The parking requirement for retail uses is one (1) space per 200 square feet of gross 
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floor area, therefore the proposed use would only require three (3) parking space based 

upon square footage of the facility.  The proposed layout is within the existing Food 4 

Less parking field and will utilize four (4) parking spaces to accommodate the use. 

 

The overall center currently provides a large parking field, and the proposed location 

has been placed in area where spaces are rarely utilized, while being setback from the 

6th Street Frontage.  The overall parking field provides adequate parking to 

accommodate the proposed use as well as serve the existing center.  The parking field 

can be accessed from three (3) driveways on 6th Street or four (4) driveways on 

Highland Springs Avenue. 

 

Hours of Operation: 

 

The recycling collection facility is proposing staff hours between 9am to 5pm, Monday 

through Friday; and 9am to 5pm on Saturday and Sunday, as indicated in the applicant 

site plan.  The statement of operations of operations indicates that they will only be 

open until 4pm on the weekends, however staff has conditioned the project to allow 

them to operate until 5pm, seven (7) days a week (see Attachment F).   

 

Development Review Committee (DRC): 

 

The Development Review Committee reviewed for the project for design on April 22, 

2021.  Staff from the various City departments provided written comments that have 

been incorporated into the proposed conditions of approval. 

 

Environmental Documentation: 

 

This project is exempt from review under the California Environmental Quality Act 

(CEQA) under CEQA Guidelines Section 15332 in that information contained in the 

project file and documents incorporated herein by reference demonstrates that: 

Conditional Use Permit CUP2021-0057 are consistent with the General Commercial 

General Plan designation and all applicable General Plan policies as well as the 

applicable zoning designation of Community Commercial; the proposed project site is 

located within the boundaries of the City of Beaumont; Conditional Use Permit 

CUP2021-0057 has no value as habitat for endangered, rare or threatened species; 

there is no substantial evidence in the record that Conditional Use Permit CUP2021-

0057 will result in significant effects related to traffic, noise, air quality or water quality in 

that the proposed design incorporates and otherwise is subject to air and water quality 

resource agency design requirements to avoid harmful effects; and the site is or can be 

adequately served by all required utilities and public services.  As such, the project 
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meets the criteria for application of a Class 32 (In-Fill Development) Categorical 

Exemption under the CEQA Guidelines.  Additionally, none of the exceptions provided 

in CEQA Guidelines Section 15300.2 apply to this project. 

 

Public Communications Received: 

 

Property owners located within a 300-foot radius of the project site were notified of the 

public hearing on April 30, 2021 with a 10-day hearing notice in addition to a public 

notice in the Press Enterprise.  At the time of report preparation, the Planning 

Department has not received any letters of comment from the public in favor or 

opposition to the project.  Any comments received prior to the time of the scheduled 

Planning Commission meeting will be provided to the Commission at the time of the 

public hearing.  A proof of publication is included as Attachment G to this staff report. 

 

Planning Commission Authority: 

 

The Local Commercial zone allows recycling collection facilities as a conditionally 

permitted use, per Table 17.19-1 subject to approval of a Conditional Use Permit.  The 

Beaumont Municipal Code Section 17.02.100.F authorizes the Planning Commission to 

approve, conditionally approve, or deny the application. 

 

Conditional Use Permit Findings: 

 

The Planning Commission may approve and/or modify a Conditional Use Permit in 

whole or in part, with or without conditions, provided that all of the following findings of 

fact are made: 

 

1. The proposed uses conditionally permitted within the subject zone and complies 

with the intent of all applicable provisions of this Zoning Ordinance.  

 

The project is subject to and is consistent with the Development Standards for the 

Local Commercial (LC) zone.  The zoning allows recycling collection facilities subject 

to a conditional use permit.       

 

2. The proposed uses would not impair the integrity and character of the zone in 

which it is to be located. 

 

The subject property is zoned Local Commercial (LC) allows recycling collections 

facilities subject to a Conditional Use Permit.  The site is located in an area that is 
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surrounded by currently zoned Local Commercial (LC) properties and will not impair 

the integrity or character of the zone. 

 

3. The subject site is physically suitable for the type of land use being proposed. 

 

The project is in a commercial area that is a development shopping center referred 

to as Beaumont Center. The is flat and is located in a fully developed shopping 

center and is suitable for commercial development.   

 

4. The proposed uses are compatible with the land uses presently on the subject 

property. 

 

The project is in a commercial area that is developed with existing retail sales and 

service uses.  The site is fully developed and is suitable for the proposed use.   

 

5. The proposed uses would be compatible with existing and future land uses within 

the zone and the general area in which the proposed use is to be located. 

 

The zoning for the project site is Local Commercial (LC) and the land use 

designation is and Downtown Mixed Use (DMU).  The proposed project is 

surrounded by property that is currently zoned Local Commercial and designated as 

Downtown Mixed Use in the General Plan.   The site is surrounded by developed 

commercial buildings and is proposed with an existing shopping center parking field.  

The proposed uses are compatible with the surrounding commercial zoned 

properties.   

 

6. There would be adequate provisions for water, sanitation, and public utilities and 

services to ensure that the proposed use would not be detrimental to public 

health and safety. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 

Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.   Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 

 

7. There would be adequate provisions for public access to serve the subject 

proposal. 
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There is adequate access to the site as determined by the City’s public safety 

departments. The site has access from 6th Street and Highland Springs Avenue.    

 

8. The proposed use is consistent with the objectives, policies, general land uses, 

and programs of the City of Beaumont General Plan. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is Downtown Mixed Use 

(DMU).  The proposed development is consistent with the General Plan policies.   

 

9. The proposed use would not be detrimental to the public interest, health, safety, 

convenience, or welfare. 

 

The proposed project meets all the development standards under the Local 

Commercial zoning, which is intended to protect the public interest, health, safety, 

convenience, or welfare.  The recycling collection center will provide a convenience 

for the public that will not be detrimental to public health, safety or welfare.    

 

10. The proposed design and elevations preserve and maximize the image, 

character, and visual quality of the neighborhood. 

 

The proposed design and elevations are compatible with the commercial 

development within the existing shopping center and will provide a consistent image 

that compliments the character of the commercial properties that are developed in 

the Beaumont Center shopping center. 

 

11. The Planning Commission shall find that the proposed use does not have a 

disproportionately high and adverse human health or environmental effect on 

minority and low-income populations. 

 

This use will not have an adverse effect on humans or the environment for any 

population. The proposed project will provide a recycling services to serve all income 

levels of the population.   

 

12. This subsection G shall apply only to the uses identified in Chapter 17.03.  This 

subsection shall not invalidate any conditional use permit for an operation facility 

but shall be complied with prior to issuance of a building permit for all projects 

which no building permit has been issued upon the effective date of this 

provision. 
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Recommended Action: 

Hold a public hearing;  

Approve Plot Plan Conditional Use Permit CUP2021-0057, subject to the 

attached Conditions of Approval; and 

Direct staff to prepare a Notice of Exemption for the applicant to file with the 

Riverside County Clerk Recorder. 

Attachments: 

A. Draft Conditions of Approval 
B. Development Plan 
C. General Plan Land Use Designation Map 
D. Zoning Map 
E. Aerial Photograph 
F. Applicant’s letter regarding the best management practices/statement of 

operations  
G. Proof of Publication 

 

Incorporated herein by Reference: 
 
City of Beaumont General Plan 
City of Beaumont Zoning Ordinance 
Project Site’s Riverside Conservation Authority Multi-Species Habitat Conservation Plan 
Informational Map 
Contents of City of Beaumont Planning Department Project File CUP2021-0057, 13-
CUP-014 
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CITY OF BEAUMONT  
PLANNING DEPARTMENT 

DRAFT CONDITIONS OF APPROVAL 
 

 

 
PLANNING COMISSION DATE: May 11, 2021 
 
PROJECT NAME: SUNSET RECYCLING 
PROJECT NO.: CUP2021-0057 
DESCRIPTION: A request for a operate a recycling center for California empty beverage 
containers utilizing a 9’x17’ customer kiosk and two (2) 8’x21’ material containers located 
over four (4) parking spaces in the Beaumont Center shopping center located on the 
southwest corner of 6th Street and Highland Springs Avenue in the Local Commercial zone. 
APPLICANT: Artashes Baylan 
LOCATION: 1691 E. 6th Street 
APN: 419-180-025 
 
Note:  Any conditions revised at a hearing will be noted by strikeout (for deletions) and/or 
underline (for additions), and any newly added conditions will be added at the end of all 
conditions regardless of the Department originating the condition. 
 
STANDARD CONDITIONS   
 
1. The permit for the above referenced Plot Plan and Conditional Use Permits consists 

of all Conditions of Approval herein. All Conditions of Approval for CUP2021-0057 and 
other related approvals are still in effect.  

 
2. The use hereby permitted is for the establishment of recycling collection facility located 

at 1691 E. 6th Street. 
 

3. The Community Development Director may approve minor modifications to the site 
plan that are in substantial conformance to the approved project and that do not 
increase impacts.  All copies of the revised plans shall be dated and signed by the 
Director and made a part of the record. 

 
4. The permittee shall defend, indemnify, and hold harmless the City of Beaumont, the 

Beaumont Redevelopment Agency, its agents, officers, consultants, and employees 
from any claims, action, or proceeding against the City of Beaumont or its agents, 
officers, consultants, or employees to attack, set aside, void, or annul, an approval of 
the City of Beaumont, its advisory agencies, appeal boards, or legislative body 
concerning Conditional Use Permit CUP2021-0057. The City of Beaumont will 
promptly notify the permittee of any such claim, action, or proceeding against the City 
of Beaumont and will cooperate fully in the defense.  If the City fails to promptly notify 
the permittee of any such claim, action or proceeding or fails to cooperate fully in the 
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defense, the permittee shall not, thereafter, be responsible to defend, indemnify, or 
hold harmless the City of Beaumont. 

 
5. This approval is subject to the City of Beaumont Municipal Code Section 17.02.100 

Conditional Use Permits and is subject to timing specified in Sections (J) Conditional 
Use Permit Time Limits, (K) Conditional Use Permit Lapse in Time, (L) Conditional 
Use Permit Renewal and (M) Lapsing in Conditional Use Permit.  

 
6. Administrative Plot Plan and business license application review and approval are 

required prior to occupancy of the building or sales of any items. 
 
7. Occupancy inspections will be required prior to the start of operations by the Building 

& Safety, Planning, Police, and Fire Departments. All inspections shall be performed 
and approved before a Certificate of Occupancy will be issued by the Building and 
Safety Department. 

 
8. If any of the conditions of approval are violated, or if the use otherwise become a 

public nuisance as set forth in the Beaumont Municipal Code, the conditional use 
permit may be revoked as prescribed in the Municipal Code.  

 
9. For Sales Tax Purposes, this location shall be the “Point-of-Sale” for all transactions 

conducted. 
 

10. The Community Development Director shall monitor the subject use to ensure that the 
scale of the use does not exceed the limitations of the existing site improvements. In 
the event the Community Development Director determines that the scale of the use 
has exceeded site limitations, a hearing shall be scheduled before the Planning 
Commission to review the permit and consider modification or revocation thereof. 

 
11. After 12 months of operation, the subject matter may, at the discretion of the 

Community Development Director, be scheduled for review by the Planning 
Commission. The Commission shall retain the authority to amend these conditions of 
approval at such time, or to modify the use or revoke the permit if substantial problems 
result from the operation. 

 
12. The applicant shall be responsible for securing clearance, permits and approvals from 

all relevant agencies, including the Building Department, Fire Department, Health 
Department, and any other necessary departments or agencies. 

 
13. This permit shall be for the benefit of the applicant in whose name the permit was 

issued, for the specific approved location. The permit shall not be transferrable to 
another individual or location. 
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CUP2021-0057 
Draft Conditions of Approval 
Page 3 

 

 

 

 
14. The project shall comply the outdoor lighting (night sky) requirements of Beaumont 

Municipal Code Chapter 8.50. 
 
15. Outdoor lighting systems in the Commercial/Industrial zone shall be turned off or 

reduced in lighting by at least 50 percent beginning at 10:00 pm. or close of business, 
whichever is later, until dawn or the start of business, whichever is sooner.  When 
possible, the lighting system shall be turned off rather than reduced in lighting level.  
Lighting shall be equipped with controls for photocell on and time off. 

16. Conceptual signage has been included as part of this project but will require Planning 
and Building sign permits prior to installation.  All signage shall be developed in 
conformance with the zoning ordinance of the Beaumont Municipal Code, Chapter 
17.07 or the Beaumont Center sign program.   

 
17. The hours of operation for the recycling collection facility shall be a from 9am to 5pm, 

seven (7) days a week. 
 

18. Outdoor merchandise displays are not permitted as part of this project. 
 

19. No outdoor activities are permitted within the parking area without an approved 
Temporary Use Permit. 

 
20. No vehicles may be parked on sidewalks, parkways, driveways, or alleys. 

 
21. The materials collected shall be limited to plastic bottles, aluminum cans, and glass 

bottles. 
 

22. Prior to the issuance of a Certificate of Occupancy, the applicant shall install security 
cameras with an alarm system. 

 
BUILDING DEPARTMENT CONDITIONS 
 
23. It shall be unlawful for any person to engage in or permit the generation of noise 

related to landscape maintenance, construction including erection, excavation, 
demolition, alteration or repair of any structure or improvement, at such sound levels, 
as measured at the property line of the nearest adjacent occupied property, as to be 
in excess of the sound levels permitted under Chapter 9 of the Municipal Code, at 
other times than between the hours of 7:00 a.m. and 6:00 p.m. The person engaged 
in such activity is hereby permitted to exceed sound levels otherwise set forth in this 
Chapter for the duration of the activity during the above described hours for purposes 
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CUP2021-0057 
Draft Conditions of Approval 
Page 4 
 

 

 

of construction. However, nothing contained herein shall permit any person to cause 
sound levels to at any time exceed 55 dB(A) for intervals of more than 15 minutes per 
hour as measured in the interior of the nearest occupied residence or school. 
 

24. Construction drawings shall be submitted to the Building Department for plan review, 
building permits and building inspections. 

 
25. The proposed premanufactured structure is required to be approved by Housing and 

Community Development (HCD). 
 
FIRE DEPARTMENT CONDITIONS 
 
With respect to the conditions of approval for the referenced project, the Fire 
Department requires the following fire protection measures be provided in 
accordance with Riverside County Ordinances and/or recognized fire protection 
standards: 
 
26. Construction Permits Fire Department Review: Submittal of construction plans to the 

Office of the Fire Marshal for development, construction, installation and operational 
use permitting will be required. Final fire and life safety conditions will be addressed 
when the Office of the Fire Marshal reviews these plans.  These conditions will be 
based on occupancy, use, California Building Code (CBC), California Fire Code, and 
related codes, which are in effect at the time of building plan submittal. 

 
POLICE DEPARTMENT 
 
27. All exterior lighting on the site shall remain functional and be kept on during all hours 

of darkness. Exterior lighting shall be sufficient to illuminate the storefront during all 
hours of darkness. Any proposed outside lighting shall be in compliance with the City’s 
Lighting Ordinance, Chapter 8.50, of the City of Beaumont Municipal Code. 

 
28. Remove litter daily from the premises, adjacent sidewalks and parking lots under site’s 

control and sweep/clean these areas weekly.  
 

29. Remove graffiti from premises and parking lot.  
 

30. The applicant shall comply with all applicable local, county, state and federal 
regulations, including the City’s Municipal Code and the California Business and 
Professions Code (B&P). 
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End of Conditions 
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BEAUMONT CENTER

SUNSET RECYCLING CENTER

SITE PLAN

BUILDING LOCATION PLAN

DRAWING INDEX

GENERAL NOTES

PROJECT TEAM

SHEET DESCRIPTION

ARCHITECTURAL DRAWINGS

A0.0 COVER SHEET

A2.1 CLOSE UP SITE PLAN, FLOOR PLAN, AND ELEVATIONS

OWNER:  SUNSET RECYCLING CENTER

CONTACT PERSON:  ARTASHES BALYAN

(818) 661-7387 C.

ARTASHBALYAN@YAHOO.COM

DESIGNER:   LEGACY ADPR

CONTACT PERSON:  FIDELINA RAMIREZ

(817) 914-2409 C.

FIDELINA@LEGACYADPR.COM

BUILDING CODES

PROJECT SHALL COMPLY WITH ALL CURRENT STATE CODE(S) WITH LOCAL AMENDMENTS

PROJECT DATA

SPRINKLERED:  N/A

CONSTRUCTION TYPE:  N/A

OCCUPANCY GROUP:  N/A

OCCUPANT LOAD:  N/A

AREA:  500 SQ.FT.
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EXITS PROVIDED:  N/A

1691 E 6TH ST

BEAUMONT, CA 92223
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DESCRIPTION

MATERIAL COLLECTION CONTAINERS: 2 CONTAINER AT 336 SQ.FT.

CUSTOMER KIOSK: 1 KIOSK AT 136 SQ.FT.

TOTAL FACILITY COVERAGE: 493 SQ.FT.

NOTES:

1. THE PROPOSED USE AT THE SITE WILL CONTRIBUTE TO THE

GENERAL WELL-BEING OF THE NEIGHBORHOOD OR

COMMUNITY, IN THAT THE PROPOSED COLLECTION FACILITY

WILL PROVIDED THE SURROUNDING COMMUNITY WITH A

CONVENIENT LOCATION FOR THE DISPOSAL OF RECYCLABLE

MATERIALS THAT WOULD OTHERWISE BE TAKEN TO A

LANDFILL.

2. THIS FACILITY SHALL COMPLY WITH ALL CODES AND

REGULATION OF THE CITY OF BEAUMONT.

3. THAT SUCH USE WILL NOT, UNDER THE CIRCUMSTANCE OF

THE PARTICULAR OF THE CASE, BE DETRIMENTAL TO THE

HEALTH, SAFETY, PEACE, OR GENERAL WELFARE OF PERSONS

RESIDING OR WORKING IN THE VICINITY OR DETRIMENTAL TO

THE USE, VALUATION OR ENJOYMENT OF PROPERTY OR

IMPROVEMENTS IN THE VICINITY, IN THAT CONDITIONS HAVE

BEEN INCORPORATED TO ENSURE THAT THE PROPOSED

COLLECTION FACILITY AND ITS PREMISES WILL BE MAINTAINED

FREE OF TRASH AND DEBRIS AT ALL TIMES IN ORDER TO

ENSURE THAT NO OBJECTIONABLE ODORS WILL BE EMITTED.

4. CONTAINERS ARE NOT IN ANY WAY A PERMANENT STRUCTURE.

THE MATERIAL CONTAINERS ARE TO BE MOVED AT ANYTIME

DURING THE WORKING HOURS.

5. MATERIAL CONTAINERS ARE TO BE MOVED BY MAIN STREET

FIBERS TRUCKS AND OR APPROVED ROLL-OFF TRUCKS.

6. THE HOURS OF OPERATION SHALL BE POSTED AT THE

LOCATION ON THE SITE THAT IS EASILY VISIBLE TO THE

PUBLIC.

7. A SIGN INDICATING "NO LOITERING AROUND THE PREMISES"

SHALL BE INSTALLED AND MAINTAINED AT THE COLLECTION

FACILITY SITE. PORTABLE SIGNS SHALL BE PROHIBITED

UNLESS SPECIFICALLY PERMITTED BY THE SIGN ORDINANCE.

8. THE APPLICANT SHALL KEEP AND MAINTAIN THE CONTAINERS

IN CLEAN AND GOOD CONDITION AT ALL TIMES.

9. PURSUANT TO BUSINESS AND PROFESSION CODES FOR

RECYCLABLE ITEMS BROUGHT TO THE SUBJECT LOCATION IN

A SHOPPING CART OR LAUNDRY CART SHALL NOT BE

ACCEPTED.

10. THERE SHALL BE NO COLLECTION OF MATERIALS WHEN THERE

IS NO ATTENDANT PRESENT. THERE SHALL BE NO OVERNIGHT

DROP-OFF OF MATERIALS.

11. FOR SECURITY PURPOSES SECURITY CAMERAS WITH AN

ALARM SYSTEM SHALL BE INSTALLED ON SITE.

12. A LIMITED AMOUNT OF CURRENCY (CASH) SHALL BE ONSITE AT

A TIME.
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R
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FLOOR PLAN NOTES:

CLOSE UP SITE PLAN

SCALE 1/8"=1'-0"

01

CONTAINER LAYOUT

SCALE 1/4"=1'-0"

02

0 8 16

1. VERIFY ALL CONDITIONS, LOCATIONS, AND DIMENSIONS

2. PERFORM ALL WORK IN COMPLIANCE WITH APPLICABLE

CODES AND STANDARDS

3. MAIN DOOR SHALL BE OPEN DURING WORKING HOURS ONLY

4. FRONT AND BACK DOORS OF CONTAINERS SHALL BE CLOSED

AT ALL TIMES

5. WORKING AREA SHALL BE MAINTAINED CLEAN AT ALL TIMES

6. WORKING SIGNS SHALL BE DISPLAYED DURING WORKING

HOURS

ELEVATIONS

SCALE 1/4"=1'-0"

03

0 8 16

FRONT

TOP

LEFT

ELEVATION NOTES:

1. VERIFY ALL CONDITIONS, LOCATIONS, AND DIMENSIONS

2. PERFORM ALL WORK IN COMPLIANCE WITH APPLICABLE

CODES AND STANDARDS

SITE PLAN NOTES:

1. VERIFY ALL CONDITIONS, LOCATIONS, AND DIMENSIONS

2. PERFORM ALL WORK IN COMPLIANCE WITH APPLICABLE

CODES AND STANDARDS

3. CONTAINER SHALL BE PLACED WITHIN REQUIRED SETBACK

AS PER THE CITY OF BEAUMONT MUNICIPAL CODES

N N

OPERATION NOTES:

1. THERE SHALL ONE BE TWO CONTAINERS AND ONE KIOSK ON

SITE

2. MATERIALS THAT WILL BE COLLECTED ARE: PLASTIC

BOTTLES, ALUMINUM CANS, AND GLASS BOTTLES

3. THIS CENTER IS A SMALL RECYCLING CENTER, UNDER 500

SQ.FT. OPERATIONAL SPACE.

4. HOURS OF OPERATION SHALL BE MON-SUN FROM 8:00 A.M.

TO 5:00 P.M.

5. FOR SECURITY PURPOSES SECURITY CAMERAS WITH AN

ALARM SYSTEM SHALL BE INSTALLED ON SITE

6. A LIMITED AMOUNT OF CURRENCY (CASH) SHALL BE ONSITE

AT A TIME

A
  
D

  
P
  
R

RIGHT

ISOMETRIC VIEWS 
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Sunset Recycling General Plan Land Use
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Sunset Recycling Zoning Map

Maxar

Zoning

Union Pacific Rail Roadway
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Sunset Recycling Aerial Photograph

Maxar
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Best Management Practices Plan  

Sunset Recycling Corp, provides CRV (California Redemption Value) buyback 
services to grocery stores throughout the state of CA. Our recycling center is a Pre-
fabricated unit with a foot print of 493 square feet. The unit consists of two fully 
enclosed storage roll off bins that fit into a building façade that serves as the front 
of the center. The unit is skid-mounted and moveable with a standard roll-off type 
vehicle. It is not a mobile recycling unit.  

During operating hours, the recycling center is staffed with a well-trained site 
attendant who receives, weighs and stores the recycling materials in the storage 
bins. Clients are paid. The staffed hours are Mon-Fri 9am – 5pm, Sat-Sun 9am-
4pm 7-days a week or as posted.  

The recycling center only accepts CRV glass, plastic and aluminum beverage 
containers. All recyclable materials are stored in roll-off bins and secured inside 
the facility. When full, the roll-off bins are picked-up and returned by a roll-off 
truck. The storage bin exchanges are schedule weekly depending on the volume of 
the site in order to prevent storage bins from overflowing.  

The recycling center is cleaned on a daily basis. Upon arrival and in preparation for 
opening, our site attendants pick up any accumulated litter/trash. If any debris or 
undesirable materials have been left, the site attendant arranges to have the debris 
removed. During the hours of operation, the attendant maintains the facility clean 
by regularly walking around and collecting any litter that may accumulate. The 
trash is kept in trash cans and discarded at the end of the day. All beverage 
container spills are cleaned with a mop and bucket and discarded in the grocery 
stores restroom.  

We power wash our sites twice a month. We have two commercial grade pressure 
washing / steam cleaning units. Both pressure washers are capable of producing 
3,500 psi and 200 degree temperature water. This is an effective way of cleaning 
parking area pavement, sidewalk surfaces of dirt, grime, gum, drink stains and 
other surface debris. Our maintenance crews are trained and understand the 
importance of storm water management programs. We have the ability to block the 
storm drains and pump the waste water into the appropriate sanitary outlet which 
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will protect the property owners and managers from storm water violations. All our 
recycling center facilities are visited by trained supervisors on a weekly basis. 
When necessary, abandoned shopping carts are collected and removed.  
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1825 Chicago Ave, Suite 100
Riverside, CA 92507

951-684-1200
951-368-9018 FAX

BEAUMONT, CITY OF / LEGAL

550 E SIXTH ST

BEAUMONT, CA 92223

04/30/2021

I am a citizen of the United States.  I am over the age of eighteen years 

and not a party to or interested in the above entitled matter.  I am an 

authorized representative of THE PRESS-ENTERPRISE, a newspaper in 

general circulation, printed and published daily in the County of Riverside, 

and which newspaper has been adjudicated a newspaper of general 

circulation by the Superior Court of the County of Riverside, State of 

California, under date of April 25, 1952, Case Number 54446, under date 

of March 29, 1957, Case Number 65673, under date of August 25, 1995, 

Case Number 267864, and under date of September 16, 2013, Case 

Number RIC 1309013; that the notice, of which the annexed is a printed 

copy, has been published in said newspaper in accordance with the 

instructions of the person(s) requesting publication, and not in any 

supplement thereof on the following dates, to wit:

PROOF OF PUBLICATION OF

Ad Desc.:   / 

I certify (or declare) under penalty of perjury that the foregoing is true 

and correct.

Date: April 30, 2021

At:  Riverside, California

Ad Number:  0011458790-01

P.O. Number:  

Publication(s): The Press-Enterprise

Ad Copy:

PROOF OF PUBLICATION
(2010, 2015.5 C.C.P)

Legal Advertising Representative, The Press-Enterprise

#BM_Tag::2||5209377||-||1||0;0;0#
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Staff Report 

 

 

TO:  Planning Commissioners 

FROM: Carole Kendrick, Planning Manager 

DATE May 11, 2021 

SUBJECT:  Plot Plan 2020-0280, Conditional Use Permit 2020-0049, Variance 

V2020-0088 and Environmental (ENV 2021-0014) Commonly Referred 

to as “High Sands” Located at 655, 675 & 695 Highland Springs 

Avenue (APN’S: 419-150-046, 419-150-027 & 419-150-026) in the Local 

Commercial (LC) Zone 

APPLICANT:  Ali Harb 
  

Background and Analysis:  
 

The applicant is requesting approval of several applications that were submitted on May 

12, 2020.   The individual requests are broken down below: 

 

Plot Plan 2020-0280 is required by the Beaumont Municipal Code per Section 

17.02.070 to establish a new land use.  The proposed land use includes the remodel of 

an existing carwash, a new quick service restaurant (QSR) with a drive-thru and a multi-

tenant office building located on the west side of Highland Springs Avenue, north of 6th 

Street and south of 8th Street.  Fast food restaurants with a drive-thru and professional 

office uses are permitted per Beaumont Municipal Code Section 17.19.120 and Table 

17.19-1. 

 

Conditional Use Permit No. 2020-0049 is required by the Beaumont Municipal Code 

per Section 17.19.120 and Table 17.19-1 for particular uses.  Carwashes are subject to 

a Conditional Use Permit.   Although the car wash use is existing, the use will expand 

the parking and vacuum area to the north and therefore is considered a conditional use.   

 

The project proposes a drive-thru restaurant and an office building, and the remodel of 

an existing car wash on a 2.38-acre Project Site in the City of Beaumont. The Project 

Site is located on parcels having addresses of 655, 675, and 695 Highland Springs 

Avenue (APNs 419-150-026, -027 and -046). APN 419-150-046 is the location of an 

existing auto service building and the existing car wash. An additional 429 square feet 

will be added to the existing car wash building area of 3,801 square feet. No renovation 
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of the existing auto service building is proposed.  The proposed drive-thru restaurant will 

be 3,320 square feet and the proposed office building will be one-story and 6,392 

square feet. 

 

Variance V2020-0088 is requesting a reduction of the parking requirement by nine (9) 

spaces.  Beaumont Municipal Code Section 17.05.040.C states that no reduction of 

required parking spaces shall be allowed, except through the approval of a variance in 

accordance with the provisions of Title 17.05. 

 

Environmental (ENV2021-0014) (SCH#2021040011) due to the scope of the project, 

an Initial Study was prepared in compliance with the California Environmental Quality 

Act (CEQA) and determined that mitigation was required.  Please see the 

Environmental Documentation section in this staff report for more information. 

 

Project Setting: 
 

The 2.38-acre site is partially developed with an auto service center and carwash and 

the remainder of the subject property is vacant with existing natural vegetation.  The 

developed parcel includes curb, gutter and sidewalk, and the vacant parcels are 

unimproved have existing curb and two (2) driveway cuts.  The parcels to the north and 

east are existing multi-tenant office buildings that house primarily medical and dental 

offices.   An unoccupied commercial building is located to the south and was previously 

Fast Auto Loans.  Residential uses and vacant land are located to the west of the 

subject property. 

 

The project setting can also be seen in the following materials attached to this staff 

report: 

 

 General Plan Land Use Map (Attachment D) 

 Zoning Map (Attachment E) 

 Aerial Photograph (Attachment F) 

 

The land uses, zoning, and General Plan land use designations of the project site and 

surrounding area are shown in the following Table. 
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 LAND USE GENERAL PLAN ZONING 

PROJECT 

SITE 

Existing Carwash, 

Auto Repair and 

Vacant Land 

DMU (Downtown 
Mixed Use) 

LC (Local 

Commercial)  

NORTH 
Medical and 

Dental offices  

DMU (Downtown 

Mixed Use) LC (Local 

Commercial) 

SOUTH 

Fast Auto Loans 

(currently 

unoccupied) 

 

DMU (Downtown 

Mixed Use) 

LC (Local 

Commercial) 

EAST 
Medical and 

Dental offices 

 

City of Banning City of Banning 

WEST Vacant Land 

 

DMU (Downtown 

Mixed Use) 

LC (Local 

Commercial) 

 

Site Design: 
 

The currently site contains three (3) separate parcels, one of which is developed with 

the existing carwash (Building A) and automotive service building (Building B) at 655 

Highland Springs (419-150-046).  The two (2) parcels to the north are currently vacant 

and have addressed assigned as 675 Highland Springs Avenue (419-150-027) and 695 

Highland Springs Avenue (419-150-026).  The applicant will be modifying the lot lines 

and has been conditioned (Condition Nos. 55 and 56) to merge the parcels or process a 

lot line adjustment application to ensure that the carwash tunnel and vacuums are 

located on one (1) parcel and that no structures or uses straddle property lines.   

 

The proposed project consists of four (4) buildings, that comprise of two (2) existing and 

two (2) proposed.  Phase 1 includes Building A which is an existing 3,801 square foot 

carwash that proposed an addition of 429 square feet and a remodel of the building.  

The carwash circulation has been revised to provide access from the northerly 

driveway, across the tow (2) vacant parcels in an effort to increase stacking.   Vacuum 

stalls are provided on the existing developed lot as well as lot identified as 675 Highland 

Springs Avenue.  The vacuum stalls provide a 12’ width to allow patrons to park and 

keep their vehicle doors open while utilizing the vacuums.   
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Building B is an existing automotive service building that has an existing square footage 

of 2,924 square feet that include the ground floor and basement area.  No modifications 

are proposed for Building B, except for an exterior remodel that will occur during Phase 

1. 

 

Phase 2 will construct a 6,392 square foot office building providing five (5) suites 

(Building C) and a 3,320 square foot quick service restaurant with a drive-thru (Building 

D), as shown in Attachment C.  Building C is located in the northwest portion of the 

property along the western project boundary.  Building D is located on the northerly 

parcel identified as 695 Highland Springs Avenue and will provide a drive-thru on the 

southern side of the building.  

 

The attached Development Plans (Attachment C) include the site layout, grading, floor 

plans, elevations and conceptual landscaping. 

 

Architecture: 

 

The proposed project will utilize a modern style of architecture that includes varied 

rooflines and building planes to create visual interest.  Exterior accents include 

cantilever metal awnings, decorative scoring in a modern pattern and several recessed 

areas to create visual interest.  The buildings also propose multiple planes for an 

increased architectural effect.   

 

The proposed remodel and addition to the carwash, the remodel of the automotive 

repair building, and the two (2) new buildings consists primarily of stucco.  Exterior finish 

treatments are comprised of a mixture of painted stucco in white, grey, yellow and blue 

tones.  The project is proposing parapet roofs with varied heights between 14 to 23 feet, 

as shown in Attachment C.   

 

Circulation and Parking: 

 

A Traffic Impact Analysis was prepared by Ganddini on February 3, 2021.  The retail 

project is proposing to utilize the existing driveway on Highland Springs Avenue 

(Driveway No. 3) located east of Building A and construct one (1) driveway on Highland 

Springs Avenue located northeast of Building D (Driveway No. 2).  Both driveways will 

only allow for right-in, right-out turning movements.   

 

The traffic analysis requires that the applicant install eastbound stop controls and 

construction of the eastbound approach to consist of one shared left-right lane for 

Intersection No. 1 located at Highland Springs Avenue and 8th Street (see Condition No. 
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103) and maintain the existing eastbound stop control for the existing business at 

Driveway No. 3 (see Condition No. 104).  The project is also required to pay the 

Transportation Uniform Mitigation Fee (TUMF), Development Impact Fees (DIF) and/or 

fair share fees consistent with the City’s requirements. 

 

Per Beaumont Municipal Code Table 17.05-1. Fast food restaurants are calculated at 

one (1) space per 100 square feet of gross floor area.  The office use parking is 

calculated at one (1) space per 200 square feet of gross floor area.    The new 

construction is required to provide 66 parking spaces, 34 for the restaurant use and 32 

for the office use. The existing uses require a total of 24 parking spaces for an overall 

parking requirement of 90 spaces.   

 

The applicant is proposing a total of 81 parking spaces and requesting a variance to 

reduce the parking requirement by nine (9) parking spaces.  A letter of justification has 

been provided by the applicant and is included as Attachment H to this staff report.  The 

justification is based on the variety of uses that have staggered peak hours that would 

reduce the need for parking for the proposed project.  

 

In addition, the carwash provides queueing for 12 vehicles which exceeds the minimum 

requirement of stacking eight (8) vehicles that the Beaumont Municipal Code Table 

17.05-1 (footnote 1) requires for drive-through uses. 

 

Hours of Operation: 

 

The carwash is proposing hours between 7am to 9pm, seven (7) days a week.  The 

quick service restaurant anticipated hours between 6am to 11 pm, seven (7) days a 

week, however an end user has not been identified and the hours may vary based on 

the tenant’s needs.  The office building is proposing hours of operation from 8am to 

6pm, Monday through Friday. 

 

Multi-Species Habitat Conservation Plan (MSHCP): 

 

The project is found to be consistent with the MSHCP.  The project is located outside of 

any MSHCP criteria area and mitigation is provided through payment of the MSHCP 

Mitigation Fee. 
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Development Review Committee (DRC): 

 

The Development Review Committee reviewed for the project for design on May 28, 

2020, September 17, 2020, October 29, 2020, January 7, 2021 and March 18, 2021.  

Staff from the various City departments provided written comments that have been 

incorporated into the proposed conditions of approval. 

 

Environmental Documentation: 

 

An Initial Study/Mitigated Negative Declaration was prepared for the project in 

accordance with the provisions of the California Environmental Quality Act (CEQA). The 

Initial Study/Mitigated Negative Declaration document was based upon the City 

standard checklist and addressed a full range of environmental topics. 

 

The findings of environmental process are that all significant issues can be mitigated to 

a level of insignificance with respect to local and regional standards and thresholds. In 

order to achieve the level of insignificance, a series of mitigation measures are 

proposed (Condition Nos. 89-104).  

 

To ensure that these measures are properly enacted, a mitigation monitoring program is 

necessary and would be enforced during the construction and operation of the project, if 

approved. 

 

The Draft Initial Study/Mitigated Negative Declaration was circulated for a 30-day public 

review period from April 1, 2021 through April 30, 2021 and is included as Attachment A 

to this staff report.  Staff did not receive any calls or written comments during the public 

review period.   

 

Public Communications Received: 

 

Property owners located within a 300-foot radius of the project site were notified of the 

public hearing on April 30, 2021 with a 10-day hearing notice in addition to a public 

notice in the Press Enterprise.  At the time of report preparation, the Planning 

Department has not received any letters of comment from the public in favor or 

opposition to the project.  Any comments received prior to the time of the scheduled 

Planning Commission meeting will be provided to the Commission at the time of the 

public hearing. 
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Planning Commission Authority: 

 

The Local Commercial zone allows carwashes as a conditionally permitted use, per 

Table 17.19-1, subject to approval of a Conditional Use Permit.  The Beaumont 

Municipal Code Section 17.02.100.F authorizes the Planning Commission to approve, 

conditionally approve, or deny the application. 

 

A Plot Plan is required per Section 10.02.070 to establish a new land use, or to assume 

an existing land use, consistent with the zoning of the proposed location and requires a 

public hearing conducted by the Planning Commission.  The Beaumont Municipal Code 

Section 17.02.070.F authorizes the Planning Commission to approve, conditionally 

approve, or deny the application. 

 

A Variance is required per Section 17.05.040.C for the reduction of any parking spaces.  

The Beaumont Municipal Code Section 17.02.110.G states the Planning Commission 

shall act to approve, conditionally approve, or deny the application. The decision of the 

Planning Commission shall become effective immediately upon its rendering, unless an 

appeal is filed pursuant to the provisions of Section 17.02.060 (Appeals and 

Revocations). 

 

Conditional Use Permit Findings: 

 

The Planning Commission may approve and/or modify a Conditional Use Permit in 

whole or in part, with or without conditions, provided that all of the following findings of 

fact are made: 

 

1. The proposed uses conditionally permitted within the subject zone and complies 

with the intent of all applicable provisions of this Zoning Ordinance.  

 

The project is subject to and is consistent with the Development Standards for the 

Local Commercial (LC) zone within the Downtown Area Plan.   The zoning allows 

carwashes subject to a Conditional Use Permit, and fast-food restaurants with a 

drive-thru and professional offices are permitted.       

 

2. The proposed uses would not impair the integrity and character of the zone in 

which it is to be located. 

 

The subject property is zoned Local Commercial (LC) within the Downtown Area 

Plan which allows gas/service stations and carwashes subject to a Conditional Use 

Permit, and fast-food restaurants with a drive-thru and professional offices are 

permitted.  The site is located in an area that is surrounded by currently zoned Local 
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Commercial (LC) properties, with the exception of the property to east that is located 

in the City of Banning, and will not impair the integrity or character of the zone. 

 

3. The subject site is physically suitable for the type of land use being proposed. 

 

The site is developed on the southerly parcel and vacant on the two (2) northerly 

parcels and the subject property and is relatively flat.  The proposed project is in a 

predominately commercial area that is developed, with the exception of a vacant 

parcel to the west, and the subject property is suitable for commercial development.   

 

4. The proposed uses are compatible with the land uses presently on the subject 

property. 

 

The project is in a commercial area that is developed with commercial uses 

surrounding the site, with the exception of a vacant land that is located to the west.  

The is generally flat, partially developed and is suitable for commercial development.   

 

5. The proposed uses would be compatible with existing and future land uses within 

the zone and the general area in which the proposed use is to be located. 

 

The zoning for the project site is Local Commercial (LC) and the land use 

designation is and Downtown Mixed Use (DMU).  The proposed project is 

surrounded by property that is currently zoned Local Commercial and designated as 

Downtown Mixed Use in the General Plan, with the exception of the property to the 

east which is located in the City of Banning.   The site is surrounded by developed 

land with the exception of the property to the west that includes properties that are 

vacant and developed.  The proposed uses are compatible with the surrounding 

commercial zoned properties.   

 

6. There would be adequate provisions for water, sanitation, and public utilities and 

services to ensure that the proposed use would not be detrimental to public 

health and safety. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 

Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.   Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 
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7. There would be adequate provisions for public access to serve the subject 

proposal. 

 

There is adequate access to the site as determined by the City’s public safety 

departments. The site has access from Highland Springs Avenue.    

 

8. The proposed use is consistent with the objectives, policies, general land uses, 

and programs of the City of Beaumont General Plan. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is Downtown Mixed Use 

(DMU).  The proposed development is consistent with the General Plan policies.   

 

9. The proposed use would not be detrimental to the public interest, health, safety, 

convenience, or welfare. 

 

The proposed project meets all the development standards under the Local General 

zoning, which is intended to protect the public interest, health, safety, convenience, 

or welfare.  The carwash, quick service restaurant with a drive-thru and professional 

office will provide a convenience for the public that will not be detrimental to public 

health, safety or welfare.    

 

10. The proposed design and elevations preserve and maximize the image, 

character, and visual quality of the neighborhood. 

 

The proposed design and elevations are compatible with the commercial 

development to the north, south and east, and will provide an updated image that 

compliments the character of the commercial properties that are developed in the 

area along Highland Springs Avenue. 

 

11. The Planning Commission shall find that the proposed use does not have a 

disproportionately high and adverse human health or environmental effect on 

minority and low-income populations. 

 

This use will not have an adverse effect on humans or the environment for any 

population. The proposed project will provide a wide range of goods and services 

including vehicle washing, a quick service restaurant and multiple professional 

offices to serve all income levels of the population.   

 

12. This subsection G shall apply only to the uses identified in Chapter 17.03.  This 

subsection shall not invalidate any conditional use permit for an operation facility 
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but shall be complied with prior to issuance of a building permit for all projects 

which no building permit has been issued upon the effective date of this 

provision. 

 

Plot Plan Findings: 

 

1. The proposed use is permitted, or is substantially similar to a use permitted, 

within the subject zone and complies with the intent of all applicable provisions of 

the Zoning Ordinance. 

 

The project is subject to and is consistent with the Development Standards for the 

Local Commercial (LC) zone.  The zoning allows carwashes subject to a Conditional 

Use Permit, and fast-food restaurants with a drive-thru and professional offices are 

permitted uses. 

 

2. The proposed use is consistent with the objectives, policies, general plan land 

uses and programs of the general plan and any applicable specific plans. 

 

The proposed project is in conformance with the General Plan for the City of 

Beaumont.  The land use designation for the project site is Downtown Mixed Use 

(DMU).  The proposed development is consistent with the General Plan policies.   

 

3. The subject site is physically suitable for the type and intensity of the proposed 

land use. 

 

The project is in a commercial area that is developed with commercial uses 

surrounding the site, with the exception of a vacant land that is located to the west.  

The is generally flat, partially developed and is suitable for commercial development.   

 

4. The location, size, design and operating characteristics of the proposed uses is 

compatible with existing land uses within the general area in which the proposed 

use is located. 

 

The zoning for the project site is Local Commercial (LC) and the land use 

designation is and Downtown Mixed Use (DMU).  The proposed project is 

surrounded by property that is currently zoned Local Commercial and designated as 

Downtown Mixed Use in the General Plan, with the exception of the property to the 

east which is located in the City of Banning.   The site is surrounded by developed 

land with the exception of the property to the west that includes properties that are 

vacant and developed.  The proposed uses are compatible with the surrounding 

commercial zoned properties.   
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5. There are adequate provisions for public access, water, sanitation, and public 

utilities and services to ensure that the proposed land use would not be 

detrimental to the public convenience, health, safety or general welfare. 

 

The site is served by the Beaumont-Cherry Valley Water District for water services 

and the City of Beaumont for sewer disposal system.  Electricity will be provided by 

Southern California Edison and natural gas will be provided by the Southern 

California Gas Company.   Solid waste and refuse services are provided by Waste 

Management, Inc. on behalf of the City of Beaumont.  The site can be adequately 

served and will not be detrimental to public health and safety. 

 

6. The approval of the plot plan permit for the proposed uses is in compliance with 

the requirements of the California Environmental Quality Act and there would be 

no significant adverse impacts upon environmental quality and natural resources 

that cannot be reasonably mitigated and monitored. 

 

A Mitigated Negative Declaration was prepared for the project by Lilburn Corporation 

and determined that any project impacts can be reasonably mitigated as shown in 

Attachment A. 

 

Variance Findings: 

 

The Planning Commission may approve, conditionally approve, or deny the application 

provided that all of the following findings of fact are made: 

 

1. The strict or literal interpretation and application of this Zoning Ordinance would 

result in practical difficulties or unnecessary hardships inconsistent with the 

general purpose and intent of this Zoning Ordinance or would deprive the 

applicants of privileges granted to others in similar circumstances. 

 

The subject property is partially developed and constrained by the existing 

improvements, the size of the property and limited access from Highland Springs 

Avenue.  The strict interpretation of the parking requirements would render the 

project infeasible and would impede future development of the site. The applicant 

has indicated that the proposed uses will have staggered peak hours that would 

reduce the need for parking, as stated in the justification letter (see Attachment 

H). 
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2. That there are exceptional or extraordinary circumstances or conditions 

applicable to the property involved or the intended development of the property 

that do not apply generally to other property in the same zone. 

 

The subject property is partially developed and constrained by the existing 

improvements, the size of the property and limited access from Highland Springs 

Avenue.  The strict interpretation of the parking requirements would render the 

project infeasible and would impede future development of the site. The applicant 

has indicated that the proposed uses will have staggered peak hours that would 

reduce the need for parking, as stated in the justification letter (see Attachment 

H). 

 

The site is also located in the downtown area of the City, as identified in the 

General Plan, which in general has limited parking opportunities for existing 

businesses.  

 

3. That the granting of such variance will not constitute the granting of a special 

privilege inconsistent with the limitations on other properties in the vicinity 

classified in the same zone. 

 

The site is located in the downtown area of the City, as identified in the General 

Plan, which in general has limited parking opportunities for existing businesses 

and would not constitute the granting of a special privilege inconsistent with 

limitations on other properties in the vicinity classified in the same zone, if the 

proposed use in fact only demands the parking as stated by the applicant.  

 

4. That the granting of such variance will not be materially detrimental to the public 

health, safety, or general welfare nor injurious to property or improvements in the 

zone or neighborhood in which the property is located. 

 

The proposed use is subject to a Conditional Use Permit that per the Beaumont 

Municipal Code Section 17.02.100.I the Community Development Director has 

the authority to initiate proceedings to suspend or revoke a conditional use permit 

if it is found to be materially detrimental to the public health, safety, or general 

welfare or injurious to property or improvements in the zone or neighborhood in 

which the property is located in.  Therefore, if the property after operation cannot 

demonstrate that adequate parking is provided for the use, the Conditional Use 

Permit can be suspended or revoked. 

 

5. That the granting of such variance will not create any inconsistency with any 

objective contained in the General Plan. 
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The proposed variance will not create any inconsistency with the General Plan 

objectives and satisfies Circulation Element Goal 3 by ensuring that new 

development provides sufficient parking to meet demand.  The applicant has 

indicated that the parking demand for the proposed uses anticipate staggered 

use that will efficiently utilize parking without overparking the project. 

 
Recommended Action: 

Hold a public hearing; and, 

Adopt Mitigated Negative Declaration and Mitigation Monitoring and Reporting 

Program and approve Plot Plan PP2020-0280, Conditional Use Permit 

CUP2020-0049 and Variance V2020-0088, subject to the attached Conditions of 

Approval. 

Direct staff to prepare a Notice of Determination for the applicant to file with the 

Riverside County Clerk Recorder. 

Attachments: 

A. Mitigated Negative Declaration and Mitigation Monitoring and Reporting Program 

B. Draft Conditions of Approval 

C. Development Plan 

D. General Plan Land Use Designation Map 

E. Zoning Map 

F. Aerial Photograph 

G. Applicant’s letter dated July 23, 2020 regarding the statement of operations  

H. Applicant’s letter dated November 23, 2020 regarding the variance justification 

I. Proof of Publication 

 

 

Incorporated herein by Reference: 
 
City of Beaumont General Plan 
City of Beaumont Zoning Ordinance 
Project Site’s Riverside Conservation Authority Multi-Species Habitat Conservation Plan 
Informational Map 
Contents of City of Beaumont Planning Department Project File PP2020-0280, 
CUP2020-0049, V2020-0088 and ENV2021-0014 
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SECTION 1.0 INTRODUCTION 

Independently reviewed, analyzed and exercised judgment in making the determination, by the 
Development Review Committee on March 18, 2021, pursuant to Section 21082 of the California 
Environmental Quality Act (CEQA). 
 
CEQA requires the preparation of an Initial Study when a Project must obtain discretionary 
approval from a governmental agency and is not exempt from CEQA. The purpose of the Initial 
Study is to determine whether or not a Project, not except from CEQA, qualifies for a Negative 
Declaration (ND) or whether or not an Environmental Impact Report (EIR) must be prepared. 
 
Section 1.0 of this Initial Study (IS) describes the purpose, environmental authorization, the 
intended uses of the IS, documents incorporated by reference, and the processes and procedures 
governing the preparation of the environmental document. Pursuant to Section 15367 of the State 
of California Guidelines for Implementation of the California Environmental Quality Act (CEQA 
Guidelines), the City of Beaumont (City) is the Lead Agency under the California Environmental 
Quality Act (CEQA). The City has primary responsibility for compliance with CEQA and 
consideration of the proposed project.  
 
1. Project Title:  High Sands Car Wash Remodel and Retail Development  
 
2. Lead Agency Name: City of Beaumont 
 Planning Division  
 550 E. 6th Street 
 Beaumont, CA 92223 
 
3. Contact Person: Carole Kendrick, Senior Planner 
 Phone Number:  951-769-8518 
 
4. Project Location:  West of Highland Springs Avenue, between 8th Street and 6th Street 
 
5. Geographic Coordinates of Project Site: 33°55'50.49" N, 116°56'51.13" W 
 
6: USGS Topographic Map: Beaumont 7.5-minute USGS Topographic Quadrangle 
 
7: Public Land Survey System: Township 3 South, Range 1 West, Section 11 
 
8. Thomas Guide Location: Page 721, Grid C2 and C3, San Bernardino & Riverside 

Counties (2013) 
 
9. Assessor Parcel Number: 419-150-026, -027, -046 
 
10. General Plan Designation: Downtown Mixed Use 
 
11.       Zoning: Local Commercial  
 
12. Description of Project: High Sands, Inc. (“Project Applicant”) is proposing the 

development of a drive-thru-restaurant and a 6,392 square-foot office building, and the 
remodel of an existing car wash on a 2.38-acre Project Site in the City of Beaumont, 
Riverside County.  
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Construction is anticipated to begin in late 2021 and be completed in late 2022. The Proposed 
Project is anticipated to be fully operational by year 2023.  
 
The Project Site is located on parcels having addresses of 655, 675, and 695 Highland Springs 
Avenue (see Figure 1-Regional Location and Figure 2-Project Vicinity). The existing vacant 
parcels are described as Assessor’s Parcel Nos. 419-150-026 and -027. APN 419-150-046 is the 
location of an existing auto service building and a car wash; the car wash would be remodeled as 
part of the Proposed Project. Operations in the auto service building include oil change, smog 
checks, and general auto repair and are not proposed to change. Highland Springs Avenue will 
be widened to 55 feet along the vacant parcels, thereby reducing the buildable area of the Project 
Site to 2.31 acres. The table below details the net and gross acreage of each parcel. A lot line 
adjustment will be required to incorporate vacuum parking spaces into the developed parcel. A 
parcel merger will be prepared to combine the two vacant parcels into one. 
 
 

APN Gross Net 

419-150-026 0.788 0.754 

419-150-027 0.791 0.757 

419-150-046 0.798 0.798 

Project Site 2.378 2.309 

 
 
The proposed drive-thru restaurant will be 3,320 square-feet (SF) (See Figure 3-Site Plan). The 
drive-through speakerphone would be located near the southwest corner of the restaurant. The 
hours of operation will be 6:00 AM to 11:00 PM.  
 
The proposed office building will be one-story and 6,392 SF. The hours of operation will be 
8:00 AM to 5:00 PM.  
 
The remodel of the car wash will include removal of an existing perimeter wall, relocation of 
existing curb, relocation of an existing trash enclosure, and addition of a new driveway. An 
additional 429 SF will be added to the existing car wash building area of 3,801 SF. The hours of 
operation are 7:00 AM to 9:00 PM during the summer and 8:00 AM to 5:00 PM during the winter.  
 
No renovation of the existing auto service building is proposed; the building has a first floor of 
1,284 SF and a basement of 1,540 SF. The current hours of operation are 8:00 AM to 5:00 PM.  
 
The Project Applicant is requesting a variance for reduced parking requirements. Total parking 
provided on the Project Site will be 75 standard spaces, one standard accessible space, and five 
van accessible spaces. 
 
Three bio-retention trenches with a total storage volume of 3,690 cubic feet (CF) and an 
underground detention chamber system with a storage volume of 15,673 CF are proposed for 
peak attenuation of storm flows. Access to the Project Site would be provided by a proposed 
28-foot wide driveway off of Highland Springs Avenue along the northernmost parcel. This 
driveway will be restricted to right turn in-out. The existing driveway on the developed parcel will 
be replaced with a 30-foot ADA compliant driveway. This driveway will be restricted to right turn 
in-out. The existing eastbound stop control currently utilized by the auto related businesses south 
of the Project Site will be maintained. There are 2 existing access points leading to the alley south 
of the Project Site: one from Highland Springs Ave and one from the southwest portion of the 
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Project Site by the lube facility. Landscaping will be provided on the northern and eastern 
boundaries as well as internal. Structure heights will be a maximum of 23 feet for the office 
building and restaurant. A six-foot block wall will be constructed along the entire length of the 
western property boundary.  
 
The Project Site has a General Plan land use designation of Downtown Mixed Use and current 
zoning of Local Commercial (LC). The Downtown Mixed-Use designation supports the downtown 
area by accommodating a mix of uses at a variety of densities and intensities. The LC Zone is 
intended to permit development that provides for a range of commercial service and retail land 
uses that are in proximity to residential neighborhoods consistent with the General Plan.  
 
13. Surrounding Land Uses and Setting: The Project Site is surrounded by commercial 
development (Walgreens, medical and dental offices, and one unoccupied building), a utility plant, 

vacant land, and a single-family residence. Land uses at adjacent properties and their land 
use designations are shown below. 
 

 
Location 

 
Existing Use 

Land Use 
Designation 

 
Zoning 

Site Parcels -026, -027: Vacant; 
Parcel -047: Car Wash and 
Auto Service Building 

 Downtown 
Mixed Use 

Local Commercial  

North Medical and Dental offices  Downtown 
Mixed Use 

Local Commercial 

South Commercial building  Downtown 
Mixed Use 

Local Commercial 

East (City of 
Banning) 

Medical and Dental offices,  
Walgreens; San Gorgonio 
Memorial Hospital 

Professional 
Office; Public 
Facilities; 
General 
Commercial 

Professional Office; 
Public Facilities; 
General 
Commercial 

West Vacant Land; Single-Family 
Residence 

Downtown 
Mixed Use 

Local Commercial 

 

 
14. Other agencies whose approval is required (e.g., permits, finance approval, or 
participation agreement):  

None. 

15. Have California Native American tribes traditionally and culturally affiliated with the 
project area requested consultation pursuant to Public Resources Code section 
21080.3.1? If so, has consultation begun?  

On January 25, 2021 AB 52 notification letters were sent to 21 Native American tribal 
governments or designated tribal representatives via certified mail. Follow-up emails were 
subsequently sent on February 15 and February 24, 2021. Of the 21 tribes or tribal 
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representatives (in some cases multiple letters were sent to representatives of the same tribe), 
one response was received.  

Responses and consultation requests were received from the following tribe: 

• The San Fernando Band of Mission Indians (February 15, 2021): In an email, Donna 
Yocum stated that they do not wish to comment on the project and would defer to the San 
Manuel Tribe because Beaumont is not within their traditional or tribal boundaries.  

Pursuant to PRC 21080.3.1(d), each tribal government or representative was given 30 days upon 
receipt of the AB 52 notification letter to provide a request for consultation on the Project. One of 
the 21 tribal representatives responded to the initial notification letter. No additional responses or 
requests were received. The City of Beaumont, as lead agency, has fulfilled its obligations under 
AB 52 to engage in tribal consultation with all other tribal governments. 
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1.1 EVALUATION FORMAT 
 
This Initial Study is prepared in compliance with the California Environmental Quality Act (CEQA) 
Guidelines. This format of the study is presented as follows. The project is evaluated based upon 
its effect on twenty (20) major categories of environmental factors. Each factor is reviewed by 
responding to a series of questions regarding the impact of the project on each element of the 
overall factor. The Initial Study Checklist provides a formatted analysis that provides a 
determination of the effect of the project on the factor and its elements. The effect of the project 
is categorized into one of the following four categories of possible determinations: 
 
 

Potentially 
Significant 
Impact 

Less than 
Significant  
with Mitigation 

Less than 
Significant 

No Impact 

 
 
Substantiation is then provided to justify each determination. One of the four following conclusions 
is then provided as a summary of the analysis for each of the major environmental factors.  
 
1. Therefore, no impacts are identified or anticipated, and no mitigation measures are required. 

2. Therefore, no significant adverse impacts are identified or anticipated, and no mitigation 
measures are required. 

3. Possible significant adverse impacts have been identified or anticipated and the following 
mitigation measures are required as a condition of project approval to reduce these impacts to a 
level below significant. The required mitigation measures are: (List mitigation measures) 

4. Significant adverse impacts have been identified or anticipated. An Environmental Impact Report 
(EIR) is required to evaluate these impacts, which are: (List the impacts requiring analysis within 
the EIR). 

 
At the end of the analysis the required mitigation measures are restated and categorized as being 
either self- monitoring or as requiring a Mitigation Monitoring and Reporting Program. 
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1.2 ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED: 

The environmental factors checked below would potentially be affected by this project, involving 
at least one impact that is a “Potentially Significant Impact," as indicated by the checklists on the 
following pages. For each of the potentially affected factors, mitigation measures are 
recommended that would reduce the impacts to less than significant levels. 

 Aesthetics   Agriculture and Forestry 
Resources   Air Quality 

 Biological Resources  Cultural Resources  Energy 
 Geology /Soils  Greenhouse Gas Emissions  Hazards & Hazardous Materials 

 Hydrology /Water 
Quality   Land Use / Planning  Mineral Resources 

 Noise  Population / Housing  Public Services 
 Recreation  Transportation  Tribal Cultural Resources 

 Utilities /Service 
Systems  Wildfire  Mandatory Findings of 

Significance 

1.3 ENVIRONMENTAL DETERMINATION 

On the basis of this Initial Study, the City of Beaumont Environmental Review Committee finds: 

 I find that the Proposed Project COULD NOT have a significant effect on the 
environment, and a NEGATIVE DECLARATION will be prepared. 

 I find that although the Proposed Project would have a significant effect on the 
environment, there will not be a significant effect in this case because revisions 
in the project have been made by or agreed to by the project proponent. A 
MITIGATED NEGATIVE DECLARATION will be prepared. 

 I find that the Proposed Project MAY have a significant effect on the environment, 
and an ENVIRONMENTAL IMPACT REPORT is required.  

 I find that the Proposed Project MAY have a “potentially significant impact” or 
“potentially significant unless mitigated” impact on the environment, but at least 
one effect: 1) has been adequately analyzed in an earlier document pursuant to 
applicable legal standards, and 2) has been addressed by mitigation measures 
based on the earlier analysis as described on attached sheets. An 
ENVIRONMENTAL IMPACT REPORT is required, but it must analyze only the 
effects that remain to be addressed. 

 I find that although the Proposed Project could have a significant effect on the 
environment, because all potentially significant effects (a) have been analyzed 
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to 
applicable standards, and (b) have been avoided or mitigated pursuant to that 
EIR or NEGATIVE DECLARATION, including revisions or mitigation measures 
that are imposed upon the Proposed Project, nothing further is required.  

 

    
Signature  Date 

Carole Kendrick  Senior Planner  
Name  Title 

3.31.2021
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1.4 EVALUATION OF ENVIRONMENTAL IMPACTS 

1. A brief explanation is required for all answers except “No Impact” answers that are 
adequately supported by the information sources a lead agency cites. A “No Impact” 
answer is adequately supported if the referenced information sources show that the impact 
simply does not apply to projects like the one involved (e.g., the project falls outside a fault 
rupture zone). A “No Impact” answer should be explained where it is based on project-
specific factors as well as general standards (e.g., the project will not expose sensitive 
receptors to pollutants, based on a project-specific screening analysis). 

2. All answers must take account of the whole action involved, including offsite as well as 
onsite, cumulative as well as project-level, indirect as well as direct, and construction as 
well as operational impacts. 

3. Once the lead agency has determined that a particular physical impact may occur, then 
the checklist answers must indicate whether the impact is potentially significant, less than 
significant with mitigation, or less than significant. “Potentially Significant Impact” is 
appropriate if substantial evidence exists that an effect may be significant. If one or more 
“Potentially Significant Impact” entries are marked when the determination is made, an 
EIR is required. 

4. “Negative Declaration: Less Than Significant with Mitigation Incorporated” applies where 
the incorporation of mitigation measures has reduced an effect from “Potentially 
Significant Impact” to a “Less Than Significant Impact.” The lead agency must describe 
the mitigation measures and briefly explain how they reduce the effect to a less than 
significant level (mitigation measures from earlier analyses may be cross-referenced). 

5. Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA 
process, an effect has been adequately analyzed in an earlier EIR or negative declaration. 
Section 15063(c)(3)(D). In this case, a brief discussion should identify the following: 

a. Earlier Analysis Used. Identify and state where they are available for review. 

b. Impacts Adequately Addressed. Identify which effects from the above checklist were 
within the scope of and adequately analyzed in an earlier document pursuant to 
applicable legal standards, and state whether such effects were addressed by 
mitigation measures based on the earlier analysis. 

c. Mitigation Measures. For effects that are “Less than Significant with Mitigation 
Measures Incorporated,” describe the mitigation measures which were incorporated 
or refined from the earlier document and the extent to which they address site-specific 
conditions for the project. 

6. Lead agencies are encouraged to incorporate into the checklist references to information 
sources for potential impacts (e.g., general plans, zoning ordinances). Reference to a 
previously prepared or outside document should, where appropriate, include a reference 
to the page or pages where the statement is substantiated. 

7. Supporting Information Sources: A source list should be attached, and other sources used 
or individuals contacted should be cited in the discussion. 
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8. The explanation of each issue should identify: 

a. the significance criteria or threshold, if any, used to evaluate each question; and the 
mitigation measure identified, if any, to reduce the impact to less than significant. 
*Note: Instructions may be omitted from final document. 
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SECTION 2.0 – PROJECT DESCRIPTION 
 
2.1 PURPOSE OF THIS DOCUMENT 

The City formally initiated the environmental process for the project with the preparation of this 
Initial Study (IS). The IS screens out those impacts that would be less than significant and do not 
warrant mitigation, while identifying those issues that require further mitigation to reduce impacts 
to a less than significant level. As identified in the following analyses, project impacts related to 
various environmental issues either do not occur, are less than significant (when measured 
against established significance thresholds) or have been rendered less than significant through 
implementation of mitigation measures. Based on these analytical conclusions, this IS supports 
adoption of a Mitigated Negative Declaration (MND) for the proposed project. This Initial Study 
has been prepared in accordance with the California Environmental Quality Act (CEQA) and the 
State CEQA Guidelines. 
 
CEQA permits the incorporation by reference of all or portions of other documents that are 
generally available to the public. The IS has been prepared utilizing information from City planning 
and environmental documents, technical studies specifically prepared for the project, and other 
publicly available data. The documents utilized in the IS are identified in Section 3.0 and are 
hereby incorporated by reference. These documents are available for review at the City of 
Beaumont, Community Development Department. 
 
Pursuant to Section 15367 of the State CEQA Guidelines, the City of Beaumont is the Lead 
Agency in the preparation of this Initial Study. The City has primary responsibility for approval or 
denial of this project. The intended use of this Initial Study is to provide adequate environmental 
analysis related to project construction and operation activities of the Proposed Project. 
 
2.2 PROJECT LOCATION 
 
The Project Site consists of one developed parcel with an existing car wash and auto service 
building, and two vacant parcels. It is within the boundaries of the City of Beaumont and located 
approximately 0.2 miles north of Interstate 10 (I-10) and approximately 1.6 miles northeast of the 
State Route 79 (SR-79) and I-10 intersection. The Project Site is located along Highland Springs 
Avenue, between 8th Street and 6th Street. The Project Site is relatively flat and consists of a mix 
of ruderal vegetation and bare ground. The Project Site has a General Plan land use designation 
of Downtown Mixed Use and zoning of Local Commercial. The Project Site is surrounded by 
commercial development (Walgreens, medical and dental offices), vacant commercial building 
with a paved parking lot, utility plant, vacant land and single-family residence.  
 
2.3 PROJECT DESCRIPTION  
 
High Sands, Inc. (“Project Applicant”) is proposing the development of a drive-thru-restaurant and 
a 6,392 square-foot office building, and the remodel of an existing car wash on a 2.38-acre Project 
Site in the City of Beaumont, Riverside County. Construction is anticipated to begin in late 2021 
and be completed in late 2022. The Proposed Project is anticipated to be fully operational by year 
2023.  
The Project Site is located on parcels having addresses of 655, 675, and 695 Highland Springs 
Avenue. The existing vacant parcels are described as Assessor’s Parcel Nos. 419-150-026 and 
-027. APN 419-150-046 is the location of the existing car wash to be remodeled and an auto 
service building. Highland Springs Avenue will be widened to 55 feet along the vacant parcels, 
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thereby reducing the buildable area of the Project Site to 2.31 acres. The table below details the 
net and gross acreage of each parcel. A lot line adjustment will be required to incorporate vacuum 
parking spaces into the developed parcel. A parcel merger will be prepared to combine the two 
vacant parcels into one. 
 

APN Gross Net 

419-150-026 0.788 0.754 

419-150-027 0.791 0.757 

419-150-046 0.798 0.798 

Project Site 2.378 2.309 

 
 
The proposed drive-thru restaurant will be 3,320 square-feet (SF). The drive-through 
speakerphone would be located near the southwest corner of the restaurant. The hours of 
operation will be 6:00 AM to 11:00 PM.  
 
The proposed office building will be one-story and 6,392 SF. The hours of operation will be 
8:00 AM to 5:00 PM. 
 
The remodel of the car wash will include removal of an existing perimeter wall, relocation of 
existing curb, relocation of an existing trash enclosure, and addition of a new driveway. An 
additional 429 SF will be added to the existing car wash building which currently consists of 
3,801 SF. The hours of operation are 7:00 AM to 9:00 PM during the summer and 8:00 AM to 
5:00 PM during the winter.  
 
No renovation of the existing auto service building is proposed; the building has a first floor of 
1,284 SF and a basement of 1,540 SF. The current hours of operation are 8:00 AM to 5:00 PM. 
 
The Project Applicant is requesting a variance for reduced parking requirements. Total parking 
provided on the Project Site will be 75 standard spaces, one standard handicap accessible space, 
and five van handicap accessible spaces. A six-foot block wall will be constructed along the entire 
length of the western property boundary.  

 
Operations in the auto service building include: oil change, smog checks, and general auto repair. 
Three bio-retention trenches with a total storage volume of 3,690 cubic feet (CF) and an 
underground detention chamber system with a storage volume of 15,813 CF are proposed for 
peak attenuation of storm flows. 
 
Access to the Project Site would be provided by a proposed 28-foot wide driveway off of Highland 
Springs Avenue along the northernmost parcel. This driveway will be restricted to right turn in-
out.. The existing driveway on the developed parcel will be replaced with a 30-foot ADA-compliant 
driveway. This driveway will be restricted to right turn in-out. The existing eastbound stop control 
currently utilized by the auto related businesses south of the Project Site will be maintained. There 
are 2 existing access points leading to the alley south of the Project Site: one from Highland 
Springs Ave and one from the southwest portion of the Project Site by the lube facility. 
Landscaping will be provided on the northern and eastern boundaries as well as internal. 
Structure heights will be a maximum of 23 feet for the office building and restaurant. 
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LILBURN
C O R P O R A T I O N

Source: Lilburn Corp., March, 2021.
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SECTION 3.0 – CHECKLIST OF ENVIRONMENTAL ISSUES 

3.1 AESTHETICS 

1. 
AESTHETICS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Have a substantial adverse effect on a scenic 
vista? 

    

(b) Substantially damage scenic resources, 
including, but not limited to, trees, rock 
outcroppings, and historic buildings within a state 
scenic highway? 

    

(c) In non-urbanized areas, substantially degrade 
the existing visual character or quality of public 
views of the site and its surroundings? If the 
project is in an urbanized area, would the project 
conflict with applicable zoning and other 
regulations governing scenic quality? 

    

(d) Create a new source of substantial light or glare 
which would adversely affect day or nighttime 
views in the area? 

    

 
3.1.1 Environmental Setting  
 
The City of Beaumont is located in north-central Riverside County, at the summit of the San 
Gorgonio Pass. Beaumont is bounded on the west by the City of Calimesa, on the north by the 
unincorporated community of Cherry Valley; on the south by the I-10 Freeway; and on the east 
by the City of Banning. Beaumont is located approximately 70 miles east of downtown Los 
Angeles, 21 miles northeast of the City of Riverside; and 21 miles southeast of the City of San 
Bernardino. The Project Site is surrounded by medical and dental offices, public facilities, 
commercial development, residential development, undeveloped land and a vacant building.  
 
3.1.2 Impact Analysis 
 
a) Would the project have a substantial adverse effect on a scenic vista? 
 

Less than Significant Impact. The southern portion of the City is designated as Open Space 
to help preserve the scenic views within this area.1 The Project Site is located in the northern 
portion of the City. It is currently vacant. The San Bernardino Mountains are visible from the 
Project Site. The surrounding land use includes medical and dental offices to the north and 
east, vacant building on developed land to the south, and residential and vacant land to the 
west of the Project Site. Beaumont Municipal Code Section 17.02.070 requires a Plot Plan to 
establish a new land use, or to assume an existing use, consistent with the zoning of the 
proposed location of the use, prior to the use and occupancy for such land use. A lot line 
adjustment will be required to incorporate vacuum parking spaces into the developed parcel. 
Development of the Proposed Project would be consistent with Elevate Beaumont 2040 – 

 

1 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
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General Plan Update (2040 General Plan) with approval of the Plot Plan and lot line 
adjustment.  
 
The Project Site has a land use designation of Downtown Mixed Use and zoning of Local 
Commercial (LC). Fast food drive-thru restaurants and offices are permitted within the LC 
Zone.2 The maximum height of any building shall not exceed 60 feet within the LC Zone. The 
maximum height of the proposed structures is 23 feet. The Proposed Project would be 
anticipated to change the general aesthetics of the area as two of the parcels are currently 
vacant; however, it would not obstruct natural scenic views or vistas. Except for the vacant 
land to the west, the Project Site is almost completely surrounded by developed land. The LC 
Zone is intended to permit development that provides for a range of commercial service and 
retail land uses that are in proximity to residential neighborhoods consistent with the General 
Plan. The Proposed Project would provide the general area with compatible commercial 
services. Therefore, less than significant impacts are identified or anticipated, and no 
mitigation measures are required.  

 
b) Would the project substantially damage scenic resources, including, but not limited to, trees, 

rock outcroppings, and historic buildings within a state scenic highway? 
 
No Impact. The Project Site is not adjacent to or near any State-eligible or Officially 
designated State Scenic Highway.3 The nearest designated State Scenic Highway is State 
Route 243 (Banning-Idyllwild Panoramic Highway), which is approximately 4 miles east of the 
Project Site. The Proposed Project would be required to comply with development standards 
applicable to the LC Zone, such as providing a minimum front yard setback of five (5) feet and 
maximum building height of 60 feet, to reduce aesthetic/visual resource impacts to a less-
than-significant level. Therefore, no impacts are identified or anticipated, and no mitigation 
measures are required. 
 

c) Would the project in non-urbanized areas, substantially degrade the existing visual character 
or quality of public views of the site and its surroundings? (Public views are those that are 
experienced from publicly accessible vantage point). If the project is in an urbanized area, 
would the project conflict with applicable zoning and other regulations governing scenic 
quality? 

 
Less than Significant Impact. Development of the Proposed Project would not degrade to 
the existing visual character or quality of the Project Site or its surroundings. The Proposed 
Project would be consistent with the 2040 General Plan designation with approval of Plot Plan 
and lot line adjustment. It would enhance the surrounding community with commercial uses. 
The surrounding properties are either vacant or developed for commercial and residential 
uses. The general area consists of public facilities, commercial centers and offices. The 
Proposed Project is within an urbanized area. It would maintain similar aesthetics and building 
design as the surrounding establishments. In addition, per Beaumont Municipal Code Section 
17.06.040, the Project Applicant would be required to plant single trunk, low branching trees 
in windy areas and design, where possible, north/south oriented parking areas to provide 

 

2 City of Beaumont. Zoning Code Amendment Final. 
http://www.beaumontca.gov/DocumentCenter/View/36838/Zoning-Code-Amendment-Final  
3 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.1-4-Scenic Highways and Roadways. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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maximum shade.4 Compliance to this code will improve and maximize the landscaping within 
the off-street open parking areas to provide 30% or more shade coverage in ten years, adding 
aesthetics to the area. Therefore, the Proposed Project may change the current aesthetics of 
the vacant parcel, but this change would not be degrading. Less than significant adverse 
impacts are identified or anticipated, and no mitigation measures are required.  
 

d) Create a new source of substantial light or glare which would adversely affect day or nighttime 
views in the area? 

 
Less than Significant Impact. Development of the restaurant and office building would take 
place on parcels that are currently vacant. The existing car wash on APN 419-150-047 would 
be remodeled. City’s Municipal Code prohibits construction activities within one-quarter mile 
of an occupied residence or residences other than between the hours of 6:00 AM and 6:00 PM 
during the months of June through September and between the hours of 7:00 AM and 6:00 PM 
during the months of October through May. The use of any lighting required during 
construction would be limited to these hours. Permanent lighting installed for the Proposed 
Project will be directed away from sensitive receptors. The nearest sensitive receptor is the 
single-family residence west of the Project Site. The area is already lit from existing 
surrounding land uses, including the existing car wash and auto service building on the Project 
Site, the medical and dental offices to the north and east, residential development to the west, 
and the commercial uses to the south. There are existing street lights present along Highland 
Springs Avenue near the Project Site (the closest being on the southeast corner of the Project 
Site). The Proposed Project would be required to conform to Chapter 8.5 of the City Municipal 
Code, which establishes height limit, lamp power limit, lighting curfew and maximum lumen 
and shielding for commercial/industrial zones. A six-foot high block wall is proposed along the 
western boundary of the Project Site, thereby minimizing light exposure to the adjacent 
residence. Therefore, the Proposed Project would not generate a significant amount of light 
and glare when compared to the surrounding area. Less than significant impacts are identified 
or anticipated, and no mitigation measures are required.  
 

 

4 City of Beaumont. Zoning Code Amendment Final. 
http://www.beaumontca.gov/DocumentCenter/View/36838/Zoning-Code-Amendment-Final  
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3.2 AGRICULTURE & FORESTRY RESOURCES 

2. 

AGRICULTURE & FOREST RESOURCES. 
(In determining whether impacts to 
agricultural resources are significant 
environmental effects, lead agencies may 
refer to the California Agricultural Land 
Evaluation and Site Assessment Model 
(1997) prepared by the California Department 
of Conservation as an optional model to use 
in assessing impacts on agriculture and 
farmland.) In determining whether impacts to 
forest resources, including timberland, are 
significant environmental effects, lead 
agencies may refer to information compiled 
by the California Department of Forestry and 
Fire Protection regarding the state’s 
inventory of forest land, including the Forest 
and Range Assessment Project and the 
Forest Legacy Assessment project; and 
forest carbon measurement methodology 
provided in Forest Protocols adopted by the 
California Air Resources Board.) 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Convert Prime Farmland, Unique Farmland, or 
Farmland of Statewide Importance (Farmland), 
as shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of 
the California Resources Agency, to 
nonagricultural use? 

    

(b) Conflict with existing zoning for agricultural use, 
or a Williamson Act contract? 

    

(c) Conflict with existing zoning for, or cause 
rezoning of, forest land (as defined in Public 
Resources Code section 12220(g)), timberland 
(as defined by Public Resources Code section 
4526), or timberland zoned Timberland 
Production (as defined by Government Code 
section 51104(g))? 

    

(d) Result in the loss of forest land or conversion of 
forest land to non-forest use? 

    

(e) Involve other changes in the existing 
environment which, due to their location or 
nature, could result in conversion of Farmland, to 
nonagricultural use or the conversion of forest 
land to non-forest use? 

    

 
3.2.1 Environmental Setting 
 
The Project Site is in the northeastern portion of the City of Beaumont. The Project Site has a 
2040 General Plan land use designation of Downtown Mixed Use and Zoning of Local 
Commercial. It is neither considered useful for agriculture nor is it within an existing zone for forest 
land or farmland. The Project Site consists of a mix of ruderal vegetation and bare ground. 
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3.2.2 Impact Analysis 
 
a) Would the project convert Prime Farmland, Unique Farmland, or Farmland of Statewide 

Importance (Farmland), as shown on the maps prepared pursuant to the Farmland Mapping 
and Monitoring Program of the California Resources Agency, to nonagricultural use? 
 
No impact. The Project Site is identified as “Urban and Built-Up Land” by the Department of 
Conservation, Division of Land Resource Protection Farmland Mapping and Monitoring 
Program. Urban and Built-Up Land is occupied by structures with a building density of at least 
1 unit to 1.5 acres, or approximately 6 structures to a 10-acre parcel. Examples of this category 
are residential, industrial commercial, institutional facilities, cemeteries, airports, golf courses, 
sanitary landfills, sewage treatment, and water control structures. No prime farmland, unique 
farmland, or farmland of statewide importance occur on the Project Site. The Proposed Project 
would not convert farmland to a non-agricultural use. Therefore, no impacts are identified or 
anticipated, and no mitigation measures are required. 

 
b) Would the project conflict with existing zoning for agricultural use, or a Williamson Act 

contract? 
 

No Impact. The Project Site is not under a Williamson Act Contract.5 There are no lands with 
active Williamson Act contracts within the City. Additionally, the Project Site is currently zoned 
Local Commercial. The Proposed Project would not conflict with existing zoning for agricultural 
use. Therefore, no impacts are identified or anticipated, and no mitigation measures are 
required. 

 
c) Would the project conflict with existing zoning for, or cause rezoning of, forest land (as defined 

in Public Resources Code section 12220(g)), timberland (as defined by Public Resources 
Code section 4526), or timberland zoned Timberland Production (as defined by Government 
Code section 51104(g))? 
 
No Impact. The City does not have a zoning designation for, nor does it contain forestry-
related timberland or timberland production sites within city limits.6 Furthermore, the Project 
Site has a current zoning of Local Commercial. Therefore, no impacts are identified or 
anticipated, and no mitigation measures are required. 
 

d) Would the project result in the loss of forest land or conversion of forest land to non-forest 
use? 

 
No Impact. The northern parcels of the Project Site are currently vacant with a few non-native 
trees on-site. The Project Site consists of a mix of ruderal vegetation and bare ground and is 
surrounded on nearly all sides by developed land. It would not be considered forest land. 
Implementation of the Proposed Project would not result in loss of forest land or conversion 
of forest land to non-forest use. The 2040 General Plan does not include any lands designated 
as forest land within the General Plan area. Therefore, no loss of forest land or conversion of 

 

5 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.2-3-Williamson Act Contracts. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
6 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.2-19. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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forest land to non-forest use will result from the implementation of the Proposed Project. No 
impacts are identified or anticipated, and no mitigation measures are required. 
 

e) Would the project involve other changes in the existing environment which, due to their 
location or nature, could result in conversion of Farmland, to nonagricultural use or the 
conversion of forest land to non-forest use? 
 
No Impact. The Project Site does not support agricultural or forest land use. Implementation 
of the Proposed Project would not result in the conversion of farmland to non-agricultural use 
or conversion of forest land to non-forest use no-site and off-site. Therefore, no impacts are 
identified or are anticipated, and no mitigation measures are required. 

 
3.3 AIR QUALITY 

3. 

AIR QUALITY. 
(Where available, the significance criteria 
established by the applicable air quality 
management or air pollution control district 
may be relied upon to make the following 
determinations.) 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Conflict with or obstruct implementation of the 
applicable air quality plan? 

    

(b) Result in a cumulatively considerable net 
increase of any criteria pollutant for which the 
project region is non-attainment under an 
applicable federal or state ambient air quality 
standard? 

    

(c) Expose sensitive receptors to substantial 
pollutant concentrations? 

    

(d) Result in other emissions (such as those leading 
to odors) adversely affecting a substantial 
number of people? 

    

 

3.3.1 Environmental Setting 
 
The City of Beaumont is located in the eastern portion of the South Coast Air Basin (SCAB). The 
SCAB is bounded by the San Jacinto, San Gabriel and San Bernardino Mountain Ranges. The 
primary source of air pollution affecting the City are pollutants transported by wind from urbanized 
areas located west towards Los Angeles. The South Coast Air Quality Management District 
(SCAQMD) has jurisdiction over air quality issues and regulations within the SCAB. 
 
3.3.2 Impact Analysis 
 
a) Would the project conflict with or obstruct implementation of the applicable air quality plan? 

 
Less Than Significant Impact. The Project Site is located in the SCAB. The SCAQMD has 
jurisdiction over air quality issues and regulations within the SCAB. The Air Quality 
Management Plan (AQMP) for the basin establishes a program of rules and regulations 
administered by SCAQMD to obtain attainment of the state and federal air quality standards. 
The most recent AQMP (AQMP 2016) was adopted by the SCAQMD in March 2017. The 
2016 AQMP incorporates the latest scientific and technological information and planning 
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assumptions, including transportation control measures developed by the Southern California 
Association of Governments (SCAG) using the 2016 Regional Transportation 
Plan/Sustainable Communities Strategy. 
 
The City of Beaumont adopted the 2040 General Plan and certified the Final Programmatic 
EIR. Implementation of the updated 2040 General Plan would result in significant and 
unavoidable impacts to Air Quality, Greenhouse Gas, Noise, and Transportation and 
therefore, the City adopted a Statement of Overriding Considerations concurrent with 
certification of the Final EIR. In addition, even though the anticipated growth from the 2040 
General Plan may exceed the growth projections in the AQMP, the control measures 
contained within the 2016 AQMP will apply to new development. Therefore, development 
associated with buildout of the 2040 General Plan will not obstruct implementation of the 2016 
AQMP.7 The Project Site has a General Plan land use designation of Downtown Mixed Use 
and current zoning of Local Commercial (LC). The Proposed Project is an allowable use under 
the 2040 General Plan designation and Zoning Code. Therefore, approval of the Proposed 
Project would not conflict with the AQMP and the Proposed Project is consistent with the 2040 
General Plan. Less than significant adverse impacts are identified or are anticipated, and no 
mitigation measures are required. 
 

b) Would the project result in a cumulatively considerable net increase of any criteria pollutant 
for which the project region is non-attainment under an applicable federal or state ambient air 
quality standard? 
 
Less than Significant Impact. In November 2020, Lilburn Corporation screened the 
Proposed Project’s construction and operational emissions using California Emissions 
Estimator Model (CalEEMod) version 2016.3.2 prepared by the SCAQMD (see Appendix A 
for model output). CalEEMod was utilized to estimate the on-site and off-site construction 
emissions. The emissions incorporate Rule 402 and 403 by default as required during 
construction. The criteria pollutants screened for include reactive organic gases (ROG), 
nitrous oxides (NOx), carbon monoxide (CO), sulfur dioxide (SO2), and particulates (PM10 and 
PM2.5). Two of the analyzed pollutants, ROG and NOx, are ozone precursors. Both summer 
and winter season emission levels were estimated. 
 
Construction Emissions 
 
Construction emissions are considered short-term, temporary emissions and were modeled 
with the following construction parameters: site preparation, site grading (fine and mass 
grading), building construction, paving, and architectural coating. Construction is anticipated 
to begin in late 2021 and be completed in late 2022. The resulting emissions generated by 
construction of the Proposed Project are shown in Table 1 and Table 2, which represent 
summer and winter construction emissions, respectively. 
 
 

 

7 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.3-18. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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Table 1 
Summer Construction Emissions Summary 

 (Pounds per Day) 

Source/Phase ROG NOX CO SO2 PM10 PM2.5 

Site Preparation 1.5 13.3 11.1 0.0 2.4 0.8 

Grading 1.8 20.2 10.2 0.0 7.6 4.2 

Building Construction 2.3 17.6 16.7 0.0 1.5 0.9 

Paving  1.4 9.3 12.3 0.0 0.7 0.5 

Architectural Coating 10.8 1.4 2.1 0.0 0.2 0.1 

Highest Value (lbs./day) 10.8 20.2 16.7 0.0 7.6 4.2 

SCAQMD Threshold 75 100 550 150 150 55 

Significant No No No No No No 
       Source: CalEEMod.2016.3.2 Summer Emissions                                                            
        Phases do not overlap and represent the highest concentration. 

 

Table 2 
Winter Construction Emissions Summary 

 (Pounds per Day) 

Source/Phase ROG NOX CO SO2 PM10 PM2.5 

Site Preparation 1.5 18.3 11.0 0.0 2.4 0.8 

Grading 1.8 20.2 10.1 0.0 7.6 4.2 

Building Construction 2.3 17.6 16.3 0.0 1.5 0.9 

Paving  1.4 9.3 12.2 0.0 0.7 0.5 

Architectural Coating 10.8 1.4 2.0 0.0 0.1 0.1 

Highest Value (lbs./day) 10.8 20.2 16.3 0.0 7.6 4.2 

SCAQMD Threshold 75 100 550 150 150 55 

Significant No No No No No No 
Source: CalEEMod.2016.3.2 Winter Emissions. 
Phases do not overlap and represent the highest concentration. 
 

As shown in Table 1 and Table 2, construction emissions during either summer or winter 
seasonal conditions would not exceed SCAQMD thresholds.  

 
Compliance with SCAQMD Rules 402 and 403 
 
Although the Proposed Project does not exceed SCAQMD thresholds for construction 
emissions, the Project Proponent would be required to comply with all applicable SCAQMD 
rules and regulations as the SCAB is in non-attainment status for ozone and suspended 
particulates (PM10 and PM2.5).  
 
The Project Proponent would be required to comply with Rules 402 nuisance, and 403 fugitive 
dust, which require the implementation of Best Available Control Measures (BACMs) for each 
fugitive dust source, and the AQMP, which identifies Best Available Control Technologies 
(BACTs) for area sources and point sources. The BACMs and BACTs would include, but not 
be limited to the following: 

 
  1. The Project Proponent shall ensure that any portion of the site to be graded shall be 

pre-watered prior to the onset of grading activities. 

(a) The Project Proponent shall ensure that watering of the site or other soil 
stabilization method shall be employed on an on-going basis after the initiation 
of any grading activity on the site. Portions of the site that are actively being 
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graded shall be watered regularly (2x daily) to ensure that a crust is formed on 
the ground surface and shall be watered at the end of each workday. 

(b) The Project Proponent shall ensure that all disturbed areas are treated to prevent 
erosion until the site is constructed upon. 

(c) The Project Proponent shall ensure that landscaped areas are installed as soon 
as possible to reduce the potential for wind erosion. 

(d) The Project Proponent shall ensure that all grading activities are suspended 
during first and second stage ozone episodes or when winds exceed 25 miles 
per hour. 

 
During construction, exhaust emissions from construction vehicles and equipment and fugitive 
dust generated by equipment traveling over exposed surfaces, would increase NOX and PM10 
levels in the area. Although the Proposed Project does not exceed SCAQMD thresholds 
during construction, the Applicant/Contractor would be required to implement the following 
BMPs as required by SCAQMD: 

 
2. To reduce emissions, all equipment used in grading and construction must be tuned 

and maintained to the manufacturer’s specification to maximize efficient burning of 
vehicle fuel. Site development will be limited to one acre disturbed per day. 

3.  The contractor shall utilize (as much as possible) pre-coated building materials and 
coating transfer or spray equipment with high transfer efficiency, such as high 
volume, low pressure (HVLP) spray method, or manual coatings application such as 
paint brush, hand roller, trowel, dauber, rag, or sponge. 

4. The contractor shall utilize water-based or low VOC coating per SCAQMD 
Rule 1113. The following measures shall also be implemented: 

• Use Super-Compliant VOC paints whenever possible. 

• If feasible, avoid painting during peak smog season: July, August, and 
September.  

• Recycle leftover paint. Take any left-over paint to a household hazardous 
waste center; do not mix leftover water-based and oil-based paints.  

• Keep lids closed on all paint containers when not in use to prevent VOC 
emissions and excessive odors. 

• For water-based paints, clean up with water only. Whenever possible, do not 
rinse the clean-up water down the drain or pour it directly into the ground or 
the storm drain. Set aside the can of clean-up water and take it to a hazardous 
waste center (www.cleanup.org).  

• Recycle the empty paint can.  

• Look for non-solvent containing stripping products.  

• Use Compliant Low-VOC cleaning solvents to clean paint application 
equipment. 

• Keep all paint and solvent laden rags in sealed containers to prevent VOC 
emissions.  

5. The Project Proponent shall ensure that existing power sources are utilized where 
feasible via temporary power poles to avoid on-site diesel power generation.6. The 
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operator shall maintain and effectively utilize and schedule on-site equipment in 
order to minimize exhaust emissions from truck idling. 

6.  The Project Proponent shall ensure that construction personnel are informed of ride 
sharing and transit opportunities. 

7. All buildings on the Project Site shall conform to energy use guidelines in Title 24 of 
the California Administrative Code as updated to reduce energy consumption and 
reduce GHG emissions. 

8.  The operator shall maintain and effectively utilize and schedule on site equipment 
and delivery trucks in order to minimize exhaust emissions from truck idling. 

 
Operational Emissions 

 

Operational emissions are categorized as energy (generation and distribution of energy to the 
end use), area (operational use of the project), mobile (vehicle trips), water (generation and 
distribution of water to the land use), and waste (collecting and hauling waste to the landfill). 
The Proposed Project will not include the manufacture or production of any products on-site; 
therefore, no industrial type emissions will be generated. The operational mobile source 
emissions were calculated in accordance with the Traffic Impact Analysis (TIA) prepared for 
the Proposed Project by Ganddini Group, Inc., November 25, 2020. The Proposed Project is 
anticipated to generate approximatively 1,140 daily trips. The Trip Generation rates from the 
TIA were input into the CalEEMod Version 2016.3.2 model. 

 
The resulting emissions generated by operations of the Proposed Project are shown in 
Table 3 and Table 4, which represent summer and winter construction emissions, 
respectively. 

 
Table 3 

Summer Operational Emissions Summary 
(Pounds per Day) 

Source ROG NOX CO SO2 PM10 PM2.5 

Area 0.2 0.0 0.0 0.0 0.0 0.0 

Energy 0.0 0.1 0.1 0.0 0.0 0.0 

Mobile 1.9 11.8 25.0 0.1 8.9 2.4 

Total Value (lbs./day) 2.1 12.0 25.1 0.1 8.9 2.4 

SCAQMD Threshold 55 55 550 150 150 55 

Significance No No No No No No 
    Source: CalEEMod 2016.3.2, Summer Emissions 

 
Table 4 

Winter Operational Emissions Summary 
(Pounds per Day) 

Source ROG NOX CO SO2 PM10 PM2.5 

Area 0.2 0.0 0.0 0.0 0.0 0.0 

Energy 0.0 0.1 0.1 0.0 0.0 0.0 

Mobile 1.6 11.8 21.4 0.1 8.9 2.4 

Total Value (lbs./day) 1.8 11.9 21.5 0.1 8.9 2.4 

SCAQMD Threshold 55 55 550 150 150 55 

Significance No No No No No No 
Source: CalEEMod 2016.3.2, Winter Emissions 
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As shown in Table 3 and Table 4, both summer and winter season operational emissions are 
below SCAQMD thresholds. However, the Proposed Project would be required to comply with the 
following but not limited to SCAQMD Rules:  

 

• Rule 201-Permit to Construct: A person shall not build, erect, install, alter or replace any 
equipment or agricultural permit unit, the use of which may cause the issuance of air 
contaminants or the use of which may eliminate, reduce or control the issuance of air 
contaminants without first obtaining written authorization for such construction from the 
Executive Officer. A permit to construct shall remain in effect until the permit to operate 
the equipment or agricultural permit unit for which the application was filed is granted or 
denied, or the application is canceled. 

• Rule 203-Permit to Operate: A person shall not operate or use any equipment or 
agricultural permit unit, the use of which may cause the issuance of air contaminants, or 
the use of which may reduce or control the issuance of air contaminants, without first 
obtaining a written permit to operate from the Executive Officer or except as provided in 
Rule 202. 

• Rule 1138- Control of Emissions from Restaurants: This rule applies to owners and 
operators of commercial cooking operations, preparing food for human consumption. The 
rule requirements currently apply to chain-driven charbroilers used to cook meat. All other 
commercial restaurant cooking equipment including, but not limited to, under-fired 
charbroilers, may be subject to future rule provisions. 

 
Therefore, less significant impacts are identified or anticipated, and no mitigation measures 
are required.  

 
c)  Would the project expose sensitive receptors to substantial pollutant concentrations? 
 

Less than Significant Impact. SCAQMD has developed a methodology to assess the 
localized impacts of emissions from a proposed project as outlined within the Final Localized 
Significance Threshold (LST) Methodology report; completed in June 2003 and revised in July 
2008. The use of LSTs is voluntary, to be implemented at the discretion of local public 
agencies acting as a lead agency pursuant to CEQA. LSTs apply to projects that must 
undergo CEQA or the National Environmental Policy Act (NEPA) and are five acres or less. 
LST methodology is incorporated to represent worst-case scenario emissions thresholds. 
CalEEMod was used to estimate the on-site and off-site construction emissions. The LSTs 
were developed to analyze the significance of potential air quality impacts of proposed 
projects to sensitive receptors (i.e. schools, single family residences, etc.) and provide 
screening tables for small projects (one, two, or five acres). Projects are evaluated based on 
geographic location and distance from the sensitive receptor (25, 50, 100, 200, or 500 meters 
from the site).  
 
For the purposes of a CEQA analysis, the SCAQMD considers a sensitive receptor to be a 
receptor such as a residence, hospital, convalescent facility or anywhere that it is possible for 
an individual to remain for 24 hours. Additionally, schools, playgrounds, childcare centers, and 
athletic facilities can also be considered as sensitive receptors. Commercial and industrial 
facilities are not included in the definition of sensitive receptor because employees do not 
typically remain on-site for a full 24 hours, but are usually present for shorter periods of time, 
such as eight hours.  
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The Project Site is approximately 2.38 acres, however, only 2-acres is anticipated to be 
disturbed. Therefore, the “2-acres scenario” was used to represent a worst-case scenario as 
larger sites are typically granted a larger emission allowance. CalEEMod version 2016.3.2 
was used to estimate the on-site and off-site construction emissions. The nearest sensitive 
receptor land use is the residential development adjacent to the Project Site and therefore 
LSTs are based on 25-meter distance. The resulting Proposed Project’s construction and 
operational emissions with the appropriate LST are presented in Table 5. 
 
 

Table 5 
Localized Significance Thresholds 

(Pounds Per Day) 

 NOx CO PM10 PM2.5 

Construction Emissions (Max. from Table 1 and Table 2) 20.2 16.7 7.6 4.2 

Operational Emissions (Max. Total from Table 3 and Table 4) 12.0 25.1 0.21 0.61 

Highest Value (lbs./day) 20.2 16.7 7.6 0.2 4.2 0.6 

LST Thresholds 149 1541 10* 3† 6* 2† 

Greater Than Threshold No No No No No No 

Sources: CalEEMod.2016.3.2 Summer and Winter Emissions; SCAQMD Final Localized Significance Threshold 
Methodology; SCAQMD Mass Rate Look-up Tables for 2-acre site in SRA No. 29, distance of 25 meters. 
Note: PM10 and PM2.5 emissions are separated into construction and operational thresholds in accordance with the 
SCAQMD Mass Rate LST Look-up Tables. 
* Construction emissions LST 
† Operational emissions LST  
1 It is estimated that approximately 2.5 percent of mobile emissions will occur on the Project Site 
Source:https://www.aqmd.gov/docs/default-source/ceqa/handbook/localized-significance-thresholds/appendix-c-
mass-rate-lst-look-up-tables.pdf?sfvrsn=2 

 
 
As shown in Table 5, the Proposed Project’s emissions are not anticipated to exceed the 
LSTs. Therefore, the Proposed Project is not anticipated to expose sensitive receptors to 
substantial pollutant concentrations. Less than significant impacts are identified or anticipated, 
and no mitigation measures are required.  

 
d) Would the project result in other emissions (such as those leading to odors) adversely 

affecting a substantial number of people? 

 
Less Than Significant Impact. The Proposed Project does not contain land uses typically 
associated with the emission of objectionable odors. Potential odor sources associated with 
the Proposed Project may result from construction equipment exhaust and the application of 
asphalt and architectural coatings during construction activities; and the temporary storage of 
domestic solid waste (refuse) associated with the Proposed Project’s (long-term operational) 
uses. Standard construction requirements would minimize odor impacts resulting from 
construction activity, such as keeping lids closed on all paint containers, per SCAQMD Rule 
1113. It should be noted that any construction odor emissions generated would be temporary, 
short-term, and intermittent in nature and would cease upon completion of the respective 
phase of construction activity. It is expected that Project-generated refuse would be stored in 
covered containers and removed at regular intervals in compliance with the City of Beaumont 
solid waste regulations. The Project would be also required to comply with SCAQMD Rule 
402 to prevent occurrences of public nuisances. There will also be odors due to cooking food 
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at the fast-food restaurant. Compliance with SCAQMD Rule 1138 would ensure that these 
odors are minimized to the extent feasible. Therefore, less than significant adverse impacts 
are identified or are anticipated, and no mitigation measures are required. 
 

3.4 BIOLOGICAL RESOURCES 

4. 
BIOLOGICAL RESOURCES. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Have a substantial adverse effect, either directly 
or through habitat modifications, on any species 
identified as a candidate, sensitive, or special 
status species in local or regional plans, policies, 
or regulations, or by the California Department of 
Fish and Game or U.S. Fish and Wildlife 
Service? 

    

(b) Have a substantial adverse effect on any riparian 
habitat or other sensitive natural community 
identified in local or regional plans, policies, 
regulations or by the California Department of 
Fish and Game or U.S. Fish and Wildlife 
Service? 

    

(c) Have a substantial adverse effect on state or 
federally protected wetlands (including, but not 
limited to, marsh, vernal pool, coastal, etc.) 
through direct removal, filling, hydrological 
interruption, or other means? 

    

(d) Interfere substantially with the movement of any 
native resident or migratory fish or wildlife 
species or with established native resident or 
migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 

    

(e) Conflict with any local policies or ordinances 
protecting biological resources, such as a tree 
preservation policy or ordinance? 

    

(f) Conflict with the provisions of an adopted Habitat 
Conservation Plan, Natural Community 
Conservation Plan, or other approved local, 
regional, or state habitat conservation plan? 

    

      

3.4.1 Environmental Setting 
 
The Proposed Project is the development of drive-thru restaurant and an office building, and the 
remodel of an existing car wash. A Biological Resources Assessment, Jurisdictional Delineation, 
and Multiple Species Habitat Conservation Plan Consistency Analysis (BRA) was prepared for 
the Proposed Project by Jennings Environmental, LLC in September 2020 (see Appendix B for 
report). The BRA was designed to address potential effects of the Proposed Project to designated 
critical habitats and/or any species currently listed or formally proposed for listing as endangered 
or threatened under the federal Endangered Species Act (ESA) and the California Endangered 
Species Act (CESA) or species designated as sensitive by the California Department of Fish and 
Wildlife (CDFW) or the California Native Plant Society (CNPS).  
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3.4.2 Impact Analysis 
 
a) Would the project have a substantial adverse effect, either directly or through habitat 

modification, on any species identified as candidate, sensitive or special status species in 
local or regional plans, policies or regulations, or by the California Department of Fish and 
Game or U.S. Fish and Wildlife Service? 
 
Less than Significant with Mitigation Incorporated. Existing documentation relevant to the 
Project Site was reviewed. The most recent records of the California Natural Diversity 
Database (CNDDB) managed by CDFW, the United States Fish and Wildlife Service 
(USFWS) Critical Habitat Mapper, and the California Native Plant Society’s Electronic 
Inventory (CNPSEI) of Rare and Endangered Vascular Plants of California were reviewed for 
the following quadrangle containing and surrounding the Project site: Beaumont, USGS 7.5 
minute quadrangle. These databases contain records of reported occurrences of federal- or 
state-listed endangered or threatened species, California Species of Concern (SSC), or 
otherwise special status species or habitats that may occur within or in the immediate vicinity 
of the Project Site. 
 
In addition, a general reconnaissance survey was conducted within the Project site to identify 
the potential for the occurrence of special status species, vegetation communities, or habitats 
that could support special status wildlife species. All plant species observed within the Project 
Site were recorded. Vegetation communities within the Project Site were identified, 
qualitatively described, and mapped onto a high-resolution imagery aerial photograph. Plant 
communities were determined in accordance with the Manual of California Vegetation, 
Second Edition. All wildlife and wildlife signs observed and detected, including tracks, scat, 
carcasses, burrows, excavations, and vocalizations, were recorded. Additional survey time 
was spent in those habitats most likely to be utilized by wildlife (native vegetation, wildlife 
trails, etc.) or in habitats with the potential to support state- and/or federally listed or otherwise 
special status species. 
 

Federal and State Listed Species 
 
According to the CNDDB, CNPSEI, and other relevant literature and databases, 33 sensitive 
species including 5 listed species and 1 sensitive habitat, have been documented in the 
Beaumont quad. This list of sensitive species and habitats includes any State and/or federally 
listed threatened or endangered species, CDFW designated Species of Special Concern 
(SSC), and otherwise Special Animals. “Special Animals” is a general term that refers to all of 
the taxa the CNDDB is interested in tracking, regardless of their legal or protection status. The 
CDFW considers the taxa on this list to be those of greatest conservation need.  
 
An analysis of the likelihood for the occurrence of all CNDDB sensitive species documented 
in the Beaumont quad is provided in Table 6. This analysis takes into the potential for each 
species to occur on the site, based on required habitat elements and range relative to the 
current site conditions.  
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Table 6 
CNDDB Potential to Occur 

Scientific Name Common Name Occurrence Potential 

Abronia villosa var. 
aurita 

chaparral sand-
verbena 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Aimophila ruficeps 
canescens 

southern California 
rufous-crowned 
sparrow 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Allium marvinii Yucaipa onion 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site 

Anniella stebbinsi 
Southern California 
legless lizard 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Antrozous pallidus pallid bat 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Aspidoscelis 
hyperythra 

orange-throated 
whiptail 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Aspidoscelis tigris 
stejnegeri coastal whiptail 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Astragalus hornii var. 
hornii Horn's milk-vetch 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Astragalus 
lentiginosus var. 
coachellae 

Coachella Valley 
milk-vetch 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Astragalus pachypus 
var. jaegeri Jaeger's milk-vetch 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Bombus crotchii Crotch bumble bee 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Calochortus palmeri 
var. palmeri 

Palmer's mariposa-
lily 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Calochortus 
plummerae 

Plummer's 
mariposa-lily 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Caulanthus simulans 
Payson's 
jewelflower 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Centromadia 
pungens ssp. laevis smooth tarplant 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Chaetodipus 
californicus femoralis 

Dulzura pocket 
mouse 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 
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Scientific Name Common Name Occurrence Potential 

Chaetodipus fallax 

northwestern San 
Diego pocket 
mouse 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Chorizanthe parryi 
var. parryi Parry's spineflower 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Deinandra 
mohavensis Mojave tarplant 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Dipodomys stephensi 
Stephens' kangaroo 
rat 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Horkelia cuneata var. 
puberula mesa horkelia 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Lanius ludovicianus loggerhead shrike 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Lasiurus xanthinus western yellow bat 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Mentzelia tricuspis 
spiny-hair blazing 
star 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Neotoma lepida 
intermedia 

San Diego desert 
woodrat 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Perognathus 
longimembris 
brevinasus 

Los Angeles pocket 
mouse 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Petalonyx linearis 
narrow-leaf 
sandpaper-plant 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Phrynosoma blainvillii coast horned lizard 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Progne subis purple martin 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Southern Cottonwood 
Willow Riparian 
Forest 

Southern 
Cottonwood Willow 
Riparian Forest 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Spea hammondii western spadefoot 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Taxidea taxus American badger 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 

Vireo bellii pusillus least Bell's vireo 

Suitable habitat for this species does not occur on site. 
As such, this species is considered absent from the 
Project Site. 
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Field Survey Results 

Species observed or otherwise detected on or in the vicinity of the Project Site during the 
surveys included; common raven (Corvus corax) and house finch (Haemorhous mexicanus). 
The Project Site is located within a developed area of Beaumont. Although part of the Project 
Site is undeveloped, very little evidence of any wildlife existed on-site and only two bird 
species were observed during the site survey. No State and/or federally listed threatened or 
endangered species are documented/or expected to occur within the Project Site. No plant 
species with the California Rare Plant Rank (CRPR) of 1 or 2 were observed on-site or 
documented/expected to occur on-site. No other sensitive species were observed within the 
site or buffer area. There is some habitat within the Project Site and adjacent area suitable for 
nesting birds in general. Mitigation Measure BIO-1 should be implemented to avoid any 
potential project-related impacts to nesting birds.  
 

Mitigation Measure BIO-1: 
 
Nesting bird surveys shall be conducted by a qualified Biologist prior to any construction 
activities taking place during the nesting season to avoid potentially taking any birds or 
active nests. In general, impacts to all bird species (common and special status) will be 
avoided by conducting work outside of the nesting season (generally March 15th to 
September 15th), and conducting a worker awareness training. However, if all work cannot 
be conducted outside of the nesting season, a project-specific Nesting Bird Management 
Plan will be prepared to determine suitable buffers.  

 
With implementation of Mitigation Measure BIO-1, impacts can be reduced to a less than 
significant level. 

 
b) Would the project have a substantial adverse effect on any riparian habitat or other sensitive 

natural community identified in local or regional plans, policies or regulations, or by the 
California Department of Fish and Game or U.S. Fish and Wildlife Service? 

 
No Impact. According to the databases, no USFWS designated critical habitat occurs within 
or adjacent to the Project Site. The habitat on-site consists of a mix of ruderal vegetation/bare 
ground with Mediterranean mustard (Hirschfeldia incana) being the dominant ruderal 
vegetation. The site shows signs of recent vegetation management in the form of mowing and 
historical disturbance in the form of vehicle use and pedestrian traffic. The southern portion of 
the Project Site is a developed parcel with existing commercial businesses (e.g. car wash and 
auto service building) with paved parking lots. 
 
The Project Site is located within the Western Riverside Multiple Species Habitat Conservation 
Plan (MSHCP). The MSHCP is intended to balance the demands of the growth of western 
Riverside County with the need to preserve open space and protect species of plants and 
animals that are threatened with extinction. The MSHCP describes the protection of 
Riparian/Riverine Areas and Vernal Pools within the MSHCP Plan Area as important to the 
conservation of certain amphibian, avian, fish, invertebrate and plant species. The MSHCP 
describes guidelines to ensure that the biological functions and values for species inside the 
MSHCP Conservation Area are maintained. 
 
Riparian/Riverine areas are lands which contain habitat dominated by trees, shrubs, 
persistent emergent vegetation, or emergent mosses and lichens, which occur close to or 
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which depend upon soil moisture from nearby freshwater sources, or areas with freshwater 
flow during all or a portion of the year. Riverine habitat includes all wetlands and deepwater 
habitats contained in natural or artificial channels periodically or continuously containing 
flowing water or which forms a connecting link between the two bodies of standing water. The 
term riparian is used to define the type of wildlife habitat found along the banks of a river, 
stream, lake, or other body of water. Riparian habitats are ecologically diverse and can be 
found in many types of environments including grasslands, wetlands, and forests. The Project 
site does not contain any areas that meet the definition of Riparian/Riverine. Therefore, no 
impacts are identified or anticipated, and no mitigation measures are required. 
 

c) Would the project have a substantial adverse effect on state or federally protected wetlands 
(including but not limited to marsh, vernal pool, coastal, etc.) through direct removal, filling, 
hydrological interruption, or other means? 
 
No Impact. A general assessment of jurisdictional waters regulated by the United States Army 
Corps of Engineers (USACE), Regional Water Quality Control Board (RWQCB), and CDFW 
was conducted for the Project Site. Pursuant to Section 404 of the Clean Water Act, USACE 
regulates the discharge of dredged and/or fill material into waters of the United States. The 
State of California (State) regulates the discharge of material into waters of the State pursuant 
to Section 401 of the Clean Water Act and the California Porter- Cologne Water Quality 
Control Act. CDFW regulates all substantial diversions, obstructions, or changes to the natural 
flow or bed, channel, or bank of any river, stream, or lake, which supports fish or wildlife. The 
initial assessment was conducted by a desktop survey through the USGS National 
Hydrography Dataset for hydrological connectivity. Aerial imagery of the site was examined 
and compared with the surrounding USGS 7.5-minute topographic quadrangle maps to 
identify drainage features within the survey area as indicated from topographic changes, blue-
line features, or visible drainage patterns. The U.S. Fish and Wildlife Service National Wetland 
Inventory and Environmental Protection Agency (EPA) Water Program “My Waters” data 
layers were reviewed to determine whether any hydrologic features and wetland areas had 
been documented within the vicinity of the site. Similarly, the Soil maps from the U.S. 
Department of Agriculture (USDA) - Natural Resources Conservation Service (NRCS) Web 
Soil Survey (USDA 2020) were reviewed to identify the soil series on-site and to check if they 
have been identified regionally as hydric soils. Upstream and downstream connectivity of 
waterways (if present) was reviewed in the field, on aerial imagery, and topographic maps to 
determine jurisdictional status. No obvious signs of jurisdictional features were observed 
during the literature review.  
 
The Project Site was surveyed with 100 percent visual coverage and no drainage features 
were present on site. As such, the Project Site does not contain any wetlands, waters of the 
U.S., or Waters of the State. No definable bed or bank features exist on the Project Site. As 
such, the Project Site does not contain any areas under CDFW jurisdiction. Additionally, none 
of the requirements for wetland designation (hydric vegetation, hydric soils, and/or wetland 
hydrology) were present on site. As such, there are no wetlands currently present on site.  
 
Vernal Pools are seasonal wetlands that occur in depression areas that have wetlands 
indicators of all three parameters (soils, vegetation, and hydrology) during the wetter portion 
of the growing season but normally lack wetlands indicators of hydrology and/or vegetation 
during the drier portion of the growing season. Obligate hydrophytes and facultative wetlands 
plant species are normally dominant during the wetter portion of the growing season, while 
upland species (annuals) may be dominant during the drier portion of the growing season. 
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The determination that an area exhibits vernal pool characteristics should consider (1) the 
length of time the area exhibits upland and wetland characteristics, and (2) the manner in 
which the area fits into the overall ecological system as a wetland. Evidence concerning the 
persistence of an area's wetness can be obtained from its history, vegetation, soils, and 
drainage characteristics, uses to which it has been subjected, and weather and hydrologic 
records. The Project Site does not contain the appropriate soils, vegetation, or hydrology to 
allow for vernal pools. Therefore, no impacts are identified or anticipated, and no mitigation 
measures are required. 
 

d) Would the project Interfere substantially with the movement of any native resident or migratory 
fish or wildlife species or with established native resident or migratory wildlife corridors, or 
impede the use of native wildlife nursery sites? 
 
Less than Significant Impact. The Project Site is not within or adjacent to any area the meets 
the definition of an urban/wildland interface. The site is fenced off and mostly surrounded by 
other fenced off developed parcels. The Project Site is currently surrounded by commercial 
and residential development, roads and vacant land. Regionally, it is surrounded by public 
facilities, commercial and residential development, and highways. It would not be suitable for 
facilitating the movement of any native resident or migratory fish or wildlife species. Therefore, 
less than significant impacts are identified or anticipated, and no mitigation measures are 
required.  
 

e) Would the project conflict with any local policies or ordinances protecting biological resources, 
such as a tree preservation policy or ordinance?  

 
Less than Significant Impact. According to Section 12.12.130 of the City Municipal Code, 
“No person, firm, corporation, public district, public agency or political subdivision shall remove 
or severely trim any tree planted in the right of- way (ROW) of any City street without first 
obtaining a permit from the City Engineer to do so.” The trees on the Project Site are not within 
a public ROW. Therefore, less than significant impacts are identified or anticipated, and no 
mitigation measures are required.  

 
f) Would the project conflict with the provisions of an adopted Habitat Conservation Plan, Natural 

Conservancy Conservation Plan, or other approved local, regional, or state habitat 
conservation plan?  
 
Less than Significant with Mitigation Incorporated. The Project Site is located within the 
Western Riverside County MSHCP. Consistency Analysis was performed by Jennings 
Environmental, LLC to demonstrate consistency with the Western Riverside County MSHCP. 
The MSHCP addresses incidental take of “covered” species. Of the 146 species addressed 
in the Western Riverside County MSHCP, 118 are adequately conserved simply by 
implementing the conservation program. Incidental take of these 118 species is permitted by 
the Western Riverside County MSHCP. The remaining 28 species are partially conserved. 
They would be adequately conserved when certain additional conservation requirements are 
implemented. The additional requirements are identified in the species-specific conservation 
objectives for those 28 species. The Riverside Conservation Authority (RCA) is the governing 
body that administers the MSHCP. Their database was researched prior to conducting the 
filed survey.  
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The RCA’s website and databases were searched. This includes the MSHCP plan itself and 
any relevant protocol survey requirements. The database also includes a mapping program 
that contains site-specific information related to criteria cell location, special survey areas for 
plants and animals, and vegetation mapping. A summary of the MSHCP Conservation Goals 
and Policies as they relate to this Project is provided below in Table 7. 
 

Table 7 
MSHCP Conservation Goals for Project Area 

  
Conservation Goals 

Within 
/Adjacent 

Not 
Within 
/Adjacent 

Proposed Constrained Linkages:  None  X 

Core Areas:  None  X 

Linkages:  None  X 

Constrained Linkage:    X 

Habitat Block:   X 

Core:  None    X 

Criteria Cell:    X 

Pre-existing conservation Area  X 

Riparian/Riverine or Vernal Pool Habitat  X 

Narrow Endemic Plant Survey Area  X 

Urban/Wildlife Interface  X 

Mammal Survey Area  X 

Amphibian Survey Area  X 

Burrowing Owl Survey Area  X 

 
 
The Proposed Project is located within The Pass Area Plan of the MSHCP. The target 
conservation acreage range for The Pass Area Plan is 22,510 – 27,895 acres; it is composed 
of approximately 13,970 acres of existing Public/Quasi-Public (PQP) Lands and 8,540 – 
13,925 acres of Additional Reserve Lands. 
 
Fairy Shrimp 
The MSHCP contains coverage for three species of fairy shrimp (Riverside, vernal pool, and 
Santa Rosa fairy shrimps). As mentioned in the Vernal Pool discussion, the site does not 
contain vernal pools. Vernal pools are a required constituent element for all three fairy shrimp 
species in the MSHCP. As such, they are considered absent from the Project Site. 
 
Riparian Birds 
The MSCHP includes coverage for many riparian birds, including least Bell’s vireo, 
southwestern willow flycatcher, and yellow-billed cuckoo. As mentioned above in the 
Riparian/Riverine section, the site does not contain any riparian or riverine habitats which are 
a required constituent element for the riparian bird species. As such, these species are 
considered absent from the Project Site. 
 
Delhi sands flower-loving fly 
The Delhi Sands flower-loving fly is found at low numbers and is narrowly distributed within 
the Plan Area. USFWS has identified three main population areas are known to currently or 
to have at one time existed in the Plan Area. One is located in the northwestern corner of the 
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Plan Area, a second is located in the Jurupa Hills, and the third is located in the Agua Mansa 
Industrial Center area. Because the Delhi Sands flower-loving fly requires a specific Habitat 
type, this species will require site-specific considerations, protection and enhancement of this 
limited Habitat type, and species-specific management to maintain the Habitat and 
populations. The Project Site does not contain the appropriate soils for this species and is not 
within or near known areas for this species. 
 
Species Not Adequately Conserved  
Of the 146 Covered Species addressed in the MSHCP, 118 species are considered to be 
adequately conserved. The remaining 28 Covered Species will be considered to be 
adequately conserved when certain conservation requirements are met, as identified in the 
species specific conservation objectives for those species. For 16 of the 28 species, particular 
species-specific conservation objectives must be satisfied to shift those particular species to 
the list of Covered Species Adequately Conserved. The Project Site does not contain the 
appropriate habitats for any of these species. There is no occurrence potential for any of these 
species to occur within the Project Site. 
 
The MSHCP Conservation Area comprises a variety of existing and proposed Cores, 
Linkages, Constrained Linkages, and Noncontiguous Habitat Blocks (referred to herein 
generally as "Cores and Linkages"). The Cores and Linkages within the Pass Area Plan 
include: 
 

• Contains the Proposed Constrained Linkage 22 

• Contains the Proposed Constrained Linkage 23  

• Contains a portion of Proposed Core 3  

• Contains a portion of Proposed Linkage 6  

• Contains Proposed Linkage 12  

• Contains a portion of Existing Core I 

• Contains a portion of Existing Core K  

• Contains a portion of Existing Noncontiguous Habitat Block B 
 

PQP Lands are a Subset of MSHCP Conservation Area lands totaling approximately 
347,000 acres of lands known to be in public/private ownership and expected to be managed 
for open space value and/or in a manner that contributes to the Conservation of Covered 
Species. Existing Roads within Existing PQP Lands are existing roadways within existing PQP 
Lands, including interstates, freeways, State highways, city and county maintained roadways, 
as well as local roads, which are not city, or county maintained that provide property access. 
The Project Site is not located within or adjacent to any PQP Lands and will not impact a 
covered road. 
 
Subunits are areas within an area plan that contain target conservation acreages along with 
a description of the planning species, biological issues, and considerations. The Project Site 
is not located within a subunit area or cell criteria. In addition, it is not located within a Narrow 
Endemic Plant Species Survey Area. The Project Site is not located in an area where 
additional surveys are needed for certain species in conjunction with MSHCP implementation 
in order to achieve coverage for these species. 
 
The Proposed Project would not impact any of the covered species or habitats described in 
the MSHCP or any federally or state-listed species. However, there are two BMPs that could 
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qualify as required for this project. Implementation of Mitigation Measure BIO-2 will ensure 
that the Proposed Project remains in compliance with the MSHCP. 
 
Mitigation Measure BIO-2:  
 

• To avoid attracting predators of the species of concern, the Project Site shall be kept 
as clean of debris as possible during construction and operations. All food-related 
trash items shall be enclosed in sealed containers and regularly removed from the 
site(s). The contractor and Project Applicant shall ensure that employees abide by this 
BMP.  
 

• Construction employees shall strictly limit their activities, vehicles, equipment, and 
construction materials to the Proposed Project footprint and designated staging areas 
and routes of travel. The construction area(s) shall be the minimal area necessary to 
complete the project and shall be specified in the construction plans. Construction 
limits will be fenced with an orange snow screen. Exclusion fencing should be 
maintained until the completion of all construction activities. Employees shall be 
instructed that their activities are restricted to the construction areas. 

 
3.5 CULTURAL RESOURCES 

5. 
CULTURAL RESOURCES. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Cause a substantial adverse change in the 
significance of a historical resource pursuant to 
§15064.5? 

    

(b) Cause a substantial adverse change in the 
significance of an archaeological resource 
pursuant to §15064.5? 

    

(c) Disturb any human remains, including those 
interred outside of dedicated cemeteries? 

    

      

3.5.1 Environmental Setting 
 
The cultural remains of the Native American Cahuilla peoples and the early Euro-American 
peoples have been found in multiple locations throughout the City of Beaumont. As such, the 
Project Site is considered sensitive for buried cultural resources. A Phase I Cultural Resources 
Investigation, dated October 6, 2020, was conducted for the Proposed Project by McKenna et al. 
(see Appendix C). The purpose of the assessment was to identify and document any cultural 
resources that may occur within the Project Site and to evaluate resources pursuant to §15064.5. 
This study was completed in accordance with the requirements of CEQA.  
 
3.5.2 Impact Analysis 
 
a,b)Would the project cause a substantial adverse change in the significance of a historical 

resource pursuant to §15064.5? Cause a substantial adverse change in the significance of an 
archaeological resource pursuant to §15064.5? 
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Less than Significant with Mitigation Incorporated. McKenna et al. relied on preliminary 
research completed for an adjacent property research in November, 2019, and supplemented 
that research for the Project Site. The field survey for the Project Site was completed on 
September 10, 2020. 
 
The standard archaeological records search confirmed the Project Site was not previously 
surveyed for cultural resources but identified a minimum of 29 studies within one mile of the 
Project Site. Only six cultural resources, both prehistoric and historic, have been recorded 
from those 29 studies. None of these resources is within the Project Site but three resources 
are located north of the Project Site, north of 8th Street.  
 
The archaeological records search identified resources documented in the Office of Historic 
Preservation Historic Property Data File, including 13 properties determined “potentially 
eligible for National Register listing. A total of 109 of the 130 were specifically identified as not 
eligible for National register listing but may be of local interest. The remaining resources have 
not been evaluated. None of the resources are within one mile of the Project Site. 
 
The Project Site yielded no evidence of any recorded prehistoric archaeological resources, 
historic archaeological resources, or built environments8 (historic structures). Numerous 
historic structures have been recorded west of Pennsylvania Avenue, and research identified 
earlier improvements within the Project Site, but these improvements have since been 
removed (no physical evidence). Nonetheless, since the San Gorgonio Pass is known to have 
been a major trade route during both prehistoric and historic times, there is a low to moderate 
potential for the presence of buried prehistoric and/or historic archaeological resources. 
 
The Native American Heritage Commission (NAHC) responded to the McKenna et al. request 
for data pertaining to a development project at 8th Street and Highland Springs Avenue; this 
response was designed to cover an area larger than the project-specific site. As such, the 
findings also included the Project Site and McKenna et al. was informed the Commission’s 
files have no records of any sacred or religious sites in the general area. No burials were 
reported. McKenna et al. relied on the letters sent for the development project at 8th Street 
and Highland Springs Avenue to those Native American representatives identified by the 
Commission, requesting information on any issues, concerns, or resources they may be 
aware of and requested written responses. To date, McKenna et al. has received no 
responses to the letters sent to local Native American representatives. 
 
The Project Site is relatively close to the Morongo Band of Mission Indians reservation and 
the Morongo. As a rule, the Morongo request copies of technical reports for review and to 
ensure no Native American resources will be adversely impacted by any proposed projects. 
 
Archaeological Resources 

No evidence of prehistoric or historic archaeological resources were identified within the 
Project Site. Much of the site was dominated by intrusive grasses and trees, while 
approximately 1/3 of the Project Site was paved. Visual inspection yielded no evidence of the 
previous improvements, save the presence of mature trees. The native soils have been 
disturbed by disking, weed abatement, peripheral road development, and impacts from 

 

8 Standing structures or other features considered to be structural, but not archaeological (e.g. buildings, bridges, 
above ground utilities). 
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demolition activities (occurring in the 1980s). No evidence of foundations was found, but 
gravel within the properties were indicative of driveway or parking areas. 
 
Built Environment  

There are no standing structures on the two northern parcels and the structures on the 
southern parcel (-046; 655 Highland Springs Avenue) are all modern (post-1990). There are 
no historic structures within the Project Site and, therefore, there will be no impacts to historic 
structures. 
 
Ethnic Resources or Historic Landscapes 

No physical or documentary evidence was found to suggest the Project Site (all three parcels) 
is associated with a specific ethnic group or indicative of a cultural landscape, as each is 
defined in the guidelines and policies. Therefore, these are not issues requiring addressing in 
this overall investigation.  
 
Based on the relative sensitivity for the Project Site to be associated with prehistoric 
archaeological resources and historic archaeological resources, McKenna et al. is 
recommending the following: 

 
Mitigation Measure CR-1: 
 
A qualified archaeologist shall oversee excavations in the younger alluvial deposits 
(Holocene) during the first two days of ground disturbance. If the archaeologist determines 
it necessary, an archaeological monitoring program shall be implemented. The monitoring 
program shall be conducted in accordance with current professional guidelines and 
protocols. The program should be designed to be flexible and account for changes in 
findings through the management of the resources in a professional manner and via 
evaluation in accordance with the current CEQA criteria. If Native American resources are 
identified, a Native American (Morongo) representative should be included in any 
monitoring program. 

 
With implementation of Mitigation Measure CR-1, the Proposed Project would not 
substantially change the significance of historical and archaeological resources. 

 
c) Would the project disturb any human remains, including those interred outside of dedicated 

cemeteries? 
 

Less than Significant with Mitigation Incorporated. The NAHC files have no records of 
any burials in the general area. The discovery of human remains is always a possibility during 
ground disturbing activities. To ensure potential impacts are reduced to less than significant, 
the following mitigation measure shall be implemented:  

 
Mitigation Measure CR-2: 
 
If, at any time, human remains or suspected human remains are identified within the 
Project Site, the Contractor will halt work in the immediate vicinity of the find and establish 
a buffer zone around the find. If the archaeological consultant is on-site, the archaeological 
consultant will oversee the level of protection. The City will be immediately notified and 
the City will contact the County Coroner (within 24 hours). The Coroner has the authority 
to examine the find in situ and make a determination as to the nature of the find: 
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a) If the remains are determined to be human, the Coroner will determine whether or 
not they are likely of Native American origin. If so, the Coroner will contact the 
Native American Heritage Commission and the Commission will name the Most 
Likely Descendent (MLD). In consultation between the City, Property Owner, MLD, 
and consulting archaeologist, the disposition of the remains will be defined. If there 
is a conflict, the Native American Heritage Commission with act as a mediator. 

 
b) If the remains are determined to be archaeological, but not of Native American 

origin, the City, Property Owner and archaeological consultant will determine the 
management of the find and the removal from the site. The Property Owner would 
be responsible for any costs related to the removal, analysis, and reburial. 

 
c) If the remains are determined to be of forensic value, the Coroner will arrange for 

the removal of the remains and oversee the analysis and disposition. 
 

With implementation of Mitigation Measure CR-2, the Proposed Project would not disturb any 
human remains, including those interred outside of dedicated cemeteries.  

 
3.6 ENERGY 

6. 
ENERGY 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Result in a potentially significant environmental 
impact due to wasteful, inefficient, or 
unnecessary consumption of energy, or wasteful 
use of energy resources, during project 
construction or operation? 

    

(b) Conflict with or obstruct a state or local plan for 
renewable energy or energy efficiency? 

    

      

3.6.1 Environmental Setting 
 
Energy efficiency can reduce the demand for electricity generation. California has implemented 
energy efficiency standards and programs, resulting in annual increases of conservation savings 
for electricity. In 2017, the cumulative annual efficiency and conservation savings for electricity 
surpassed 70,000 gigawatt hours in California (California Energy Commission, 2018). Energy 
conservation state laws, including Title 24 of the California Administrative Code and Uniform 
Building Code, will be enforced by the City of Beaumont. The analysis presented is based on 
energy consumption calculations provided from the Proposed Project’s land uses input to 
CalEEMod. 
 
3.6.2 Impact Analysis 
 
a) Would the project result in a potentially significant environmental impact due to wasteful, 

inefficient, or unnecessary consumption of energy, or wasteful use of energy resources, 
during project construction or operation? 

 
Less than Significant Impact.  
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Electricity  
 
The Proposed Project consists of the development of a drive-thru-restaurant and an office 
building, and the remodel of an existing car wash. Southern California Edison (SCE) provides 
electricity to the City of Beaumont. According to the California Energy Commission, the 
commercial building sector of the Southern California Edison planning area consumed 
36202.653241GWh of electricity in 2019.9 The two northern parcels of the Project Site are 
currently vacant and do not use electricity. Consequently, implementation of the Proposed 
Project would result in an increase in electricity demand. The increased electricity demand 
from the Proposed Project estimated for an additional 9,309 square-feet of commercial use is 
approximately 0.203833 GWh per year. The existing SCE electrical facilities will meet this 
increased demand. Total electricity demand in SCE’s service area is estimated to increase by 
approximately 12,000 GWh between the years 2015 and 2026. The increase in electricity 
demand from the Proposed Project is insignificant compared to the projected electricity 
demand for SCE’s entire service area and SCE’s 2018 Commercial Building sector’s demand. 
Therefore, projected electrical demand would not significantly impact SCE’s level of service. 
 
The Proposed Project shall comply with the 2019 Building Energy Efficiency Standards. 
During the design phase, the architect, mechanical engineer, and lighting designer must 
determine whether the building or system design complies with the Energy Standards. The 
Proposed Project would also be required to adhere to CALGreen, which outlines planning and 
design standards for sustainable developments and energy efficiency. Therefore, the 
Proposed Project would not result in significant environmental impact due to wasteful, 
inefficient or unnecessary consumption of energy, or wasteful use of energy resources.  
 
Natural Gas 
 
The Project Site would be serviced by Southern California Gas Company (SoCalGas). The 
two northern parcels of the Project Site are currently vacant and have no demand for natural 
gas. Consequently, development of the Proposed Project would create a permanent increase 
in demand for natural gas. According to the California Energy Commission, the natural gas 
consumption of the SoCalGas planning area commercial building sector was 974,982,675 
therms in 2019.10 Despite the ever-growing demand for electric power, the overall gas demand 
for electric generation is expected to decline at 1.4 percent per year for the next 17 years due 
to more efficient power plants, statewide efforts to reduce GHG emissions, and use of power 
generation resources that produce little to no carbon emissions. The estimated natural gas 
demand for the proposed structures is 700.339 therms per year;11 it would represent an 
insignificant percentage to the overall demand in SoCalGas’s service area. The Proposed 
Project would not result in a significant impact due to wasteful, inefficient, or unnecessary 
consumption of energy resources, during project construction or operation. 

 
Fuel 
 
During construction of the Proposed Project, transportation energy consumption is dependent 
on the type of vehicles used, number of vehicle trips, vehicle miles traveled, fuel efficiency of 

 

9 California Energy Commission. Electricity Consumption by Planning Area. 
https://ecdms.energy.ca.gov/elecbyplan.aspx  
10 California Energy Commission. California Energy Consumption Database.  
11 Per CalEEMod outputs. Estimated electric generation is for proposed additional commercial uses on-site. 
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vehicles, and travel mode. Temporary transportation fuel use such as gasoline and diesel 
during construction would result from the use of delivery vehicles and trucks, construction 
equipment, and construction employee vehicles. Additionally, most construction equipment 
during grading would be powered by gas or diesel. Based on output from CalEEMod version 
2016.3 for (see Appendix D for fuel calculations), the Proposed Project construction activities 
would consume an estimated 27,136.67 gallons of diesel fuel for operation of heavy-duty 
equipment. Assuming all construction worker trips are from light duty autos, it is estimated 
7,337.55 gallons of fuel will be consumed and fuel consumption from construction vendor 
(material deliver) trips is 3,522.97 gallons. Construction worker and vendor fuel consumption 
are based on CalEEMod’s default data for vehicles miles traveled (VMT). Construction would 
represent a “single-event” diesel and gasoline fuel demand and would not require continuous 
or permanent commitment of these fuel resources. Impacts related to transportation energy 
use during construction would be temporary and would not require the use of additional use 
of energy supplies or the construction of new infrastructure.  
 
During operations of the Proposed Project, fuel consumption would be from customer visits, 
trips by maintenance staffs, employee vehicle trips and delivery trucks.12 The Proposed 
Project would result in an estimated 363,111.0 gallons of fuel consumption per year based on 
4,154,440 miles driven.13 As a worst case analysis, half the miles were modeled with an 
automobile fuel efficiency of 24 miles per gallon and half were modeled at 7 miles per gallon.14 
Trip generation and VMT generated by the Proposed Project are consistent with other uses 
of similar scale and configuration. The Proposed Project does not include uses or operations 
that would inherently result in excessive and wasteful vehicle trips and VMT or associated 
wasteful vehicle energy consumption. It is not expected to result in a substantial demand for 
energy that would require expanded supplies or the construction of other infrastructure or 
expansion of existing facilities. Therefore, the Proposed Project would not result in wasteful, 
inefficient, or unnecessary consumption of energy resources. Less than significant adverse 
impacts are identified or anticipated, and no mitigation measures are required. 

 
b) Would the project conflict with or obstruct a state or local plan for renewable energy or energy 

efficiency? 
 

Less than Significant Impact. The City of Beaumont has adopted a Climate Action Plan 
known as the Sustainable Beaumont Plan with the goal of reducing greenhouse gas emissions 
from the building energy sector. The City has partnered with Southern California Edison (SCE) 
and Southern California Gas Company (SCG) to form the Energy Leader Partnership (ELP). 
ELP’s goal is to reduce the City’s municipal and community-wide energy footprint. The 
Sustainable Beaumont Plan also involves implementing a variety of retrofits in municipal 
lighting and heating, ventilation, and air-conditioning (HVAC) systems and conducting various 
forms of outreach in the community to encourage adoption of energy efficiency and renewable 
energy programs offered by SCE and SCG. Under CAP, commercial buildings will be held to 
net-zero energy performance standards by 2030.  

 

 

12 Vehicle trips are for the proposed restaurant and office building.  
13 Per CalEEMod Annual outputs. 
14 United States Department of Transportation, Bureau of Transportation Statistics. 2018. National Transportation 
Statistics 2018. Available at: https://www.bts.gov/sites/bts.dot.gov/files/docs/browse-statistical-products-and-
data/national-transportation-statistics/223001/ntentire2018q4.pdf. 
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The City shall continue to enforce the energy conservation standards in Title 24 of the 
California Administrative Code, the Uniform Building Code (UBC) and other state laws on 
energy conservation design, insulation and appliances.15 Project design and operation would 
comply with Beaumont’s CAP, UBC and 2019 Building Energy Efficiency Standards (Title 24). 
Project development is not anticipated to cause inefficient, wasteful, and unnecessary energy 
consumption. Therefore, less than significant impacts are identified or anticipated, and no 
mitigation measures are required.  

 
  
3.7 GEOLOGY AND SOILS 

7. 
GEOLOGY AND SOILS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Directly or indirectly cause potential substantial 
adverse effects, including the risk of loss, injury, 
or death involving: 

    

 i) Rupture of a known earthquake fault, as 
delineated on the most recent Alquist-Priolo 
Earthquake Fault Zoning Map issued by the 
State Geologist for the area or based on 
other substantial evidence of a known fault? 
Refer to Division of Mines and Geology 
Special Publication 42. 

    

 ii)Strong seismic ground shaking?     

 iii)Seismic-related ground failure, including 
liquefaction? 

    

 iv)Landslides?     

(b) Result in substantial soil erosion or the loss of 
topsoil? 

    

(c) Be located on a geologic unit or soil that is 
unstable, or that would become unstable as a 
result of the project, and potentially result in on- 
or off-site landslide, lateral spreading, 
subsidence, liquefaction or collapse? 

    

(d) Be located on expansive soil, as defined in Table 
18-1-B of the Uniform Building Code (1994), 
creating substantial direct or indirect risks to life 
or property? 

    

(e) Have soils incapable of adequately supporting the 
use of septic tanks or alternative waste water 
disposal systems where sewers are not available 
for the disposal of waste water? 

    

(f) Directly or indirectly destroy a unique 
paleontological resource or site or unique geologic 
feature? 

    

      

3.7.1 Environmental Setting 
 
The City is within the San Gorgonio Pass region of Southern California, south of the San 
Bernardino Mountains, within the San Jacinto Mountains of the Peninsular Ranges geomorphic 
province of California. The region surrounding the City is a geologically complex area, in part due 

 

15 City General Plan. Page 76.  
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to movement along faults such as the San Andreas Fault, Banning Fault, and San Gorgonio Fault. 
The Peninsular Ranges extend from the Los Angeles Basin to the tip of Baja California and are 
bounded by the Elsinore Fault Zone and the Colorado Desert on the east and the Pacific Coast 
on the west. The geology in the northern reaches of the range, including the San Jacinto 
Mountains, consists of Paleozoic gneiss, schist, and other older metamorphic rocks; Mesozoic 
granitic rocks of the Southern California batholith; and Cenozoic marine and terrestrial deposits. 
The highest point in the range is San Jacinto Peak at approximately 10,805 feet above mean sea 
level. A preliminary Soil Investigation and Infiltration Rests Report, dated March 16, 2020, was 
prepared for the Proposed Project by Soil Exploration Company, Inc. (see Appendix E for report). 
 
3.7.2 Impact Analysis 
 
a)i) Would the project directly or indirectly cause potential substantial adverse effects, including 

the risk of loss, injury, or death involving rupture of a known earthquake fault, as delineated 
on the most recent Alquist-Priolo Earthquake Fault Zoning Map issued by the State Geologist 
for the area or based on other substantial evidence of a known fault? Refer to Division of 
Mines and Geology Special Publication 42. 

 
Less than Significant Impact. The San Jacinto Fault is a northwesterly to southeasterly 
trending fault zone located south of the City and sphere of influence. There is a 9 percent 
average probability of a magnitude 6.7 or greater earthquake along the San Jacinto Fault 
within 30 years, with a maximum probability of 35 percent occurring in the City and its Sphere 
of Influence.16 The San Andreas Fault is approximately six miles northeast of the City. The 
Banning Fault extends east from the Beaumont area for at least 25 miles and passes near the 
communities of Calimesa, Cherry Valley, Banning, Cabazon and Whitewater. The Project Site 
is not within a state designated Alquist Priolo Earthquake Fault Zone.17 The Project Site is 
located approximately 5.90 miles from the San Jacinto fault. It is located in a region of 
generally high seismicity, as is the case for all of Southern California. The Proposed Project 
would be required to comply with the building design standards of the CBC Chapter 33 for 
construction of new buildings and/or structures related to seismicity and specific engineering 
design and construction measures would be implemented to anticipate and avoid potential 
impacts from seismic activity. Therefore, less than significant impacts are identified or 
anticipated, and no mitigation measures are required.  
 

a)ii)Would the project directly or indirectly cause potential substantial adverse effects, including 
the risk of loss, injury, or death involving strong seismic ground shaking? 

 
 Less than Significant Impact. The Project Site is located in a region of generally high 

seismicity, as is the case for all of Southern California. The County of Riverside adopted the 
Uniform Building Code (UBC), which requires that the construction of structures be in 
compliance with the California Building Code (CBC) to reduce the hazard risks posed by 
earthquakes. Adhering to these codes can reduce potential ground-shaking impacts to less 
than significant levels. Therefore, less than significant adverse impacts are identified or 
anticipated, and no mitigation measures are required. 
  

 

16 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.6-17. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
17 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.6-4 Faults and Fault Zones. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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a)iii)Would the project directly or indirectly cause potential substantial adverse effects, including 
the risk of loss, injury, or death involving seismic-related ground failure, including liquefaction? 

 
 Less than Significant Impact. Strong ground shaking can result in liquefaction. Areas 

overlying groundwater within 30 to 50 feet of the surface are considered susceptible to 
liquefaction hazards. The Project Site is not within 30 to 50 feet of groundwater. The Project 
Site and surrounding area have very low susceptibility to liquefaction. Therefore, less than 
significant impacts are identified or anticipated, and no mitigation measures are required. 

 
 
a)iv)Would the project directly or indirectly cause potential substantial adverse effects, including 

the risk of loss, injury, or death involving landslides? 
 

Less than Significant Impact. Landslides and slope failure can result from ground motion 
generated by earthquakes. The slopes within the San Timoteo Badlands are the most 
susceptible to landslides in the City. These slopes are approximately 12 miles northwest of 
the Project Site. The Project Site and its vicinity are relatively flat (0 to 5 degrees of slope).18 
Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required.  
 

b) Would the project result in substantial soil erosion or the loss of topsoil? 
 
Less than Significant Impact. Development of the approximately 1.58-acre vacant parcels 
would disturb more than one acre of soil and therefore, the Proposed Project is subject to the 
requirements of the State Water Resources Control Board General Permit for Discharges of 
Storm Water Associated with Construction Activity (Construction General Permit Order 2009-
0009-DWQ). The Construction General Permits requires the development and 
implementation of a Storm Water Pollution Prevention Plan (SWPPP). A SWPPP is required 
for construction of the Proposed Project and will include a list of Best Management Practices 
(BMPs) to avoid and minimize soil erosion. Standard construction BMPs such as those 
identified in Caltrans’ Construction Best Management Practices Field Manual and 
Troubleshooting Guide that prevent loss of topsoil and erosion during site preparation and 
construction. Examples include: watering of the site or other soil stabilization method, sand-
bagging or straw bales along site perimeters, disturbed areas to be treated to prevent erosion 
until the site is constructed upon and installation of landscaping as soon as possible. 
 
Additionally, runoff from the Project Site during operations will be directed to the bio-retention 
trenches, and overflow from the bio-retention trenches will be directed to the underground 
detention chamber systems. Therefore, less than significant impacts are identified or 
anticipated, and no mitigation measures are required.  
 

c) Would the project be located on a geologic unit or soil that is unstable, or that would become 
unstable as a result of the project, and potentially result in on- or off-site landslide, lateral 
spreading, subsidence, liquefaction or collapse? 
 
Less than Significant Impact. The Project Site is relatively flat, with elevations on-site 
ranging from approximately 2595 to 2600 feet in elevation. According to the BRA, Ramona 

 

18 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.6-5 Steep Slopes. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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sandy loam (RaB2) is the only soil type found within the Project Site.19 RaB2 is well-drained, 
has low permeability and occurs on alluvial fans and terraces. As stated above, the potential 
for liquefaction at the Project Site is very low. Because of the site’s relatively flat topography 
and low liquefaction potential, it would not be susceptible to lateral spreading. Although the 
Project Site is located in an area susceptible to subsidence, it is not located in an area with 
active subsidence.20 Moreover, the Project Site is in a relatively flat area, so it is not 
susceptible to on or off-site landslides. State and City Building Codes establish engineering 
and construction criteria designed to mitigate potential impacts associated with unstable soils, 
landslides, lateral spreading, subsidence, liquefaction, soils collapse and expansive soils. 
Compliance with building codes would ensure that effects of these hazards are reduced to the 
extent feasible. Therefore, less than significant adverse impacts are identified or anticipated, 
and no mitigation measures are required. 
 

d) Would the project be located on expansive soil, as defined in Table 18-1-B of the Uniform 
Building Code (1994), creating substantial direct or indirect risks to life or property? 
 
Less than Significant Impact. Expansive soils are fine grained clay soils that swell in volume 
when they absorb water and shrink when they dry. This change in volume causes stress on 
buildings and other loads placed on expansive soils. According to the Geotechnical report, 
the expansion potential of the sandy foundation soils at the site is expected to be very low. 
The Proposed Project will comply with the CBC Code in Title 24, as related to the construction 
of structures and facilities on expansive soils to ensure building stress is reduced. Therefore, 
less than significant impacts are identified or anticipated, and no mitigation measures are 
required.  
 

e) Would the project have soils incapable of adequately supporting the use of septic tanks or 
alternative waste water disposal systems where sewers are not available for the disposal of 
waste water? 
 
Less than Significant Impact. The Proposed Project does not include the installation of a 
new septic tank or any other alternative wastewater disposal system. The Proposed Project 
will connect to an existing sewer line in Highland Springs Avenue that provides sewer service 
to the area. Therefore, less than significant adverse impact is identified or anticipated, and no 
mitigation measures are required.  
 

f) Would the project directly or indirectly destroy a unique paleontological resource or site or 
unique geologic feature? 
 
Less than Significant with Mitigation Incorporated. The Project Site is located in an area 
of undetermined potential for paleontological resources.21 The majority of level areas 
throughout the City contain very few significant paleontological sites.22 A paleontological 
overview was prepared by the Natural History Museum of Los Angeles County for the general 
area as part of the Phase I Cultural Resources Investigation. McKenna et al. used the data 
compiled by the Museum and supplemental data from the Riverside County GIS system to 

 

19 Jennings Environmental, LLC. Biological Resources Assessment. September 2020.  
20 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.6-7 Subsidence Potential. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
21 Riverside County Information Technology. Geographic Information System (GIS) “Map my County.” 
22 City General Plan. Page 119.  
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assess the potential for the Project Site to yield evidence of fossil specimens. The 
paleontological overview identified the Project Site as consisting entirely of “… Quaternary 
Alluvium, derived as alluvial fan deposits from the San Jacinto Mountains.” Despite these 
deposits of Quaternary Alluvium (Upper Pleistocene and Holocene deposits), the shallow 
deposits are not considered sensitive for paleontological specimens. However, deeper 
deposits of older Quaternary Alluvium (Late Pleistocene), likely present in pockets, have been 
associated with paleontological specimens. Shallow excavations are not likely to impact fossil 
bearing deposits, but deeper excavations may impact Older Quaternary Alluvium (fossil 
bearing deposits) and, therefore, Mitigation Measures GEO-1 should be implemented.  

 
Mitigation Measure GEO-1: 
 
Should older Quaternary Alluvial deposits be encountered during site preparation 
activities, a qualified paleontologist shall oversee the excavations to ensure that any 
paleontological specimens are identified, recovered, analyzed, reported, and curated in 
accordance with CEQA and the County of Riverside policies and guidelines. This program 
should be conducted while these older deposits are impacted and while the 
paleontological consultant deems the program necessary.  
 

Implementation of Mitigation Measure GEO-1 would ensure less than significant impacts to 
paleontological resources occur as a result of the Proposed Project.  
 

3.8 GREENHOUSE GAS EMISSIONS 

8. 
GREENHOUSE GAS EMISSIONS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Generate greenhouse gas emissions, either 
directly or indirectly, that may have a significant 
impact on the environment? 

    

(b) Conflict with an applicable plan, policy, or 
regulation adopted for the purpose of reducing 
the emissions of greenhouse gases? 

    

 
3.8.1 Environmental Setting 
 
The environmental efforts in California emphasized the need to reduce greenhouse gas (GHG) 
emissions. According to the City’s Climate Action Plan, Beaumont is committed to planning 
sustainably to reduce GHG emissions among other things. Executive Order S-3-05, which was 
passed in 2005, established GHG emissions targets for California for the subsequent decades: 
1990 levels by 2020 and 80% below 1990 levels by 2050. According to the California Air 
Resources Board, as of 2017, California has emitted 7 MMTCO2e below the 2020 GHG Limit. 
 
3.8.2 Impact Analysis 
 
a) Would the project generate greenhouse gas emissions, either directly or indirectly, that may 

have a significant impact on the environment? 
 
Less than Significant Impact. According to CEQA Guidelines Section 15064.4, when 
making a determination of the significance of greenhouse gas emissions, the “lead agency 
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shall have discretion to determine, in the context of a particular project, whether to (1) use a 
model or methodology to quantify greenhouse gas emissions resulting from a project, and 
which model or methodology to use.” In addition, CEQA Guidelines section 15064.7(c) 
provides that “a lead agency may consider thresholds of significance previously adopted or 
recommended by other public agencies or recommended by experts” on the condition that 
“the decision of the lead agency to adopt such thresholds is supported by substantial 
evidence.” 
 
The Global Warming Solutions Act of 2006 requires that by the year 2020, the Greenhouse 
Gas (GHG) emissions generated in California be reduced to the levels of 1990. The City of 
Beaumont has not adopted its own thresholds of significance for greenhouse gas emissions. 
However, the City finds persuasive and reasonable the approach to determining significance 
of greenhouse gas emissions established by SCAQMD.  
 
Emissions were estimated using the CalEEMod version 2016.3.2 (see Appendix A for model 
output). Construction is anticipated to begin in late 2021 and completed in late 2022. Other 
parameters which are used to estimate construction emissions such as those associated with 
worker and vendor trips, and trip lengths were based on the CalEEMod defaults. The 
operational mobile source emissions were calculated using the Traffic Impact Analysis 
prepared by Ganddini Group, Inc., which determined that the Proposed Project would 
generate 1,140 total daily trips. 
 
Many gases make up the group of pollutants that are believed to contribute to global climate 
change. However, three gases are currently evaluated and represent the highest concertation 
of GHG: Carbon dioxide (CO2), Methane (CH4), and Nitrous oxide (N2O). The Proposed 
Project would not generate Fluorinated gases as defined by AB 32, only the GHGs (CO2, CH4, 
and N2O) that are emitted by construction equipment. SCAQMD provides guidance methods 
and/or Emission Factors that are used for evaluating a project’s emissions in relation to the 
thresholds. A threshold of 3,000 MTCO2E per year has been adopted by SCAQMD for non-
industrial type projects. 
 
As shown in Table 8 and Table 9, the Proposed Project’s emissions would not exceed the 
SCAQMD’s 3,000 MTCO2e threshold of significance. Therefore, less than significant adverse 
impacts are identified or anticipated, and no mitigation measures are required.  
 

Table 8 
Greenhouse Gas Construction Emissions 

(Metric Tons per Year) 

Source/Phase CO2 CH4 N20 

Site Preparation 3.3 0.0 0.0 

Grading 5.7 0.0 0.0 

Building Construction 174.0 0.0 0.0 

Paving  8.6 0.0 0.0 

Architectural Coating 1.7 0.0 0.0 

Total MTCO2e 193.3 

SCAQMD Threshold 3,000 

Significant No 

Amortized over 30 years 6.4 
                             Source: CalEEMod.2016.3.2 Annual Emissions. 
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Table 9 
Greenhouse Gas Operational Emissions 

(Metric Tons per Year) 

Source/Phase CO2 CH4 N20 

Area 0.0 0.0 0.0 

Energy 102.3 0.0 0.0 

Mobile 1,813.7 0.0 0.0 

Waste  7.0 0.4 0.0 

Water 11.1 0.0 0.0 

Construction Amortized over 30 
years 

6.4 

Total MTCO2e 1,955.18 

SCAQMD Threshold 3,000 

Significant No 
                             Source: CalEEMod.2016.3.2 Annual Emissions. 

 
b) Would the project conflict with an applicable plan, policy, or regulation adopted for the purpose 

of reducing the emissions of greenhouse gases? 
 
Less than Significant Impact.  In October 2015, the City adopted a climate action plan 
known as the Sustainable Beaumont Plan, which commits the City to a more energy efficient 
pathway. The Sustainable Beaumont Plan provided measures to meet the goal of reducing 
community GHG emissions 15 percent decrease from 2005 levels, as recommended in the 
AB 32 Scoping Plan. The goal for 2030 is to reduce GHG emissions 41.7 percent below 2012 
levels, which would put the City on a path toward the State’s long‐term goal to reduce 
emissions 80 percent below 1990 levels by 2050. The reduction measures listed in the 
Sustainable Beaumont Plan are estimated to reduce 162,174 MTCO2e by 2030, which meets 
the 2030 target (SB 2015, p. 64). The Sustainable Beaumont Plan will serve as a foundation 
that can be built upon in updated versions of the 2040 General Plan or similar document to 
meet the 2030 goals and beyond.  
 
The Project Site is zoned Local Commercial under the 2040 General Plan. The future 
emissions estimate of the Sustainable Beaumont Plan therefore account for the 
implementation of the Proposed Project as it is consistent with the 2040 General Plan. The 
project design incorporates standards such as Title 24 to lower GHG emissions. In addition, 
the Proposed Project involves construction of a local-serving retail and office space, thereby 
reducing vehicle miles traveled. Therefore, less than significant adverse impacts are identified 
or anticipated, and no mitigation measures are required. 
 

3.9 HAZARDS AND HAZARDOUS MATERIALS 

9. 
HAZARDS AND HAZARDOUS MATERIALS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Create a significant hazard to the public or the 
environment through the routine transport, use, 
or disposal of hazardous materials? 
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9. 
HAZARDS AND HAZARDOUS MATERIALS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(b) Create a significant hazard to the public or the 
environment through reasonably foreseeable 
upset and accident conditions involving the 
release of hazardous materials into the 
environment? 

    

(c) Emit hazardous emissions or handle hazardous 
or acutely hazardous materials, substances, or 
waste within one-quarter mile of an existing or 
proposed school? 

    

(d) Be located on a site which is included on a list of 
hazardous materials sites compiled pursuant to 
Government Code Section 65962.5 and, as a 
result, would it create a significant hazard to the 
public or the environment? 

    

(e) For a project located within an airport land use 
plan or, where such a plan had not been 
adopted, within 2 miles of a public airport or 
public use airport, would the project result in a 
safety hazard or excessive noise for people 
residing or working in the project area? 

    

(f) Impair implementation of or physically interfere 
with an adopted emergency response plan or 
emergency evacuation plan? 

    

(g) Expose people or structures, either directly or 
indirectly, to a significant risk of loss, injury, or 
death involving wildland fires? 

    

 
3.9.1 Environmental Setting 

 
The transportation of hazardous substances through the City poses a threat to public health and 
safety. Many of Beaumont’s businesses produce, use and store hazardous materials. The 
transport, storage, use and disposal of hazardous materials and wastes is extensively regulated 
at all levels. 

 
3.9.2 Impact Analysis 
 
a) Would the project create a significant hazard to the public or the environment through the 

routine transport, use, or disposal of hazardous materials? 
 
Less than Significant Impact. Construction and operation of the Proposed Project would 
require the routine transport, use, storage, and disposal of limited quantities of common 
hazardous materials such as gasoline, diesel fuel, oils, solvents, paint, fertilizers, pesticides, 
and other similar materials. All materials required during construction would be kept in 
compliance with State and local regulations. Operations would include standard maintenance 
(i.e., landscape upkeep, exterior painting and similar activities) involving the use of 
commercially available products (e.g., pesticides, herbicides, gas, oil, paint, etc.) the use of 
which would not create a significant hazard to the public. 

 
Development of the vacant parcels of the Project Site would disturb approximately 1.58 acres 
and would therefore be subject to the National Pollutant Discharge Elimination System 
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(NPDES) permit requirements. Requirements of the permit include development and 
implementation of a Storm Water Pollution Prevention Plan (SWPPP).  

 
(a) The purpose of the SWPPP is to: 1) identify pollutant sources that may affect the quality of 

discharges of storm water associated with construction activities and 2) identify, construct, 
and implement storm water pollution control measures to reduce pollutants in storm water 
discharges from the construction site during and after construction. The SWPPP must include 
Best Management Practices (BMPs) to control and abate pollutants, such as incorporation of 
standard construction BMPs to prevent off-site erosion (e.g. watering of the site or other soil 
stabilization method, sand-bagging along site perimeters, disturbed areas to be treated to 
prevent erosion until the site is constructed upon and installation of landscaping as soon as 
possible). Implementation of BMPs would ensure that potential impacts associated with the 
release of hazardous materials to the public or to the environment are reduced to a less than 
significant level. Therefore, less than significant impacts are identified or anticipated, and no 
mitigation measures are required.  
 

b) Would the project create a significant hazard to the public or the environment through 
reasonably foreseeable upset and accident conditions involving the release of hazardous 
materials into the environment? 

 
Less than Significant Impact. Hazardous or toxic materials transported in association with 
construction of the Proposed Project may include items such as oils, paints, and fuels. All 
materials required during construction would be kept in compliance with State and local 
regulations. With the implementation of BMPs and compliance with all applicable regulations, 
potential impacts from the use of construction-related hazardous materials is considered less 
than significant. 

 
The City of Beaumont will work with County, State and Federal agencies involved in the 
regulation of hazardous materials’ storage, use and disposal. The City will work with the 
Riverside County Fire Department in requiring hazardous materials users and generators to 
identify safety procedures for responding to accidental spills and emergencies. Additionally, 
the Proposed Project is subject to NPDES permit requirements and would therefore include a 
SWPPP. Site design and operating procedures are to adhere to California Stormwater Quality 
Association standard BG-22, which requires implementation of operational BMPs to avoid 
above ground storm water pollution and discharge into storm drain system. Therefore, less 
than significant impacts are identified or anticipated, and no mitigation measures are required. 
 

c) Would the project emit hazardous emissions or handle hazardous or acutely hazardous 
materials, substances, or waste within one-quarter mile of an existing or proposed school? 

 
Less than Significant Impact. The Project Site is located approximately 0.24 miles east of 
the Sundance Elementary School. The Proposed Project would be required to comply with all 
federal, state, and local laws regulating the management and use of hazardous materials 
which would minimize or eliminate potential impacts to schools. The Proposed Project would 
adhere to all California Code of Regulations, Title 23, Chapter 16 - Chapter 18 requirements 
and pursue the proper permitting and design approvals. It would comply with all Environmental 
Protection Agency requirements by adhering to all requirements set forth in the 2015 UST 
Regulations. The Proposed Project would adhere to all local ordinances with approval from 
the pertinent Riverside County departments. Therefore, less than significant impacts are 
identified or anticipated, and no mitigation measures are required. 
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d) Would the project be located on a site which is included on a list of hazardous materials sites 
compiled pursuant to Government Code Section 65962.5 and, as a result, would it create a 
significant hazard to the public or the environment? 
 
Less than Significant Impact. There is no existing toxic or hazardous material being 
recognized by the State environmental agency as an environmental concern at the Project 
Site.23 Therefore, the Proposed Project would not create a significant hazard to the public or 
environment. Therefore, less than significant adverse impacts are identified or anticipated, 
and no mitigation measures are required. 
  

e) For a project located within an airport land use plan or, where such a plan had not been 
adopted, within 2 miles of a public airport or public use airport, would the project result in a 
safety hazard or excessive noise for people residing or working in the project area? 
 
No Impact. The Project Site is not located within an airport land use plan.24 There are no 
airports within the City.25 The nearest airport to the Project Site is the Banning Municipal 
Airport, located approximately 5 miles southeast of the Project Site. The Project Site is not 
located within two miles of a public airport or public use airport. The Proposed Project would 
not result in a substantial safety hazard related to airports. Therefore, no impacts are identified 
or anticipated, and no mitigation measures are required. 
 

f) Would the project impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan? 

 
Less than Significant Impact. The Project Site is located along Highland Springs Avenue, 
between 8th Street and 6th Street. The 2040 General Plan Circulation Element provides for 
appropriate evacuation routes and circulation throughout the General Plan Area to facilitate 
rapid response to emergency situations. The portion of Highland Springs Avenue along the 
Project Site is considered an evacuation route.26 The Proposed Project includes ROW 
dedications to Highland Springs Avenue. The City has an adopted Emergency Operations 
Plan (EOP) and Standardized Emergency Management System (SEMS)/National Incident 
Management System (NIMS). This plan establishes the emergency organization, assigns 
tasks, specifies policies and general procedures, and provides for coordination of planning 
efforts of the various emergency staff and service elements. It is an extension of the State 
Emergency Plan.27 New development plans are subject to review and approval by the RCFD, 
thereby ensuring that the Proposed Project does not interfere with evacuation. The City and 
Riverside County Fire Department established certain design standards to ensure that site 
planning and building design consider public safety and fire prevention; these standards 
include requirements governing emergency access. During construction, the contractor would 
be required to maintain adequate emergency access for emergency vehicles as required by 
the City and County. Site access for operations would be subject to approval of the Site Plan 
by the City. Therefore, less than significant impacts are anticipated, and no mitigation 
measures are required. 

 

23 Department of Toxic Substances Control. EnviroStor database. Accessed October 1, 2020 
24 Riverside County. Map my County. https://gis.countyofriverside.us/Html5Viewer/?viewer=MMC_Public 
25 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.8-26. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
26 City General Plan. Figure 9.2 Evacuation Routes. 
27 City General Plan. Page 224.  
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g) Would the project expose people or structures, either directly or indirectly, to a significant risk 

of loss, injury or death involving wildland fires? 
 

Less than Significant Impact. Proposed development under the 2040 General Plan is 
subject to environmental and building permit review procedures to ensure adequate and 
appropriate site design and construction methods are implemented to reduce the risk of 
wildland fires. For new development, the creation of defensible areas around building 
structures, and use of fire-resistant building materials will provide protection from wildland 
fires. Furthermore, the Project Site does not lie within a Very High Fire Hazard Severity Zone 
(VHFHSZ) and is not in area considered a wildland fire risk (see Wildfire Section for further 
discussion).28 Therefore, less than significant impacts are identified or anticipated, and no 
mitigation measures are required. 
 

3.10 HYDROLOGY AND WATER QUALITY 

10. 
HYDROLOGY AND WATER QUALITY. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Violate any water quality standards or waste 
discharge requirements, or otherwise 
substantially degrade surface or ground water 
quality? 

    

(b) Substantially decrease groundwater supplies or 
interfere substantially with groundwater recharge 
such that the project may impede sustainable 
groundwater management of the basin? 

    

(c) Substantially alter the existing drainage pattern 
of the site or area, including through the 
alteration of the course of a stream or river or 
through the addition of impervious surfaces, in a 
manner which would:  

    

 i) Result in a substantial erosion or siltation on- 
or off-site; 

    

 ii) Substantially increase the rate or amount of 
surface runoff in a manner which would result in 
flood on- or off-site; 

    

 iii) Create or contribute runoff water which would 
exceed the capacity of existing or planned 
stormwater drainage systems or provide 
substantial additional sources of polluted runoff; 
or 

    

 iv) Impede or redirect flood flows?     

(d) In flood hazard, tsunami, or seiche zones, risk 
release of pollutants due to project inundation? 

    

(e) Conflict with or obstruct implementation of a 
water quality control plan or sustainable 
groundwater management plan? 

    

 

 

28 City General Plan. Figure 9-3 Fire Hazard Severity Zone Map.  
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3.10.1 Environmental Setting 
 
The Beaumont-Cherry Valley Water District (BCVWD) provides potable water service to the City 
of Beaumont and currently serves over 50,000 residents. Water supplies available to support 
development within the City consist primarily of groundwater extracted from the Beaumont Basin 
(also referred to as the Beaumont Storage Unit (BSU) or Beaumont Management Zone (BMZ) 
and Edgar Canyon/Little San Gorgonio Creek.29 Water supplies available to support development 
within the City consist primarily of groundwater extracted from the Beaumont Basin and Edgar 
Canyon.30 The Proposed Project’s water demands would be met by the Beaumont-Cherry Valley 
Water District (BCVWD). The Beaumont Basin has a large storage capacity for banked water.31  
 
The City has adopted the Environmental Protection Agency’s (EPA) National Pollution Discharge 
Elimination System (NPDES) regulations to reduce pollutants in urban runoff and in storm water. 
The City of Beaumont falls under the Santa Ana Watershed and is a co-permittee in the Santa 
Ana Watershed’s National Pollutant Discharge Elimination System (NPDES) permit. The permit 
lead is the Riverside County Flood Control and Water Conservation District. As part of the NPDES 
regulations, the City of Beaumont was issued a Municipal Separate Storm Sewer System (MS4) 
Permit.32 This State Permit places pollution prevention requirements on planned developments, 
construction sites, commercial and industrial businesses, municipal facilities and activities, and 
residential communities.  
 
A preliminary Water Quality Management Plan (WQMP) dated May 12, 2020 was prepared for 
the vacant parcels of the Proposed Project by MTH2 Engineering, Inc. (see Appendix F). 
Additionally, a Preliminary Hydrology Study, dated August 31, 2020, was prepared for the vacant 
parcels of the Proposed Project by MTH2 Engineering Inc. (see Appendix G). 
 
The Project Site’s current sources of water demand are the car wash and the auto service 
building. According to the Geotechnical report, no groundwater was encountered during the 
exploratory borings drilled to a maximum depth of 20 feet; groundwater in the vicinity of the site 
is estimated to be at least 300 feet below the surface.  
 
3.10.2 Impact Analysis 
 
a) Would the project violate any water quality standards or waste discharge requirements, or 

otherwise substantially degrade surface or ground water quality?  
 
Less than Significant with Mitigation Incorporated. The Proposed Project would disturb 
approximately 1.58 acres of vacant parcels and is therefore subject to the NPDES permit 
requirements. The State of California is authorized to administer various aspects of the 
NPDES. Construction activities covered under the State’s General Construction permit (CGP) 
include removal of vegetation, grading excavating, or any other activity that causes the 

 

29City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.18-1. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
30 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.18-3. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
31 BCVWD. 2015 Urban Water Management Plan. Prepared January 2017.  
32 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.6-37. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
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disturbance of at least one acre. The CGP requires recipients to reduce or eliminate non-
storm water discharges into stormwater systems, and to develop and implement a SWPPP. 
 
The preliminary WQMP prepared for the Proposed Project is intended to comply with the 
requirements of the County of Riverside for Ordinance No. 457, which includes the 
requirement for the preparation and implementation of a Project-Specific WQMP. The Project 
Applicant shall be responsible for the implementation and funding of the WQMP and will 
ensure that it is amended as appropriate to reflect up-to-date conditions on the Project Site.  
 
The implementation of a WQMP is enforceable under the County of Riverside Water Quality 
Ordinance. Review and approval of the WQMP would ensure that all potential pollutants of 
concern are minimized or otherwise appropriately treated prior to being discharged from the 
Project Site. To ensure potential impacts are reduced to less than significant, the following 
mitigation measure shall be implemented: 
 

 Mitigation Measure WQ-1: 
 

The Project Proponent shall implement all permanent, structural BMPs and Operations 
BMPs defined in the final WQMP to be approved by the City. 

 
b) Would the project substantially decrease groundwater supplies or interfere substantially with 

groundwater recharge such that the project may impede sustainable groundwater 
management of the basin? 
 
Less than Significant Impact.  
BCVWD water supplies are projected to increase from 9,792 AFY supplied in 2015 to 
28,960 AFY by 2040.33 This projection will meet BCVWD’s projected customer water demand 
of 25,381 AFY by 2040. BCVWD plans to purchase additional imported water from the State 
Water Project (SWP) through the San Gorgonio Pass Water Agency when possible to add to 
the storage account balance to prepare for future shortfalls that may occur during dry years. 
BCVWD expects the imported water that is requested for purchase in the future (either for 
storage or distribution) to be supplied, and if in any year the request is not met, the shortfall 
will be delivered once imported water is available. BCVWD anticipates banking 35,000 AF of 
water over the next 20 years, thus bringing the storage account to 60,560 AF. When the 
groundwater storage account reaches this amount, BCVWD will be able to meet year 2040 
water demands with no SWP for over three years. 
 
At the time the Urban Water Management Plan (UWMP) was prepared, the population served 
by BCVWD is expected to nearly double by 2040-50. The Proposed Project is the 
development of an office building and drive-thru restaurant, and remodel of a car wash. The 
office building and drive-thru restaurant would be developed on two currently vacant and 
undeveloped parcels. The Proposed Project includes approximately 8,340.32 square-feet of 
irrigated landscaping on the undeveloped parcels, which is 12.6% of the undeveloped portion 
of the site. Subject to approval of Plot Plan, the Proposed Project is consistent with the 2040 
General Plan and would therefore be included in BCVWD’s projections for water demands. 
 

 

33 BCVWD. 2015 Urban Water Management Plan. Prepared January 2017. Page 6-62.  
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The existing car wash and auto-service building are estimated to currently use 2.77 AFY of 
water.34 With the addition of the proposed office building and restaurant, the Project Site’s 
water usage would increase by approximately 5.53 AFY. This water demand would account 
for approximately 0.022% of BCVWD’s projected customer water demand by 2040.  
 
The Proposed Project is required to conform to the City of Beaumont and County of Riverside 
Landscaping Ordinances that pertain to water efficient landscape requirements. Less than 
significant impacts are identified or anticipated, and no mitigation measures are required.  

 
c) Would the project substantially alter the existing drainage pattern of the site or area, including 

through the alteration of the course of a stream or river or through the addition of impervious 
surfaces, in a manner which would: 
 
i) result in substantial erosion or siltation on- or off-site 

 
Less than Significant Impact. Erosion is the process by which soils are removed from the 
Project Site most commonly by wind or water. Erosion is more likely to occur if soils are left 
unprotected. The Proposed Project would include the construction of a restaurant and office 
building on currently vacant lots. The hazard of soil erosion would be reduced after 
construction of the Proposed Project by protecting soil via landscaping and directing 
stormwater runoff to bioretention trenches and underground detention chamber. NPDES 
permit requirements address the control of erosion and siltation. This includes the CGP which 
requires the effective implementation of erosion control measures. The Santa Ana RWQCB 
conducts inspections and enforces the CGP at construction sites. A SWPPP is required for 
construction of the Proposed Project and will include a list of Best Management Practices 
(BMPs) to avoid and minimize soil erosion. Therefore, less than significant impacts are 
identified or anticipated, and no mitigation measures are required.  

 
ii, iii, iv) substantially increase the rate or amount of surface runoff in a manner which would 
result in flooding on- or off-site; create or contribute runoff water which would exceed the 
capacity of existing or planned stormwater drainage systems or provide substantial additional 
sources or polluted runoff; or impede or redirect flood flows 

 
Less than Significant Impact. The purpose of the project Hydrology Study is to develop the 
incremental volume increase in runoff for the proposed development to preliminarily design 
the proposed detention facilities. Under existing conditions on the vacant parcels, the site 
generally drains towards the east, and south in Highland Springs Avenue. Under proposed 
conditions, an underground detention chamber system would detain the incremental increase 
in storm runoff. Runoff from the development will be directed to bioretention trenches, and 
overflow from the bioretention trenches will be directed to the underground detention chamber 
systems. The detention chamber system will have an overflow outlet for storm events larger 
than the critical storm, and a low flow outlet to release the stored volume at or below the pre-
development rate to an under sidewalk drain to Highland Springs Avenue through the use of 
a sump and pump system. 
 

 

34Based on factor of 3.50 AFY per acre for commercial uses. County of Riverside Environmental Impact Report No. 
521. Table 4.19-BI. February 2015.  
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As stated in the Hydrology Study, the pre-development to post-development incremental 
increase of runoff volume is 19,363 CF for the 100 year, 24-hour event. The total volume for 
the bio-retention trenches equates to 3,690 CF and the proposed detention chamber system 
would provide 15,813 CF of storage. 

 
The Project Site is within the Riverside County Flood Control and Water Conservation District 
(RCFC and WCD). The Federal Emergency Management Agency (FEMA) maps portions of 
the City within the 100-year flood plain zones. The eastern boundary of the Project Site is 
within Flood Zone X, which is an area with 0.2% annual chance flood, area of 1% annual 
chance flood with average depths of less than one foot or with drainage areas less than one 
square mile.35 This zone corresponds to areas with moderate to low risk of flooding.36 Since 
the Project Site would not significantly increase runoff or impede or redirect flows, impacts 
would be less than significant and no mitigation measures are required. 
 

d) Would the project in flood hazard, tsunami, or seiche zones, risk release of pollutants due to 
project inundation? 

 
Less than Significant Impact. Due to the inland distance from the Pacific Ocean 
(approximately 70 miles) and any other significant body of water, tsunamis and seiches are 
not potential hazards in the vicinity of the Project Site. The eastern boundary of the Project 
Site is within Flood Zone X, which is an area with 0.2% annual chance flood, area of 1% 
annual chance flood with average depths of less than one foot or with drainage areas less 
than one square mile.37 This zone corresponds to areas with moderate to low risk of flooding.38 
Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required. 
 

e) Would the project conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan? 

 
The Proposed Project would disturb approximately 1.58 acres of vacant parcels and is 
therefore subject to the NPDES permit requirements. The State of California is authorized to 
administer various aspects of the NPDES. Construction activities covered under the State’s 
CGP include removal of vegetation, grading excavating, or any other activity that causes the 
disturbance of at least one acre. The CGP requires recipients to reduce or eliminate non-
storm water discharges into stormwater systems, and to develop and implement a SWPPP. 
 
The preliminary WQMP prepared for the Proposed Project is intended to comply with the 
requirements of the County of Riverside for Ordinance No. 457, which includes the 
requirement for the preparation and implementation of a Project-Specific WQMP. The Project 
Applicant shall be responsible for the implementation and funding of the WQMP and will 
ensure that it is amended as appropriate to reflect up-to-date conditions on the Project Site. 
 

 

35 FEMA. National Flood Hazard Layer. 
36 Definitions of FEMA Flood Zone Designations. 
https://efotg.sc.egov.usda.gov/references/public/NM/FEMA_FLD_HAZ_guide.pdf  
37 FEMA. National Flood Hazard Layer. 
38 Definitions of FEMA Flood Zone Designations. 
https://efotg.sc.egov.usda.gov/references/public/NM/FEMA_FLD_HAZ_guide.pdf  
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At the time the UWMP was prepared, the population served by BCVWD is expected to nearly 
double by 2040-50. The Proposed Project is the development of an office building and drive-
thru restaurant, and remodel of a car wash. The office building and drive-thru restaurant would 
be developed on two currently vacant and undeveloped parcels. The Proposed Project 
includes approximately 8,340.32 square-feet of irrigated landscaping on the undeveloped 
parcels, which is 12.6% of the undeveloped portion of the site. Subject to approval of Plot 
Plan, the Proposed Project is consistent with the 2040 General Plan and would therefore be 
included in BCVWD’s projections for water demands.  
 
The Proposed Project is required to conform to the City of Beaumont and County of Riverside 
Landscaping Ordinances that pertain to water efficient landscape requirements. Less than 
significant impacts are identified or anticipated, and no mitigation measures are required.  

 
3.11 LAND USE AND PLANNING 

11. 
LAND USE/PLANNING 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Physically divide an established community?     

(b) Cause a significant environmental impact due to 
a conflict with any land use plan, policy, or 
regulation adopted for the purpose of avoiding or 
mitigating an environmental effect? 

    

 
3.11.1 Environmental Setting 
 
The strategy for the remainder of land in the City is to focus development within the City limits on 
undeveloped lots in order to foster compact development patterns, create walkable communities, 
and preserve the natural environment and critical environmental areas. These infill areas include 
Downtown, Town Center and around the potential Metrolink Station near Pennsylvania Avenue 
and Second Street. Neighborhoods, districts, and corridors are the fundamental building blocks 
of all cities; mapping these can help better understand how people live, shop, work, play, and get 
around in Beaumont. The larger Beaumont planning area has been subdivided into twelve smaller 
subareas. Each subarea has unique identifying features and demonstrate what makes Beaumont 
special. 
 
3.11.2 Impact Analysis 
 
a) Would the project physically divide an established community? 

 
Less than Significant Impact. The Project Site is within the Downtown Beaumont subarea. 
Downtown Beaumont is comprised of three districts – 6th Street Corridor, 6th Street Corridor 
Extended, and Beaumont Avenue.39 The community vision for a downtown is based on a 
higher intensity, walkable urban core with a mix of residential, office, retail and civic land uses. 
The Project Site is part of the 6th Street Corridor Extended district. The intent of this district is 
to provide additional opportunities for multifamily residential development and commercial 
uses in a mixed-use setting. Stand-alone commercial uses are permitted along the south side 

 

39 City of Beaumont. General Plan. Figure 3.3 General Plan Subareas.  
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of 8th Street. Additional neighborhood-supportive uses and medical office uses along 
Highland Springs Avenue provide compatible uses close to San Gorgonio Hospital, located in 
the City of Banning. The Project Site has a land use designation of Downtown Mixed Use and 
zoning of Local Commercial (LC). The Downtown Mixed-Use designation supports a lively, 
thriving Downtown area by accommodating a mix of uses at a variety of densities and 
intensities. The LC Zone is intended to permit development that provides for a range of 
commercial service and retail land uses that are in proximity to residential neighborhoods 
consistent with the 2040 General Plan. 
 
The Proposed Project is the development of an office building and drive-thru restaurant on 
the vacant parcels, and remodel of the existing car wash. It would serve nearby residential 
communities, like those north of 8th Street and west of Allegheny Street. The Proposed 
Project is consistent with the 2040 General Plan zoning and land use designation. Moreover, 
the Proposed Project includes uses that are acceptable within the Downtown Beaumont 
subarea and 6th Street Corridor Extended district.  
 
The physical division of an established community is typically associated with construction of 
a linear feature, such as a major highway or railroad tracks, or removal of a means of access, 
such as a local road or bridge, which would impair mobility in an existing community or 
between a community and an outlying area. The Proposed Project does not include the 
construction of a linear feature. Therefore, less than significant impacts are identified or 
anticipated, and no mitigation measures are required.  

 
b) Would the project cause a significant environmental impact due to a conflict with any land use 

plan, policy, or regulation adopted for the purpose of avoiding or mitigating an environmental 
effect? 

 
Less than Significant Impact. The Project Site has a 2040 General Plan land use 
designation of Downtown Mixed Use and current zoning of Local Commercial (LC). The 
Proposed Project is the development of an office building and drive-thru restaurant on the 
vacant parcels, and remodel of the existing car wash. A lot line adjustment will be required to 
incorporate vacuum parking spaces into the developed parcel. A parcel merger will be 
prepared to combine the two vacant parcels into one. The proposed office building and 
restaurant would be permitted within the LC zone. The existing car wash and auto service 
building are conditionally permitted. A Plot Plan is required to establish a new land use, or to 
assume an existing use, consistent with the zoning of the proposed location of the use, prior 
to the use and occupancy for such land use. The Proposed Project would not conflict with any 
land use plan, policy or regulation with the purpose of avoiding or mitigating an environmental 
effect. Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required. 
 

3.12 MINERAL RESOURCES 

12. 
MINERAL RESOURCES 

Would the project: 

Potentially 
Significant 

Impact 
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Impact 

No 
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(a) Result in the loss of availability of a known 
mineral resource that would be of value to the 
region and the residents of the state? 
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12. 
MINERAL RESOURCES 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(b) Result in the loss of availability of a locally-
important mineral resource recovery site 
delineated on a local general plan, specific plan 
or other land use plan? 

    

 
3.12.1 Environmental Setting 
 
The upper portion of the Planning Area is located in MRZ-3 where the significance of mineral 
deposits are undetermined; the lower portion of the Planning Area is located either in MRZ-3 or 
in an unstudied area (no MRZ designation issued). Approximately 11,00 acres within the City 
limits and approximately 5,730 acres within the City’s SOI are within MRZ-3; approximately 
7,930 acres within the City limits and approximately 1,420 acres within the City’s SOI are within 
an unstudied area.  
  
3.12.2 Impact Analysis 
 
a) Would the project result in the loss of availability of a known mineral resource that would be 

of value to the region and the residents of the state? 
 
Less than Significant Impact. The Project Site is located within MRZ-3, where the 
significance of mineral deposits is undetermined.40 The Proposed Project’s demand for 
mineral resources will be considered less than significant due to the abundance of available 
aggregate resources in the Southern California region. Mineral resource mining would not be 
compatible with the surrounding land uses and the 2040 General Plan designation for the 
Project Site. There have been no significant amounts of mineral deposits found in the City. 
However, since much of the City is flat and characterized by alluvial materials, which eroded 
and washed down from the mountains, extracting aggregate resources from open spaces 
adjacent to the flood channel in the western portion of the City and its Sphere of Influence 
may be possible. The Project Site is located in the eastern portion of the City and therefore, 
the Proposed Project would not interfere with resources extraction near the flood channel. 
There are no delineated sites or locations of mineral resources within the City or Sphere 
boundaries. Therefore, less than significant adverse impacts are identified or anticipated, and 
no mitigation measures are required. 
 

b) Would the project result in the loss of availability of a locally-important mineral resource 
recovery site delineated on a local general plan, specific plan or other land use plan? 
 
No Impact. The City does not contain any locally important mineral resource recovery sites.41 
Although the current Zoning Ordinance has a Mineral Resources Overlay Zone 
(Section 17.03.160) neither the City’s 2006 General Plan, existing Zoning Map, or any specific 

 

40 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.11.-1 Mineral Resource Zones. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
41 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Figure 5.11.-1 Mineral Resource Zones. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
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plan within the Planning Area identifies a locally-important mineral resource recovery site.42 
The Project Site has a current zoning of Local Commercial and is within a commercial area of 
the city. Therefore, no impacts are identified or anticipated, and no mitigation measures are 
required.  
 

3.13 NOISE 

13. 
NOISE 
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(a) Generation of a substantial temporary or 
permanent increase in ambient noise levels in 
the vicinity of the project in excess of standards 
established in the local general plan or noise 
ordinance, or applicable standards of other 
agencies? 

    

(b) Generation of excessive groundborne vibration 
or groundborne noise levels? 

    

(c) For a project located within the vicinity of a 
private airstrip or an airport land use plan or, 
where such a plan has not been adopted, within 
two miles of a public airport or public use airport, 
would the project expose people residing or 
working in the project area to excessive noise 
levels? 

    

 
3.13.1 Environmental Setting 
 
The ambient noise environment in the City is dominated by transportation-related noise. Freeway 
noise will continue to impact planning areas located along the I-10 and SR-60 Freeway corridors. 
The Project Site is located approximately 0.2 miles north of the I-10. A Noise Impact Analysis, 
dated December 30, 2020, was prepared for the Proposed Project by Ganddini Group, Inc. (see 
Appendix H for report).  
 
3.13.2 Impact Analysis 
 
a) Would the project result in generation of a substantial temporary or permanent increase in 

ambient noise levels in the vicinity of the project in excess of standards established in the 
local general plan or noise ordinance, or applicable standards of other agencies? 

 
Less than Significant with Mitigation Incorporated. The unit of measurement used to 
describe a noise level is the decibel (dB). The human ear is not equally sensitive to all 
frequencies within the sound spectrum. Therefore, the “A-weighted” noise scale, which 
weights the frequencies to which humans are sensitive, is used for measurements. Noise 
levels using A-weighted measurements are written dB(A) or dBA. Noise standards for land 
use compatibility are stated in terms of the Community Noise Equivalent Level (CNEL) and 
the Day-Night Average Noise Level (DNL). CNEL is a 24-hour weighted average measure of 
community noise. CNEL is obtained by adding five decibels to sound levels in the evening 

 

42 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.11-7. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
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(7:00 PM to 10:00PM), and by adding ten decibels to sound levels at night (10:00 PM to 
7:00 AM). This weighting accounts for the increased human sensitivity to noise during the 
evening and nighttime hours. DNL is a very similar 24-hour average measure that weights 
only the nighttime hours. The equivalent continuous noise level, Leq, is a level of steady state 
sound that in a stated time period, and a stated location, has the same A-weighted sound 
energy as the time-varying sound. 
 
Construction Impacts 

Construction noise sources are regulated within the City of Beaumont under Section 
9.02.110(F) of the City’s Municipal Code which prohibits construction activities within one-
quarter mile of an occupied residence or residences other than between the hours of 6:00 AM 
and 6:00 PM during the months of June through September and between the hours of 7:00 AM 
and 6:00 PM during the months of October through May. Section 9.02.110(F) prohibits sound 
levels at any time to exceed fifty- five dB(A) for intervals of more than fifteen minutes per hour 
as measured in the interior of the nearest occupied residence or school. The interior noise 
level is the difference between the projected exterior noise level at the structure’s facade and 
the noise reduction provided by the structure itself. Typical buildings generally provide a 
conservative 20 dBA noise level reduction with “windows closed”. The projected interior noise 
level can be estimated by subtracting the building shell design from the predicted exterior 
noise level. A “windows closed” condition requires mechanical fresh air ventilation (e.g. air 
conditioning) be provided in habitable dwelling units. Therefore, project construction noise 
would be significant if it occurs outside of the hours of 6:00 AM and 6:00 PM during the months 
of June through September or the hours of 7:00 AM and 6:00 PM during the months of October 
through May; or if it results in an exterior noise level at an occupied residence or school that 
exceeds 75 dBA for any 15-minute period. 
 
Modeled unmitigated construction noise levels reached 66.8 dBA Leq at the building façade 
of the nursing home to the northwest, 69.5 dBA Leq at the building façade of the hospital use 
to the northeast, 68.0 dBA Leq at the nearest single-family residential dwelling unit to the west, 
and up to 65.5 dBA Leq at the nearest multi-family residential dwelling unit to the west of the 
Project Site. 
 
Project construction would not be anticipated to exceed the exterior construction noise 
threshold of 75 dBA at residential or school uses. Furthermore, the Proposed Project would 
be required to comply with the hours of construction specified in the City’s Code. Impacts 
related to construction noise will be further minimized with adherence to the applicable 
Municipal Ordinances and implementation of Mitigation Measures N-1 to N-7 below.  
 
Noise Impacts to Off-Site Receptors Due to Project-Generated Trips  

Increases in ambient noise along affected roadways due to project generated vehicle traffic is 
considered substantial if they result in an increase of at least 5 dBA CNEL and: (1) the existing 
noise levels already exceed the applicable land use compatibility standard for the affected 
sensitive receptors set forth in the Safety Element of the City’s General Plan; or (2) the project 
increases noise levels by at least 5 dBA CNEL and raises the ambient noise level from below 
the applicable standard to above the applicable standard. 
 
Modeled Existing traffic noise levels range between 68.4-76.2 dBA CNEL at the right-of-way 
of each modeled roadway segment. The modeled Existing Plus Project traffic noise levels 
range between 68.7-76.2 dBA CNEL at the right-of-way of each modeled roadway segment. 
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All modeled roadway segments are anticipated to change the noise a nominal amount 
(between approximately 0.02 to 0.33 dBA CNEL). Therefore, a change in noise level would 
not be audible and would be considered less than significant. No mitigation is required. 
 
Noise Impacts to Off-Site Receptors Due to On-Site Operational Noise 

The Proposed Project would generate onsite noise from stationary sources such as rooftop 
mechanical equipment, parking lot areas, drive-through (including speaker and queuing lane), 
car wash vacuum equipment, and the car wash tunnel. The nearest sensitive receptors to the 
Project Site are the existing single-family detached residential property line located adjacent 
to the west of the Project Site, the hospital property line located approximately 90 feet 
northeast of the Project Site, and the nursing home property line located approximately 
100 feet northwest of the Project Site. In addition, multi-family residential property lines are 
located approximately 380 feet to the west of the Project Site. 
 
Per the City of Beaumont Municipal Code Section 9.02.050, the exterior residential noise level 
thresholds are 55 dBA Leq during the daytime (7:00 AM to 10:00 PM) and 45 dBA Leq during 
the nighttime (10:00 PM to 7:00 AM) and, per Section 9.02.090, the maximum non-residential 
exterior thresholds are 75 dBA Leq during the daytime and 50 dBA Leq during the nighttime. 
 
With incorporation of attenuation due to proposed buildings and proposed and existing walls 
and when combined, operational noise levels generated by the drive-through, car wash and 
HVAC equipment would reach up to 54.0 dBA Leq during the daytime and 42.2 dBA Leq 
during the nighttime at the property line of the single-family residential use to the west; 
52.3 dBA Leq during the daytime and 38.2 dBA Leq during the nighttime at the hospital 
property line to the northeast; 48.1 dBA Leq during the daytime and 38.7 dBA Leq during the 
nighttime at the nursing home property line to the northwest; and 46.8 dBA Leq during the 
daytime and 29.5 dBA Leq during the nighttime at the multi-family residential property line to 
the west. The City’s exterior residential noise level thresholds are 55 dBA Leq during the 
daytime and 45 dBA Leq during the nighttime and for nonresidential uses 75 dBA Leq during 
the daytime and 50 dBA Leq during the nighttime. Operational noise levels would not exceed 
the City’s daytime or nighttime exterior standards. 
 
Typical buildings generally provide a conservative 20 dBA noise level reduction with “windows 
closed”. Per Section 9.02.080 of the City’s Municipal Code, maximum residential interior noise 
level standards are 45 dBA Leq during the daytime and 35 dBA Leq during the nighttime and 
the maximum interior noise level standards for hospital uses is 45 dBA Leq. Therefore, as 
operational noise levels generated by the Proposed Project reached up to approximately 
54.0 dBA Leq during the daytime and 42.2 dBA Leq during the nighttime at residential property 
lines and up to approximately 52.3 dBA Leq at hospital property lines, with incorporation of an 
approximate 20 dBA noise level reduction with “windows closed,” interior noise levels would 
not exceed City interior noise standards. 
 
Furthermore, the existing ambient noise levels within the project vicinity range between 
63.7 dBA Lmax to 78.7 dBA Lmax and 52.4 dBA Leq to 69.1 dBA Leq. Therefore, project 
operational noise would also not result in substantially greater noise levels than currently exist 
at the Project Site. Project operation is not expected to result in violations of the City of 
Beaumont Municipal Code and project operational noise levels would be considered less than 
significant. 
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Mitigation Measure N-1: 
 
During all project site excavation and grading on-site, construction contractors shall equip 
all construction equipment, fixed or mobile, with properly operating and maintained 
mufflers, consistent with manufacturer standards. 

 
Mitigation Measure N-2: 
 
During construction, the contractor shall place all stationary construction equipment so 
that emitted noise is directed away from the noise sensitive receptor nearest the Project 
Site, which is the adjacent residence west of the site. 
 
Mitigation Measure N-3: 
 
During construction, the contractor shall ensure that all diesel-powered equipment, as 
applicable, be shut off and not left to idle when not in use. 
 
Mitigation Measure N-4: 
 
The contractor shall locate equipment staging in areas that will create the greatest 
distance between construction-related noise/vibration sources and sensitive receptors 
nearest the Project Site during all project construction. 
 
Mitigation Measure N-5: 
 
The contractor shall ensure that jackhammers, pneumatic equipment and all other 
portable stationary noise sources be shielded and noise shall be directed away from 
sensitive receptors during project construction.  
 
Mitigation Measure N-6: 
 
The Project Proponent shall mandate that the construction contractor prohibit the use of 
music or sound amplification on the Project Site during construction. 
 
Mitigation Measure N-7: 
 
During construction, the contractor shall limit haul truck deliveries to the same hours 
specified for construction equipment. 
 

With incorporation of these Mitigation Measures, the Proposed Project would not result in 
generation of a substantial temporary or permanent increase in ambient noise levels in the 
vicinity of the project in excess of standards established in the City Municipal Code.  

b) Would the project result in generation of excessive groundborne vibration or groundborne 
noise levels? 
 
Less than Significant with Mitigation Incorporated. Vibration amplitudes are usually 
expressed as either peak particle velocity (PPV) or the root mean square (RMS) velocity. The 
PPV is defined as the maximum instantaneous peak of the vibration signal in inches per 
second. The RMS of a signal is the average of the squared amplitude of the signal in vibration 

156

Item 5.



High Sands Car Wash Remodel and Retail Development 
Highland Springs Avenue, between 8th St. and 6th St., Beaumont 

High Sands, Inc.  63 

decibels (VdB), ref one micro-inch per second. The Federal Railroad Administration uses the 
abbreviation “VdB” for vibration decibels to reduce the potential for confusion with sound 
decibel.  
 
The threshold at which there is a risk to architectural damage to historic and some older 
buildings is a peak particle velocity (PPV) of 0.25, at older residential structures a PPV of 0.3, 
and at new residential structures and modern commercial/industrial buildings a PPV of 0.5. A 
PPV of 0.4 is the threshold at which groundborne vibration becomes severe in regard to 
annoyance. 
 
Use of vibratory roller equipment could cause annoyance at nearby sensitive receptors. 
Annoyance is expected to be short-term, occurring only during site grading and preparation. 
The use of a vibratory roller within 10 feet or a large bulldozer within two feet of the portion of 
the western property line that lies adjacent to existing residential structures could result in 
architectural damage. Implementation of Mitigation Measure N-8 would reduce temporary 
vibration levels associated with project construction to less than significant.  
 
As the Proposed Project consists of an approximately 6,392 square-foot office building and 
3,320 square-foot fast‐food restaurant with drive through window as well as renovations to an 
existing car wash use, it does not include any sources of operational vibration.  
 

Mitigation Measure N-8: 
 
Vibrator rollers, or any other equivalent vibratory equipment, shall not be utilized within 
10 feet and large bulldozers within two feet of the portion of the western property line that 
lies adjacent to existing residential structures. 

 
c) For a project located within the vicinity of a private airstrip or an airport land use plan or, where 

such a plan has not been adopted, within two miles of a public airport or public use airport, 
would the project expose people residing or working in the project area to excessive noise 
levels? 

 
No Impact. The Project Site is not located within an airport land use plan.43 The nearest airport 
to the Project Site is the Banning Municipal Airport, located approximately 5 miles southeast 
of the Project Site. The Project Site is not located within two miles of a public airport or public 
use airport. The Proposed Project would not result in a substantial safety hazard related to 
airports. Therefore, no impacts are identified or anticipated, and no mitigation measures are 
required. 

 

 

43 Riverside County. Map my County. https://gis.countyofriverside.us/Html5Viewer/?viewer=MMC_Public 
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3.14 POPULATION AND HOUSING 

14. 
POPULATION AND HOUSING. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Induce substantial unplanned population growth 
in an area, either directly (for example, by 
proposing new homes and businesses) or 
indirectly (for example, through extension of 
roads or other infrastructure)? 

    

(b) Displace substantial numbers of existing people 
or housing, necessitating the construction of 
replacement housing elsewhere? 

    

      

3.14.1 Environmental Setting 
 
According to the United States Census Bureau, the City of Beaumont had a population of 36,877 
in 2010. For 2018, the population was estimated at 49,241. The City is one of the fastest growing 
cities in Riverside County and in California. The City has grown rapidly in the last two decades, 
with a population growth rate four times higher today than in the year 2000.44 Much of the 
suburban growth has been in the form of low-density single-family subdivisions and strip 
commercial development located away from the City’s original grid-pattern town center. 
 
3.14.2 Impact Analysis 
 
a) Would the project induce substantial unplanned population growth in an area, either directly 

(for example, by proposing new homes and businesses) or indirectly (for example, through 
extension of roads or other infrastructure)? 
 
Less than Significant Impact. Demographic trends show that Beaumont will continue to 
experience a significant amount of population growth. The proposed restaurant and office 
building would be consistent with the 2040 General Plan zoning of Local Commercial. 
Because the Proposed Project is consistent with the 2040 General Plan, any population 
increase attributable to the Proposed Project has been accounted for in the 2040 General 
Plan. The proposed restaurant and office building would require an estimated total of 30 new 
employees. It is anticipated that this demand in employment will be met by the existing local 
labor pool. Short-term construction activities at the Project Site would not attract new 
employees to the area since a pool of construction labor exists in the region. Therefore, less 
than significant impacts are identified or anticipated, and no mitigation measures are required.  
 

b) Would the project displace substantial numbers of existing people or housing, necessitating 
the construction of replacement housing elsewhere? 
 
No Impact. The Project Site consists of two vacant parcels and one parcel developed with a 
car wash and auto service building. No housing exists on the Project Site that could potentially 
be displaced. The Project Site has a zoning of Local Commercial, which covers smaller 
commercial, retail and service-related activities along Highland Springs Avenue (at the 
eastern end of the 6th Street Corridor). This land use designation permits a range of 

 

44 City of Beaumont. 2040 General Plan. Page 12.  
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neighborhood supportive retail and service-oriented land uses. The Proposed Project would 
be consistent with this zoning. Therefore, no impacts are identified or anticipated, and no 
mitigation measures are required. 
 

3.15 PUBLIC SERVICES 

15. 

PUBLIC SERVICES. 
Would the project result in substantial 
adverse physical impacts associated with the 
provision of new or physically altered 
governmental facilities, need for new or 
physically altered governmental facilities, the 
construction of which could cause 
significant environmental impacts, in order 
to maintain acceptable service ratios, 
response times or other performance 
objectives for any of the public services: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Fire Protection?     

(b) Police Protection?     

(c) Schools?     

(d) Parks?     

(e) Other public facilities?     

 
3.15.1 Environmental Setting 
 
The Community Facilities and Infrastructure Element of the General Plan establishes a framework 
for managing and enhancing existing utility networks, services, and facilities. 
 
3.15.2 Impact Analysis 
 
a) Would the project result in substantial adverse physical impacts associated with the provision 

of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for fire protection? 
 
Less than Significant Impact. The City of Beaumont contracts with the Riverside County 
Fire Department (RCFD) for Citywide services, including fire protection, public service and 
emergency medical aid response. Fire protection services are supplemented by the California 
Department of Forestry station in the City. Six County fire stations serve the City, with three 
stations based outside but near Beaumont’s boundaries. A five minute response time is the 
goal of the City and current fire response times approximately 8 to 12 minutes. Fire Station 
No. 20, located at 1550 E. 6th Street, is approximately 400 feet southwest of the Project Site. 
This station is equipped with one paramedic engine. The engine company operating out of 
Station 20 is technically a resource that is part of the City of Banning contract with the RCFD. 
However, operational funding for this Station and the associated apparatus, which is owned 
by CAL FIRE, is shared equally between Beaumont, Banning and the County.45 
 

 

45 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.14-1. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
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In order to minimize the need for additional fire station facilities, new development plans are 
subject to review and approval by the RCFD. Proposed projects are required to comply with 
applicable fire protection and prevention requirements, such as building setbacks, emergency 
access and interior sprinklers. In addition, the Proposed Project is subject to all conditions of 
approval required by the RCFD. The Project Applicant will be required to pay a one-time 
mitigation fee to support the development of new fire station facilities under Beaumont City 
Ordinance 795 and a separate fee for emergency preparedness under City Ordinance 814. 
Therefore, less than significant adverse impacts are identified or anticipated, and no mitigation 
measures are required. 
 

b) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for police protection? 
 
Less than Significant Impact. Community safety has been a serious concern for Beaumont 
residents. While violent crime rates have steadily decreased in the County, the number of 
violent crimes in Beaumont has generally increased over the last ten years. The Beaumont 
Police Department provides police protection services in the area of the Project Site. The 
target service ratio is 1.0 to 1.2 officers per 1,000 residents.46 The closest police station, 
located at 660 Orange Avenue, is approximately 1.46 miles west of the Project Site. In order 
to fund police protection services, the City is annexing new residential developments into 
existing Community Facilities Districts (CFDs) or forming a new CFD. These CFDs will fund 
public safety and municipal services, which aligns with Beaumont 2040 Plan Policy 5.8.3 that 
requires new development to pay its fair share of required improvements, maintenance, and 
services. The Project Applicant would be required to pay a one-time basic service facility fee. 
Any increase in demand for police protection resulting from the Proposed Project has been 
accounted for in the 2040 General Plan and would be considered less than significant. 
Therefore, less than significant adverse impacts are identified or anticipated, and no mitigation 
measures are required. 
  

c) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for schools? 

 
 Less than Significant Impact. The Project Site is located within the Beaumont Unified School 

District (BUSD). The increase in employment from the Proposed Project is anticipated to be 
fulfilled by the local labor pool. The Proposed Project does not include development of new 
housing that would contribute to an increase in population not accounted for in the 2040 
General Plan. It is not anticipated to result in an increase in population growth within the area, 
and therefore would not increase the number of students. The Project Applicant will be 
required to pay applicable development fees in support of public school facilities. This fee will 
be sufficient in mitigating potential impacts of the Proposed Project on schools. Therefore, 

 

46 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.14-5. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/  
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less than significant adverse impacts are identified or anticipated, and no mitigation measures 
are required. 

 
d) Would the project result in substantial adverse physical impacts associated with the provision 

of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for parks? 

   
Less than Significant Impact. According to the 2040 General Plan, the City intends to 
improve the requirement of establishing five acres of parkland for every one thousand persons 
in conjunction with residential development. The City of Beaumont and the Cherry Valley 
Recreation and Park District own and operate park facilities that serve residents of the city. 
Population growth resulting from the implementation of the 2040 General Plan will lead to an 
increased demand for public parks. The City currently exceeds park ratios established in the 
2040 General Plan. In addition, access to parks in Beaumont is generally high. The City’s 
Local Park Code and the State of California Quimby Act require new development to provide 
parkland dedications or appropriate fees in case the Proposed Project might have direct or 
indirect impacts on parks. No increase in the City’s population is anticipated from 
implementation of the Proposed Project. Therefore, less than significant adverse impacts are 
identified or anticipated, and no mitigation measures are required. 
  

e) Would the project result in substantial adverse physical impacts associated with the provision 
of new or physically altered governmental facilities, need for new or physically altered 
governmental facilities, the construction of which could cause significant environmental 
impacts, in order to maintain acceptable service ratios, response times or other performance 
objectives for other public facilities? 
 
Less than Significant Impact. The Proposed Project is not anticipated to have a significant 
impact on public facilities/services because an increase in the City’s population is not 
anticipated with the Proposed Project. In addition, the Project Applicant’s payment of 
development impact fees will mitigate any potential impacts on public services. Therefore, 
less than significant impacts are identified or anticipated, and no mitigation measures are 
required. 
 

3.16 RECREATION 

16. 
RECREATION. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Would the project increase the use of existing 
neighborhood and regional parks or other 
recreational facilities such that substantial 
physical deterioration of the facility would occur 
or be accelerated? 

    

(b) Does the project include recreational facilities or 
require the construction or expansion of 
recreational facilities which might have an 
adverse physical effect on the environment? 
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3.16.1 Environmental Setting 
 
The Open Space designation refers to open space lands used for recreation and conservation 
including parks, trails, and golf courses. The Beaumont-Cherry Valley Recreation and Park 
District (BCVRPD) is a Special District within the City of Beaumont. BCVRPD operates facilities 
estimated at 60.5 acres within City boundaries. The City will protect the rural landscape, including 
quality access to air and water, open space, and mountain views. In protected open space areas, 
the City will promote active open space corridors and trails that support natural vegetation, scenic 
vistas, and sensitive habitats as well as recreational opportunities.47 
 
3.16.2 Impact Analysis  
 
a) Would the project increase the use of existing neighborhood and regional parks or other 

recreational facilities such that substantial physical deterioration of the facility would occur or 
be accelerated? 
 
No Impact. The Proposed Project does not include development of new housing that would 
contribute to an increase in population not accounted for in the 2040 General Plan. The 
implementation of the Proposed Project is not expected to lead to substantial population 
growth. As a result, the Proposed Project would not lead to substantial physical deterioration 
of neighborhood and regional parks or other recreational facilities. It would not require the 
construction or expansion of park or other recreational facilities to meet demands. Therefore, 
no impacts are identified or anticipated, and no mitigation measures are required.  
 

b) Does the project include recreational facilities or require the construction or expansion of 
recreational facilities which might have an adverse physical effect on the environment? 
 
No Impact. The Proposed Project is a commercial development and its demand for 
employment is anticipated to be filled by the local labor pool. It would not require the 
construction or expansion of recreational facilities to meet demands of residential 
development. Therefore, no impacts are identified or anticipated, and no mitigation measures 
are required. 
 

3.17 TRANSPORTATION  

17. 
TRANSPORTATION. 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Conflict with a program, plan, ordinance or policy 
addressing the circulation system, including 
transit, roadways, bicycle lanes and pedestrian 
facilities?  

    

(b) Conflict or be inconsistent with CEQA Guidelines 
s § 15064.3, subdivision (b)? 

    

(c) Substantially increase hazards due to a 
geometric design feature (e. g., sharp curves or 
dangerous intersections) or incompatible uses 
(e.g., farm equipment)? 

    

 

47 City of Beaumont. General Plan. Page 32. 
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17. 
TRANSPORTATION. 
Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(d) Result in inadequate emergency access?     

 
3.17.1 Environmental Setting 
 
The Proposed Project is anticipated to be constructed and fully operational by 2023. The 
Proposed Project would provide one restricted right turn in-out access driveway at Highland 
Springs Avenue and will share the existing access to Highland Springs Avenue currently being 
used by the carwash. The Project also proposed reciprocal access with the southerly adjacent 
property. A Traffic Impact Analysis, dated November 25, 2020, was prepared for the Proposed 
Project by Ganddini Group, Inc. to provide an assessment of traffic operations resulting from 
development of the Proposed Project and to identify measures necessary to mitigate potentially 
significant traffic impacts (see Appendix I for report). This report is summarized herein. 
 
3.17.2 Impact Analysis 
 
a) Would the project conflict with a program, plan, ordinance or policy addressing the circulation 

system, including transit, roadways, bicycle lanes and pedestrian facilities? 
 
Less than Significant with Mitigation Incorporated. 
 
The Proposed Project is forecast to generate a total of approximately 1,140 daily vehicle trips, 
including 58 trips during the AM peak hour and 47 trips during the PM peak hour. 
 
Based on the study intersections identified in the approved scoping agreement, the study area 
consists of the following study intersections within the Cities of Beaumont and Banning and 
California Department of Transportation (Caltrans) jurisdiction: 
 

1. Highland Springs Avenue (NS) at Eighth Street (EW)  
2. Highland Springs Avenue (NS) at Memorial Drive (EW)  
3. Highland Springs Avenue (NS) at Project Driveway (EW)  
4. Highland Springs Avenue (NS) at 6th Street (EW) 
5. Highland Springs Avenue (NS) at I-10 WB Off-Ramp (EW) 
6. Highland Springs Avenue (NS) at I-10 EB On-Ramp (EW) 

 
The following scenarios are analyzed during typical weekday morning and evening peak hour 
conditions: 
 

• Existing Conditions  

• Existing Plus Project Conditions 

• Opening Year (2022) Without Project Conditions 

• Opening Year (2022) With Project Conditions 
 
The City of Beaumont General Plan Policy 4.1.2, seeks to maintain the following target Levels 
of Service: Level of Service D along auto-priority streets within the City of Beaumont. I-10, 
Highland Springs Avenue, and Sixth Street are auto-priority roadways. Level of Service E is 

163

Item 5.



High Sands Car Wash Remodel and Retail Development 
Highland Springs Avenue, between 8th St. and 6th St., Beaumont 

High Sands, Inc.  70 

considered acceptable on non-auto-priority streets. Eight Street and Memorial Drive are non 
auto-priority roadways.  
 
The City of Banning General Plan Policy 4.C.6, seeks to maintain peak hour Level of Service 
D (or better) on roadways and intersections. California Department of Transportation 
endeavors to maintain a target LOS [Level of Service] at the transition between LOS “C” and 
LOS “D” on State highway facilities”. The California Department of Transportation 
acknowledges this may not always be feasible and recommends consultation with the 
California Department of Transportation to determine the appropriate target Level of Service. 
For consistency with local requirements, this analysis defines Level of Service D as the 
minimum acceptable Level of Service for State Highway facilities. 
 
The current COVID-19 pandemic and related stay-at-home orders imposed by State and local 
municipalities have generally resulted in a reduction of peak hour volumes compared to pre-
pandemic conditions. In addition to the current public health restrictions, it is anticipated that 
the pandemic may have a lasting effect on travel behaviors, such as an increase 
telecommuting. To provide a conservative analysis, the existing volumes used in this analysis 
are based on counts from December 2019 obtained from the Highland Springs and 8th Retail 
Traffic Impact Analysis (Urban Crossroads, April 23, 2020). Since the December 2019 counts 
were collected within the past 12 months, no adjustment factors have been applied. Inbound 
and outbound AM and PM peak hour turning movement volumes for the existing auto facilities 
south of the project site were added to the Highland Springs Avenue at Project South 
Driveway based on counts at the existing driveway. This approach is likely to overestimate 
actual volumes since the long-term trend of work from home is expected to hold even as public 
health restrictions are eased. 
 
The TIA assumes the following improvements will be constructed by the Proposed Project to 
provide Project Site access.  
 
Highland Springs Avenue (NS) at Project North Driveway (EW) - #2 
 

• Install eastbound stop control. 

• Construct the eastbound approach to consist of one right turn only lane. 

Highland Springs Avenue (NS) at Project South Driveway (EW) - #3 

• Maintain existing eastbound stop control currently utilized by the auto related 
businesses south of the proposed site. 

• Modify the eastbound approach to consist of one right turn only lane. 

Existing LOS 
The study intersections currently operate within acceptable Levels of Service (D or better) 
during the peak hours for Existing conditions. 
 
Existing Plus Project LOS 
The study intersections are forecast to operate within operate within acceptable Levels of 
Service (D or better), during the peak hours for Existing Plus Project conditions. 
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Opening Year (2022) Without Project LOS 
 
The study intersections are forecast to operate within acceptable Levels of Service (D or 
better) during the peak hours for Opening Year (2022) Without Project conditions, except for 
the following study intersections that are projected to operate at deficient Level of Service E/F: 
 

• Highland Springs Avenue at Eighth Street – #1 (PM peak hour LOS F) 

• Highland Springs Avenue at Project South Driveway – #3 (PM peak hour LOS E) 
 
Mitigation Measure T-1 is recommended for Opening Year (2022) Without Project conditions 
to maintain acceptable Levels of Service at the study intersections as specified by the City-
established operating requirements for General Plan consistency. 
 
The Level of Service E at the Project South Driveway relates only to commercial trips exiting 
the stop-controlled westbound approach (slightly offset and opposite the site), which are 
forecast to operate at Level of Service E without the project. The eastbound approach at the 
Project Site driveway would continue to operate at Level of Service B. The northbound and 
southbound movements along Highland Springs Avenue are uncontrolled and would continue 
to operate at Levels of Service A. The commercial driveway is not forecast to satisfy the 
California Manual on Uniform Traffic Control Devices (MUTCD) peak hour volume traffic signal 
warrant; therefore, no improvement is recommended. Furthermore, the 95th‐percentile queue 
length for the northbound driveway approach is not forecast to exceed two vehicle lengths, 
which can be stored on‐site without negatively impacting on‐site circulation. As an optional 
interim measure, Mitigation Measure T-2 would provide acceptable Level of Service 
improvement for the deficient Walgreen westbound-east leg driveway. The City planned 
Highland Springs Avenue median will provide access restrictions for minor driveways. 

 
Opening Year (2022) With Project LOS 
The study intersections are projected to operate within acceptable Levels of Service (D or 
better) during the peak hours for Opening Year (2022) With Project conditions, except for the 
following study intersections that are projected to operate at unacceptable Level of Service 
without improvements: 
 

• Highland Springs Avenue at Eighth Street – #1 (PM peak hour LOS F) 

• Highland Springs Avenue at Project South Driveway – #3 (PM peak hour LOS E) 
 

The Level of Service E at the Project South Driveway relates only to commercial trips exiting 
the stop controlled westbound approach (slightly offset and opposite the site), which are 
forecast to operate at Level of Service E without the project. The eastbound approach at the 
project site driveway would continue to operate at Level of Service C. The northbound and 
southbound movements along Highland Springs Avenue are uncontrolled and would continue 
to operate at Levels of Service A. The commercial driveway is not forecast to satisfy the 
California MUTCD peak hour volume traffic signal warrant; therefore, no improvement is 
recommended. Furthermore, the 95th‐percentile queue length for the northbound driveway 

approach is not forecast to exceed two vehicle lengths, which can be stored on‐site without 
negatively impacting on‐site circulation. 
 
The project impact at the study area intersections is forecast to increase delay by less than 
5.0 seconds; therefore, the project does not exceed the City-established operational 
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thresholds that would require improvements related to the project for Opening Year (2022) 
With Project conditions. 
 
Mitigation Measure T-1 would maintain acceptable Levels of Service at the study intersections 
for Opening Year (2022) With Project conditions. Since the improvements are required for the 
Without Project condition, the project-related impact is considered to be indirect/cumulative. 
Therefore, the project shall contribute its fair share of the cost to construct the necessary 
improvements through payment of applicable development impact fees. 
 
As an optional interim measure, Mitigation Measure T-2 would provide acceptable Level of 
Service improvement for the deficient Walgreen westbound-east leg driveway. The City 
planned Highland Springs Avenue median will provide access restrictions for minor driveways. 

 
The TIA assumes the Proposed Project will be required to comply with the following conditions 
as part of the City of Beaumont standard development review process: 

 

• A construction work site traffic control plan shall comply with State standards set forth 
in the California Manual of Uniform Traffic Control Devices and shall be submitted to 
the City for review and approval prior to the issuance of a grading permit or start of 
construction. The plan shall identify any roadway, sidewalk, bike route, or bus stop 
closures and detours as well as haul routes and hours of operation. All construction 
related trips shall be restricted to off-peak hours to the extent possible.  

• All on-site and off-site roadway design, traffic signing and striping, and traffic control 
improvements relating to the proposed project shall be constructed in accordance with 
applicable State/Federal engineering standards and to the satisfaction of the City of 
Beaumont. 

• Site-adjacent roadways shall be constructed or repaired at their ultimate half-section 
width, including landscaping and parkway improvements in conjunction with 
development, or as otherwise required by the City of Beaumont. 

• Adequate off-street parking shall be provided to the satisfaction of City of Beaumont.  

• Adequate emergency vehicle access shall be provided to the satisfaction of the 
Riverside County Fire Authority. 

• The final grading, landscaping, and street improvement plans shall demonstrate that 
sight distance requirements are met in accordance with applicable City of Beaumont 
Department of Public Works sight distance standards. 

 
Queuing Analysis 
The proposed storage lengths for the project driveways are forecast to provide adequate 
queueing capacity with the addition of new project trips. 
 
The project driveways are not forecast to satisfy the California MUTCD peak hour volume 
warrant. 
 
The Proposed Project is the development of a drive-thru restaurant and an office building, and 
the remodel of an existing car wash and auto service building. It is a land use project that 
would allow commercial services to be more accessible to residents of neighborhoods nearby. 
Sidewalks are provided intermittently on the north and south sides of Highland Springs 
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Avenue and are not provided adjacent to the Project Site. The study area is currently served 
by PassTransit bus service. Routes 3, 4, and 6 run along Highland Springs Avenue. There 
are currently existing bicycle lanes along 6th Street. The Proposed Project would be easily 
accessible to residents. 
 
The following Mitigation Measure is required to address unacceptable LOS for Opening Year 
(2022) Without and With Project conditions: 

 
Mitigation Measure T-1: 
 
Highland Springs Avenue (NS) at Eighth Street (EW) – #1 
 

• Restripe northbound lanes to provide a second through lane. This improvement is 
as noted “By Others” because it is a requirement of another development as noted 
in the Highland Springs and 8th Retail Traffic Impact Analysis (Urban Crossroads, 
April 23, 2020).  

 
Mitigation Measure T-2: 
 
Highland Springs Avenue (NS) at Project South Driveway – #3 
 

• Install right-turn-only sign for the hours of 3:00 to 6:00 PM on the Walgreen’s 
westbound-east leg driveway. This improvement is an optional interim measure, 
as the City planned Highland Springs Avenue median will provide future access 
restrictions for minor driveways. 

 
The Project Applicant and the City shall ensure that this Mitigation Measure is implemented 
via on-site inspections. Implementation shall occur before the Certification of Occupancy is 
issued.  
 
With implementation of Mitigation Measure T-1, impacts would be less than significant. 
 

b) Conflict or be inconsistent with CEQA Guidelines s § 15064.3, subdivision (b)? 
 
Less than Significant Impact. The amended CEQA Guidelines, specifically Section 15064.3, 
recommend the use of Vehicle Miles Travelled (VMT) as the primary metric for the evaluation 
of transportation impacts associated with land use and transportation projects. In general 
terms, VMT quantifies the amount and distance of automobile travel attributable to a project 
or region.  
 
The City of Beaumont adopted its VMT guidelines on June 16, 2020 via the Recommended 
Traffic Impact Analysis Guidelines for Vehicle Miles Traveled and Level of Service 
Assessment (January 2020) developed for Western Riverside Council of Governments 
(WRCOG) agencies (WRCOG TIA Guidelines); therefore, the project-related VMT impact has 
been assessed based on guidance from this document. 
 
The WRCOG TIA Guidelines, as adopted by the City of Beaumont, include guidance for 
certain types of projects/activities that generally will not require a VMT analysis. A presumption 
of less than significant VMT impact for the following activities is based on substantial evidence 
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provided in the OPR Technical Advisory, or is related to projects that are local serving, thus 
reducing the number of trips/trip lengths and VMT: 
 

• Projects located in a Transit Priority Areas (TPA) 

• Projects located in a low-VMT generating area 

• Local-serving K-12 schools 

• Local parks 

• Day care centers 

• Local-serving gas stations 

• Local-serving banks 

• Local-serving hotels (e.g. non-destination hotels) 

• Student housing projects 

• Local serving community colleges that are consistent with the assumptions noted in 
the Regional Transportation Plan/Sustainable Communities Strategy (RTP/SCS) 

• Projects generating less than 110 daily vehicle trips: 

o 11 single family housing units 

o 16 multi-family, condominiums, or townhouse housing units 

o 10,000 square feet of office 

o 15,000 square feet of light industrial 

o 63,000 square feet of warehousing 

o 79,000 square feet of high-cube transload and short-term storage warehouse 
 
The WRCOG TIA Guidelines include screening criteria for certain types of projects that are 
local serving in nature or generate a low number of vehicle trips and may be presumed to 
have a less than significant impact. Among the project type screening land uses are local 
serving retail projects with less than 50,000 square feet. Local serving retail projects will 
generally redistribute shopping trips rather than create new trips. By adding retail opportunities 
into the urban fabric and thereby improving proximity, local serving retail projects tend to 
shorten trips and reduce VMT. Similarly, the proposed restaurant would add dining 
opportunities into the community, thereby improving proximity and reducing VMT. Since the 
Proposed Project involves construction of a 3,320 square foot local-serving restaurant, which 
is significantly less than the 50,000 square feet screening criteria, the retail component of 
project-related VMT impact is presumed to be less than significant. Consistent with State 
guidance, the WRCOG TIA Guidelines include screening criteria for projects that generate 
less than 110 daily trips based on the Categorical Exemption under CEQA for additions to 
existing buildings of 10,000 square feet or less. The 110 daily trip threshold is generally 
derived from the number of trips generated by 10,000 square feet of office land uses. Since 
the proposed office component generates less than 110 daily trips, the office component of 
project-related VMT impact is presumed to be less than significant. Combined, the proposed 
restaurant and office uses total 8,880 square feet, which also satisfies the Categorical 
Exemption for additions to buildings less than 10,000 square feet.  
 
The Proposed Project involves construction of a local-serving retail and office space below 
the project type screening square footage thresholds. Therefore, the project VMT impact may 
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be presumed less than significant based on the WRCOG TIA Guidelines, as adopted by the 
City of Beaumont, and criteria for Categorical Exemption under CEQA. The Proposed Project 
includes a remodel of an existing car wash. Because the car wash is an existing local serving 
facility, it is not anticipated to increase the number of vehicle trips.  

 
Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required.  

 
c) Would the project substantially increase hazards due to a geometric design feature (e.g., 

sharp curves or dangerous intersections) or incompatible uses (e.g. farm equipment)? 
 
Less than Significant with Mitigation Incorporated. The Proposed Project is the 
development of a drive-thru restaurant and an office building, and the remodel of an existing 
car wash and auto service building. It would provide one restricted right turn in-out access 
driveway at Highland Springs Avenue and will share the existing access to Highland Springs 
Avenue currently being used by the carwash. The Proposed Project also includes reciprocal 
access with the southerly adjacent property. These design features would ensure that cars 
enter and exit the Project Site as safely as possible. Implementation of Mitigation Measure 
T-1 would also ensure that the Proposed Project does not cause hazards beyond Project Site 
boundaries. Therefore, the Proposed Project would not include geometric design features or 
incompatible uses that would substantially increase hazards. The Project Site has a 
rectangular shape and is not adjacent to windy roads. As stated in the TIA, the proposed 
storage lengths for the project driveways are forecast to provide adequate queueing capacity 
with the addition of new project trips. The project driveways are not forecast to satisfy the 
California MUTCD peak hour volume traffic signal warrant. Therefore, less than significant 
adverse impacts are anticipated with implementation of Mitigation Measure T-1. 
 

d) Would the project result in inadequate emergency access? 
 
Less than Significant Impact. The Beaumont Code of Ordinances requires that minimum 
driveway width shall be 12 feet per lane for a one-way driveway and 25 feet for a two-way 
driveway.48 The Proposed Project would provide one restricted right turn in-out access 28-foot 
wide driveway off of Highland Springs Avenue along the northernmost parcel. The existing 
driveway on the developed parcel will be replaced with a 30-foot ADA compliant driveway. 
The driveways would be wide enough to allow evacuation and emergency vehicles 
simultaneous access. The County Fire Department shall have the authority to inspect the 
Project Site as often as necessary to ensure that there are no hazards violating fire safety, 
such as inadequate emergency access. Therefore, less than significant adverse impacts are 
identified or anticipated, and no mitigation measures are required. 
 

 

48City of Beaumont. Code of Ordinances. 
https://library.municode.com/ca/beaumont/codes/code_of_ordinances?nodeId=TIT17ZO_CH17.05OREPALOST_1
7.05.050ACRE  
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3.18 TRIBAL CULTURAL RESOURCES 

18. 
TRIBAL CULTURAL RESOURCES. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Would the project cause a substantial adverse 
change in the significance of a tribal cultural 
resource, defined in Public Resources Code 

section §21074 as either a site, feature, place, 

cultural landscape that is geographically defined 
in terms of the size and scope of the landscape, 
sacred place, or object with cultural value to a 
California Native American tribe, and that is: 

    

 i) Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code section 5020.1(k), or 

    

 ii) A resource determined by the lead agency, in 
its discretion and supported by substantial 
evidence, to be significant pursuant to criteria set 
forth in subdivision (c) of Public Resources Code 
Section 5024.1. In applying the criteria set forth 
in subdivision (c) of Public Resource Code 
Section 5024.1, the lead agency shall consider 
the significance of the resource to a California 
Native American tribe. 

    

3.18.1 Environmental Setting 

The City lies within the traditional territory of the Pass (or Wanakik) Cahuilla and a small portion 
of Serrano ancestral territory. Additionally, recorded and unrecorded tribal cultural resources exist 
within the City of Beaumont and its Sphere of Influence, including along Highways 60 and 79.49 
 
3.18.2 Impact Analysis 
 
i) Would the project cause a substantial adverse change in a listed or eligible for listing in the 

California Register of Historical Resources, or in a local register of historical resources as 
defined in Public Resources Code section 5020.1(k)? 
 
Less than Significant Impact. McKenna et al.’s archaeological records search identified 
resources documented in the Office of Historic Preservation Historic Property Data File, 
including 130 properties within the core area of Beaumont. Of these 130, only 13 were 
determined “potentially eligible for National Register listing. A total of 109 of the 130 structures 
were specifically identified as not eligible for National register listing but may be of local 
interest. The remaining resources have not been evaluated. None of the resources are within 
one mile of the Project Site. 
 

 

49 City of Beaumont. 2040 General Plan. Page 209.  
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ii) Would the project cause a substantial adverse change in a resource determined by the lead 
agency, in its discretion and supported by substantial evidence, to be significant pursuant to 
criteria set forth in subdivision (c) of Public Resources Code Section 5024.1? 

 
Less than Significant Impact. California Assembly Bill 52 (AB52) was approved by Governor 
Brown on September 25, 2014. AB52 specifies that CEQA projects with an effect that may 
cause a substantial adverse change in the significance of a tribal cultural resource may have 
a significant effect on the environment. As such, the bill requires lead agency consultation 
with California Native American tribes traditionally and culturally affiliated with the geographic 
area of a Proposed Project, if the tribe requested to the lead agency, in writing, to be informed 
of proposed projects in that geographic area. The legislation further requires that the tribe-
requested consultation be completed prior to determining whether a negative declaration, 
mitigated negative declaration, or environmental impact report is required for a project. 

 
The general area of the Project Site is geographically associated with both the Serrano and 
Cahuilla of Southern California. Though near the territorial boundary separating these two 
populations, the area is more generally considered part of the “Pass Cahuilla” territory, a 
reference to the San Gorgonio Pass. The “Pass Cahuilla” are one of the three main Cahuilla 
populations associated with western Riverside County (with the Desert Cahuilla and Mountain 
Cahuilla). 
 
The Native American Heritage Commission responded to McKenna et al.’s request for data 
pertaining to a development project at 8th Street and Highland Springs Avenue. This request 
was designed to cover an area larger than the project-specific site. As such, the findings for 
that development also included the Project Site and McKenna et al. was informed the 
Commission’s files have no records of any sacred or religious sites in the general area.  
 
As required by CEQA, AB 52 consultation is performed between the lead government agency 
and California Native American tribes who have requested notification of projects in their 
traditional area.  
 
On January 25, 2021 AB 52 notification letters were sent to 21 Native American tribal 
governments or designated tribal representatives via certified mail. Follow-up emails were 
subsequently sent on February 15 and February 24, 2021. Of the 21 tribes or tribal 
representatives (in some cases multiple letters were sent to representatives of the same tribe), 
one response was received. Responses and consultation requests were received from the 
following tribe: 
 

• The San Fernando Band of Mission Indians (February 15, 2021): In an email, Donna 
Yocum stated that they do not wish to comment on the project and would defer to the San 
Manuel Tribe because Beaumont is not within their traditional or tribal boundaries.  

 
Pursuant to PRC 21080.3.1(d), each tribal government or representative was given 30 days 
upon receipt of the AB 52 notification letter to provide a request for consultation on the Project. 
One of the 21 tribal representatives responded to the initial notification letter. No additional 
responses or requests were received. The City of Beaumont, as lead agency, has fulfilled its 
obligations under AB 52 to engage in tribal consultation with all other tribal governments. Less 
than significant impacts are identified or anticipated, and no mitigation measures are required.  
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3.19 UTILITIES AND SERVICE SYSTEMS 

19. 
UTILITIES/SERVICE SYSTEMS. 

Would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Require or result in the relocation or construction 
of new or expanded water, wastewater 
treatment, or storm water drainage, electric 
power, natural gas, or telecommunications 
facilities, the construction or relocation of which 
could cause significant environmental effects? 

    

(b) Have sufficient water supplies available to serve 
the project and reasonably foreseeable future 
development during normal, dry and multiple dry 
years? 

    

(c) Result in a determination by the wastewater 
treatment provider which serves or may serve 
the project that it has adequate capacity to serve 
the project’s projected demand in addition to the 
provider’s existing commitments? 

    

(d) Generate solid waste in excess of State or local 
standards or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment 
of solid waste reduction goals? 

    

(e) Comply with federal, state, and local 
management and reduction statutes and 
regulations related to solid wastes? 

    

3.19.1 Environmental Setting 
 
The City is serviced by the Beaumont/Cherry Valley Water District (BCVWD) for water treatment 
and delivery system. The City of Beaumont Wastewater Treatment Plant recycles wastewater 
made available to the community. Electrical service is provided by Southern California Edison. 
The Southern California Gas Company (SoCal Gas Company) provides basic residential and 
business gas services with no constraints to substantial future development. Landfill and recycling 
services are provided by Waste Management. 
 
3.19.2 Impact Analysis 
 
a) Would the project require or result in the relocation or construction of new or expanded water, 

wastewater treatment or stormwater drainage, electric power, natural gas, or 
telecommunications facilities, the construction or expansion of which could cause significant 
environmental effects?  

 
Less than Significant Impact. New development in the City is required to connect to the 
City’s sanitary sewer system. All sewage generated within the City is treated at the City-owned 
Beaumont Wastewater Treatment Plant No. 1 (WWTP). The Proposed Project will construct 
sewer laterals from the on-site structures to an existing 8” sewer line in Highland Springs 
Avenue. The Beaumont-Cherry Valley Water District will provide water service to the 
Proposed Project. There is an existing 6-inch water line in 8th Street that the Proposed Project 
would connect to. Implementation of the Proposed Project would not require the construction 
of new water or wastewater treatment facilities or existing facilities.  
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The Riverside County Flood Control and Water Conservation District (RCFCWCD) Master 
Drainage Plan (MDP) for the Beaumont Area, address the drainage problems of the City and 
City’s SOI and provides an economical plan that considers flood protection for both existing 
and future development. The Beaumont MDP encompasses approximately 34 square miles 
of incorporated and unincorporated land in and around the City. Generally, the MDP boundary 
limits are the community of Oak Glen to the north, Highland Springs Avenue to the east, 
Beaumont City limits to the south, and Interstate 10 and Wildwood Canyon to the southwest 
and northwest, respectively. The Proposed Project would connect to the existing RCFCWCD 
6’x6’ RCB storm drain along Highland Springs Avenue. Therefore, no construction or 
expansion of stormwater drainage facilities are required with implementation of the Proposed 
Project.  

 
Southern California Edison will provide basic electrical services to the Project Site. The 
Proposed Project will connect to the existing lines currently serving the car wash with auto 
service building. Total electricity demand in SCE’s service area is estimated to increase by 
approximately 12,000 Gigawatt Hour (GWh) between the years 2015 and 2026. Gigawatt hour 
is a unit of energy representing one billion watt hours. The commercial building sector of the 
Southern California Edison planning area consumed 36,202.653241 Gigawatt Hour (GWh) of 
electricity in 2019.50 The estimated electricity demand for the proposed structures is 0.20 GWh 
per year. The increase in electricity demand from the Proposed Project is insignificant 
compared to the projected electricity demand for SCE’s entire service area. Therefore, no 
construction or expansion of SCE facilities are required with implementation of the Proposed 
Project.  
 
The Project Site would be serviced by Southern California Gas Company’s (SoCalGas) 
existing natural gas distribution system that serves the general area of the Project Site. 
According to the California Energy Commission, the natural gas consumption of the SoCalGas 
planning area commercial building sector was 974,982,675 therms in 2019. The estimated 
natural gas demand for the proposed structures is 7,003.39 therms per year; it would 
represent an insignificant percentage to the overall natural gas demand in SoCalGas’s 
commercial building sector. The existing SoCalGas facilities are expected to sufficiently serve 
the increased demand of natural gas. 
 
The Proposed Project would be served by either Verizon or Spectrum for telecommunication 
services. Neither providers are anticipated to fall short of services for potential customers. The 
Proposed Project’s demand for telecommunication services is not significant enough to 
require relocation or construction of facilities. 
 
Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required.  
 

b) Would the project have sufficient water supplies available to serve the project and reasonably 
foreseeable future development during normal dry and multiple dry years? 
 
Less than Significant Impact. The Project Site will be serviced by the Beaumont-Cherry 
Valley Water District (BCVWD). The BCVWD’s 2015 Urban Water Management Plan (UWMP) 
estimated the City’s water supplies and demand for 2015 and projected supplies and demand 

 

50 California Energy Commission. California Energy Consumption Database.  
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through 2040. At the time the UWMP was prepared, the population served by BCVWD was 
expected to nearly double by 2040-50, based on the City’s 2007 General Plan projected build-
out population. The build-out population estimate sets the ultimate water demand.  
 
BCVWD calculated the City’s build-out population in 2015 at approximately 90,600 persons 
and 17,856 cumulative new Equivalent Dwelling Units. The City currently estimates an existing 
population of 49,241 persons. The 2040 General Plan proposes a maximum of 
40,849 residential dwelling units and, based on development at a typical non-residential 
intensity, is anticipating approximately 33,075,597 square feet of non-residential uses 
(i.e. retail/service, office, industrial) in the 2040 General Plan area at 100 percent build-out. 
The 2015 UWMP concluded that future water demands within the service area will be met 
during any dry period of up to six consecutive dry years assuming future supply projects are 
implemented by the BCVWD. This analysis will be updated by BCVWD as part of the 2020 
UWMP which will incorporate the 2040 General Plan.51 Nonetheless, it is anticipated that 
future water projects will be required to increase water supplies. 
  
The Project Site has a current Zoning of Local Commercial (LC), and the Proposed Project 
would be consistent with this 2040 General Plan designation. Any increase in water demand 
resulting from the development and operation of the proposed uses and renovations would 
have been accounted for in BCVWD’s UWMP. BCVWD water supplies are projected to 
increase from 9,792 AFY supplied in 2015 to 28,960 AFY by 2040.52 This projection will meet 
BCVWD’s projected customer water demand of 25,381 AFY by 2040. The existing car wash 
and auto-service building are estimated to currently use 2.77 AFY of water.53  With the addition 
of the proposed office building and restaurant, the Project Site’s water usage would increase 
by approximately 5.53 AFY. This water demand would account for approximately 0.022% of 
BCVWD’s projected customer water demand by 2040.  

 
Compliance with BCVWD’s development conditions, if any, will ensure that the Proposed 
Project does not substantially decrease groundwater supplies or interfere substantially with 
groundwater recharge. The Proposed Project is required to conform to the City of Beaumont 
and County of Riverside Landscaping Standards that pertain to water efficient landscape 
requirements. Less than significant impacts are identified or anticipated, and no mitigation 
measures are required.  
 

c) Would the project result in a determination by the wastewater treatment provider which serves 
or may serve the project that it has adequate capacity to serve the project’s projected demand 
in addition to the provider’s existing commitments? 
 
Less than Significant Impact. The Proposed Project has a 2040 General Plan land 
designation of Local Commercial and its development is included in the City’s projected future 
growth.  
 
The WWTP’s current capacity of 4.0 million gallons per day (mgd) could be reached around 
2022. The WWTP is in the process of a capacity expansion from 4.0 mgd to 6.0 mgd in order 

 

51 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.18-35. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
52 BCVWD. 2015 Urban Water Management Plan. Prepared January 2017. Page 6-62.  
53Based on factor of 3.50 AFY per acre for commercial uses. County of Riverside Environmental Impact Report No. 
521. Table 4.19-BI. February 2015.  
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to serve the projected City population for the next 20 years. The future capacity of 6.0 mgd 
could be reached around 2038 assuming the current City growth rate, which would be a 
conservative assumption since development would typically slow as the City approaches 
buildout. Maximum flow to the WWTP, beyond the 20-year planning period, is projected to be 
8.0 mgd. To this end, the WWTP has been developed in a “modular” fashion by which capacity 
can be economically and efficiently increased with additional trains of process equipment.54 
 
The existing car wash and auto-service building currently generate an estimate of 948 gallons 
per day (gpd).55 With the addition of the proposed office building and restaurant, the 
wastewater generated at the Project Site would increase by approximately 1,896 gpd. This 
increase in wastewater generated would account for approximately 0.05% of the WWTP’s 
current capacity.  
 
It is the City’s responsibility to provide sufficient wastewater conveyance and treatment 
services to customers within its service area. With the City’s current WWTP expansion, the 
City is anticipated to have adequate treatment capacity for current and future residents until 
approximately 2038. The WWTP discharge permit with the Santa Ana RWQCB stipulates that 
a capacity expansion will be needed when the influent flow reaches a certain proportion of the 
maximum design capacity (typically 75 percent). Because additional treatment capacity may 
be needed in the future, the proposed 2040 General Plan policies for Community Facilities 
and Infrastructure Goal 7.5 will ensure the City continues monitoring influent rates at the 
wastewater treatment plant as new development projects are proposed, and coordinates 
treatment capacity expansion as needed. Furthermore, the proposed 2040 General Plan 
policies for Land Use and Design Goal 3.2 will ensure that there will be adequate water and 
wastewater system capacity to meet projected demand, and the City will continue to 
implement comprehensive water and wastewater management programs and ensure that 
future developments pay their fair share for any needed infrastructure improvements. 
Therefore, less than significant adverse impacts are identified or anticipated, and no mitigation 
measures are required. 

 
d)  Would the project generate solid waste in excess of State or local standards or in excess of 

the capacity of local infrastructure, or otherwise impair the attainment of solid waste reduction 
goals? 
 
Less than Significant Impact. The City is within the service area of the Lamb Canyon 
Landfill, located just south of the City and operated by the Riverside County Department of 
Waste Resources (RCDWR). Waste generated within the City is also taken to other Riverside 
County landfills, as well as various landfills throughout the state. Disposal of the municipal 
waste generated within the General Plan Area, of which the Proposed Project is included, is 
ultimately the responsibility of the County of Riverside. As such, the County will direct 
municipal wastes to any of the available disposal sites. This could be accomplished through 
direct transport to an alternative landfill, or through the construction and operation of a transfer 
facility. Wastes generated under buildout conditions will be directed to landfills with available 
capacity, as determine by the County. As part of its long-range planning and management 
activities, the RCDWR ensures that Riverside County has a minimum of 15 years of capacity, 

 

54 City of Beaumont. Beaumont General Plan 2040 Draft PEIR. Page 5.18-36. 
https://www.beaumontca.gov/DocumentCenter/View/36627/DEIR-090720/ 
55 Based on factor of 1200 gpd per acre for commercial uses. County of Riverside Environmental Impact Report No. 
521. Table 4.19-BJ. February 2015. 
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at any time, for future landfill disposal. The 15-year projection of disposal capacity is prepared 
each year by as part of the annual reporting requirements for the Countywide Integrated 
Waste Management Plan (CIWMP). 
 
The Project Site has a current zoning of Local Commercial, and the Proposed Project would 
be developed in accordance with the requirements of this zoning. Solid waste generation from 
the Proposed Project was accounted for in the 2040 General Plan and the City’s expected 
increase in waste generation. Therefore, less than significant adverse impacts are identified 
or anticipated, and no mitigation measures are required. 

 
e) Would the project comply with federal, state, and local management and reduction statutes 

and regulations related to solid waste? 
 
Less than Significant Impact. Riverside County General Plan EIR No. 521 uses the following 
solid waste generation factor for commercial development: 2.4 tons per 1,000 square feet per 
year. The Proposed Project includes the development of a 3,320 square-feet drive-thru-
restaurant and a 6,392 square-foot office building. These proposed structures are anticipated 
to generate 8.88 tons of solid waste annually.  
 
The CIWMP was prepared in accordance with the California Integrated Waste Management 
Act of 1989 (AB 939). The SRRE is included in the CIWMP and analyzes the local 
wastestream to determine where to focus diversion efforts, including programs and funding. 
The City of Beaumont requires all development to adhere to all source reduction programs 
set forth in the SRRE for all the disposal of solid waste including yard waste. The Proposed 
Project would adhere to the SRRE and comply with all other applicable local, State, and 
federal solid waste disposal standards. Therefore, less than significant adverse impacts are 
identified or anticipated, and no mitigation measures are required. 
 

3.20 WILDFIRE 

20. 

WILDFIRE. 
If located in or near state responsibility 

areas or lands classified as very high fire 
hazard severity zones, would the project: 

Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(a) Substantially impair an adopted emergency 
response plan or emergency evacuation plan? 

    

(b) Due to slope, prevailing winds, and other factors, 
exacerbate wildfire risks, and thereby expose 
project occupants to, pollutant concentrations 
from a wildfire or the uncontrolled spread of a 
wildfire? 

    

(c) Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines 
or other utilities) that may exacerbate fire risk or 
that may result in temporary or ongoing impacts 
to the environment? 

    

(d) Expose people or structures to significant risks, 
including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope 
instability, or drainage changes? 
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3.20.1 Environmental Setting  
 
Beaumont has also been identified by CAL FIRE as being located within a “wildland-urban 
interface”. The “wildland-urban interface” includes areas where homes or structures are 
intermixed with wildlands, which creates high wildfire risk. Historically, several fires have occurred 
in the wildland-urban interface in Riverside County and the threat intensifies under the Santa Ana 
winds and other extreme fire weather conditions.56 
 
3.20.2 Impact Analysis 
 
a) Would the project substantially impair an adopted emergency response plan or emergency 

evacuation plan? 
 

Less than Significant Impact. The Project Site is located along Highland Springs Avenue, 
between 8th Street and 6th Street. The 2040 General Plan Circulation Element provides for 
appropriate evacuation routes and circulation throughout the General Plan Area to facilitate 
rapid response to emergency situations. The portion of Highland Springs Avenue along the 
Project Site is considered an evacuation route.57 The City has an adopted Emergency 
Operations Plan (EOP) and Standardized Emergency Management System (SEMS)/National 
Incident Management System (NIMS). This plan establishes the emergency organization, 
assigns tasks, specifies policies and general procedures, and provides for coordination of 
planning efforts of the various emergency staff and service elements. Further, it is an 
extension of the State Emergency Plan.58 The Proposed Project will not include features that 
would conflict or interfere with adopted emergency response or evacuation plans. Highland 
Springs Avenue will be widened along the project frontage to ultimate width per the 2040 
General Plan Circulation Element. Furthermore, new development plans are subject to review 
and approval by the RCFD, thereby ensuring that the Proposed Project does not interfere with 
evacuation. The City and Riverside County Fire Department established certain design 
standards to ensure that site planning and building design consider public safety and fire 
prevention; these standards include requirements governing emergency access. During 
construction, the contractor would be required to maintain adequate emergency access for 
emergency vehicles as required by the City and County. Site access for operations would be 
subject to approval of the Site Plan by the City. Therefore, less than significant impacts are 
anticipated, and no mitigation measures are required.  

 
b, c) Would the project, due to slope, prevailing winds, and other factors, exacerbate wildfire risks, 

and thereby expose project occupants to, pollutant concentrations from a wildfire or the 
uncontrolled spread of a wildfire? Would the Project require the installation or maintenance of 
associated infrastructure (such as roads, fuel breaks, emergency water sources, power lines 
or other utilities) that may exacerbate fire risk or that may result in temporary or ongoing 
impacts to the environment? 
 
Less than Significant Impact. Proposed development under the General Plan is subject to 
environmental and building permit review procedures to ensure adequate and appropriate site 
design and construction methods are implemented to reduce the risk of wildland fires. For 

 

56 City of Beaumont. General Plan. Page 228.  
57 City General Plan. Figure 9.2 Evacuation Routes. 
58 City General Plan. Page 224.  
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new development, the creation of defensible areas around building structures, and use of fire-
resistant building materials will provide protection from wildland fires. Moreover, the Project 
Site does not lie within a Very High Fire Hazard Severity Zone (VHFHSZ) and is not in area 
considered a wildland fire risk.59 The Project Site is relatively flat, with elevations on-site 
ranging from approximately 2595 to 2600 feet in elevation. The implementation of the 
Proposed Project would reduce the risk of wildfires by eliminating the vacant parcels’ existing 
ruderal vegetation and providing a paved foundation. Moreover, the Project Site is surrounded 
by either vacant land or commercial development and is not anywhere near an area of 
combustible vegetation. The risk of wildfires is low due to the lack of wildfire fuel factors. 
Riverside County Fire Department (RCFD) will review the final design to ensure the mitigation 
of fire hazards and minimal impacts to the environment. Therefore, less than significant 
impacts are identified or anticipated, and no mitigation measures are required.  

 
d) Would the project expose people or structures to significant risks, including downslope or 

downstream flooding or landslides, as a result of runoff, post-fire slope instability or drainage 
changes? 

 
Less than Significant Impact. The Project Site and its immediate vicinity are relatively flat 
and are not subject to post-fire slope instability. The implementation of associated storm water 
BMPs will ensure that the Proposed Project appropriately conveys storm water runoff without 
affecting upstream or downstream drainage characteristics. The Proposed Project would 
retain the incremental increase in site-generated runoff. As a result, the Proposed Project will 
not expose people or structure to significant risks, such as downslope flooding or landslides. 
Therefore, less than significant impacts are identified or anticipated, and no mitigation 
measures are required.  

 
3.21 MANDATORY FINDINGS OF SIGNIFICANCE 

21. MANDATORY FINDINGS OF SIGNIFICANCE. 
Potentially 
Significant 

Impact 

Less than 
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With 
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No 
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(a) Does the project have the potential to 
substantially degrade the quality of the 
environment, substantially reduce the habitat of 
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population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal 
community, substantially reduce the number or 
restrict the range of a rare or endangered plant 
or animal or eliminate important examples of the 
major periods of California history or prehistory? 

    

(b) Does the project have impacts that are 
individually limited, but cumulatively 
considerable? (“Cumulatively considerable” 
means that the incremental effects of a project 
are considerable when viewed in connection with 
the effects of past projects, the effects of other 
current projects, and the effects of probable 
future projects?) 

    

 

59 City General Plan. Figure 9-3 Fire Hazard Severity Zone Map.  
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21. MANDATORY FINDINGS OF SIGNIFICANCE. 
Potentially 
Significant 

Impact 

Less than 
Significant 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

No 
Impact 

(c) Does the project have environmental effects 
which will cause substantial adverse effects on 
human beings, either directly or indirectly? 

    

 
3.21.1 Impact Analysis 
 
a) Does the project have the potential to substantially degrade the quality of the environment, 

substantially reduce the habitat of a fish or wildlife species, cause a fish or wildlife population 
to drop below self-sustaining levels, threaten to eliminate a plant or animal community, 
substantially reduce the number or restrict the range of a rare or endangered plant or animal 
or eliminate important examples of the major periods of California history or prehistory? 

 
Less than Significant with Mitigation Incorporated. A Biological Resources Assessment, 
Jurisdictional Delineation, and Multiple Species Habitat Conservation Plan Consistency 
Analysis (BRA) was prepared for the Proposed Project by Jennings Environmental, LLC in 
September 2020. The BRA was designed to address potential effects of the Proposed Project 
to designated critical habitats and/or any species currently listed or formally proposed for 
listing as endangered or threatened under the federal Endangered Species Act (ESA) and the 
California Endangered Species Act (CESA) or species designated as sensitive by the 
California Department of Fish and Wildlife (CDFW) or the California Native Plant Society 
(CNPS). According to the literature reviewed, 33 sensitive species, including 5 listed species 
and 1 sensitive habitat, have been documented in the Beaumont quad. The field survey 
yielded very little evidence of any wildlife existing on-site; only two bird species were observed 
during the site survey. No State and/or federally listed threatened or endangered species are 
documented/or expected to occur within the Project Site. Because the Project Site and 
immediate surrounding area contain habitat suitable for nesting birds, Mitigation Measure 
BIO-1 should be implemented to ensure there are no potential significant impacts. To ensure 
that the Proposed Project is consistent with the MSHCP, Mitigation Measure BIO-2 should be 
implemented.  
 
A Phase I Cultural Resources Investigation, dated October 6, 2020, was conducted for the 
Proposed Project by McKenna et al. McKenna et al. found no physical evidence of 
archaeological or paleontological resources within the Project Site. This finding is based 
primarily on a visual examination of the exposed native soils per a surface survey. Likewise, 
no ethnic or historic landscapes were identified. Standing structures were limited to the 
southern parcel and confirmed to be modern and of no historical significance. While no 
surficial evidence of prehistoric or historic archaeological resources was identified, the local 
Native American community considers the area of the San Gorgonio Pass to be highly 
sensitive for potentially significant Native American resources. The general area has been 
associated with early Beaumont (and Banning) development. With limited documentary 
resources available, archaeological evidence may be the only source of property-specific 
resource identification. There is still a potential for late-period historic archaeological evidence 
to be present in a shallow context. Therefore, Mitigation Measure CR-1 should be 
implemented to ensure less than significant impacts to archaeological resources occur.  
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b) Does the project have impacts that are individually limited, but cumulatively considerable? 
(“Cumulatively considerable” means that the incremental effects of a project are considerable 
when viewed in connection with the effects of past projects, the effects of other current 
projects, and the effects of probable future projects?) 

 
Less than Significant Impact. Cumulative impacts are defined as two or more individual 
affects that, when considered together, are considerable or that compound or increase other 
environmental impacts. The cumulative impact from several projects is the change in the 
environment that results from the incremental impact of the development when added to the 
impacts of other closely related past, present, and reasonably foreseeable or probable future 
developments. Cumulative impacts can result from individually minor, but collectively 
significant, developments taking place over a period. The CEQA Guidelines, Section 15130 
(a) and (b), states: 
 

(a) Cumulative impacts shall be discussed when the project’s incremental effect is 
cumulatively considerable. 
 
(b) The discussion of cumulative impacts shall reflect the severity of the impacts and their 
likelihood of occurrence, but the discussion need not provide as great detail as is provided 
of the effects attributable to the project. The discussion should be guided by the standards 
of practicality and reasonableness. 

 
Ganddini Group, Inc. accounted for ambient growth on roadways and trips generated by future 
development when forecasting future volume in the Traffic Impact Analysis. To account for 
trips generated by future development, trips generated by pending or approved other 
development projects in the City of Beaumont were added to the analysis. Two study 
intersections are projected to operate at unacceptable Level of Service without improvements 
for Opening Year (2022) With Project conditions. Mitigation Measure T-1 would maintain 
acceptable Levels of Service at these study intersections. Mitigation Measure T-2 is an 
optional interim measure that will provide acceptable Level of Service improvements for the 
deficient Walgreen westbound-east leg driveway. Since improvements under Mitigation 
Measures T-1 and T-2 are required for the Without Project condition, the Proposed Project 
impact is considered to be indirect/cumulative. Therefore, the project shall contribute its fair 
share of the cost to construct the necessary improvements through payment of applicable 
development impact fees. 
 
Development of the Proposed Project will be conditioned to comply with current SCAQMD 
rules and regulations to minimize impacts to air quality. Development of the restaurant and 
office building is not anticipated to generate significant impacts or generate significant 
operational mobile emissions. The Proposed Project is anticipated to generate approximately 
1,140 daily trips. The Proposed Project would be consistent with SCAQMD’s 3000 MTCO2e 
threshold and therefore, it would not conflict with any applicable plan, policy, or regulation of 
an agency adopted for the purpose of reducing the emissions of GHGs. Given this 
consistency, it is concluded that the project’s incremental contribution to GHG emissions and 
their effects on climate change would not be cumulatively considerable. Approval of the 
Proposed Project does not require a zone change nor a general plan amendment and is 
consistent with the 2040 General Plan. 

 
Therefore, impacts associated with the Proposed Project would not be considered 
cumulatively considerable. A less than significant impact would occur. 
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c) Does the project have environmental effects which will cause substantial adverse effects on 

human beings, either directly or indirectly? 
 

Less than Significant with Mitigation Incorporated. Impacts related to construction noise 
will be minimized with adherence to applicable Municipal Ordinances and implementation of 
the mitigation measures N-1 to N-8. The Proposed Project does not exceed SCAQMD 
thresholds for construction and operational emissions. However, the Project Proponent would 
be required to comply with all applicable SCAQMD rules and regulations, such as Rules 402 
nuisance and 403 fugitive dust during construction and Rules 201, 202 and 1138 during 
operations.  

 
The City of Beaumont, as is the case for most of Southern California, is located within a 
seismically active region. However, the potential for adverse effects involving seismic activity 
to occur onsite is considered low.  
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CITY OF BEAUMONT  
PLANNING DEPARTMENT 

DRAFT CONDITIONS OF APPROVAL 
 

 

 
PLANNING COMISSION DATE: May 11, 2021 
 
PROJECT NAME: HIGH SANDS 
PROJECT NOS.: PP2020-0280, CUP2020-0049, V2020-0088 & ENV2021-0014 
DESCRIPTION: A request for the development of a drive-thru restaurant and an office 
building, and the remodel of an existing car wash on a 2.38-acre Project Site in the City of 
Beaumont. An additional 429 square feet will be added to the existing car wash building 
area of 3,801 square feet. No renovation of the existing auto service building is proposed.  
The proposed drive-thru restaurant will be 3,320 square feet and the proposed office 
building will be one-story and 6,392 square feet and are requesting a variance for reduced 
parking requirements. 
APPLICANT: Ali Harb 
LOCATION: 655, 675 & 695 Highland Springs Avenue 
APN: 419-150-046, 419-150-027 & 419-150-026 
 
Note:  Any conditions revised at a hearing will be noted by strikeout (for deletions) and/or 
underline (for additions), and any newly added conditions will be added at the end of all 
conditions regardless of the Department originating the condition. 
 
STANDARD CONDITIONS   
 
1. The permit for the above referenced Plot Plan and Conditional Use Permits consists 

of all Conditions of Approval herein. All Conditions of Approval for PP2020-0280, 
CUP2020-0049 & V2020-0088 and other related approvals are still in effect.  

 
2. The use hereby permitted is for the remodel of an existing carwash, and the 

establishment of a quick service restaurant with a drive-thru and a multi-tenant office 
building located at 655, 675 and 695 Highland Springs Avenue.  

 
3. The Community Development Director may approve minor modifications to the site 

plan that are in substantial conformance to the approved project and that do not 
increase impacts.  All copies of the revised plans shall be dated and signed by the 
Director and made a part of the record. 

 
4. The permittee shall defend, indemnify, and hold harmless the City of Beaumont, the 

Beaumont Redevelopment Agency, its agents, officers, consultants, and employees 
from any claims, action, or proceeding against the City of Beaumont or its agents, 
officers, consultants, or employees to attack, set aside, void, or annul, an approval of 
the City of Beaumont, its advisory agencies, appeal boards, or legislative body 
concerning Plot Plan PP2020-0280, Conditional Use Permit CUP 2020-0049, 
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Variance V2020-0088 and Environmental ENV2021-0014. The City of Beaumont will 
promptly notify the permittee of any such claim, action, or proceeding against the City 
of Beaumont and will cooperate fully in the defense.  If the City fails to promptly notify 
the permittee of any such claim, action or proceeding or fails to cooperate fully in the 
defense, the permittee shall not, thereafter, be responsible to defend, indemnify, or 
hold harmless the City of Beaumont. 

 
5. This approval is subject to the City of Beaumont Municipal Code Section 17.02.100 

Conditional Use Permits and is subject to timing specified in Sections (J) Conditional 
Use Permit Time Limits, (K) Conditional Use Permit Lapse in Time, (L) Conditional 
Use Permit Renewal and (M) Lapsing in Conditional Use Permit.  

 
6. This approval is subject to the City of Beaumont Municipal Code Section 17.02.170 

Plot Plans and is subject to timing specified in Sections (I) Plot Plan Time Limits and 
(J) Plot Plan Lapse in Time.  

 

7. Administrative Plot Plan and business license application review and approval are 
required prior to occupancy of the building or sales of any items. 

 
8. Occupancy inspections will be required prior to the start of operations by the Building 

& Safety, Planning, Police, and Fire Departments. All inspections shall be performed 
and approved before a Certificate of Occupancy will be issued by the Building and 
Safety Department. 

 
9. If any of the conditions of approval are violated, or if the use otherwise become a 

public nuisance as set forth in the Beaumont Municipal Code, the conditional use 
permit may be revoked as prescribed in the Municipal Code.  

 
10. For Sales Tax Purposes, this location shall be the “Point-of-Sale” for all transactions 

conducted. 
 

11. The Community Development Director shall monitor the subject use to ensure that the 
scale of the use does not exceed the limitations of the existing site improvements. In 
the event the Community Development Director determines that the scale of the use 
has exceeded site limitations, a hearing shall be scheduled before the Planning 
Commission to review the permit and consider modification or revocation thereof. 

 
12. After 12 months of operation, the subject matter may, at the discretion of the 

Community Development Director, be scheduled for review by the Planning 
Commission. The Commission shall retain the authority to amend these conditions of 
approval at such time, or to modify the use or revoke the permit if substantial problems 
result from the operation. 
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13. The applicant shall be responsible for securing clearance, permits and approvals from 
all relevant agencies, including the Building Department, Fire Department, Health 
Department, and any other necessary departments or agencies. 

 
14. This permit shall be for the benefit of the applicant in whose name the permit was 

issued, for the specific approved location. The permit shall not be transferrable to 
another individual or location. 

 
15. An anti-graffiti coating shall be provided on all block walls, and written verification from 

the developer shall be provided to the City of Beaumont Planning Department. 
 

16. The project shall comply the outdoor lighting (night sky) requirements of Beaumont 
Municipal Code Chapter 8.50. 

 
17. Outdoor lighting systems in the Commercial/Industrial zone shall be turned off or 

reduced in lighting by at least 50 percent beginning at 10:00 pm. or close of business, 
whichever is later, until dawn or the start of business, whichever is sooner.  When 
possible, the lighting system shall be turned off rather than reduced in lighting level.  
Lighting shall be equipped with controls for photocell on and time off. 

18. Any new signage on the site is subject to a sign permit application from the City of 
Beaumont and shall be developed in conformance with the zoning ordinance of the 
Beaumont Municipal Code, Chapter 17.07.   

 
19. The hours of operation for the carwash shall be a 7am to 9pm, seven (7) days a week, 

and the quick service restaurant hours of operation shall be from 6am to 11pm, seven 
(7) days a week.  The multi-tenant office building hours of operation shall be 8am to 
6pm, Monday through Friday. 
 

20. Outdoor merchandise displays are not permitted as part of this project. 
 

21. No outdoor activities are permitted within the parking area without an approved 
Temporary Use Permit. 

 
22. Outdoor storage of motor vehicles is prohibited. 

 
23. No vehicles may be parked on sidewalks, parkways, driveways, or alleys. 

 
24. No vehicles may be parked on the premises for the purpose of offer for sale. 
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25. Noise from bells or loudspeakers shall not be audible beyond the property line at any 
time. 

 
26. Prior to the issuance of a Certificate of Occupancy, the applicant must complete and 

submit a hazardous waste generator application and obtain and operate under a 
hazardous waste generator permit for the County of Riverside Department of 
Environmental Health. 

 
27. Future development beyond the carwash, quick service restaurant with a drive-thru 

carwash, and multiple tenant office building proposed as part of PP2020-0280, 
CUP2020-0049 & V2020-0088, shall be required to apply for the appropriate planning 
entitlement application(s) and provide the required CEQA analysis. 

 
BUILDING DEPARTMENT CONDITIONS 
 
28. It shall be unlawful for any person to engage in or permit the generation of noise 

related to landscape maintenance, construction including erection, excavation, 
demolition, alteration or repair of any structure or improvement, at such sound levels, 
as measured at the property line of the nearest adjacent occupied property, as to be 
in excess of the sound levels permitted under Chapter 9 of the Municipal Code, at 
other times than between the hours of 7:00 a.m. and 6:00 p.m. The person engaged 
in such activity is hereby permitted to exceed sound levels otherwise set forth in this 
Chapter for the duration of the activity during the above described hours for purposes 
of construction. However, nothing contained herein shall permit any person to cause 
sound levels to at any time exceed 55 dB(A) for intervals of more than 15 minutes per 
hour as measured in the interior of the nearest occupied residence or school. 

 
FIRE DEPARTMENT CONDITIONS 
 
With respect to the conditions of approval for the referenced project, the Fire 
Department requires the following fire protection measures be provided in 
accordance with Riverside County Ordinances and/or recognized fire protection 
standards: 
 
29. Fire Hydrants and Fire Flow: Prior to the issuance of building permits, plans for the 

water system shall be submitted to the fire department for review and approval. The 
water system shall be capable of delivering the required fire flow and shall be supplied 
by super fire hydrants with on 4” outlet and 2 – 2 ½” outlets. Where existing hydrants 
do not meet the standard, they shall be upgraded.  Fire hydrant(s) location and 
spacing shall comply with the fire code. An approved water supply for fire protection 
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during construction shall be made available prior to the arrival of combustible materials 
on site. Reference 2019 California Fire Code (CFC) 507.5.1, 3312, Appendices B and 
C. 
 

30. Fire Department Access: Prior to building permit issuance, provide a site plan showing 
the fire lanes. Access roads shall be provided to within 150 feet to all portions of the 
exterior building walls and shall have an unobstructed width of not less than 24 feet. 
The construction of the access roads shall be all weather and capable of sustaining 
60,000 lbs. over two axels for commercial developments. Approved vehicle access, 
either permanent or temporary, shall be provided during construction Ref. CFC 
503.1.1, 3310.1 and 503.2.1 
 

31. Requests for installation of traffic calming designs/devices on fire apparatus access 
roads shall be submitted and approved by the Office of the Fire Marshal. Ref. CFC 
503.4.1 
 

32. Grading Permit Fire Department Review: Submittal to the Office of the Fire Marshal 
for Precise Grading Permit will be required. 
 

33. Construction Permits Fire Department Review: Submittal of construction plans to the 
Office of the Fire Marshal for development, construction, installation and operational 
use permitting will be required. Final fire and life safety conditions will be addressed 
when the Office of the Fire Marshal reviews these plans.  These conditions will be 
based on occupancy, use, California Building Code (CBC), California Fire Code, and 
related codes, which are in effect at the time of building plan submittal. 
 

34. Phased Construction Access: If construction is phased, each phase shall provide 
approved access for fire protection prior to any construction. Ref. CFC 503.1 
 

35. Fire Sprinkler System: All new commercial structures 3,600 square feet or larger shall 
be protected with a fire sprinkler system. Ref CFC 903.2 as amended by the City of 
Beaumont.  
 

36. Fire Alarm and Detection System: A water flow monitoring system and/or fire alarm 
system may be required and determined at time of building plan review. Ref. CFC 
903.4, CFC 907.2 and NFPA 72 
 

37. Knox Box and Gate Access: Buildings shall be provided with a Knox Box. The Knox 
Box shall be installed in an accessible location approved by the Office of the Fire 
Marshal. All electronically operated gates shall be provided with Knox key switches 
and automatic sensors for access. Ref. CFC 506.1 
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38. Addressing:  All commercial buildings shall display street numbers in a prominent 

location on the address side and additional locations as required. Ref. CFC 505.1 and 
County of Riverside Office of the Fire Marshal Standard #07-01 

 
POLICE DEPARTMENT 
 
39. All exterior lighting on the site shall remain functional and be kept on during all hours 

of darkness. Exterior lighting shall be sufficient to illuminate the storefront during all 
hours of darkness. Any proposed outside lighting shall be in compliance with the City’s 
Lighting Ordinance, Chapter 8.50, of the City of Beaumont Municipal Code. 

 
40. The address of the business shall be clearly visible from the front of the building and 

shall be illuminated during hours of darkness. 
 
41. Remove litter daily from the premises, adjacent sidewalks and parking lots under 

licensees’ control and sweep/clean these areas weekly.  
 

42. Remove graffiti from premises and parking lot.  
 

43. Have no more than 33% of the windows covered with advertising or signs.  
 
44. The convenience store and gas station shall install digital video surveillance camera 

system shall be strategically positioned to capture persons and vehicles 
entering/existing the site.  The surveillance system should have the capability of 
retaining video for a time period of at least 30 days. 

 
45. The applicant shall comply with all applicable local, county, state and federal 

regulations, including the City’s Municipal Code and the California Business and 
Professions Code (B&P). 

 
PUBLIC WORKS 
 
GENERAL  

46. The following is a non-inclusive list of items that may be required by the Public Works 

Department: 

 

A. Plans: 

 

i. Parcel Merger 
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ii. Lot Line Adjustment  

iii. Street Improvement Plan 

iv. Street Light Plan 

v. Landscape Plan offsite 

vi. Precise Grading Plan 

vii. Erosion Control Plan 

viii. Retaining wall Plan (for line and grade only) 

ix. Sewer Improvement Plan 

x. BCVWD Water Improvement Plan 

xi. Storm drain Improvement Plan 

xii. Onsite composite utility Plan 

xiii. Traffic Control Plan 

 

B. Reports & Studies: 

 

i. Geotechnical Report 

ii. Soils Investigation Report w/ Infiltration study & Analysis (if infiltration 

is proposed) 

iii. Stormwater Pollution Prevention Plan (SWPPP)  

iv. Final Hydrology and Hydraulics Report 

v. Final Water Quality Management Plan (F-WQMP) 

vi. Offsite Improvement Engineer’s Cost Estimate (ECE) 

vii. Grading & Pad Certification 

viii. Compaction Report 

 

C. Permits and agreements: 

 

i. Permission to Grade and Construction agreements (if applicable) 

ii. Non-interference letters (if applicable) 

iii. WQMP Covenant and Agreement 

iv. City Grading Permit 

v. City Encroachment Permit 

vi. Performance Bond 

vii. Labor & Material Bond 

viii. Maintenance Bond 

 

D. Survey Documents: 
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xiv. Right-of-way Dedications 

xv. Easement Dedications 

xvi. Parcel Merger 

xvii. Lot Line Adjustment 

xviii. Corner Record  

xix. Record of Survey 

 

47. The design of public infrastructure elements shall conform to the requirements of the 
City General Plan, City of Beaumont Standards, Riverside County Transportation 

Department (RCTD) Road Improvement Standards & Specification, Caltrans 
Standard Specifications and the Standard Specifications for Public Works 
Construction, current edition, as required by the City Engineer.  
 

48. The design of private site improvements and grading work outside of road right of way 
shall conform to the latest edition of California Building Code, the City of Beaumont 
standards and practices, Approved Water Quality Management Plan, approved 
hydrology report, approved traffic impact analysis, and geotechnical 
recommendations.  
 

49. All required plans and studies shall be prepared by a Registered Professional 
Engineer, Registered Professional Geologist or Registered Professional Surveyor in 
the State of California, and submitted to the Public Works Department for review and 
approval.  
 

50. The Applicant shall coordinate with affected utility companies and obtain any permits 
as necessary for the development of this project. 
 

51. The Applicant is responsible for resolving any conflicts with existing or proposed 
easements. All easement(s) of record and proposed easements shall be shown on 
the grading plan and improvement plans, where applicable. 
 

52. The Applicant shall obtain an Encroachment Permit, as required, for all work within 
the public right-of-way. 
 

53. Phasing: The applicant is intending to phase the project per “Phased Construction 
Exhibit” dated 12/08/2020 by MTH2 Engineering, Inc. All Public improvements shall 
be constructed during the initial phase (Phase I). Phase I facilities shall not be 
dependent on subsequent phases e.g. water Quality devices, storm water attenuation, 
sewer facilities, etc. All services and utilities shall be brought onsite for future 
connection of subsequent phases.       
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MAPPING & SURVEYING 

 

54. PRIOR TO THE START OF CONSTRUCTION: The applicant shall protect, reference, 
and reset any existing survey monuments pursuant to Business and Professions 
Code, Sections 8700 to 8805 (Land Surveyors Act). 
 

55. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT: The applicant shall merge 
parcels where proposed or existing structures cross parcel lines. Building setbacks 
must comply with the Planning Department requirements for the proposed merged 
lots.   

 
56. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT: The applicant shall fully execute 

a Lot Line Adjustment (LLA) with the intent to isolate the car wash facility on a single 
lot with consideration of access requirements.  
 

57. PRIOR TO ISSUANCE OF ANY BUILDING PERMIT: The applicant shall verify and/or 
set all property corners, r/w corners, and centerline monuments. Subsequently, the 
applicant shall cause the surveyor to file the appropriate documents and records to 
the County of Riverside.  
 

58. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall provide an easement 
over, across and which provides ingress and egress to all private water quality, stormwater 
and drainage basins, to be dedicated to the City, for ingress, egress and right to inspect unless 
otherwise directed by the City Engineer.  
 

59. PRIOR TO ISSUANCE OF AN ENCROACHMENT PERMIT: The applicant shall dedications 
all right-of-way necessary for the construction of all streets, per separate instrument.  

 

a. Highland Springs is designated as an Arterial. The Applicant shall verify that the appropriate 
right-of-way exist and/or the Applicant shall dedicate all additional right-of-way necessary to 
achieve the required 55-feet half-width right-of-way per General Plan. 

 

60. PRIOR TO ISSUANCE OF AN ENCROACHMENT PERMIT: The Applicant, at its sole 
expense, shall obtain all right-of-way or easement acquisitions necessary to 
implement any portion or condition of this project, including public improvements; off-
site grading & construction; offsite street requirements; offsite sewer requirements; 
storm drain improvements; or any other requirement or condition. 
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STREET IMPROVEMENTS 

 

61. PRIOR TO ISSUANCE OF ENCROACHMENT PERMIT: The applicant shall provide 
securities guaranteeing the payment of the cost for all public improvements. The 
securities shall include Faithful Performance and labor and materials for 100% of the 
approved Engineer’s Cost Estimate (ECE). 
 

62. PRIOR TO ISSUANCE OF 1ST OCCUPANCY PERMIT (COO): The applicant shall 
enter into an improvement agreement with the City and provide a cash in lieu of 
construction for 50% of the estimated cost at the time of deposit, to construct the 
following improvements: 

 

a. A median, fully improved, coincident with the limits of the project and any 

additional length necessary for the safe and efficient transition to existing 

medians, existing improvements, or median start/stop.  

63. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The Applicant shall 
replace any sidewalk, curb and gutter, drive approach, AC pavement or other 
improvement damaged during construction as determined necessary by the City 
Engineer. 
 

64. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The Applicant shall 
install public streetlights along the project frontage of perimeter streets, or as directed 
by the City Engineer, in accordance with the City of Beaumont Approved Street 
Lighting Specifications. The Applicant shall coordinate with Public Works before 
submitting street light plans.  
 

65. PRIOR TO ISSUANCE OF 1st OCCUPANCY PERMIT (COO): The Applicant shall 
construct half-width improvements for Highland Springs, coincident with the project 
boundary and as necessary to safety transition to the existing improvements. The 
improvements shall include:  
a. 8” Curb and Gutter per RCTD std. 201; alignment per RCTD std. 92. Curb height 

may be increased to mitigate the 10-year storm event, as directed by the City 
Engineer. 

b. Sidewalks shall be curb-adjacent type per RCTD std. 401, unless otherwise 
directed by the Planning Department. 

c. Street structural sections shall be designed with a Traffic Index per soils 
recommendations (9.5 minimum). Soils investigations shall be used by the 
Engineer to determine an appropriate R-value and the pavement and base 
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thickness based on the established Traffic Index.  In no case shall the minimum 
pavement section be less than 6” AC/9” AB. Pavement shall be per Greenbook 
specifications with a base course of B-PG 64-10-R0 and a 2” thick final course of 
C2- PG 64-10-R0. 
 

66. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The Applicant shall work 
construct geometric traffic medians (Pork Chops) to prohibit left turn maneuvers from the 
Highland Springs driveways. The median may be constructed with mountable curb and must 
meet all ADA requirements. Additional right-of-way shall be dedicated is median extend 
beyond the required street right-of-way. All driveways shall be right in & right out. 
 

67. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The Applicant shall have a 
Geotechnical Engineer investigate the existing roadway section of all streets coincident with 
the project frontage. The geotechnical report shall recommend one, or a combination of, the 
following conditions based on the existing condition and minimum requirements: 

 

a. Perform a crack fill and slurry coat from street centerline to edge of gutter 

b. Grind (0.17’ Min.) and overlay from street centerline to edge of gutter 

c. Full-section removal and replacement as necessary 

 
68. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The applicant shall design 

and install offsite landscaping and supporting irrigation system. All irrigation and landscaping 
associated with this project will be privately maintained.    

 

GRADING AND DRAINAGE IMPROVEMENTS 

69. PRIOR TO ISSUANCE OF A GRADING PERMIT: The stormwater generated within the 
development shall be captured into appropriate drainage facilities. The stormwater shall be 
treated per the requirements of the WQMP. The drainage facilities shall be designed to 
accommodate a 100-year storm flow event. 
 

70. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall design all storm drains, 
catch basins, and storm water structures with trash capture devices that conform with the 
approved trash capture list issued by the State Water Board. 

 
71. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall obtain a National 

Pollutant Discharge Elimination System (NPDES) Construction General Permit for stormwater 
discharges associated with construction activities as required by the California Water 
Resources Control Board.  
 

72. PRIOR TO ISSUANCE OF A GRADING PERMIT: A Storm Water Pollution Prevention Plan 
(SWPPP) shall be prepared and submitted to the California Water Resources Control Board. 
The developer shall be responsible for implementation, monitoring, operation, and 
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maintenance of the SWPPP until all improvements have been accepted by Public Works 
Department or construction is complete, whichever is later.  
 

73. PRIOR TO ISSUANCE OF A GRADING PERMIT: A copy of the Notice of Intent (NOI) and 
Waste Discharge Identification (WDID) number from the State Water Resources Control 
Board shall be provided to the Public Works Department. 
 

74. PRIOR TO ISSUANCE OF A GRADING PERMIT: The applicant shall design temporary 
drainage facilities and erosion control measures to minimize erosion and silt deposition during 
the grading operation. 
 

75. PRIOR TO ISSUANCE OF GRADING PERMIT: The applicant shall adhere to all Federal 
Emergency Management Agency (FEMA) regulations and requirements in the event that 
existing drainage patterns are affected by this development. The applicant shall submit to the 
City and to any governing Federal agency for review and approval, all necessary calculations. 
 

76. PRIOR TO ISSUANCE OF A GRADING PERMIT: A final project-specific Water Quality 
Management Plan (F-WQMP) shall be submitted to Public Works Department. The WQMP 
shall incorporate, but not limited to, the following: site design BMP’s, applicable source control 
BMP’s, treatment control BMP’s, long term operation and maintenance requirements, and 
inspection and maintenance checklist. Maintenance and funding requirements shall be 
outlined in the WQMP for the maintenance of the development BMP’s. The post construction 
Best Management Practices (BMPs) outlined in the approved final project-specific WQMP 
shall be incorporated in the improvement plans. 
 

77. CONCURRENT WITH GRADING OPERATIONS: Any grading and/or utility excavations and 
backfilling, both on and off site, shall be done under the continuous direction of a licensed 
geotechnical/civil engineer who shall obtain all required permits and submit reports on 
progress and test results to the City Engineer for review and approval as determined by the 
City. Upon completion of all soils related work, the geotechnical engineer shall submit a final 
report to the City Engineer for review and approval, which may require additional tests at the 
expense of the applicant.  
 

78. PRIOR TO ISSUANCE OF ANY OCCUPANCY PERMIT (COO): The Applicant shall provide 
adequate provisions to collect and convey all on-site drainage flows in a manner consistent 
with the historic drainage pattern and discharge in a manner which will not increase damage, 
hazard, or liability to adjacent or downstream properties  
 

79. PRIOR TO FOUNDATION TRENCHING:  The applicant shall submit a soil compaction report 
to the City for review and approval. 
 

80. PRIOR TO OBTAINING A BUILDING PERMIT: The applicant shall pay all applicable 
development fees as indicated on the fee schedule, current at the time of permit, available 
from the City, including, but not limited to the following: 
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a. Fire Protection Impact  

b. Police Facilities Impact 

c. Public Facility 

d. Streets and Bridges Impact 

e. Traffic Signal Impact 

f. Railroad X'ing Impact 

g. General Plan 

h. Emergency Preparedness 

i. Recycled Water Facility 

j. Sewer Application 

k. Sewer Disposal Facility Fee (Connection) 

l. Sewer Areas Benefit Fee 

m. MSHCP  

n. TUMF 

 

SEWER IMPROVEMENTS 

81. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall connect 
proposed lateral to the existing sewer mains per EMWD std. SB-176. 
 

82. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall construct 
sewer laterals per EMWD std. SB-177 and State Department of Health requirements for water 
line and sewer line separations both horizontally and vertically. 
 

83. PRIOR TO CONNECTING TO A PUBLIC SEWERAGE SYSTEM: The applicant shall pay all 
applicable sewer connection fees.  

 
 

WATER IMPROVEMENTS 

84. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall be responsible 
for obtaining potable water and reclaimed water for the development. 
 

85. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall comply with 
the requirements of the Beaumont Cherry Valley Water District.  
 

86. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall ensure all 
water valves and vault covers within paved areas are raised flushed with finished surface and 
painted after paving is completed. 
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87. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall ensure all fire 

hydrants; air vacs and other above ground water facilities are placed outside of sidewalk 
areas. Water meter boxes and vaults, valve covers, etc. may be placed within sidewalks or 
paved areas provided such devices are set flush with the finished surfaces and are properly 
rated for chosen locations as approved by the City Engineer. 
 

88. PRIOR TO ISSUANCE OF OCCUPANCY PERMIT (COO): The applicant shall ensure that 
water line locations follow the State Department of Health requirements for water line and 
sewer line separations both horizontally and vertically. If pertinent conditions do not allow for 
the required separations horizontally and vertically, the proposed separations shall be 
submitted to the City Engineer for review and approval. 

 
MITIGATION MEASURES 

 
89. BIO-1: Nesting bird surveys shall be conducted by a qualified Biologist prior to any 

construction activities taking place during the nesting season to avoid potentially 
taking any birds or active nests. In general, impacts to all bird species (common and 
special status) will be avoided by conducting work outside of the nesting season 
(generally March 15th to September 15th), and conducting a worker awareness 
training. However, if all work cannot be conducted outside of the nesting season, a 
project-specific Nesting Bird Management Plan will be prepared to determine suitable 
buffers. 
 

90. BIO-2: To avoid attracting predators of the species of concern, the Project Site shall 
be kept as clean of debris as possible during construction and operations. All food-
related trash items shall be enclosed in sealed containers and regularly removed from 
the site(s). The contractor and Project Applicant shall ensure that employees abide by 
this BMP. 
 
Construction employees shall strictly limit their activities, vehicles, equipment, and 
construction materials to the Proposed Project footprint and designated staging areas 
and routes of travel. The construction area(s) shall be the minimal area necessary to 
complete the project and shall be specified in the construction plans. Construction 
limits will be fenced with an orange snow screen. Exclusion fencing should be 
maintained until the completion of all construction activities. Employees shall be 
instructed that their activities are restricted to the construction areas. 
 

91. CR-1: A qualified archaeologist shall oversee excavations in the younger alluvial 
deposits (Holocene) during the first two days of ground disturbance. If the 
archaeologist determines it necessary, an archaeological monitoring program shall be 
implemented. The monitoring program shall be conducted in accordance with current 
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professional guidelines and protocols. The program should be designed to be flexible 
and account for changes in findings through the management of the resources in a 
professional manner and via evaluation in accordance with the current CEQA criteria. 
If Native American resources are identified, a Native American (Morongo) 
representative should be included in any monitoring program. 
 

92. CR-2: If, at any time, human remains or suspected human remains are identified within 
the Project Site, the Contractor will halt work in the immediate vicinity of the find and 
establish a buffer zone around the find. If the archaeological consultant is on-site, the 
archaeological consultant will oversee the level of protection. The City will be 
immediately notified and the City will contact the County Coroner (within 24 hours). 
The Coroner has the authority to examine the find in situ and make a determination 
as to the nature of the find: 
 
a) If the remains are determined to be human, the Coroner will determine whether or 
not they are likely of Native American origin. If so, the Coroner will contact the Native 
American Heritage Commission and the Commission will name the Most Likely 
Descendent (MLD). In consultation between the City, Property Owner, MLD, and 
consulting archaeologist, the disposition of the remains will be defined. If there is a 
conflict, the Native American Heritage Commission with act as a mediator. 
 
b) If the remains are determined to be archaeological, but not of Native American 
origin, the City, Property Owner and archaeological consultant will determine the 
management of the find and the removal from the site. The Property Owner would be 
responsible for any costs related to the removal, analysis, and reburial. 
c) If the remains are determined to be of forensic value, the Coroner will arrange for 
the removal of the remains and oversee the analysis and disposition. 
 

93. GEO-1: Should older Quaternary Alluvial deposits be encountered during site 
preparation activities, a qualified paleontologist shall oversee the excavations to 
ensure that any paleontological specimens are identified, recovered, analyzed, 
reported, and curated in accordance with CEQA and the County of Riverside policies 
and guidelines. This program should be conducted while these older deposits are 
impacted and while the paleontological consultant deems the program necessary. 
 

94. WQ-1: The Project Proponent shall implement all permanent, structural BMPs and 
Operations BMPs defined in the final WQMP to be approved by the City. 

 
95. N-1: During all project site excavation and grading on-site, construction contractors 

shall equip all construction equipment, fixed or mobile, with properly operating and 
maintained mufflers, consistent with manufacturer standards. 
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96. N-2: During construction, the contractor shall place all stationary construction 

equipment so that emitted noise is directed away from the noise sensitive receptor 
nearest the Project Site, which is the adjacent residence west of the site. 

 
97. N-3: During construction, the contractor shall ensure that all diesel-powered 

equipment, as applicable, be shut off and not left to idle when not in use. 
 

98. N-4: The contractor shall locate equipment staging in areas that will create the 
greatest distance between construction-related noise/vibration sources and sensitive 
receptors nearest the Project site during all project construction. 

 
99. N-5: The contractor shall ensure that jackhammers, pneumatic equipment and all 

other portable stationary noise sources be shielded, and noise shall be directed away 
from sensitive receptors during project construction. 

 
100. N-6: The Project Proponent shall mandate that the construction contractor prohibit 

the use of music or sound amplification on the Project Site during construction.  
 

101. N-7: During construction, the contractor shall limit haul truck deliveries to the same 
hours specified for construction equipment. 

 
102. N-8: Vibrator rollers, or any other equivalent vibratory equipment, shall not be 

utilized within 10 feet and large bulldozers within two feet of the portion of the western 
property line that lies adjacent to existing residential structures. 

 
103. T-1: Highland Springs Avenue (NS) at Eighth Street (EW) – #1 

• Restripe northbound lanes to provide a second through lane. This improvement is 
as noted “By Others” because it is a requirement of another development as noted 
in the Highland Springs and 8th Retail Traffic Impact Analysis (Urban Crossroads, 
April 23, 2020). 
 

104. T-2: Highland Springs Avenue (NS) at Project South Driveway – #3 
• Install right-turn-only sign for the hours of 3:00 to 6:00 PM on the Walgreen’s 
westbound-east leg driveway. This improvement is an optional interim measure, 
as the City planned Highland Springs Avenue median will provide future access 
restrictions for minor driveways. 

 

End of Conditions 
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3-08-2021

M. PRICE

--

4344 latham street, suite 100
riverside, ca 92501-1773
ph. (951) 300 1866
fx.   (951) 300 1868

broeske architects
& associates, inc.

NPROPOSED SITE - SCHEME "B"
1"=20'-0"

PHASE "1" OFF-STREET PARKING TABULATION
USE TOTAL AREA PARKING RATIO TOTAL

REQUIRED

TOTAL REQUIRED ACCESSIBLE PARKING SPACES (PER 2016 C.B.C. TABLE 11B-208.2)

TOTAL PROVIDED STANDARD ACCESSIBLE PARKING SPACES

1

1

TOTAL STANDARD PARKING SPACES PROVIDED 27

TOTAL REQUIRED PARKING SPACES 24

TOTAL PROVIDED  VAN ACCESSIBLE PARKING SPACES - EV VAN SPACES 1

TOTAL PROVIDED PARKING 29

3,073 S.F.

15

S1 (EXIST. BLDG. "B" AUTO SERVICE CENTER) 1/BAY

B (EXIST. BLDG. "A" CAR WASH WAITING AREA) 1,384 S.F.

B (EXIST. BLDG "A" CAR WASH, W/ ADDITION) 2,846 S.F.

1:200

5 SP 0-3,000 S.F. 5

B (EXIST. BLDG "B" AUTO SERVICE RETAIL AREA) 1,540 S.F.

4

PHASE "1+2" OFF-STREET PARKING TABULATION
USE TOTAL AREA PARKING RATIO TOTAL

REQUIRED

TOTAL REQUIRED ACCESSIBLE PARKING SPACES (PER 2016 C.B.C. TABLE 11B-208.2)

TOTAL PROVIDED STANDARD ACCESSIBLE PARKING SPACES

4

1

TOTAL STANDARD PARKING SPACES PROVIDED 75

TOTAL REQUIRED PARKING SPACES 90

TOTAL PROVIDED  VAN ACCESSIBLE PARKING SPACES - EV VAN SPACES 5

TOTAL PROVIDED PARKING (VARIANCE APPLIED) 81

B (PROPOSED BLDG. "C" OFFICE) 1:2006,400 S.F. 32

3,320 S.F.B (PROPOSED BLDG. "D" RESTAURANT,) 1/100 34

3,073 S.F.

15

S1 (EXIST. BLDG. "B" AUTO SERVICE CENTER) 1/BAY

B (EXIST. BLDG. "A" CAR WASH WAITING AREA) 1,384 S.F.

B (EXIST. BLDG "A" CAR WASH, W/ ADDITION) 2,846 S.F.

1:200

5 SP 0-3,000 S.F. 5

B (EXIST. BLDG "B" AUTO SERVICE RETAIL AREA) 1,540 S.F.

4

20

SITE PLAN KEYNOTES

PROPOSED 6" CONCRETE CURB, SEE CIVIL21

14

15 PROPOSED LANDSCAPING, SEE LANDSCAPE
PLANS

PROPOSED 12" WIDE CONCRETE CURB
AT SPACES ADJACENT TO LANDSCAPING

PROPOSED CONCRETE PAVING, SEE CIVIL

1 (E) TRANSFORMER

2 (E) CONCRETE CURB

3 (E) SIDEWALK

4 (E) FENCE TO BE REMOVED

5 (E) TRASH ENCLOSURE TO BE REMOVED

6 (E) WATER UTILITIES

7 (E) RAISED WALKWAY WITH RAMP

8 PROPOSED GUTTER, SEE CIVIL

9 PROPOSED 6' CMU WALL, SEE CIVIL

10 PROPOSED WQMP FACILITIES

11 PROPOSED STRIPING/ARROWS,
SEE CIVIL

12 PROPOSED VACUUM EQUIP. ENCLOSURE

13 PROPOSED VENDING ENCLOSURE

16 PROPOSED SIDEWALK, SEE CIVIL

17 PROPOSED TRASH ENCLOSURE

4' WIDE (MIN.) PATH OF TRAVEL, SHALL
COMPLY WITH 2016 CBC 11B-403.5
5% MAX. SLOPE IN DIRECTION OF TRAVEL
W/ 2% MAX. CROSS SLOPE - SEE CIVIL
DWGS

18

19 INSTALL TRUNCATED DOMES PER CBC

22 PROPOSED CONCRETE WALKWAY, SEE CIVIL

23 PROPOSED VACUUM FABRIC CANOPY ABOVE

24 (E) CHAIN LINK FENCE WITH PRIVACY SLATS
TO REMAIN.

25 DG. LANDSCAPED AREA, SEE LANDSCAPE
PLANS

26 BUS STOP, SEE CIVIL FOR MORE INFO.

27 MONUMENT SIGN, SEE LANDSCAPE DWG'S

SITE DATA
PROJECT DESCRIPTION: EXISTING CAR WASH AND LUBE BUILDINGS REMODEL, DRIVEWAY,
PARKING SPACES, VACUUMS/FABRIC COVER, TRASH ENCLOSURE AND LIGHT POLES.
PHASE 2 WILL INCLUDE AN OFFICE AND RESTAURANT.

ASSESSOR'S PARCEL NUMBER: 419-150-026 : 419-150-027 : 419-150-046
TOTAL SITE AREA:  NET AFTER RIGHT-OF-WAY DEDICATION: 100,585.50 SQ. FT. (2.3 AC.)

GENERAL PLAN LAND USE: GC - GENERAL COMMERCIAL
ZONING: C-G - COMMERCIAL GENERAL

TYPE OF CONSTRUCTION: V-B SPRINKLERED

BUILDING AREA OCC.
BUILDING "A". B  4,230 S.F. EXIST.:3,801 S.F.  ADDITION:   429 S.F.
BUILDING "B": S1  2,924 S.F. 1ST: 1,284 S.F. BASEMENT: 1,540 S.F.
BUILDING "C": B  6,400 S.F.
BUILDING "D": B  3,320 S.F.
TOTAL AREA: 16,874 S.F.

TOTAL BUILDING FAR: 0.17
TOTAL BUILDING FOOTPRINT: 14,394 S.F. LOT COVERAGE: 16%

LANDSCAPED AREA :   12,722 S.F.    -   COVERAGE=12.6%

PROJECT INFORMATION
SITE ADDRESS: 695 HIGHLAND SPRINGS AVE,

BEAUMONT, CA

OWNER/APPLICANT: HIGH SAND, INC.
                                     ABE HARB

18095 GREEN ORCHARD
RIVERSIDE, CA. 92508
951-288-0220

ARCHITECT: BROESKE ARCHITECTS & ASSOCIATES, INC.
4344 LATHAM ST, #100
RIVERSIDE, CA 92501
JAMES BROESKE

NOTE: FOR INFORMATION NOT
SHOWN, SEE CIVIL DRAWINGS

A LOT LINE ADJUSTMENT SHALL
BE COMPLETED.
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NBUILDING "A" PROPOSED FLOOR PLAN
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NBUILDING "A" EXISTING FLOOR PLAN
1/8"=1'-0"
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1/8"=1'-0"
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BUILDING "A" PROPOSED SOUTH ELEVATION
1/8"=1'-0"

BUILDING "A" PROPOSED NORTH ELEVATION
1/8"=1'-0"

BUILDING "A" PROPOSED EAST ELEVATION
1/8"=1'-0"

BUILDING "A" PROPOSED WEST ELEVATION
1/8"=1'-0"

8"X8"X16" X 6'-0"H CMU WALL TO
MATCH BUILDING, SEE STRUCTURAL

STEEL COL. (TYP OF 4) W/ CAP, SEE
STRUCTURAL. CONCRETE FILLED W/
2" CLEAR BETWEEN WALL,
SEE STRUCTURAL.  PAINT TO MATCH
BUILDING STEEL

3'-0" 16 GA. RIBBED METAL
MAN-GATE W/ 2"X2"X1/4" STEEL
ANGLE FRAME AND DIAG.
BRACING. WELD ALL JOINTS CONT.

NOTE: THE DUMPSTER PAD SHALL
ALWAYS BE FLUSH WITH THE
GROUND & SHALL NEVER SIT ON
THE CURB UNLESS REQUIRED BY
JURISDITIONS.

4"h CURB, SEE CIVIL

14
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CL
EA

R

BUMPER PER
CITY STD.

PROVIDE THREE GREASED HINGES
PER GATE. WELD TO STEEL TUBE.
HINGES SHALL BE KING
ARCHITECTURAL METAL 7" HINGE.
MODEL #44-2005.

GALVANIZED 1" DIAMETER
NONREMOVABLE CANE BOLT
LOCATED ON REAR OF STATIONARY
GATE LEAF. DRILL 3" DEPTH HOLE IN
CONCRETE SLAB TYPICAL FOR
INSERTION OF CANE. BOLT AT OPEN
AND CLOSE POSITION.

16 GA. RIBBED METAL GATES WITH
2"X2"X1/4" STEEL ANGLE IRON
FRAME AND DIAGONAL BRACING
CONTINUOUS WELD ALL JOINTS
(4 GATES) PAINT:

FRONT ELEVATION

6'-
0"

11'0" MINIMUM CLEARANCE
BETWEEN STEEL COLUMNS

EQUAL GATE 3/4" EQUAL GATE

8'-
0"

4"

SCALE: 14"=1'-0"

8'-
0"

6'-
0"

SIDE ELEVATION
SCALE: 14"=1'-0"

EXTERIOR PLASTER OVER 8" CMU
DUNN EDWARDS PAINT:

TUBULAR STEEL CANOPY
DUNN EDWARDS PAINT:

TUBULAR STEEL CANOPY
DUNN EDWARDS PAINT:

TUBULAR STEEL COLUMNS,
DUNN EDWARDS PAINT:

6'-
0"

8'-
0"

4"

TUBULAR STEEL CANOPY
DUNN EDWARDS PAINT:

BACK ELEVATION
SCALE: 14"=1'-0"

EXTERIOR PLASTER OVER 8" CMU
DUNN EDWARDS PAINT:

5'-
4"

8'-
0"

13'-4"

FLOOR DRAIN:
SEE CIVIL ENGINEERING DRAWINGS
FOR FLOOR DRAIN INFORMATION

ALTERNATE DOOR LOCATION

TYPICAL TRASH ENCLOSURE PLAN & ELEVATIONS
1/4"=1'-0"

TYPICAL VACUUM CANOPY
1/4"=1'-0"
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WITH PRIVACY SLATS TO REMAIN
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VICINITY MAP
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OWNER/APPLICANT/DEVELOPER

ENGINEER/CONTACT PERSON

REGISTERED CIVIL ENGINEER IN THE STATE OF CALIFORNIA.

THIS PLAN WAS PREPARED UNDER THE DIRECTION OF MARTEN L. ANDERSON, A

EXISTING STRUCTURE

EXISTING CONCRETE

EXISTING POWER POLE

LEGEND

EXISTING INDEX CONTOUR

EXISTING INTERMEDIATE CONTOUR

EXISTING CURB

(951) 850-2190

RIVERSIDE, CA 92506

639 LAKEWOOD DRIVE

MTH2 ENGINEERING, INC.

RCE 51313, EXPIRES 6-30-20

MARTEN L. ANDERSON                                   DATE

EXISTING LOT LINE

EXISTING PROPERTY BOUNDARY

EXISTING LIGHT POLE

PROPOSED AC BERM

PROPOSED BUILDING

EXISTING ELEVATION

PROPOSED ELEVATION

PROPOSED CONCRETE PAVEMENT

27.50

2.00%

PROPOSED BIO-RETENTION BASIN

PROPOSED STORM DRAIN

FINISHED FLOOR ELEVATION FFE

PAD ELEVATION PE

TCTOP OF CURB

FG

FINISHED SURFACE FS

FINISHED GRADE

TYPTYPICAL

ABBREVIATIONS

HTHEIGHT

ASSESSOR'S PARCEL NUMBER APN

FLFLOW LINE

GBGRADE BREAK

EXISTING SEWER MANHOLE

EXISTING FIRE HYDRANT

EXISTING TELEPHONE RISER

SMH

TR

EXISTING SEWER

EXISTING ELECTRIC

X

EXISTING STORM DRAIN

EXISTING WATER

(27.50)

PROPOSED LANDSCAPE AREA

TOP OF WALL TW

TS

EXISTING ELECTRIC VAULT VENT VENT

EXISTING TRAFFIC SIGNAL VAULT

EXISTING TRAFFIC SIGNAL POLE

EXISTING TELEPHONE MANHOLE TMH

TOP OF WALL RETAINING TWR

BENCHMARK

05-MAR-2021

e n g i n e e r i n g,  i n c

MTH2 (951) 850-2190
Riverside, CA 92506
639 Lakewood Drive

urban design and planning
civil     water resources     storm water

www.mth2engineering.com

SCALE: 1" = 20'

20 0 20 40

(951) 214-3333

CONTACT: ALI HARB

BEAUMONT, CA 92223

655 HIGHLAND SPRINGS AVENUE

HIGH SAND, INC.

ASSESSOR'S PARCEL NUMBERS
419-150-026, -027 AND -046

JANUARY 1993 ADJUSTMENT

ELEVATION = 2573.37 FEET     NAVD 88 DATUM

CONCRETE BRIDGE ABUTMENT.

OF RAILROAD, FOUND 3 1/4 INCH MWD STANDARD ALUMINUM DISK SET FLUSH IN 

CENTERLINE OF HIGHLAND SPRINGS AVE., 20 FEET (6.1 M) NORTH OF THE NORTH RAIL 

RAILROAD OVER HIGHLAND SPRINGS AVE., 60 FEET (18.3 M) WEST OF THE 

IN BANNING, AT THE NORTHWEST BRIDGE ABUTMENT FOR SOUTHERN PACIFIC 

PID  DX5401NGS BENCHMARK DESIGNATION 400

LEGAL DESCRIPTION

FILE IN BOOK 19, PAGE 41 OF MAPS, RECORDS OF RIVERSIDE COUNTY, CALIFORNIA.

OF BEAUMONT, COUNTY OF RIVERSIDE, STATE OF CALIFORNIA, AS SHOWN BY MAP ON 

LOTS 25 THRU 27 INCLUSIVE OF SCENIC VIEW SUBDIVISION, UNIT NO. 1, IN THE CITY 

PROPOSED GRADIENT AND DIRECTION

PROPOSED ADA PATH OF TRAVEL

PROPOSED AC PAVEMENT

PROPOSED CURB

PROPOSED GUTTER

PROPOSED GRADED SWALE

W RAMSEY ST

W WILSON ST

CITY OF BEAUMONT CITY OF BANNING

BIO-RETENTION TRENCH

6"

Dsoil PER PLAN

Dgravel PER PLAN

DOES NOT LEACH FROM THE MEDIA.

STABILIZED COMPOST, SUCH THAT THE NITROGEN 

THE ORGANIC COMPONENT SHALL BE NITROGEN 3.

CLAY  5%-10%

SILT15%-20%

SAND70%-80%

BELOW:

SANDY LOAM TOPSOIL MEETING THE RANGES 

THE MINERAL COMPONENT SHALL BE CLASS A 2.

VOLUME, DRUM MIXED PRIOR TO PLACEMENT.

85% MINERAL AND 15% ORGANIC COMPONENTS BY 

ENGINEERED SOIL MEDIA SHALL BE COMPRISED OF 1.

NOTES:

FEMA FLOODZONE
ZONE X PER FIRM MAP NO. 06065C0812G, EFFECTIVE DATE AUG 28, 2008
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Exp. 6-30-22

PROPOSED GRIND AND OVERLAY

CONSTRUCTION PHASING NOTES

DRAINAGE CONTROL OF FUTURE PHASE 2 CONSTRUCTION AREA.

PHASE 1 CONSTRUCTION WILL PROVIDE FOR TEMPORARY GRADING AND 3.

FUTURE PHASE 2 CONSTRUCTION AREA TO BE STABILIZED AND MAINTAINED.

PRIVATE, ONSITE IMPROVEMENTS TO BE PHASED CONSTRUCTION AS INDICATED.  2.

CONSTRUCTION.

HIGHLAND SPRINGS AVE IMPROVEMENTS TO BE A PART OF PHASE 1 1.

IN THE CITY OF BEAUMONT, CALIFORNIA

HIGH SAND, INC.
HIGHLAND SPRINGS REMODEL AND DEVELOPMENT

PRELIMINARY GRADING AND DRAINAGE PLAN
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PROJECT LOCATION

PHASE 2
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PHASE 1

5:1 SLOPE MAX.
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5:1 SLOPE MAX.
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5:1 SLOPE MAX.
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LOT LINE ADJUSTMENT
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OWNER/APPLICANT/DEVELOPER

ENGINEER/CONTACT PERSON

REGISTERED CIVIL ENGINEER IN THE STATE OF CALIFORNIA.

THIS PLAN WAS PREPARED UNDER THE DIRECTION OF MARTEN L. ANDERSON, A

EXISTING STRUCTURE

EXISTING CONCRETE

EXISTING POWER POLE

LEGEND

EXISTING INDEX CONTOUR

EXISTING INTERMEDIATE CONTOUR

EXISTING CURB

(951) 850-2190

RIVERSIDE, CA 92506

639 LAKEWOOD DRIVE

MTH2 ENGINEERING, INC.

RCE 51313, EXPIRES 6-30-20

MARTEN L. ANDERSON                                   DATE

EXISTING LOT LINE

EXISTING PROPERTY BOUNDARY

EXISTING LIGHT POLE

PROPOSED AC BERM

PROPOSED BUILDING

EXISTING ELEVATION

PROPOSED ELEVATION

PROPOSED CONCRETE PAVEMENT

27.50

2.00%

PROPOSED BIO-RETENTION BASIN

PROPOSED STORM DRAIN

FINISHED FLOOR ELEVATION FFE

PAD ELEVATION PE

TCTOP OF CURB

FG

FINISHED SURFACE FS

FINISHED GRADE

TYPTYPICAL

ABBREVIATIONS

HTHEIGHT

ASSESSOR'S PARCEL NUMBER APN

FLFLOW LINE

GBGRADE BREAK

EXISTING SEWER MANHOLE

EXISTING FIRE HYDRANT

EXISTING TELEPHONE RISER

SMH

TR

EXISTING SEWER

EXISTING ELECTRIC

X

EXISTING STORM DRAIN

EXISTING WATER

(27.50)

PROPOSED LANDSCAPE AREA

TOP OF WALL TW

TS

EXISTING ELECTRIC VAULT VENT VENT

EXISTING TRAFFIC SIGNAL VAULT

EXISTING TRAFFIC SIGNAL POLE

EXISTING TELEPHONE MANHOLE TMH

TOP OF WALL RETAINING TWR

BENCHMARK

05-MAR-2021

e n g i n e e r i n g,  i n c

MTH2 (951) 850-2190
Riverside, CA 92506
639 Lakewood Drive

urban design and planning
civil     water resources     storm water

www.mth2engineering.com

SCALE: 1" = 20'

20 0 20 40

(951) 214-3333

CONTACT: ALI HARB

BEAUMONT, CA 92223

655 HIGHLAND SPRINGS AVENUE

HIGH SAND, INC.

ASSESSOR'S PARCEL NUMBERS
419-150-026, -027 AND -046

JANUARY 1993 ADJUSTMENT

ELEVATION = 2573.37 FEET     NAVD 88 DATUM

CONCRETE BRIDGE ABUTMENT.

OF RAILROAD, FOUND 3 1/4 INCH MWD STANDARD ALUMINUM DISK SET FLUSH IN 

CENTERLINE OF HIGHLAND SPRINGS AVE., 20 FEET (6.1 M) NORTH OF THE NORTH RAIL 

RAILROAD OVER HIGHLAND SPRINGS AVE., 60 FEET (18.3 M) WEST OF THE 

IN BANNING, AT THE NORTHWEST BRIDGE ABUTMENT FOR SOUTHERN PACIFIC 

PID  DX5401NGS BENCHMARK DESIGNATION 400

LEGAL DESCRIPTION

FILE IN BOOK 19, PAGE 41 OF MAPS, RECORDS OF RIVERSIDE COUNTY, CALIFORNIA.

OF BEAUMONT, COUNTY OF RIVERSIDE, STATE OF CALIFORNIA, AS SHOWN BY MAP ON 

LOTS 25 THRU 27 INCLUSIVE OF SCENIC VIEW SUBDIVISION, UNIT NO. 1, IN THE CITY 

PROPOSED GRADIENT AND DIRECTION

PROPOSED ADA PATH OF TRAVEL

PROPOSED AC PAVEMENT

PROPOSED CURB

PROPOSED GUTTER

PROPOSED GRADED SWALE

W RAMSEY ST

W WILSON ST

CITY OF BEAUMONT CITY OF BANNING

FEMA FLOODZONE
ZONE X PER FIRM MAP NO. 06065C0812G, EFFECTIVE DATE AUG 28, 2008
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Exp. 6-30-22

PROPOSED GRIND AND OVERLAY

CONSTRUCTION PHASING NOTES

DRAINAGE CONTROL OF FUTURE PHASE 2 CONSTRUCTION AREA.

PHASE 1 CONSTRUCTION WILL PROVIDE FOR TEMPORARY GRADING AND 3.

FUTURE PHASE 2 CONSTRUCTION AREA TO BE STABILIZED AND MAINTAINED.

PRIVATE, ONSITE IMPROVEMENTS TO BE PHASED CONSTRUCTION AS INDICATED.  2.

CONSTRUCTION.

HIGHLAND SPRINGS AVE IMPROVEMENTS TO BE A PART OF PHASE 1 1.

IN THE CITY OF BEAUMONT, CALIFORNIA

HIGH SAND, INC.
HIGHLAND SPRINGS REMODEL AND DEVELOPMENT

PHASED CONSTRUCTION EXHIBIT
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AUTO SERVICE

EXISTING

BUILDING B

PHASE 1

EXISTING CAR WASH

BUILDING A

PHASE 1
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PLANT PALETTE

SYMBOL BOTANICAL NAME COMMON NAME SIZE WUCOLS

Arbutus unedo 'Marina' Marina Strawberry Tree 24" Box Mod

Cercidium 'Desert Museum' Desert Museum Palo Verde 24" Box Low

Chitalpa tashkentensis Chitalpa 24" Box Low

Olea europaea 'Fruiteless' Fruitless Olive 24" Box Low

SHRUBS / GROUNDCOVER
Agave americana 'Variegata' Variegated Agave 15 Gal Low
Aloe striata Coral Aloe 5 Gal Low
Bougainvillea 'Monka' Oo-la-la Bougainvillea 5 Gal Low
Callistemon 'Little John' Dwarf Callistemon 15 Gal Low
Dasylirion wheeleri Desert Spoon 5 Gal Low
Lantana x 'New Gold' New Gold Lantana 5 Gal Low
Lavandula 'Munstead' Munstead Lavender 5 Gal Low
Leucophyllum f. 'Compacta' Compact Texas Ranger 15 Gal Low
Pennisetum setaceum Fountain Grass 5 Gal Low

BIO-RETENTION BASIN
Carex spissa San Diego Sedge 1 Gal Low
Juncus patens California Gray Rush 1 Gal Low
Muhlenbergia rigens Deer Grass 1 Gal Mod

Decomposed Granite

3/4" Crushed Gravel

Landscape Boulder
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CLIENT / OWNER

DESIGNER

Project Number:

Scale:

11.16.20

AS SHOWN

20101

Date:

PROJECT INFORMATION

REVISIONS

LANDSCAPE ARCHITECT

9-30-22
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SEAL

KDLA, inc

Koriander Design

Landscape Architecture

7426 Cherry Avenue

#210-641

Fontana, Ca 92336

909.744.4376

High Sand, Inc

Mr. Ali B. Harb

655 Highland Springs Ave

Beaumont, CA 92223

(909) 214-3333

L-1

1

LANDSCAPE

CONCEPT

PLAN

VICINITY MAP
N.T.S.

PROJECT DIRECTORY
OWNER:
High Sand, Inc
655 Highland Springs Ave
Beaumont, CA 92223
Contact: Ali B. Harb
(909) 214-3333

LANDSCAPE ARCHITECT:
KDLA, inc
7426 Cherry Ave, #210-641
Fontana, CA 92336
Contact Michael Salazar
(909) 744-4376

PROJECT NOTES
Irrigation design shall comply with AB1881 and Estimated
Annual Water Use (EAWU) will not exceed Maximum Annual Water
Use (MAWA) calculations.

Landscape work shall be in accordance with City of Beaumont
Landscape Standards and Codes for Landscape
Improvements.

Trees within 6 feet of hardscape shall be installed with
approved root control barrier (16 feet length min. each tree)

WATER BUDGET CALCULATIONS (PRELIMINARY)
MAWA
MAWA (in gallons) = (ETo) (0.62) [(0.45 x LA) + (0.3 x SLA)]
MAWA (in gallons) = (55.1) (0.62) [(0.45 x 13,829) + (0.3 x 0)]
MAWA (in gallons) = (55.1) (0.62) [6,223]
MAWA (in gallons) = 212,590

EAWU (Drip / Low)
EAWU (in gallons) = (ETo) (0.62) [((PF x HA) / IE) + SLA]
EAWU (in gallons) = (55.1) (0.62) [((0.3 x 11,523) / 0.9) + 0]
EAWU (in gallons) = (55.1) (0.62) [(3,457 / 0.9) + 0]
EAWU (in gallons) = (55.1) (0.62) [3,841]
EAWU (in gallons) = 131,216

EAWU (Spray / Mod)
EAWU (in gallons) = (ETo) (0.62) [((PF x HA) / IE) + SLA]
EAWU (in gallons) = (55.1) (0.62) [((0.5 x 2,306) / 0.7) + 0]
EAWU (in gallons) = (55.1) (0.62) [(1,153 / 0.7) + 0]
EAWU (in gallons) = (55.1) (0.62) [1,647]
EAWU (in gallons) = 56,265

TOTAL EAWU = 187,481
20 10 0 20 40

SCALE: 1"=20'
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CIVIL ENGINEER:
MTH2 Engineering, Inc
639 Lakewood Drive
Riverside, CA 92506
Contact: Marten Anderson
(951)850-2190

ARCHITECT:
Broeske Architects and Associates
4344 Latham Street, Suite 100
Riverside, CA 92501
Contact: James Broeske
(951)300-1866

PROPOSED BLOCK
WALL PER CIVIL
ENGINEERS PLAN

ENHANCED CONCRETE
w/ SMOOTH BAND

EXISTING PYLON
SIGN

NEW PYLON SIGN

(2) BENCHES

(2) BENCHES

WAITING AREA WITH DECOMPOSED
GRANITE AND BOULDERS
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PROJECT NOTES
Irrigation design shall comply with AB1881 and Estimated
Annual Water Use (EAWU) will not exceed Maximum Annual Water
Use (MAWA) calculations.

Landscape work shall be in accordance with City of Beaumont
Landscape Standards and Codes for Landscape
Improvements.

Trees within 6 feet of hardscape shall be installed with
approved root control barrier (16 feet length min. each tree)

WATER BUDGET CALCULATIONS (PRELIMINARY)
MAWA
MAWA (in gallons) = (ETo) (0.62) [(0.45 x LA) + (0.3 x SLA)]
MAWA (in gallons) = (55.1) (0.62) [(0.45 x 13,829) + (0.3 x 0)]
MAWA (in gallons) = (55.1) (0.62) [6,223]
MAWA (in gallons) = 212,590

EAWU (Drip / Low)
EAWU (in gallons) = (ETo) (0.62) [((PF x HA) / IE) + SLA]
EAWU (in gallons) = (55.1) (0.62) [((0.3 x 11,523) / 0.9) + 0]
EAWU (in gallons) = (55.1) (0.62) [(3,457 / 0.9) + 0]
EAWU (in gallons) = (55.1) (0.62) [3,841]
EAWU (in gallons) = 131,216

EAWU (Spray / Mod)
EAWU (in gallons) = (ETo) (0.62) [((PF x HA) / IE) + SLA]
EAWU (in gallons) = (55.1) (0.62) [((0.5 x 2,306) / 0.7) + 0]
EAWU (in gallons) = (55.1) (0.62) [(1,153 / 0.7) + 0]
EAWU (in gallons) = (55.1) (0.62) [1,647]
EAWU (in gallons) = 56,265

TOTAL EAWU = 187,481
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High Sands Aerial Photograph
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July 23, 2020        

 

 

 

Ms. Carole Kendrick 

Associate Planner 

Planning Department 

City of Beaumont  

 

 

 

Re:  Modification to existing CUP#   

Proposed Car Wash Renovation 

 Splash Car Wash 

655 N. Highland Springs Avenue, Beaumont, CA 92223 

 

Dear Ms. Kendrick: 

 

We propose an upgrade to our existing facility located at 655 Highland Springs Ave, in order to 

modernize the appearance of the building and bring its esthetics current with newer neighboring 

improvements, as well adding new development (QSR and office/ retail building) on the property 

to the north. We intend to place new facades on the existing buildings, adding covered vacuums 

on both the south side (existing parking stalls) and adding new parking / vacuums stalls on the 

north side of the existing building. We also seek to develop new signage as well as upgrade 

existing and add to water wise landscaping throughout the facility.  

 

Our current building is not only aged but also has a dated architectural design look that may 

have been attractive when built, but does not fit in with the neighboring developments today. 

We are intending on spending a significant amount of money to modernize and enhance our 

building, adding value to our own as well as to the city’s image. Having a single use property 

(building as is the case with car washes) presents a challenge, so we have taken extra steps 

and look to absorb additional costs while redesigning the facility to meet all of the city’s 

requirements and achieve our goals. Developing the vacant land with the addition of the QSR 

and office / retail building will help achieve long term goal of a successful community service 

businesses.  

 

Our goal is to create a first-class, attractive modern facility to service the existing customers and 

attract new ones. Patrons will be able to comfortably utilize the property with all that it offers the 

car wash, oil change and repair service as well as the QSR and office/retail building 
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The existing building, streetscape, and landscape will be renovated and rejuvenated to 

transform the outdated look that has been in need of a major facelift. The proposed upgrades 

will include: 

 

● Great contemporary design 

● First class materials 

● Conformity with the appearance of the current community and commercial designs. 

● New elevation for both aesthetics/ unique designs 

 

For the existing car wash property  

This is an existing car wash in a C2 Neighborhood Commercial zone. The proposed changes to 

the building have no effect on the current use of the property. The current use of the property 

and its occupants will remain the same with no changes. The current ingress and egress to the 

property will remain the same with no changes as well. The new site plan will show the added 

drive way from the property to the north providing a secondary entry point for our customers. 

The tunnel direction will be reversed affecting the circulation on the site in a positive way as well 

as a positive increase in the width of some of the drive aisles for ease of movement for both the 

patrons as well as meeting the new requirements by the city and its various departments.  

 

For the Vacant land development 

This property has been undeveloped for over 20 years and at times we have had homless camp 

and live on the property- we are looking to apply for a CUP for the suggested uses (QSR and 

office/retail building) feeling that the use will complement the surrounding area. 

 

 

We appreciate the city’s business/development friendly position and look forward to renovating 

and maintaining a healthy business and image providing over 50 Jobs to local residents for 

more than the past 2 decades. 

 

The renovated design truly embraces the feel of the community through its complementary 

characteristics. The proposed parking areas will provide two stalls in excess of the city’s 

requirements. 

 

In conclusion, we hope the city is as eager and excited as we are and supports our project.  

 

Thank you 

 

 

Ali Harb  

219

Item 5.



   broeske architects & assoc. 
4344 latham st., suite #  100 

Riverside, CA 92501 

(951)300-1866 

www.broeskearchitects.com 
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City of Beaumont Community Development Department, Planning Division 
 

Variance Justification 

  
November 23, 2020  

 

Project Description: Highland Springs Remodel & Development Complex 

(APN: 419-150-026, 027, and 046)  

The Project consists of constructing two new buildings and site development as well as a remodel 

design for the existing Carwash (adding vacuum canopies) and the Auto Services Center buildings. 

The project description will follow the plans and elevations proposed and will include the following: 

 

• Site Plan: 

o The entire site will be developed, remodeled, and constructed in Phase 1. 

o The Project site will combine the existing parcels into one single development facility. The 

existing carwash will add new vacuum canopy stalls. The layout has been designed to 

unite all parcels and all four buildings into one unified facility. Required street 

improvements will be provided. All the described landscaping and paving will be 

constructed as shown in the exhibits except for the areas immediate to the proposed 

Buildings C & D since these will be subject to potential minor redesign in the future 

Phase. 

 

• Building A: 

o Existing Carwash building of 4,230 SF will be remodeled. 

o This building will be remodeled in Phase 1 of the project development 

   

• Building B: 

o Existing Auto Services Center of 2,924 SF will be remodeled. 

o This building will be remodeled in Phase 1 of the project development 

  

• Building C: 

o Proposed new Office/Retail building of 6,400 SF will be added. 

o This building will be Constructed in Phase 2 of the project development 

 

• Building D: 

o Proposed Restaurant building of 3,320 SF will be added. 

o This building will be constructed in Phase 2 of the project development 

 

Project Location:  

655 Highland Springs Ave. Beaumont, CA 92223 

  

Assessor’s Parcel Number (APN):   

APN 419-150-026, 027, and 046 
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4344 latham st., suite #  100 

Riverside, CA 92501 

(951)300-1866 

www.broeskearchitects.com 
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Variance Requested:   

 

The purpose of this Variance is to request that the proposed facility be approved with the building 

designs, areas and parking provided even though the layout proposed is deficient of the City’s 

required parking. The Project will function as a facility composed of four functionally distinct 

buildings as opposed to a Project with four similarly functioning buildings. The peak hours of 

operation of each use will not compete for the provided parking stalls. The Phase 1 portion will 

provide 29 stalls when only 24 are actually required, but Phase 2 development (when completed) 

will provide a total of 81 stalls when 90 stalls are needed if compliance with zoning were required. 

We are requesting that the project be approved as designed with a deficiency of 9 stalls. 

 

 

Zoning Code 17.02.110 H (Variance Justifications) 

 

Item 1  

The strict adherence to the Zoning Code would create unnecessary hardship and physical 

difficulties.  

 

The existing parcels will be combined into a single multi-use facility with diverse functioning and 

staggered peak use periods. The two initial remodeled buildings in Phase 1 as proposed will be 

appropriately parked per the City’s code required quantities but adding the buildings and layout of 

Phase 2 will create a deficiency of 9 parking stalls for the building areas being proposed. Because 

of the existing constraints of the existing buildings and the proposed new uses, the Owner would be 

impacted by altering the proposed scheme and suffer financial and practical hardships inconsistent 

with the intent of the Zoning Ordinance. The parking being proposed meets the needs of the office 

and restaurant users and will not unduly impact the users of the other two building functions.    

 

If the Owner were required to strictly comply with the provisions of the current Zoning Code, the 

parking lot reconfiguration, the drive aisle dimensions, and the resulting parking stall count would 

not provide the number of stalls required by the complex. This presents an unnecessary hardship 

and creates a potential difficulty in acquiring an appropriate tenant if the proposed building areas 

were not permitted for the facility.    

 

  

Item 2  

There are unique circumstances and conditions that make this request unique to other 

properties in the vicinity. 

 

Due to the existing and proposed new building locations, configuration, site constraints, and limited 

accessibility to the existing property, the feasibility of successful project development is challenged, 

as well the site design options for proper parking layout being greatly impacted.  
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Item 3 & 4  

The granting of the Variance will not have a negative impact on the community, nor will it 

grant special privileges inconsistent with other properties in the area in the same zone. 

 

No other property in the City has similar site design constraints, circumstances, and parameters 

that this parcel has. Therefore, no precedence for other sites exists. 

  

The granting of this Variance will not be detrimental to the public health, safety or general welfare 

of the community, but will allow the proposed business Owner to construct two new facilities and 

remodel the two existing buildings which will have appropriate and adequate parking 

accommodations for the building users. The neighborhood will not be impacted by approving this 

proposed parking count and arrangement. The landscape buffer along Highland Springs and the new 

on-site planting will more than adequately screen the parking proposed.  

 

 

 

Item 4  

No, the granting of this Variance will not be contrary to the objectives of the City’s 

General Plan.  

 

This application approval will allow the proposed business complex to operate in a manner that will 

sufficiently accommodate all of the staff and clientele parking requirements.  There will be nothing 

contrary to the objectives of the City’s General Plan.  
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1825 Chicago Ave, Suite 100
Riverside, CA 92507

951-684-1200
951-368-9018 FAX

BEAUMONT, CITY OF / LEGAL

550 E SIXTH ST

BEAUMONT, CA 92223

04/30/2021

I am a citizen of the United States.  I am over the age of eighteen years 

and not a party to or interested in the above entitled matter.  I am an 

authorized representative of THE PRESS-ENTERPRISE, a newspaper in 

general circulation, printed and published daily in the County of Riverside, 

and which newspaper has been adjudicated a newspaper of general 

circulation by the Superior Court of the County of Riverside, State of 

California, under date of April 25, 1952, Case Number 54446, under date 

of March 29, 1957, Case Number 65673, under date of August 25, 1995, 

Case Number 267864, and under date of September 16, 2013, Case 

Number RIC 1309013; that the notice, of which the annexed is a printed 

copy, has been published in said newspaper in accordance with the 

instructions of the person(s) requesting publication, and not in any 

supplement thereof on the following dates, to wit:

PROOF OF PUBLICATION OF

Ad Desc.:   / 

I certify (or declare) under penalty of perjury that the foregoing is true 

and correct.

Date: April 30, 2021

At:  Riverside, California

Ad Number:  0011458790-01

P.O. Number:  

Publication(s): The Press-Enterprise

Ad Copy:

PROOF OF PUBLICATION
(2010, 2015.5 C.C.P)

Legal Advertising Representative, The Press-Enterprise

#BM_Tag::2||5209377||-||1||0;0;0#
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