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friendly Regional Combination trail.  These trails are located adjacent to the 40.2 acres of 
Open Space/Detention areas surrounding the perimeter of the community, within the 13.1 
acres of paseos surrounding the planning areas, and along expanded parkways.   In 
addition to serving as an aesthetic amenity when viewed from pedestrian paths and nearby 
homes, the Open Space/Detention areas provide stormwater detention and buffer the 
THERMAL 551 community from perimeter roads, the Coachella Valley Stormwater Channel, 
the Jacqueline Cochran Airport, and other surrounding land uses. 
 
The overall architectural theme of THERMAL 551 emphasizes the historical agricultural 
activities of the Eastern Coachella Valley and echoes the surrounding natural desert 
scenery.   Architectural styles within the community exhibit high-quality design features 
that are suitable for the wide variety of residential home types.  Homes within the 
community include design components that originated in dry, hot climates around the 
world and inherently cool the home, such as low and overhanging roofs, patios, and 
recessed windows.  In addition, the THERMAL 551 SPECIFIC PLAN includes recommendations 
designed to reduce the overall energy needs of the community and individual homes.  
 
The unified landscaping concept enhances the THERMAL 551 architectural theme and creates 
a sense of community identity for residents and visitors.  To promote water conservation 
and environmentally-friendly living, all landscaping is drought-resistant and water-
efficient.  The landscaping concept also increases the community’s energy sustainability 
through the use of trees along streets and within public spaces, which mitigate urban heat 
effects.  The THERMAL 551 SPECIFIC PLAN also includes standards relating to the shading of 
parking lots, sidewalks, and other public areas to mitigate the “heat island” effect and 
potentially reduce the community’s energy consumption needs. 
 
In addition, the THERMAL 551 SPECIFIC PLAN includes a detailed irrigation water plan that 
adds to the sustainable nature of the community.  Canal water is stored in the 3.0-acre 
irrigation storage pond and is utilized to irrigate the community’s landscaping.  All homes 
and recreational facilities feature a dual-meter system.  This dual-meter system provides 
potable water on one meter, and irrigation water on another.  Due to the proximity of the 
Jacqueline Cochran Airport, the irrigation storage pond is covered to avoid attracting birds 
and is hidden from view by berms and landscaping.    
 
The master circulation plan for THERMAL 551 is designed to adequately facilitate vehicular 
travel throughout the community.  Internal roadways have been configured to visually 
highlight the central Public Park and provide simple, clear access to other amenities, such 
as the clubhouse area.   
 
Lastly, THERMAL 551 includes a 2.5-acre electrical substation, located in the southeastern 
corner of the community, adjacent to Open Space/Detention land uses.  It is anticipated 
that the Imperial Irrigation District (IID) will construct, own, and maintain this facility. 
 
A detailed summary of land uses described above is provided in Table I-1, General Land Use 
Statistical Summary. 
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Table I-1 GENERAL LAND USE STATISTICAL SUMMARY 

LAND USE ACRES DENSITY DU'S 

Residential    

7,200 S.F. Lots - MDR (2.0 – 5.0 du/ac) 158.8 3.6 577 
6,000 S.F. Lots - MDR (2.0 – 5.0 du/ac) 72.8 4.5 328 
5,000 S.F. Lots - MHDR (5.0 – 8.0 du/ac) 64.0 5.1 328 
4,500 S.F. Lots - MHDR (5.0 – 8.0 du/ac) 47.1 6.5 308 
3,600 S.F. Lots - MHDR (5.0 – 8.0 du/ac) 36.5 7.9 287 
Single Family Detached - HDR (8.0 – 14.0 du/ac) 32.8 8.0 262 
Single Family Attached - HDR (8.0 – 14.0 du/ac)  26.7 9.9 264 

RESIDENTIAL SUBTOTALS 438.7 5.4 2,354 

Non-Residential 
Clubhouse Area 4.0 -- -- 
Public Park 45.3 -- -- 
Park 0.8 -- -- 
Park/Detention Basin  5.0 -- -- 
Private Recreation Areas 2.6 -- -- 
Open Space/Detention 40.2 -- -- 
Paseos 13.1 -- -- 
Irrigation Storage Pond 3.0 -- -- 
Substation 2.5 -- -- 
Expanded Parkways 10.9   
Project Roadways 46.0 -- -- 

NON-RESIDENTIAL SUBTOTALS 173.4 -- -- 

PROJECT TOTALS 612.1 3.8 2,354 
Notes: MDR = Medium Density Residential 

MHDR = Medium High Density Residential 
HDR = High Density Residential 

 
B. DOCUMENT PURPOSE 
 
The THERMAL 551 SPECIFIC PLAN has been prepared for the purpose of establishing zoning 
requirements and landscape and architectural guidelines that will be utilized during the 
construction and development of this master planned community. A specific plan is 
defined by government code as a tool for the systematic implementation of the general plan 
for all or part of the area covered by the general plan.  It effectively establishes a link 
between implementing policies of the general plan and the individual development 
proposals in a defined area.  To an extent, the range of issues contained in a specific plan is 
left to the discretion of the decision-making body. However, all specific plans, whether 
prepared by a general law city or county, must comply with §65450 - 65457 of the 
Government Code.  These provisions require that a specific plan be consistent with the 
adopted general plan of the jurisdiction within which it is located. In turn, all subsequent 
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subdivision and parcel maps, all development, all public works projects, and zoning 
ordinances within an area covered by a specific plan must be consistent with the specific 
plan.  
 
C. FORMAT 
 
This THERMAL 551 SPECIFIC PLAN is divided into the following sections:  Introduction/Project 
Summary, Specific Plan, Planning Area Development Standards, Design Guidelines, and 
Zoning Ordinance.  This THERMAL 551 SPECIFIC PLAN has been prepared pursuant to the 
provisions of California Government Code Section 65450, which grants local government 
agencies the authority to prepare specific plans of development for any area covered by a 
General Plan for the purpose of establishing systematic methods of implementation of the 
agency's General Plan.  California Government Code Sections 65450 through 65454 
establishes the authority to adopt a Specific Plan, identify the required contents of a Specific 
Plan, and mandate consistency with the General Plan.  According to Section 65450, a 
Specific Plan shall include a text and a diagram or diagrams which specify all of the 
following details: 
 
Ç The distribution, location, and extent of the uses of land within the area covered by 

the plan. 
 
Ç The proposed distribution, location, extent, and intensity of major components of 

public and private transportation, sewage, water, drainage, and other essential 
facilities proposed within the area covered by the plan and needed to support the 
land uses described in the plan. 

 
Ç Standards and criteria by which development will proceed, and standards for the 

conservation, development, and utilization of natural resources, where applicable. 
 
Ç A program of implementation measures including regulations, programs, public 

works projects, and financing measures necessary to carry out the items listed above. 
 
In response to government requirements, this Specific Plan has been prepared to provide 
the essential link to the policies of the County of Riverside General Plan.  By functioning as 
a regulatory document, the THERMAL 551 SPECIFIC PLAN provides a means of implementing 
and detailing the County’s General Plan.  In this regard, all future development plans or 
other similar entitlements shall be consistent with regulations set forth in this document 
and applicable County regulations.  This Specific Plan is designed to address site specific 
issues such as building setbacks and visual appearance, as well as project-wide concerns 
such as circulation and provisions for utilities.  The THERMAL 551 SPECIFIC PLAN also ensures 
that new development meet or exceed standards for environmental safety, infrastructure, 
and site planning while providing provisions for the maintenance of aesthetic quality and 
community identity. 
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D. PROJECT SETTING 
 
As illustrated in Figure I-1, Regional Map, and Figure I-2, Vicinity Map, the THERMAL 551 
SPECIFIC PLAN is located within the Eastern Coachella Valley Area Plan of unincorporated 
Riverside County.  Eastern Coachella Valley consists of a flat valley floor and is located east 
of the Santa Rosa Mountains and west of the Mecca Hills and Joshua Tree National Park.  
The Coachella Valley Stormwater Channel, which is under the jurisdiction of the Coachella 
Valley Water District (CVWD), flows in a north-south orientation adjacent to Fillmore Street 
and the eastern boundary of the project site.   The Coachella Valley Stormwater Channel 
discharges into the 380-square mile Salton Sea, the largest lake in California, which is 
located 6.9 miles southeast of THERMAL 551 and is bordered on the east by the Salton Sea 
State Recreation Area, a regional tourist destination featuring fishing, camping and hiking.  
The Coachella Valley area is rural in character with agriculture constituting the primary 
land use; however, the eastern Coachella Valley as a whole is expected to experience a rapid 
influx of new residents over the next 20-30 years, with as many as one million people 
moving to the area.   
 
The site lies within the unincorporated community of Thermal, which is located northwest 
of the community of Mecca and southeast of the cities of La Quinta, Indio, Coachella, and 
Palm Desert.  The site is regionally accessible by Interstate 10 (I-10), approximately 5.0 miles 
to the north.  Local access to the community from the north and south is provided via 
Interstate 111 (SH-111), State Highway 86-South (SH-86S) at a distance of approximately 0.1 
and 0.7 miles, respectively.  Direct access to the site is available from Fillmore Street, Polk 
Street, and Avenue 60.  As shown on Figure I-2, the site is bordered to the south by Avenue 
60, to the east by Fillmore Street, and to the west by Polk Street.  The northern boundary of 
the site is located approximately 0.15 mile south of Avenue 57.    To the west of the site is 
the Jacqueline Cochran Regional Airport.  This regional facility provides both private and 
public aviation services.    
 
THERMAL 551 is located within the Coachella Valley Unified School District (CVUSD).  The 
community is within the attendance boundary of the John Kelley Elementary School, the 
Toro Canyon Middle School, and the Desert Mirage High School, all of which are located 
within the City of Thermal.    Additionally, several school sites are approved in the CVUSD 
service area, but these school sites were not constructed at the time this Specific Plan was 
prepared.  These school sites are located within the Kohl Ranch Specific Plan No. 303, which 
is approximately 0.4 miles southwest of THERMAL 551, and within the Rancho Santa Rosa 
project, located 2.5 miles to the southwest.  Upon completion of these facilities, it is likely 
THERMAL 551 will fall within several of these schools’ attendance boundaries.  
 
Furthermore, THERMAL 551 is located within the South Valley Implementation Program (SVIP) 
area, a regional planning effort for a portion of the Eastern Coachella Valley area.  As 
illustrated in Figure I-3, SVIP Land Use Plan, THERMAL 551 is located in the northern portion 
of the policy area, which is known as the Town Center District.  It is the intent that the land 
uses and policies developed through the SVIP be incorporated into the County’s 2008 
General Plan update.  The primary goal of the program is to address the rapid rate of 
development occurring within the Coachella Valley, which was not accounted for in the last  
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Riverside County General Plan (2003).  The SVIP aims to ensure that all new development 
within the program boundaries occurs in an orderly manner and that the necessary public 
facilities and infrastructure to accommodate future residents are adequately funded.  The 
SVIP addresses how population growth in the area may impact the region as a whole 
through the inclusion and participation of the Cities of Indio, Coachella, and La Quinta as 
well as the SCAG, CVAG, LAFCO, and others.  As part of the SVIP effort, the County has 
initiated a General Plan Amendment, Area Plan Amendment, and a Program EIR.   
 
E. EXISTING SITE CHARACTERISTICS 
 
The THERMAL 551 site has historically been used for agricultural purposes.  Existing on-site 
conditions can be seen in Figure I-4, Aerial Photograph.  In addition to actively farmed and 
fallow fields, two agricultural ponds and several dirt roads are located on-site.  
Approximately 10.5 acres in the central portion of the site is occupied by a former Riverside 
County landfill, known as the Thermal Landfill, which operated primarily as a non- 
hazardous burn-soil cover type facility.   The southern portion of the Public Park in 
Planning Area 22 is provided within the approximate location of former Thermal Landfill.  
Prior to development of this portion of the site and pursuant to the mitigation measures 
included in EIR No. 504, the former landfill site shall be remediated in accordance with the 
Specific Plan’s Remedial Action Workplan (RAW).   
 
The Specific Plan area is relatively flat and contains graded swales that are a maximum 
height of approximately 8 feet.  A shallow network of “farm drains” or “tile drains” were 
installed on-site between the 1950s and 1970s to control shallow groundwater and mitigate 
salt leaching from agricultural fields.  The tile drains are typically composed of 4” to 8” 
segments of molded concrete pipes, which are 12” to 18” long.  The pipes are placed end to 
end in a narrow strip of graded filter gravel.  Thin gaps between the pipes allow water to 
flow into them from the surrounding soil and also make them resistant to damage.  For 
more information regarding tile drains and how they affect development of THERMAL 551 
and the Grading Plan, refer to Section II of this Specific Plan.   
 
The topography of the site has been modified by the on-site farming activities, but remains 
extremely flat with an average elevation of approximately 140 feet below Mean Sea Level 
(MSL) gradually sloping toward the southeast.  There is approximately 45 feet of 
topographic variation between the southeastern and northwestern project boundaries. The 
site’s topography is illustrated in Figure I-5, Topographic Map.    
 
As described, the existing soils in the upper 3 to 5 feet of soil have been disturbed by 
agricultural activities and are unsuitable in their current state for support of new fills or 
structures.  Due to the shallow depth of groundwater (5 to 12 feet), the site is subject to 
liquefaction and settlement during a seismic event.  Additionally, Coachella Valley 
Agricultural Preserve #18 is located in the northern portion of the site, and Coachella Valley 
Agricultural Preserve #62 is located in the southern portion of the site.  A notice of non-
renewal of the land conservation contract relating to Agricultural Preserve #18 has been 
filed, and a notice of non-renewal of the land conservation contract relating to Agricultural 
Preserve #62 is in the process of being completed.   
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1.  LAND USE DESIGNATIONS 
 
As illustrated in Figure I-6, General Plan Designations, the THERMAL 551 site is designated by 
the Eastern Coachella Valley Area Plan as “Agriculture,” “Public Facility,” and “Light 
Industrial.”  The “Public Facility” designation indicates the approximate location of the 
Thermal landfill.  Figure I-7, Zoning Designations, shows the site is zoned for “Heavy 
Agriculture (A-2-10)” and “Manufacturing-Service Commercial (M-SC).”  With the 
approval of this Specific Plan, land use designations will be consistent with the THERMAL 
551 development plan, and the site’s zoning will be Specific Plan No. 369 (SP 369). 
 
Several amendments to the Circulation Element of the General Plan are proposed in 
conjunction with the approval of the THERMAL 551 SPECIFIC PLAN.  General Plan 
Amendment No. 00889 (GPA No. 889) amends the Circulation Element of the General Plan 
to downgrade Avenue 58 between Polk Street and Orange Avenue from a Major Highway 
to a Secondary Highway and eliminate the segment of Avenue 58 from Orange Avenue to 
Fillmore Street from the General Plan Circulation Element entirely.  Also, the community’s 
internal circulation plan modifies the General Plan alignment for Avenue 59 to connect with 
Polk Street roughly 1,000 feet to the north.  It is likely that a partial vacation of the General 
Plan alignment for this roadway, from the east side of the “NAP” parcels to Fillmore Street, 
would be executed prior to approval of the Final Map.  Finally, reduced parkways along the 
segment of Fillmore Street adjacent to the Coachella Valley Stormwater Channel will be 
provided in order to maintain a curb to curb dimension of 76 feet and a total right-of-way of 
101 feet.   
 
2. SURROUNDING LAND USES AND DEVELOPMENT 
 
As shown in Figure I-8, Surrounding Development Map, the Jacqueline Cochran Regional 
Airport is located west of Polk Street and adjacent to the western boundary of THERMAL 551, 
and the Coachella Valley Stormwater Channel is located east of Fillmore Street and adjacent 
to the eastern boundary of THERMAL 551.   Other surrounding land uses are primarily 
agricultural and rural to the north, south and southwest, with scattered residences and 
associated agricultural structures.  Further east is Interstate 111, agricultural lands and 
warehousing areas, and State Highway 86-South.  Although the area has an agricultural 
character, it is transitioning to a mixed development pattern as evidenced by various 
development applications and approvals within the SVIP vicinity.    
 
Land uses surrounding THERMAL 551 are briefly described below, in order of proximity to 
the community.  The land uses selected for discussion are intended to provide a general 
characterization of the site’s setting and future planned development. 
 
Ç South Valley Implementation Program Area (SVIP): THERMAL 551 is located within 

the South Valley Implementation Program (SVIP) area, which consists of approximately 
32 square miles bisected by Avenue 62.  The area is bounded to the north by Avenue 
56 (Airport Boulevard), to the south by Avenue 66, to the east by Monroe Street, and 
to the west by SH-111/SH-86S and Lincoln Street as illustrated in Figure I-3, South 
Valley Implementation Program Land Use Plan.  The vision for the SVIP designates  
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Avenue 62 as a primary thoroughfare in the area, with wide setbacks along either 
side of the roadway to be used for recreation or community identification.  THERMAL 
551 is located within the Town Center District, which lies in the central portion of the 
SVIP between Harrison Street and the Coachella Valley Stormwater Channel.  The 
district consists of a community core with commercial retail, community facilities, 
high density residential development and open space areas for public gathering and 
recreation.  This district acts as a transition zone to the more traditional residential 
communities on the periphery.  

 
Ç Desert Communities Redevelopment Area:  THERMAL 551 is located within the 

Thermal Sub-Area of the Desert Communities Redevelopment Area.  The Desert 
Communities Redevelopment Area was adopted on December 23, 1986 through 
Riverside County Ordinance No. 638.  The Riverside County Economic 
Development Agency anticipates development of the 17,250-acre area for future 
industrial uses and enhanced airport improvement activities.  The EDA plans to 
prepare Design Guidelines for the Thermal community to ensure that it is developed 
in a cohesive, attractive manner and blends with the SVIP design guidelines. 

 
Ç Thermal Community: THERMAL 551 is located within the unincorporated 

community of Thermal.  Thermal is primarily an agricultural community with a 
population of approximately 3,300 residents. 

 
Ç Jacqueline Cochran Regional Airport: The Jacqueline Cochran Regional Airport is 

located west of Polk Street and adjacent to the western boundary of THERMAL 551.   
This airport is considered a regional facility and provides both public and private 
aviation services accommodating approximately 200 daily aircrafts and 56 aircraft 
hangers.  The airport is ultimately expected to accommodate 600 daily aircraft and 
130 aircraft hangers. 
 
The Jacqueline Cochran Regional Airport Land Use Plan is a policy document 
intended to protect and promote the safety and welfare of residents in the airport 
vicinity and users of the airport while ensuring the continued operation of the 
airport.  THERMAL 551 is located in an area subject to review and approval by the 
Riverside County Airport Land Use Commission (ALUC).  Most of the community is 
located within the mapped Airport Land Use Compatibility Zone D, with the 
exception of a thin portion along the eastern boundary, which is located within the 
Airport Land Use Compatibility Zone E.  The project’s conformance with the 
requirements of Zone D and other airport-related requirements are thoroughly 
described in Section IV.E.4, Open Land Standards.  

 
Ç Coachella Valley Stormwater Channel:  The Coachella Valley Stormwater Channel, 

often referred to as the Whitewater River, is located adjacent to Fillmore Street 
immediately east of THERMAL 551 and is under the jurisdiction of the Coachella 
Valley Water District (CVWD).  Because the river spreads across the lower valley 
during flooding, the CVWD channelized the Coachella Valley Stormwater Channel 
downstream from Point Happy in La Quinta, creating a channel approximately 25.0 
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miles in length.  The Coachella Valley Stormwater Channel carries runoff from the 
Coachella Valley and eventually discharges into the Salton Sea.   

 
Ç Cities of Coachella, Indio, and La Quinta: The City of Coachella is located 

approximately 0.7 miles to the north of THERMAL 551 along SR-111, and has a 
population of approximately 35,207 people, according to the January 2006 
population estimates published by the State Department of Finance. The City of 
Indio is located further north along SR-111, approximately 5.0 miles northwest of the 
community, and supports a 2006 population of roughly 71,654 people.  The City of 
La Quinta is located south of SR-111 and approximately 4.5 miles to the west and has 
a 2006 population of 38,340 people.  These areas are commonly recognized as “desert 
resort” areas and contain numerous golf courses, resorts, and hotels, in addition to a 
permanent resident population, employment areas, and support services such as 
commercial retail, entertainment, recreation, and public services.  The area 
experiences temporary population fluctuations due to the annual influx of seasonal 
residents and tourists; additionally, recent population data indicates that the area is 
experiencing permanent population growth and a subsequent increase in housing 
demand. 

 
Ç Tribal Lands: Numerous non-contiguous parcels of land in the area are owned by 

Native American tribal groups.  A parcel of the Torres-Martinez tribal land 
reservation is located approximately 2.0 miles to the south of THERMAL 551 and a 
parcel of the Augustine Band of Mission Indians tribal lands is located 
approximately 2.2 miles northwest.  In addition, the Augustine Band of Mission 
Indians, the Torres-Martinez Desert Cahuilla Indians, the 29 Palms Band of Mission 
Indians, and the Cabazon Band of Mission Indians maintain reservations throughout 
the Coachella Valley area totaling 10,046 acres. 

 
Ç Vista Santa Rosa Policy Area: The Vista Santa Rosa Policy Area is located 

approximately 2.3 miles to the southwest of THERMAL 551.  Generally, the policy area 
extends from Avenue 50 on the north, to Monroe Street on the west, to SR-86 
(Harrison Street) on the east, and south to Avenue 66. The area is an important 
producer of date crops, and is characterized as an agriculturally themed, low-density 
residential area including equestrian uses and amenities such as polo fields. 

 
Ç Mecca Community: The unincorporated community of Mecca is located 

approximately 4.2 miles southeast of THERMAL 551, along SR-111. Mecca is primarily 
an agricultural community with light industrial and commercial land uses.  The 
population of Mecca is approximately 5,500 residents.  

 
Ç Salton Sea: The Coachella Valley Stormwater Channel discharges into a body of 

water known as the Salton Sea, located approximately 6.9 miles southeast of the 
community.  The Salton Sea’s unique feature of being a shallow, closed basin renders 
it vulnerable to increases or reductions in inflows, nutrients, and salinity.  A 
nutrient-excessive and highly saline environment is inhospitable to the Sea’s 
wildlife.  Recreational opportunities in the Salton Sea and its surrounding areas 
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include boating, camping, off-roading, hiking, hunting, use of personal watercraft, 
and photography. 

 
F. PLANNING APPROACH 
 
The THERMAL 551 SPECIFIC PLAN land use plan evolved from a project team composed of 
industry professionals from a variety of disciplines.  The team created a comprehensive 
development plan for the community that is consistent with the existing airport land uses 
within the nearby Jacqueline Cochran Regional Airport and the proposed future land uses 
of surrounding property and responded to development and population trends of the 
Coachella Valley area.  The team also responded to the recommendations and requirements 
set forth by the Eastern Coachella Valley Area Plan, the Thermal Community Council, 
Riverside County General Plan and the SVIP.  These efforts result in a community plan that 
fulfills the residential, recreational, and infrastructure needs of the area in an efficient, 
orderly, and aesthetically attractive manner.  
 
The THERMAL 551 SPECIFIC PLAN development envelope is primarily defined by roadways, 
including Fillmore Street, Avenue 60, Polk Street, Avenue 58, and Orange Avenue.  The 
community is located within the existing mapped Airport Land Use Compatibility (ALUC) 
Zone D, with the exception of the small area of the community along the eastern boundary, 
which is located within the Airport Land Use Compatibility Zone E.  Neighborhoods within 
THERMAL 551 were designed to conform to the requirements of both ALUC Zones.   Zone D 
requirements, which specify that 10% of the development must contain “open land,” also 
influenced the type and placement of non-residential land uses within the community.  The 
project’s conformance with the requirements of Zone D is thoroughly described in Section 
IV.E.4, Open Land Standards. 
 
Federal Aviation Administration (FAA) requirements were also taken into consideration 
during the design of the THERMAL 551 Specific Plan Land Use Plan.1  In compliance with 
FAA requirements and Zone D standards, this Specific Plan prohibits any land uses or 
landscaping that may attract large concentrations of wildlife (birds) and potentially create a 
hazard for aircrafts.  Specifically, the irrigation storage pond is permanently covered with a 
cloth, and the Open Space/Detention basins have been designed to drain of any water 
within 48 hours.  Furthermore, the Plant Palette, as described in Section IV, Design 
Guidelines, prohibits the planting of any vegetation that may attract quantities of birds.   
 
A shallow network of “farm drains” or “tile drains” were installed on-site between the 
1950’s and 1970’s to control shallow groundwater and mitigate salt leaching from 
agricultural fields.  Study of the condition of these tile drains revealed that some were 
suitable for continued use while others would need to be replaced during construction of 
the project, as described in Section II, Specific Plan.  The southern portion of the Public Park 
in Planning Area 22 is approximately the former location of the Thermal Landfill, which 
operated primarily as a non-hazardous burn-soil cover type facility.   

                                                   
1 Federal Aviation Administration (FAA) Advisory Circular (AC) 150/5200-33B, “Hazardous Wildlife Attractants on or Near 
Airports,” 8/28/2007.; FAA Title 14, Code of Federal Regulations (CFR), Part 139, Certification of Airports, Subpart D (Part 139). 
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The development envelope for THERMAL 551 is primarily defined by roadways, including 
Fillmore Street, Avenue 60, and Polk Street.  In addition, the South Valley Implementation 
Program was consulted in regard to land use designations, circulation, trails and land use 
policies.  The SVIP policies are intended to replace the existing RCIP designations in the 
2008 General Plan update; therefore, this Specific Plan is based on the SVIP as opposed to 
the RCIP.  
 
The THERMAL 551 SPECIFIC PLAN delineates approximate boundaries for planning areas, 
which were established according to the requirements described above, logical placement, 
lot size, phasing, and surrounding land uses.  Planning areas consist of a variety of 
residential and recreational land uses, supported by necessary facilities and infrastructure.  
Higher density residential neighborhoods are located near recreational amenities, and at the 
intersection of Avenue 59, Orange Avenue, and Street “A.”  Lower density residential land 
uses are situated around the perimeter of the community.  
 
G. PROJECT GOALS 
 
Many important issues were thoroughly examined and considered during the preparation 
of this Specific Plan.  Engineering feasibility, market acceptance, economic viability, County 
Comprehensive General Plan goals, South Valley Implementation Program policies, and local 
community goals all were considered during the planning process.  In order to ensure the 
functional integrity, economic viability, environmental sensitivity, and positive aesthetic 
contribution of this Specific Plan, specific planning and development goals for the project 
were established and supported by this extensive analysis.  With these specific project goals 
in mind, the following objectives have been established for the THERMAL 551 SPECIFIC PLAN 
are as follows: 
 
Ç To develop a master-planned community that provides a variety of residential 

housing types and home ownership opportunities to residents in a wide range of 
economic circumstances.   

 
Ç To provide high-quality residences designed to be marketable and accessible within 

the evolving, economically diverse profile of the eastern Coachella Valley, which is 
experiencing population growth and a subsequent increase in housing demand.  

 
Ç To provide public and private recreational facilities to meet the needs of community 

residents and the general public in an efficient and timely manner. 
 
Ç To provide an extensive sidewalks and trails system to promote pedestrian 

circulation throughout the “walkable” community. 
 
Ç To ensure that development and implementation of THERMAL 551 progresses in 

coordination with the phasing, scheduling and financing initiatives for the 
implementation of infrastructure and other public improvements outlined in the 
draft SVIP and needed to support the projected growth to the area. 
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Ç To ensure that the community contributes to the successful development of the 
transportation needs of the local and regional areas.  

 
Ç To provide a framework for a development applying various goals and objectives 

contained within the SVIP.  
 
Ç To create a master-planned community in the eastern Coachella Valley that 

implements specific design guidelines created for the project, including guidelines 
for architecture, landscaping, color treatments, paving, walls, fencing, signage, and 
entry treatments consistent with the Countywide Design Standards & Guidelines, 
the SVIP Design Guidelines, and the Thermal Community Design Guidelines.   

 
Ç To incorporate energy efficient design features in order to maximize the 

conservation of natural resources.   
 
H. DISCRETIONARY ACTIONS 
 
The Riverside County Planning Department is the Lead Agency for the THERMAL 551 
SPECIFIC PLAN, under whose authority this Specific Plan has been prepared.  This document 
is intended to be used by public agencies in connection with the following decisions: 
 
1. RIVERSIDE COUNTY PLANNING COMMISSION 
 
Ç Recommendation to the Board of Supervisors regarding adoption of Specific Plan 

No. 369 by Resolution. 
 
Ç Recommendation to the Board of Supervisors regarding approval of Amendment 

No. 00846 to the General Plan by Resolution. 
 
Ç Recommendation to the Board of Supervisors regarding approval of Amendment 

No. 00889 to the General Plan by Resolution. 
 
Ç Recommendation to the Board of Supervisors regarding approval of Change of Zone 

No. 07481 by Ordinance. 
 
Ç Recommendation to the Board of Supervisors regarding approval of EIR No. 504 by 

Resolution. 
 
2. RIVERSIDE COUNTY BOARD OF SUPERVISORS 
 
Ç Adoption by Resolution of Specific Plan No. 369. 
 
Ç Adoption by Resolution of General Plan Amendment No. 00846. 
 
Ç Adoption by Resolution of General Plan Amendment No. 00889. 
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Ç Approval by Ordinance of Change of Zone No. 07481. 
 
Ç Approval by Resolution of EIR No. 504. 
 
Subsequent discretionary actions may include tentative tract maps, final tract maps, plot 
plans and/or Conditional Use Permits, grading permits, water and sewer systems, and 
encroachment permits. 
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gathering location, features a clubhouse building, workout center, a tot lot, a wade pool, 
and a swimming pool.    
 
In addition to these core recreational features, a 5.0 acre Park/Detention Basin and 0.8 acre 
Private Park are located in the western portion of the community.  Seven private recreation 
facilities are situated throughout the community within the higher density neighborhoods 
(Planning Areas 4, 8, 9, 12, 13, 14, and 15).  Paseos, totaling 13.1 acres, are also placed at 
strategic locations within the community to increase pedestrian connectivity between the 
various land uses. 
 
THERMAL 551 contains 40.2 acres of Open Space/Detention land uses, which are primarily 
located along the perimeter of the community and serve as a buffer between on-site 
residential land uses and off-site uses, including the Coachella Valley Stormwater Channel, 
Jacqueline Cochran Airport, agricultural uses, and future development.  In addition to 
providing water detention and improving water quality during storm events, the 
landscaped Open Space/Detention areas add to the aesthetic quality of the community.   
 
Provided below is a description of each of the land uses within the THERMAL 551 
community, and specific information on each of the planning areas is provided in Table II-
1, Detailed Land Use Summary.   
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Table II-1 DETAILED LAND USE SUMMARY 

PA LAND USE ACRES TARGET 
DENSITY 

DENSITY 
RANGE DU’S 

1 5,000 s.f. lots -  MHDR  30.4 5.1 5.0-8.0 156 
2 7,200 s.f. lots -   MDR 22.7 3.7 2.0-5.0 83 
3 4,500 s.f.  lots -   MHDR 21.0 6.9 5.0-8.0 144 
4 3,600 s.f. lots -   MHDR 19.4 7.9 5.0-8.0 153 
5 7,200 s.f. lots  -   MDR 28.3 3.6 2.0-5.0 103 
6 6,000 s.f. lots -   MDR 33.5 4.5 2.0-5.0 151 
7 Single Family Attached - HDR  12.1 9.8 8.0-14.0 118 
8 Single Family Detached -  HDR 13.9 8.0 8.0-14.0 111 
9 3,600 s.f. lots -   MHDR 17.1 7.8 5.0-8.0 134 

10 7,200 s.f. lots -   MDR 33.2 3.7 2.0-5.0 123 
11 7,200 s.f. lots -   MDR 28.8 3.6 2.0-5.0 104 
12 5,000 s.f. lots -   MHDR 33.6 5.1 5.0-8.0 172 
13 Single Family Attached -  HDR 14.6 10.0 8.0-14.0 146 
14 Single Family Detached -  HDR 18.9 8.0 8.0-14.0 151 
15 4,500 s.f. lots -  MHDR  26.1 6.3 5.0-8.0 164 
16 6,000 s.f. lots -   MDR 18.2 4.5 2.0-5.0 82 
17 6,000 s.f. lots -   MDR 21.1 4.5 2.0-5.0 95 
18 7,200 s.f. lots -   MDR 45.8 3.6 2.0-5.0 164 
19 Clubhouse Area -   OS-R 4.0 --  -- 
20 Park -   OS-R 0.8 --  -- 
21 Park/Detention Basin -   OS-R 5.0 --  -- 
22 Public Park -   OS-R 22.9 --  -- 

23A Open Space/Detention -   OS-R 3.0 --  -- 
23B Open Space/Detention -   OS-R 5.4 --  -- 
23C Open Space/Detention -   OS-R 5.2 --  -- 
23D Open Space/Detention -   OS-R 15.9 --  -- 
23E Open Space/Detention -   OS-R 2.4 -- -- -- 
23F Open Space/Detention -   OS-R 5.4 -- -- -- 
23G Open Space/Detention -   OS-R 2.9 -- -- -- 
24A Paseo -   OS-R 1.3 -- -- -- 
24B Paseo -   OS-R 1.4 -- -- -- 
24C Paseo -   OS-R 5.5 -- -- -- 
24D Paseo -   OS-R 3.4 -- -- -- 
24E Paseo -   OS-R 1.5 -- -- -- 
25A Private Recreation Area -   OS-R 2.1 -- -- -- 
25B Private Recreation Area -   OS-R 0.5 -- -- -- 
26 Public Park –   OS-R 22.4 -- -- -- 
27 Substation -   PF 2.5 -- -- -- 
28 Irrigation Storage Pond -   OS-W 3.0    
-- Major Circulation 46.0 -- -- -- 
-- Expanded Parkways 10.9 -- -- -- 

TOTAL 612.1 3.8 -- 2,354 
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a. Residential   
 
An appealing aspect of the THERMAL 551 community is the wide range of attainable housing 
styles, sizes, and values.  The design and layout of residential units sets the THERMAL 551 
community apart from other development within the Eastern Coachella Valley area as a 
distinct, high-quality master-planned community.   
 
Residential planning areas account for 438.7 acres of THERMAL 551 and contain 2,534 
dwelling units for a net residential density of 5.4 dwelling units per acre.  These 
neighborhoods are discussed in greater detail in Section III, Planning Area Development 
Standards.  The different residential land uses, densities, and lot sizes contained within the 
THERMAL 551 community are described below. 
 
Ç Medium Density Residential (2-5 du/ac):  A total of 905 Medium Density Residential 

homes are provided on 231.6 acres of land at an average density of 3.9 dwelling units 
per acre.  Medium Density Residential homes are located in Planning Areas 2, 5, 6, 
10, 11, 16, 17, and 18.  This density range includes traditional single-family detached 
residences on minimum 6,000 s.f. and 7,200 s.f. lots. 

 
Ç Medium High Density Residential (5-8 du/ac):  A total of 923 Medium High Density 

Residential dwelling units are provided on 147.6 acres in Planning Areas 1, 3, 4, 9, 
12, and 15 at an average density of 6.3 dwelling units per acre.  This density range 
consists of a variety of housing types including traditional single-family detached 
residences on minimum 4,500 s.f. and 5,000 s.f. lots; and rear-loaded or Z-style 
residences on minimum 3,600 s.f. lots. 

 
Ç High Density Residential (8-14 du/ac):  A total of 526 High Density Residential 

dwelling units are provided on 59.5 acres in Planning Areas 7, 8, 13, and 14 at an 
average density of 8.8 dwelling units per acre.  This density range consists of rear-
loaded or Z-style residences on minimum 3,600 s.f. lots; single-family attached 
homes (townhomes or duplexes); and single-family detached homes (courtyard or 
motor court homes). 

 
b. Parks and Recreation   
 
Recreational amenities within THERMAL 551 constitute a major component of the 
community’s identity.  A total of 124.9 acres are devoted to parks, recreation, expanded 
parkways, and open space within the THERMAL 551 SPECIFIC PLAN.   
 
Planning Area 22 and 26 feature a combined 45.3-acre Public Park, which includes several 
active and passive amenities such as soccer and softball fields; tennis, volleyball, and 
basketball courts; disc golf; trails; tot lots; gazebos; picnic facilities; parking facilities; and 
open turf areas. To facilitate pedestrian access between the northern portion (Planning Area 
26) and the southern portion (Planning Area 22), a protected pedestrian crosswalk is 
provided  at Avenue 59.  This at-grade crosswalk connects to trails that run along the 
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perimeter of the Public Park.  Park users may utilize the protected pedestrian crossing to 
easily and safety travel between the northern and southern portions of the park.   
 
Located east of the Public Park is the 4.0-acre clubhouse area (Planning Area 19).  The 
clubhouse area features a clubhouse building, private workout center, a tot lot, a wading 
pool, and a swimming pool.   Planning Area 20 consists of a 0.8-acre Private Park, which 
features a tot lot, open turf areas, and picnic facilities to serve residential land uses within 
Planning Areas 11 and 12.  A 5.0-acre Park/Detention Basin is located within Planning Area 
21.  This Specific Plan permits Planning Area 21 to be developed as a passive park with no 
detention functions or as a detention basin with no park amenities, depending on the final 
hydrologic and Water Quality Management Plan (WQMP) requirements prepared as part 
of the implementing tentative map(s).   
 
Planning Areas 25A and 25B contain private recreation areas that are 2.1 and 0.5 acres in 
size, respectively. Planning Area 25A serves residents of Planning Area 3, and Planning 
Area 25B serves residents of Planning Area 7.  Seven private recreation facilities are situated 
throughout the community within the higher density neighborhoods (Planning Areas 4, 8, 
9, 12, 13, 14, and 15).  These facilities, which are a minimum of 10,000 square feet in size, are 
intended to provide passive and active recreational amenities on a neighborhood-level and 
shall include seating areas, shade structures, and swimming pools, and may include a 
variety of other recreational amenities, such as tot lots, seating areas, and/or trail 
connections. 
 
Open Space/Detention areas, which total 40.2 acres, are located along the perimeter of the 
community within Planning Areas 23A through 23G.  These areas serve as detention basins 
during storm events and facilitate drainage across the community.  Furthermore, these 
areas serve as a buffer from perimeter roadways and off-site land uses, including 
agricultural fields, residential homes, the Coachella Valley Stormwater Channel (to the 
east), and the Jacqueline Cochran Airport (to the west).     
 
An extensive trails plan provides pedestrian access throughout the community.  The 
network includes the paseos in Planning Areas 24A through 24E.  These paseos, which total 
13.1 acres, consist of Pedestrian Paseo pathways and generous landscaping.  Other 
components of the community trails and sidewalks plan include 5- and 6-foot sidewalks 
adjacent to roadways, an off-site Class I Bike trail on top of the Coachella Valley 
Stormwater Channel earthen embankment, and an equestrian-friendly Regional 
Combination trail adjacent to Avenue 60. The community’s trail system is described in 
greater detail in Section II.F.6.h, Trails System.   
 
More detailed descriptions of parks, recreation areas, and Open Space/Detention land uses 
are provided in Section III, Development Plans and Standards, and Section IV, Design 
Guidelines. 
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c. Public Facilities 
 
The THERMAL 551 community includes a 2.5-acre site electrical substation site within 
Planning Area 27.  This site is located adjacent the Open Space/Detention land uses in 
Planning Areas 23B and 23C.  This facility shall be constructed and maintained by the 
Imperial Irrigation District. 
 
d. Roads  
 
The THERMAL 551 SPECIFIC PLAN includes the construction of 56.9 acres of roadways, which 
includes 10.9 acres of expanded parkways adjacent to portions of Orange Avenue, Street 
“A,” and Avenue 59.  A more detailed description of the community’s internal circulation 
system is discussed Section II, Master Circulation Plan, and Section IV, Design Guidelines. 
 
2. DWELLING UNIT TRANSFER PROCEDURE 
 
The Dwelling Unit Transfer Procedure, as set forth by this Specific Plan, allows for the 
transfer of dwelling units from one planning area to another without necessitating the 
preparation of a Specific Plan Amendment or Substantial Conformance.  The Dwelling Unit 
Transfer Procedure may be utilized if market conditions favor the development of one 
residential product type over another.   
 
The total Specific Plan area shall be developed with a maximum of 2,354 dwelling units on 
612.1 acres, as illustrated in Figure II-1, Specific Plan Land Use Plan.  Each residential 
planning area is assigned a “Density Range” and a “Target Density” in Table II-1, Detailed 
Land Use Summary.   The “Density Range” is a range of the minimum and maximum 
number of dwelling units per acre permitted for the planning area’s land use designation, 
as defined by the Riverside County General Plan.  The “Target Density” is the number of 
dwelling units per acre for the planning area as proposed by this Specific Plan and as 
described in Table II-1.    
 
The proposed number of dwelling units contained in an implementing subdivision 
application may exceed the ”Target Density” specified in any planning area without 
necessitating the preparation of a Specific Plan Amendment or Substantial Conformance 
provided that:  
 
a) The proposed density transfer in the implementing subdivision application is within 

the “Density Range” for the planning area as described in Table II-1.   
b) The maximum number of dwelling units for the entire Specific Plan is not exceeded.   
 
If a transfer of dwelling units is proposed, the Master Developer or his Assignee shall be 
responsible for providing the County with a Development Transfer Status Report at the 
time that implementing documents are submitted.  The Development Transfer Status 
Report must demonstrate that the implementing subdivision application meets the two 
conditions specified above.  The Planning Director of the Riverside County Planning 
Department must approve and authorize any dwelling unit transfer within Specific Plan. 
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3. LAND USE DEVELOPMENT STANDARDS 
 
To ensure the orderly and sensitive development of land uses proposed for the THERMAL 
551 SPECIFIC PLAN, development standards have been prepared for each planning area to 
assist in efficiently implementing the proposed development.  In addition to these specific 
standards, community-wide development standards also have been prepared to 
complement the diverse conditions within each planning area.  These general standards are 
as follows: 
 
1. The THERMAL 551 SPECIFIC PLAN shall be developed with a maximum of 2,354 

dwelling units on 612.1 acres, as illustrated on Figure II-1, Specific Plan Land Use Plan.  
General uses permitted include residential, recreation, open space, and public 
facility, as described on the Land Use Plan and in the individual Planning Area 
figures (Figures III-1 through Figure III-5).   

 
2. The proposed number of dwelling units contained in an implementing subdivision 

application may exceed the ”Target Density” specified in any planning area without 
necessitating the preparation of a Specific Plan Amendment or Substantial 
Conformance provided that the proposed density transfer in the implementing 
subdivision application is within the “Density Range” for the planning area as 
described in Table II-1, and the maximum number of dwelling units for the entire 
Specific Plan is not exceeded.   Refer to Section II.A.2, Dwelling Unit Transfer 
Procedure for more information.  

 
3. Uses and development standards will be in accordance with Riverside County 

Ordinance No. 348 and the THERMAL 551 Zoning Ordinance and will further be 
defined by Specific Plan objectives, the Specific Plan design guidelines, and future 
detailed development proposals including subdivisions, plot plans, and/or 
conditional use permits. 

 
4. As a requirement of the California Solid Waste Reuse and Recycling Act of 1991, 

THERMAL 551 shall provide adequate areas for collection and loading recyclable 
materials. 

 
5. Standards regarding signage, landscaping, and other related design elements will 

conform to Ordinance No. 348 of the County of Riverside, this Specific Plan, and any 
other applicable Riverside County ordinances.  When appropriate and necessary to 
meet the goals of this Specific Plan, the standards contained within this document 
will take precedence over the zoning ordinance requirements.  In addition, a Specific 
Plan Zoning Ordinance for THERMAL 551 will be recorded concurrently with this 
Specific Plan. 

 
6. Development of the property shall be in accordance with the mandatory 

requirements of all Riverside County ordinances, including Ordinance Nos. 348 and 
460.  This Specific Plan conforms to State laws. 
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7. Except for the Specific Plan Zoning Ordinance adopted concurrently with this 

Specific Plan, no portion of the Specific Plan, which purports or proposes to change, 
waive, or modify any ordinance or other legal requirement for the development, 
shall be considered to be part of the adopted Specific Plan. 

 
8. Common areas identified in the Specific Plan shall be owned and maintained as 

follows: 
 

• A permanent master maintenance organization shall be established for the 
Specific Plan area to assume ownership and maintenance responsibility for all 
common open space, circulation systems, paseos, drainage areas, and landscaped 
areas that are not under the maintenance responsibility of Riverside County, the 
Desert Recreation District, County Service Area No. 125, County Service Area 
152, or another public or quasi-public organization.  The construction and 
maintenance responsibility plan for this Specific Plan is described in detail in 
Section II.H, Phasing Plan, and Section II.I, Maintenance Plan.  

   
• Unless otherwise provided for in these standards, common areas shall be 

conveyed to the maintenance organization as an implementing development is 
approved or a conveyance subdivision is recorded. 

 
• The maintenance organization shall be established prior to, or concurrent with, 

approval of the Specific Plan.  The ownership and maintenance responsibility 
shall be identified for each open space lot at the time Tentative Subdivision Maps 
are filed. 

 
9. The applicant shall defend, indemnify, and hold harmless the County of Riverside or 

its agents, officers, and employees from any claim, action, or proceeding against the 
County of Riverside or its agents, officers, or employees to attach, set aside, void, or 
annul an approval of the County of Riverside, its advisory agencies, appeal boards, 
or legislative body concerning the approval process for the Specific Plan.  The 
County of Riverside will promptly notify the applicant of any such claim, action, or 
proceeding against the County of Riverside and will cooperate fully in the defense.  
If the County fails to promptly notify the applicant of any such claim, action, or 
proceeding or fails to cooperate fully in the defense, the applicant shall not thereafter 
be responsible to defend, indemnify, or hold harmless the County of Riverside. 

 
10. Prior to issuance of a building permit for construction of any use contemplated by 

this Specific Plan approval, the applicant shall first obtain clearance from the County 
of Riverside Planning Department verifying that all pertinent conditions of Specific 
Plan approval have been satisfied for the phase of development in question. 

 
11. A review in compliance with the California Environmental Quality Act (CEQA) shall 

be conducted to determine potential environmental impacts resulting from each 
tract, change of zone, plot plan, specific plan amendment, or any land use 
application required to implement the Specific Plan, unless said proposal is 
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determined to be consistent with this EIR No. 504 and does not require subsequent 
environmental documentation, or is exempt from the provisions of CEQA.  The 
CEQA review shall be prepared as part of the review process for these implementing 
projects. 

 
12. Lots created pursuant to any subsequent tentative maps shall be in conformance 

with the development standards of the Specific Plan zone herein applied to the 
property. 

 
13. Development applications that incorporate common areas shall be accompanied by 

design plans for the common areas, specifying location and extent of landscaping, 
irrigation systems, structures, and circulation (vehicular and pedestrian). 

 
14. If necessary, roadways, infrastructure, and facilities may be coordinated by and paid 

for through an assessment or community facilities district or community service area 
to facilitate construction, maintenance, and management. 

 
15. Final development densities for each planning area shall be determined through the 

appropriate development application up to the maximum density identified in the 
THERMAL 551 SPECIFIC PLAN, based upon, but not limited to, the following: a) 
adequate availability of services; b) adequate access and circulation; c) innovation in 
building types and design; d) sensitivity to landforms; e) sensitivity to neighborhood 
design through lot and street layouts; and  f) minimum lot sizes as proposed by this 
Specific Plan. 

 
16. Designation, dedication and/or payment of fees for parkland/open space will be 

assessed per tract and shall be based on the final number of dwelling units and 
corresponding population generated by THERMAL 551 (as adopted by the Riverside 
County Board of Supervisors, unless otherwise amended).  Designation, dedication 
and/or payment of fees for parkland/open space will satisfy both County and State 
requirements for parkland.  The acreage is set forth on Table II-1, Detailed Land Use 
Summary, and Figure II-1, Specific Plan Land Use Plan.  

 
17. Prior to the issuance of building permits, improvement and irrigation plans for 

adjacent common areas shall be submitted for Planning Department approval.  
Irrigation plans shall be certified by a landscape architect. 

 
18. For the security and safety of future residents, the applicant and/or developer shall 

incorporate the following design concepts within each individual tract: 
 

• Circulation for pedestrians, vehicles, and police patrols. 
• Lighting of streets and walkways. 
• Visibility of doors and windows from the street and between buildings, where 

practical. 
• Fencing heights and materials. 
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19. The following crime prevention measures shall be considered during site and 

building layout design, in addition to those above, for the security and safety of 
future residents: 

 
• Address plates that light automatically at night. 
• Special lighting requirements on any buildings that are grouped in such a way 

that individual addresses are difficult to read. 
• Front doors into residences that front toward or are visible from the street and 

allow for easy drive-by surveillance by law enforcement personnel, where 
practical.  

 
20. Development within the community shall conform to Title 24, Chapter 2-71, of the 

California Administrative Code to ensure accessibility to handicapped individuals. 
 
21. Maintenance associations will be formed and established as follows: the master 

property owners' association shall be charged with the unqualified right to assess 
their own individual owners who own individual units for reasonable maintenance 
and management costs which shall be established and continuously maintained.  
The property owners' association shall be responsible for parking, open space areas, 
signing, landscaping, irrigation, common areas, and other responsibilities as 
necessary. 

 
22. Construction of certain public facilities and infrastructure requirements (such as 

water lines, roadways, etc.), as well as payment of County fees, may be financed 
through an assessment district (AD) or a community facilities district (CFD).  If 
facilities are financed through a CFD, then additional fees to finance those facilities 
shall not be required.   

 
23. All water mains and fire hydrants providing required fire flows shall be constructed 

in accordance with the appropriate sections of Riverside County Ordinance No. 460 
and/or No. 787, subject to approval by the Riverside County Fire Department.  Fire 
flows over 3,000 gpm shall be for three (3) hours duration. 

 
24. Project drainages shall be placed within lettered lots to be maintained by the Master 

Homeowners’ Association or publicly owned.   
 
25. A site is provided for the electrical substation, but this facility will be constructed 

and maintained by the Imperial Irrigation District (IID). 
 
26. All landscaping will be drought tolerant and in accordance with Riverside County 

Ordinance No. 859. 

SPECIFIC PLAN NO. 369 PAGE II-11



THERMAL 551  II. SPECIFIC PLAN 
 

B. CIRCULATION PLAN 
 
A General Plan Amendment to the Circulation Element of the Riverside County General 
Plan was processed currently with the THERMAL 551 Specific Plan.  General Plan 
Amendment No. 00889 (GPA No. 889) amends the Circulation Element of the General Plan 
to downgrade Avenue 58 between Polk Street and Orange Avenue from a Major Highway 
to a Secondary Highway and eliminate the segment of Avenue 58 from Orange Avenue to 
Fillmore Street from the General Plan Circulation Element entirely.  GPA No. 889 allows for 
development of an efficient roadway system that is compatible with the travel needs of 
THERMAL 551 and the surrounding community.   
 
A description of the Specific Plan Circulation Plan is provided below.  
 
1. VEHICULAR CIRCULATION PLAN 
 
a. Description 
 
As shown in Figure I-1, Regional Map, THERMAL 551 is located approximately 5.0 miles south 
of Interstate 10 (I-10).  Interstate 111 (SH-111) and State Highway 86-South (SH-86S) are east 
of the community at a distance of approximately 0.1 and 0.7 miles, respectively.   
 
A community roadway concept has been developed for the THERMAL 551 SPECIFIC PLAN as 
illustrated on Figure II-2, Conceptual Vehicular Circulation Plan.  The Circulation Plan 
efficiently conveys traffic through the community and is consistent with the South Valley 
Implementation Program (SVIP) Traffic Study.  The primary objective of the Circulation Plan 
is to meet the vehicular travel needs of THERMAL 551 residents by providing direct and 
convenient access to each neighborhood through a safe and efficient network of roadways.    
 
As shown on Figure II-2, the community is bordered to the south by Avenue 60, to the east 
by Fillmore Street, to the west by Polk Street and to the north by Avenue 58. The primary 
entrance to the community is situated at the intersection of Polk Street and Avenue 59.  The 
intersection of Orange Avenue and Avenue 58 and the intersection of Orange Avenue and 
Avenue 60 serve as secondary entrances to the community.   
 
Polk Street connects to Avenue 59, which provides access through the northwestern and 
central portions of the community.  Avenue 59 connects with Street “A,” a loop road that 
runs in a generally north/south manner and connects with Orange Avenue at two points.  
Street “A,” Avenue 59, and Orange Avenue surround the 45.3-acre Public Park, creating a 
focal point within THERMAL 551 and emphasizing the recreational amenities provided 
within the community.  Orange Avenue traverses the entire length of the community, 
connecting with Avenue 60 in the south.  Fillmore Street also connects with Avenue 60.  
Avenue 58, a Secondary Highway, connects Polk Street to Orange Avenue.  Other local 
roads provide immediate access to neighborhoods and recreational amenities throughout 
the community.  
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This Specific Plan permits the development of four roundabouts: at the intersection of 
Avenue 59 and Street “A,” the intersection of Avenue 59 and Orange Avenue, and the 
northern and southern intersections of Street “A” and Orange Avenue.  These roundabouts 
convey traffic around a central landscaped island, facilitating traffic flow and creating an 
aesthetic appearance when the roadways are viewed from the adjacent Public Park 
(Planning Areas 22 and 26) and the surrounding residences.  
 
The vehicular circulation plan includes several roadway sizes and classifications as 
described below and illustrated in Figure II-3A, Conceptual Roadway Cross-Sections – A, and 
Figure II-3B, Conceptual Roadway Cross-Sections – B: 
 
Ç Avenue 60 – Arterial Highway (128’ ROW):  Avenue 60 is an Arterial Highway with 

a 128-foot right-of-way.   Half-width improvements to Avenue 60 Street include 9 
feet of interim paving for an 18-foot curbed and landscaped median with two 
vehicular travel lanes and a shoulder.  A 21-foot landscaped parkway with a 5-foot 
meandering sidewalk is provided adjacent to the curb.  A proposed 30-foot CVWD 
easement, which contains a 14-foot equestrian-friendly Regional Combination Trail, 
abuts this landscaped parkway.  Avenue 60 abuts portions of Planning Areas 23A 
and 23C, which consist of Open Space/Detention land uses (minimum width of 
these areas is 75 feet).   

 
The 5-foot meandering sidewalk within the northern Avenue 60 right-of-way shall 
connect to the 5-foot meandering sidewalk within the western Fillmore Street (Major 
Highway) right-of-way.   
 
The 14-foot equestrian-friendly Regional Combination Trail adjacent to the north 
side of Avenue 60 is planned to extend off-site to the west and east and connect to 
planned regional trails off-site. To the west, the Regional Combination Trail will 
continue along the north side of Avenue 60 and connect to the Class I Bike Trail 
located along the western right-of-way of Polk Street.  To the east, the Regional 
Combination Trail will cross Fillmore Avenue and connect to the Regional 
Combination Trail planned on top of the earthen embankment forming the 
Coachella Valley Stormwater Channel. These off-site regional trail extensions and 
connections are not a part of this project and will be constructed by others.  

 
Ç  Polk Street – Arterial Highway (128’ ROW):  Polk Street is designated by the SVIP 

as an Arterial Highway.   Half-width improvements to Polk Street include 9 feet of 
interim paving for an 18’ curbed and landscaped median with two vehicular travel 
lanes and one shoulder.  A 21-foot landscaped parkway with a 5-foot meandering 
sidewalk is provided adjacent to the curb.   
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Ç Fillmore Street (From 2,050 feet north of Avenue 60 to Avenue 60) – Major Highway 

(118’ ROW): Half-width improvements to this portion of Fillmore Street include a 
12-foot vehicular travel lane on the eastern side of the roadway and a 12-foot painted 
median.  West of the median are two 12-foot vehicular travel lanes and a shoulder.  
Adjacent to the western curb shall be a 21-foot landscaped parkway with a 5-foot 
meandering sidewalk.  Improvements to the eastern portion of the roadway shall be 
constructed by others and will include an additional 12-foot vehicular travel lane, a 
shoulder, and a 21-foot parkway containing a 5-foot meandering sidewalk.   

 
Ç Fillmore Street ((Fillmore Street From the Northern Project Boundary to 2,050 feet 

north of Avenue 60) – Modified Major Highway (101’ ROW): Fillmore Street is 
designated as a Major Highway; however, the full 118-foot right-of-way cannot be 
provided along this segment due to the adjacent earthen embankment.  Therefore, 
the Transportation Department has determined that construction of this roadway 
segment as a Modified Major Highway is appropriate. This roadway consists of a 
101-foot right-of-way containing a 12-foot painted median, four vehicular travel 
lanes, and two shoulders.  A 5-foot meandering sidewalk is located within a 15-foot 
landscaped parkway along the east side of the street, adjacent to the project.  A 5-
foot meandering sidewalk is located within a 10 -foot parkway is provided along the 
eastern side of the street adjacent to the Coachella Valley Stormwater Channel. A 20-
foot Class I Bike trail is planned on top of the earthen embankment which forms the 
Coachella Valley Stormwater Channel. 

 
The Major Highway (118’ ROW) configuration portion of Fillmore Street transitions 
to a Modified Major Highway (101 ’ROW) configuration approximately 2,050 feet 
north of Avenue 60.  Only the width of the parkways change as these two 
configurations transition, the paved curb to curb dimensions within the roadway are 
consistent. The 10’ and 15’ parkways transition to the standard 21’ parkway, and the 
sidewalks remain 5’ wide, transitioning along the east side of Fillmore to a 
meandering sidewalk. The Master Developer shall construct full-width 
improvements to the Modified Major Highway portion of Fillmore Street as shown 
in Figure II-3 A.  

 
Ç Avenue 58 – Secondary Highway (100’ ROW): Pursuant to General Plan Amendment 

(GPA No. 889) processed concurrently with this Specific Plan, Avenue 58 has been 
downgraded between Polk Street and Orange Avenue from a Major Highway to a 
Secondary Highway, and the segment of Avenue 58 from Orange Avenue to 
Fillmore Street has been eliminated from the General Plan Circulation Element 
entirely.  Half-width improvements include three 12-foot vehicular travel lanes and 
one 8-foot shoulder.  On the south side of the road is an 18-foot landscaped parkway 
that includes a 5-foot meandering sidewalk.  The remaining 12-foot vehicular travel 
lane, 8-foot shoulder, and 15-foot landscaped parkway with a 5-foot meandering 
sidewalk on the northern side of the roadway shall be constructed by others.  
 

Ç Orange Avenue (South of Avenue 58) – Modified Collector Road (88’ ROW): This 
segment of Orange Avenue, located south of Avenue 58, is a modified collector road 
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with an 88-foot ROW.  A full-width improvement to this road shall include a 14-foot 
curbed and landscaped median, two 12-foot vehicular travel lanes, and two 10-foot 
shoulders.  On each side of the roadway is a 15-foot landscaped parkway, which 
contains a 5-foot meandering sidewalk, and a 25-foot expanded landscaped 
parkway.   

 
Ç Street “A” – Modified Collector Road (88’ ROW): The full-width improvement for 

Street “A,” includes a 14-foot curbed and landscaped median, two 12-foot vehicular 
travel lanes, and two 10-foot shoulders within an 88-foot ROW.  On either side of the 
road is a 15-foot landscaped parkway that contains a 5-foot meandering sidewalk.  
This roadway also features an additional 15-foot landscaped expanded parkway 
outside of the  88-foot ROW. 

 
Ç Avenue 59 (West of Street “A”) – Modified Collector Road (88’ ROW): The 

community’s internal circulation plan modifies the General Plan alignment for 
Avenue 59 to connect with Polk Street roughly 1,000 feet to the north.  It is likely that 
a partial vacation of the General Plan alignment for this roadway, from the east side 
of the “NAP” parcels to Fillmore Street, would be executed prior to approval of the 
Final Map.   Avenue 59 includes a 14-foot curbed and landscaped median, two 12-
foot vehicular travel lanes, and two 10-foot shoulders within an 88-foot ROW.  On 
either side of the road is a 15-foot landscaped parkway that contains a 5-foot 
meandering sidewalk.  This roadway also features an additional 15-foot landscaped 
expanded parkway in addition to the 88-foot ROW.  At the Primary Entry at the 
intersection of Avenue 59 and Polk Street, Avenue 59 shall contain four vehicular 
travel lanes and a landscaped median to accommodate turning lanes and merging 
lanes.  After a minimum length of 350 feet, Avenue 59 shall taper down to the 
Modified Collector Road cross-section described above.  

 
Ç Orange Avenue (North of Avenue 58) – Collector Road (74’ ROW): This segment of 

Orange Avenue is a Collector Road with a 74-foot ROW.  A half-width improvement 
to this road includes two 12-foot vehicular travel lanes and one 10-foot shoulder.  A 
15-foot landscaped parkway on the eastern side of the roadway contains a 6-foot 
meandering sidewalk.  

  
Ç Avenue 59 (East of Street “A”) – Collector Road (74’ ROW): This segment of Avenue 

59 includes two 12-foot vehicular travel lanes and two 10-foot shoulders within a 74-
foot ROW.  On either side of the road is a 15-foot landscaped parkway that contains 
a 6-foot meandering sidewalk.     

 
Ç Local Streets (56’ ROW): Local Roads consist of two vehicular travel lanes and two 

7-foot street parking lanes.  A 5-foot landscaped parkway and a 5-foot sidewalk are 
provided on either side of the road.  

 
Ç Private Drives (24’ ROW): Private Drives provide immediate access to the rear-

loaded residential units located within Planning Areas 4 and 9.  These drives may 
vary in size but are not less than 24 feet in width. 
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b. Development Standards 
 
1. Roadway improvements (Figure II-2, Conceptual Vehicular Circulation Plan) will be 

constructed in accordance with the Conceptual Phasing Plan (Figure II-13). 
 
2. On-site roads will be constructed as follows: 
 

• Arterial Highway (128-foot right-of-way); Full-Width Improvements 
• Major Highway (118-foot right-of-way); Half-Width Improvements 
• Modified Major Highway (101-foot right-of-way); Full-Width Improvements 
• Secondary Highway (100-foot right-of-way); Half-Width Improvements 
• Modified Collector Road (88-foot right-of-way with 25-foot expanded parkway); 

Full-Width Improvements 
• Modified Collector Road (88-foot right-of-way with 15-foot expanded parkway); 

Full-Width Improvements 
• Collector Road (74-foot right-of-way); Full- and Half-Width Improvements 
• Local Street (56-foot right-of-way); Full-Width Improvements 
• Private Drives (24-foot right-of-way); Full-Width Improvements 

 
3. Landscape requirements shall be in accordance with the streetscape treatments as 

depicted in Section IV, Design Guidelines. 
 
4. All roads within the Specific Plan project boundary shall be constructed to 

appropriate County full or half-width standards in accordance with Ordinance Nos. 
460 and 461 as a requirement of the implementing subdivisions for the Specific Plan 
subject to approval by the Director of Transportation. 

 
5. The project shall comply with the conditions and requirements set forth by the 

County Transportation Department. 
 
6. Any application for any subdivision within the Specific Plan boundary shall cause 

the design and construction of the Specific Plan’s master planned infrastructure 
within the final map boundaries, with the exception of a division of land that has no 
parcel less than 40 acres or that is not less than a quarter of a quarter section.   

 
7. All typical sections shall be per Ordinance 461, or as approved by the Transportation 

Department. 
 
8. All intersection spacing and/or access openings shall be per Standard 114, 

Ordinance 461, or as approved by the Transportation Department. 
 
9. Mid-block crosswalks are prohibited, with the exception of the protected crosswalk 

provided at Avenue 59 to connect the northern and southern portions of the Public 
Park (Planning Areas 22 and 26). 
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10. No driveways or access points as shown in this Specific Plan are approved.  All 

access points shall conform to Transportation Department standard access spacing, 
depending upon the street's classification. 

 
11. The Riverside County Planning Department is responsible for reviewing all 

streetscape plans within the Specific Plan.  Circulation facilities will be maintained 
by the Riverside County Transportation Department, as approved by the 
Transportation Department.  CSA No. 125 is responsible for the maintenance of 
landscaped easements, parkways, and medians within the public right-of-way.  CSA 
No. 125 is also responsible for maintenance of street lighting.  CSA No. 152 is 
responsible for street sweeping. 

 
12. Any landscaping within public road rights-of-way will require approval by the 

Transportation Department and Planning Department and assurance of continuing 
maintenance through the establishment of a landscape maintenance district or 
similar mechanism, as approved by the Transportation Department and Planning 
Department. 

 
13. No tract entry monuments or identification signs shall be permitted in the public 

right-of-way. 
 
14. No cul-de-sac streets shorter than 150 feet measured to the center of the bulb are 

permitted.  Also, no cul-de-sac streets longer than 1,220 feet measured to the center 
of the bulb are permitted. 

 
2. NON-VEHICULAR CIRCULATION PLAN 
 
a. Description 
 
THERMAL 551 contains a comprehensive sidewalk and trail system, which connects 
neighborhoods to parks, recreational areas, and off-site regional trails.  As illustrated in 
Figure II-4, Conceptual Trails Plan, four trail classifications are provided within THERMAL 551.  
Enhanced Sidewalk trails are located along roadways and consist of 5 or 6 feet of paving 
within landscaped parkways or within enhanced parkways up to 25 feet wide.  Pedestrian 
Paseos, which are approximately 50 – 75 feet wide, are located within Planning Areas 24A 
through 24E and total 13.1 acres.  Pedestrian Paseos are situated between residential 
neighborhoods throughout the community and contain a 5-foot decomposed granite 
pathway, which provides access to parks and recreational amenities.  Enhanced Sidewalk 
trails and Pedestrian Paseos promote non-vehicular circulation within the community and 
provide connections to recreation areas within the THERMAL 551 community and the SVIP 
Regional Trail System.   
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A protected crosswalk is provided at Avenue 59 (between Planning Areas 22 and 26) to 
facilitate safe pedestrian and bicycle access between the northern and southern portions of 
the Public Park.  The protected crosswalk is subject to the approval of the Transportation 
Department, but may include design features such as a painted crosswalk, raised crosswalk, 
speed bumps, pedestrian crossing signal, and special pavement treatments (including 
blinking crosswalk lights), etc. 
 
A Regional Combination trail is located along the north side of Avenue 60 adjacent to the 
Open Space/Detention area.  This trail accommodates all modes of non-motorized 
circulation, including equestrians, and features an earthen path with landscaping on either 
side.  The Regional Combination trail will be provided by the Master Developer and shall 
be consistent with the SVIP Trail Plan requirements.  Lastly, a Class I Bike Path/Pedestrian 
Trail is provided along the west side of the Coachella Valley Stormwater Channel.  This 20-
foot wide trail, to be constructed by the Master Developer, features paving with landscaped 
areas along both sides.  The community’s hierarchical system of trails allows for a variety of 
non-vehicular transportation modes throughout THERMAL 551.  
 
The community’s trails system and its connections to off-site planned trails are described in 
greater depth in Section II.E.6.h, Trails System.  A summary of parties responsible for 
construction and maintenance of the community’s sidewalks and trails is provided in 
Section II.H, Phasing Plan, and Section II.I, Maintenance Plan.  
 
b. Development Standards 
 
1. All trails provided as a part of the Trails System Plan shall be developed pursuant to 

the Design Guidelines contained in Section IV. 
 
2. Regional trail locations shall be consistent with the South Valley Implementation 

Program Trails Plan. 
 
3. The design and location of all trails will be reviewed by the Riverside County Trails 

Committee. 
 
4. The design and location of the protected pedestrian crosswalk at Avenue 59 shall be 

reviewed and approved by the Riverside County Transportation Department.  
Adequate pedestrian protection may be provided by incorporating design features 
including, but not limited to, painted crosswalks, raised crosswalks, speed bumps, 
pedestrian crossing signal, and special pavement treatments (including blinking 
crosswalk lights). 
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C. MASTER DRAINAGE PLAN  
 
THERMAL 551 is situated within the Coachella Valley drainage basin.  Historically, drainage 
flows entered the site along the northern and western boundaries and sheet flowed across 
the property in a southwesterly direction.  The majority of sheet flows then exited the site 
along the southern boundary at Avenue 60, while other flows exited the site to the 
southeast at Fillmore Street, flowing over the roadways.  Under pre-development 
conditions, an existing 60-inch storm drain along the northern side of Avenue 58 also 
conveyed off-site storm runoff east from the northwestern portion of the site, discharging 
the flows into the CVWD Storm Drain, more commonly referred to as a Coachella Valley 
Stormwater Channel.  This facility, which is owned and maintained by the Coachella Valley 
Water District (CVWD), shall be protected in place and improved as development occurs. 
 
1. DRAINAGE PLAN DESCRIPTION 
 
As shown in Figure II-5, Conceptual Drainage Plan, the THERMAL 551 SPECIFIC PLAN provides 
for off-site storm flows entering the community from the north and west to be intercepted 
in the new storm drains, basins, and/or swales along the northern limits of the community, 
as well as portions of the western perimeter of the community.  These off-site flows, as well 
as on-site storm runoff, are conveyed in these facilities to a series of Open Space/Detention 
areas (Planning Areas 23A through 23G) that also serve as peak flow detention basins.  The 
basins within the Open Space/Detention areas also contain water quality elements that 
serve as structural Best Management Practices (BMPs) in accordance with the Whitewater 
River Watershed Municipal Stormwater Program.   
 
The minimum 75-foot wide detention basins within the Open Space/Detention areas 
consist of landscaped trapezoidal channels with side slopes at 3:1 or flatter.  These facilities 
are designed to mitigate any increased runoff generated by the development to ensure that 
post-development discharge from the site is less than, or equal to, existing runoff.  These 
facilities include forebay components, which allows for removal of trash and sediment, and 
outlet structures, which ensures adequate treatment of first flush flows prior to discharge 
into downstream facilities.   
 
This Specific Plan permits Planning Area 21 to be developed as a passive park with no 
detention functions or as a detention basin with no park amenities, depending on the final 
hydrologic and Water Quality Management Plan (WQMP) requirements prepared as part 
of the implementing tentative map(s).  For either of these contingencies, detailed plans of 
Planning Area 21 shall be prepared at the tentative map level of design.  If Planning Area 21 
is developed as a passive park, Planning Area 21 shall be constructed and operational prior 
to the issuance of the 2,107th building permit (or all of Phase I and Phase II plus 50% of 
Phase III) in THERMAL 551.  If developed as a Detention Basin, the Park/Detention Basin in 
Planning Area 21 shall be constructed during Phase II or as required for safe and efficient 
stormwater detention purposes. 
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All of the detention facilities, as well as the related water quality components, are designed 
to drain within a 48-hour period in accordance with the Zone D and Federal Aviation 
Administration (FAA) requirements for development adjacent to an airport. 
 
There are existing drain lines along the alignments of Avenue 58, Avenue 59, and Avenue 
60 that convey agricultural drainage and some stormwater flows and discharge into the 
existing CVWD Storm Drain.  As part of the THERMAL 551 SPECIFIC PLAN, additional parallel 
storm drain lines shall be constructed to adequately convey storm flows within the 
community.  These new storm drain lines shall be utilized to convey the reduced peak 
flows easterly from the Open Space/Detention areas, ultimately discharging into the 
Coachella Valley Stormwater Channel.  These main lines have been conservatively sized as 
48-inch pipes, even though preliminary calculations have proven smaller pipes may be 
adequate.  In lieu of a parallel piping system, it may be possible to remove portions of the 
existing pipelines and replace these facilities with new, upsized drain lines in order to 
minimize disturbance of the existing channel facilities. 
 
In order for the on-site storm drain system to discharge into these basin facilities, several of 
the Open Space/Detention areas may contain detention basins that range in depth from 5 
feet to 15 feet.  Thus, removal of the existing sub-surface agricultural drainage tiles will 
result in high water tables and salt build-up on the soil surface, preventing the use of grass 
or other landscaping.  Excavation of a detention basin greater than five feet deep could 
therefore result in standing water.  In cases where the depth exceeds the groundwater 
levels, special construction/design methods (geotextile fabric or equivalent) shall be 
utilized to prevent groundwater from inundating portions of the basins.  In addition, a 
gravel (or equivalent) medium shall be placed in the bottom of these facilities to 
counterbalance the buoyancy effect of the groundwater.  This gravel medium  also serves as 
a filter, enhancing the water quality treatment capability of these basins. 
 
As previously described, the Coachella Valley Stormwater Channel is located east of 
Fillmore Street. This facility, maintained by CVWD, conveys storm water runoff from the 
north and northwest through the Coachella Valley to the Salton Sea, which is located 
approximately 6.9 miles south of THERMAL 551.  The CVWD has indicated that the 
Coachella Valley Storm Drain Facility conveys the 100-year storm flows through this area of 
the Eastern Coachella Valley in a non-levee condition.  CVWD has indicated that THERMAL 
551 development will be required to improve the western bank of the Coachella Valley 
Stormwater Channel from the SH-111 crossing southerly to a point northerly of Avenue 60.  
The required improvements consist of concrete slope protection along the inside western 
bank of the channel.  The existing channel adjacent to the site requires revetment in order to 
stabilize the western bank of the channel, which would involve the construction of a 
concrete slope off-site and adjacent to the eastern Project boundary. 
 
Phasing for the Master Drainage Plan is described in detail in Section II.H, Phasing Plan.  
Maintenance responsibilities are described in Section II.I, Maintenance Plan.  
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2. DRAINAGE PLAN DEVELOPMENT STANDARDS 
 
1. The local on-site storm drain facilities shall be maintained by the Riverside County 

Transportation Department and shall be designed in accordance with standards and 
the requirements of the Riverside County Flood Control and Water Conservation 
District and the RTCD. 

 
2. The mainline storm drains that discharge into the Coachella Valley Stormwater 

Channel shall be owned and maintained by the CVWD and shall be designed per the 
standards and requirements of the CVWD.  

 
3. The proposed detention basin facilities shall be designed in accordance with the 

requirements of the CVWD, as well as the requirements of the Regional Water 
Quality Board (RWQCB). All detention, and water quality, facilities shall be 
designed to comply with the ALUC requirement to drain within a 48-hour period. 
 

4. A NOI will be submitted to the RWQCB and a site specific SWPPP/WQMP will be 
prepared prior to the commencement of construction and post-development 
activities.  The permits will require the applicant to implement source control and 
structural best management practices (BMPs) during and after construction 
activities.  The County will be responsible for implementation of the BMPs. 

 
5. Proposed grading and drainage improvements shall conform to the International 

Building Code (IBC). Grading of the site shall be designed so as to protect all 
building pads from the 100-year storm event and to convey offsite runoff safely 
through the site.  

 
6. The project shall be in compliance with the Whitewater River Watershed Municipal 

Stormwater Program. 
 
7. As described in Section II.G.2, Tile Drains, the grading and drainage plan for the 

THERMAL 551 project site shall take into account the existing agricultural drainage 
facilities in this area.  The developer shall work with CVWD to protect and/or 
replace these facilities as necessary. 

 
8. Planning Area 21 may be developed as a passive park with no detention functions or 

as a detention basin with no park amenities, depending on the final hydrologic and 
Water Quality Management Plan (WQMP) requirements prepared as part of the 
implementing tentative map(s).   For either of these contingencies, detailed plans of 
Planning Area 21 shall be prepared at the tentative map level of design.  If Planning 
Area 21 is developed as a passive park, Planning Area 21 shall be constructed and 
operational prior to the issuance of the 2,107th building permit (or all of Phase I and 
Phase II plus 50% of Phase III) in THERMAL 551.  If developed as a Detention Basin, 
the Park/Detention Basin in Planning Area 21 shall be constructed during Phase II 
or as required for safe and efficient stormwater detention purposes. 
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9. Phasing of the Specific Plan’s infrastructure facilities shall conform to Table II-5, 

Project Phasing Plan.  Specifically, construction of drainage infrastructure facilities 
should be timed to adequately service the planning areas in each stage of 
development. 
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D. MASTER WATER PLAN  
 
Domestic and irrigation water services are provided to THERMAL 551 by the Coachella 
Valley Water District (CVWD).  The CVWD service area spans approximately 1,000 square 
miles and is located within the central and eastern portions of the Coachella Valley of 
Riverside County and extends into the County of Imperial and the County of San Diego.    
 
All domestic water provided within the CVWD service area comes from groundwater 
sources (wells).  Previous studies within the general area have shown that this groundwater 
meets the State Drinking Water Standards for domestic water.  These studies indicate that 
this water is currently attainable at depths of 900 to 1400 feet.  Under pre-development 
conditions, no domestic water facilities with adequate capacity to serve THERMAL 551 exist 
on-site.   
 
1. DOMESTIC WATER PLAN DESCRIPTION 
 
Using the CVWD generation rate of 1,210 gallons of domestic water per day (gpd) per unit, 
the estimated peak daily demand for the residential component of the community is 
estimated to be 2,848,340 gpd.  As shown on Figure II-6, Conceptual On-Site Domestic Water 
Plan, the community’s domestic water plan includes water lines ranging in maximum 
diameter from 8”, 12”, and 16”, which are located within the major on-site internal 
roadways.  The on-site domestic water system shall include the water distribution mains, 
well sites, pumps, chlorination stations, an arsenic removal station (if needed), and any 
pressure regulating facilities. 
 
CVWD has extended a 24-inch transmission main from the Middleton Road Storage Site to 
the intersection of Avenue 66 and Tyler Street as part of development of the Kohl Ranch 
Specific Plan No. 303.  In conjunction with the Economic Development Agency (EDA) and 
the CVWD, a 24-inch extension of the transmission facilities is proposed to be extended east 
in Avenue 66 to Polk Street and north along Polk Street to Airport Boulevard (Avenue 56), 
as shown in Figure II-7, Conceptual Off-Site Domestic Water Plan.  
 
CVWD owns and operates the Middleton Road Storage Reservoir Facility, which is located 
to the west of Harrison Street and south of Avenue 68. The tank site elevation is 60 foot 
above mean sea level (MSL) and the water column within the tank is 30 feet above MSL. 
CVWD has indicated that this facility will provide the required storage for the THERMAL 551 
SPECIFIC PLAN.  If additional reservoir capacity is required at this site, then CVWD will 
provide the needed expansion through funding provided from water connection fees. 
 
Based on the elevation of this reservoir and of the THERMAL 551 site, the static pressure 
should vary between about 95 and 105 PSIS.  Therefore, a pressure regulating facility 
should be provided at each point where the CVWD’s existing/proposed mains are 
connected to the THERMAL 551 distribution main facilities.  Pressure should be regulated to 
deliver a 65 PSI at connection to the project domestic water facilities, resulting in a project 
pressure variation of 65 to 75 PSI. As shown on Figure II-6, pressure regulating stations may 
be situated near the intersection of Polk Street and Avenue 58 or Polk Street and Avenue 59. 
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Based upon CVWD’s requirements of one well site per 140 acres, it is estimated that five (5) 
well sites are required within the 612.1-acre THERMAL 551 site. However, only two wells will 
be required for initial development.  The size and exact location of each well site will be 
determined at the tentative tract map stage.  As shown on Figure II-6, two wells required 
for initial development may be located within Planning Area 10 and 11.  Other potential 
well sites may be situated within Planning Area 5 and 19.  Once constructed, wells shall be 
surrounded by a block wall to isolate the motor/pump noise from residents.   
 
Wells drilled southwest of the THERMAL 551 site a have shown an existence of trace amounts 
of arsenic in excess of the State Drinking Water Standards (SDWS); therefore, if the new 
wells within the community show unacceptable levels of arsenic in the water, a treatment 
facility shall be required to remove the arsenic to the SDWS acceptable limit of 10 parts per 
billion (ppb).  This is usually done under pressure and utilizing an ion exchange process. 
Only one site is expected to be used for arsenic removal, if required. 
 
In summary, the domestic water system is designed to deliver gravity flow from the 
reservoir to the community, and replenishment water will be pumped to the reservoir 
during low area power use periods.  Wells and pumping systems shall be controlled by 
“SCADA” (automatic control/operational electronic control systems) that sense water 
levels in the reservoir and turn on pumps locally or remotely when needed, based on pre-
determined limits of operation. 
 
In order to provide a reliable source of water for fire fighting purposes, potable water is 
also delivered to all fire hydrants and fire sprinkler systems utilizing the potable water 
system.  Thus, piping facilities for potable water is designed to accommodate both the 
domestic demand and the fire fighting demand.   
 
2. CANAL WATER (IRRIGATION) PLAN DESCRIPTION 
 
In order to reduce non-potable demand for groundwater, the THERMAL 551 SPECIFIC PLAN  
utilizes available untreated canal water from the Coachella Canal for irrigation purposes.  
Canal water is used to irrigate the Open Space/Detention areas, parks, paseos, parkway 
landscaping, and residential landscaping. The total landscape water demand for non-
residential uses is estimated at 312 acre-feet per year and for residential uses is 265 acre-feet 
per year. Total annual irrigation water demand for the THERMAL 551 community is therefore 
estimated to be approximately 577 acre-feet per year or 1.58 acre-feet per day (an acre-foot 
is equal to approximately 325,851 gallons). 
 
The irrigation storage pond is approximately 1-acre in size and is located within Planning 
Area 28.  The irrigation storage pond functions as a storage facility for canal water.  In total, 
the irrigation storage pond is capable of storing 1 million gallons (3.1 acre-feet) of water at a 
time, exceeding the daily estimate irrigation water demand for the community.  The 
irrigation storage pond includes a booster pump and filter station, including telemetry, 
telephone, electricity, and flow meter.  The facility is surrounded by a 3-foot tall gently  
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sloping landscaped berm and block wall. CVWD shall own, operate, and maintain the non-
potable irrigation system upon complete development of the THERMAL 551 community. 
 
3. DEVELOPMENT STANDARDS 
 
1. All water lines shall be placed underground. 
 
2. All domestic water facilities and irrigation facilities shall be designed per the 

requirements of CVWD. Facility sizes and locations are conceptual and may be 
larger or smaller than indicated and may be relocated in accordance with CVWD 
requirements.  

 
3. All homes shall feature dual meters for domestic and irrigation water. The domestic 

water meter and related on-site plumbing shall be installed to serve the interior of 
the residence and shall be colored green to indicate potable water.  The irrigation 
water meter and the related onsite irrigation system shall be installed to serve all 
exterior landscaping for the property and this system shall be colored purple to 
indicate non-potable water.  No cross-connections between the domestic water 
system and the irrigation water system shall be allowed. 

 
4. Water facilities shall be installed in accordance with the requirements and 

specifications of the Riverside County Health Department. 
 
5. Phasing of the Specific Plan’s infrastructure facilities shall conform to Table II-5, 

Project Phasing Plan.  Specifically, construction of potable water and irrigation water 
infrastructure facilities should be timed to adequately service the planning areas in 
each stage of development or as needed to ensure public health.  
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E. MASTER SEWER PLAN  
 
Sewer services are provided to THERMAL 551 by the Coachella Valley Water District 
(CVWD).  The CVWD operates six wastewater reclamation plants and over 90 miles of 
pipelines.  CVWD facilities have the capacity to handle 31 million gallons of sewage a day 
and currently manage approximately 18 million gallons a day.   
 
The facility serving THERMAL 551 is the Mid Valley Wastewater Treatment Plant (WWTP 
No. 4), located approximately 1.0-mile southeast of the community at the intersection of 
Avenue 62 and Fillmore Street.  This facility is planned for an upgrade that will be 
completed by 2008.  Upgrades will increase the capacity of the Mid Valley Wastewater 
Treatment Plant from 7.0 million gallons per day (mgd) to 9.9 mgd.  According to the 
CVWD, the expanded Mid Valley Wastewater Treatment Plant will have the capacity to 
serve the fully constructed THERMAL 551 community. 
 
1. DESCRIPTION 
 
Based upon CVWD Design Criteria, the average daily wastewater flow generated by 
THERMAL 551 is estimated to be 0.657 mgd with a peak daily wastewater flow of 1.12 mgd.   
 
The THERMAL 551 sewer plan is depicted on Figure II-9, Conceptual On-Site Sewer Plan and 
Figure II-10, Conceptual Off-Site Sewer Plan.   The community utilizes a gravity flow system 
that generally conveys wastewater flows from the northern portion of the community to the 
southeastern intersection of Fillmore Street and Avenue 60.  Specifically, 10” and 12” lines 
are located within Fillmore Street; 10” and 18” lines are located within Avenue 60; 8”, 15”, 
and 18” lines are located within Orange Avenue; 15” lines are located within Polk Street; 
15” lines are located within Avenue 59; and 15” and 18” lines are located within Street “A.”   
 
Located within Polk Street and Avenue 60 are existing 15” and 18” force main sewer lines.  
The community includes the construction of an additional 18”gravity sewer line within 
Polk Street.  The gravity flow system directs wastewater from the community into an 
existing 39” trunk sewer in Avenue 62.  Wastewater flows from THERMAL 551 are then 
transported to the Mid Valley Wastewater Reclamation Plant.  
 
A portion of the undeveloped land north of THERMAL 551 is tributary to the community 
wastewater system.  To accommodate future wastewater flows from the areas to the north, 
THERMAL 551 proposes to upsize portions of the gravity sewer system.  The developer shall 
be compensated for this upsizing through credits from CVWD to be used against sewer 
connection fees.  
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2. DEVELOPMENT STANDARDS 
 
1. All sewer lines shall be placed underground. 
 
2. All lines will be designed per the requirements of CVWD. Facility sizes and locations 

are conceptual and may be larger or smaller than indicated and may be relocated in 
accordance with CVWD requirements. 

 
3. The infrastructure system will be installed to the requirements of the Coachella 

Valley Water District.  
 
4. Sewage disposal facilities shall be installed in accordance with the requirements and 

specifications of the Riverside County Health Department. 
 
5. Phasing of the Specific Plan’s infrastructure facilities shall conform to Table II-5, 

Project Phasing Plan.  Specifically, construction of sewer infrastructure facilities 
should be timed to adequately service the planning areas in each stage of 
development or as needed to ensure public health.  
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F. OPEN SPACE AND RECREATION PLAN 
 
1. DESCRIPTION 
 
As depicted in Figure II-11, Conceptual Open Space and Recreation Plan, a distinguishing 
feature of the THERMAL 551 community is the variety of recreational opportunities provided 
to both community and surrounding residents.  A combination of public and private 
recreational facilities serves to reinforce the master-planned community’s identity as a high-
quality development with the Eastern Coachella Valley.   
 
Residents of THERMAL 551 community benefit from numerous recreational amenities, 
including a large Public Park.  The Public Park consists of two distinct areas (22.4 acres and 
22.9 acres in size, respectively) that are separated by Avenue 59.  To facilitate pedestrian 
access between the northern portion (Planning Area 26) and the southern portion (Planning 
Area 22), a protected crosswalk is provided at this section of Avenue 59.  This protected 
pedestrian crossing connects to trails within the two parks.  The Public Park includes a 
variety of active and passive recreational amenities including a minimum of four (4) soccer 
field; a softball field; tennis, volleyball and basketball courts; disc golf; a tot lot play area; 
gazebos; trails; open turf areas; picnic facilities; restrooms; parking and other amenities.   
 
The Public Park is within close walking distance to the community’s 4.0-acre clubhouse 
area, which contains a clubhouse building, workout center, tot lot, swimming pool, wading 
pool, open turf areas, picnic facilities, and/or other similar uses.  Additional recreational 
facilities within the community include a 0.8-acre Private Park within Planning Area 20 and 
a 5.0-acre Park/Detention Basin within Planning Area 21.   
 
Seven private recreation facilities are situated within the community in the higher density 
neighborhoods (Planning Areas 4, 8, 9, 12, 13, 14, and 15).  These private recreation areas 
feature seating areas and shade structures, swimming pools, and a variety of other 
recreational amenities, such as tot lots, seating areas, and/or trail connections.  
Additionally, an extensive trail system, including roadway-adjacent sidewalks and 13.1 
acres of paseos within Planning Areas 24A through 24E, provides connections from 
residential neighborhoods to recreational amenities.  
 
A Regional Combination Trail and the Class I Bike/ trail are located along Avenue 60 and 
the Coachella Valley Stormwater Channel, respectively.   
 
As summarized in Figure II-11, Open Space and Recreation Land Use Summary, a total of 124.9 
acres, or approximately 20% of the total community acreage, is dedicated to open space and 
recreational uses. 
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Table II-2 OPEN SPACE AND RECREATION LAND USE SUMMARY 

PLANNING 
AREA LAND USE ACRES 

19 Clubhouse Area -   OS-R 4.0 
20 Park -   OS-R 0.8 
21 Park/Detention Basin -   OS-R 5.0 
22 Public Park -   OS-R 22.9 

23A Open Space/Detention -   OS-R 3.0 
23B Open Space/Detention -   OS-R 5.4 
23C Open Space/Detention -   OS-R 5.2 
23D Open Space/Detention -   OS-R 15.9 
23E Open Space/Detention -   OS-R 2.4 
23F Open Space/Detention -   OS-R 5.4 
23G Open Space/Detention -   OS-R 2.9 
24A Paseo -   OS-R 1.3 
24B Paseo -   OS-R 1.4 
24C Paseo -   OS-R 5.5 
24D Paseo -   OS-R 3.4 
24E Paseo -   OS-R 1.5 
25A Private Recreation Area -   OS-R 2.1 
25B Private Recreation Area -   OS-R 0.5 
26 Public Park –   OS-R 22.4 
28 Irrigation Storage Pond -   OS-W 3.0 
-- Expanded Parkways 10.9 

TOTAL 124.9 
*Note:  Nine private recreation areas are identified within the community, as shown on Figure II-1.  Two of these 
facilities are located within Planning Areas 25A and 25B.  The remaining private recreation areas are located within 
residential Planning Areas 4, 8, 9, 12, 13, 14, and 15 and included in the relevant planning area’s acreage 
calculation in the Specific Plan Land Use Plan. 
 
Riverside County and the Desert Recreation District (formerly Coachella Valley Recreation 
and Parks District) require 5.0 acres of developed active parkland per every 1,000 residents 
to satisfy Quimby Act requirements (Riverside County Ordinance No. 460).   THERMAL 551 
provides for 2,354 dwelling units, which results in a population of approximately 7,138 
residents.  Population projections are calculated by using the generation rates set forth in 
the 2006 Coachella Valley Recreation and Parks District (CVRPD) Master Plan.  Therefore, 
the project is required to provide 35.7 acres of parkland, as summarized below in Table II-3, 
Quimby Act Required Parkland (Per Desert Recreation District). 
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Table II-3 QUIMBY ACT REQUIRED PARKLAND (PER DESERT RECREATION DISTRICT) 

PLANNING AREA DU’S HOUSE 
SIZE* POPULATION 

ASSESSMENT 
FACTOR  
(ACRE/ 

RESIDENT) 

REQUIRED 
QUIMBY 
ACRES 

PAs 2, 5, 6, 10, 11, 16, 17, 
and 18  
(6,000 and 7,000 s.f. lots) 

905 3.21 2905.05 5/1000 14.5 

PAs 1, 3, 4, 9, 12, 15 
(3,600, 4,500, and 5,000 
s.f. lots) 

923 2.97 2741.31 5/1000 13.7 

PA 8 and 14 
(Single Family Detached)  262 2.7 707.4 5/1000 3.5 

PA 7and 13 
(Single Family Attached) 264 2.97 784.08 5/1000 3.9 

Totals: 2,354   7,138   35.7 
*In order to calculate the “worst case” scenario for population, it was assumed that single-family homes on lots 
6,000 sq. ft. or greater may feature detached garages.  Per the Desert Recreation District Master Plan, the person 
per household (PPH) factor for single-family homes with detached garages is 3.21 PPH; for single-family homes 
with attached garages is 2.97 PPH; and for a multi-family unit is 2.7 PPH. 

 
Credits toward fulfilling Riverside County Park and Recreation Fees and Dedications 
requirements were determined in accordance with the specifications as stipulated in 
Riverside County Ordinance No. 460 (Section 10.35.I.7.d) and as specified in the Desert 
Recreation District Master Plan.  As specified in Ordinance No. 460 and in the Desert 
Recreation District Master Plan, active public recreation facilities receive a 100% credit; 
additionally, Ordinance No. 460 grants partial credit for passive or private recreational land 
uses.  Table II-4, Desert Recreation District Project Parkland Dedication Credits presents the 
amount of acres credited toward THERMAL 551-related park and recreation development 
fees per the more conservative Desert Recreation District Master Plan.    
 

Table II-4 DESERT RECREATION DISTRICT PROJECT PARKLAND DEDICATION CREDITS 

PA LAND USE ACRES % OF CREDIT ACREAGE 
CREDITED 

19 Clubhouse Area 4.0 0% 0 
20 Park 0.8 0% 0 
21 Park/Detention Basin  5.0 0% 0 
22 Public Park 22.9 100% 22.9 

23A Open Space/Detention 3.0 0% 0 
23B Open Space/Detention  5.4 0% 0 
23C Open Space/Detention  5.2 0% 0 
23D Open Space/Detention  15.9 0% 0 
23E Open Space/Detention  2.4 0% 0 
23F Open Space/Detention  5.4 0% 0 
23G Open Space/Detention  2.9 0% 0 
24A Paseo  1.3 0% 0 
24B Paseo 1.4 0% 0 
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PA LAND USE ACRES ACREAGE % OF CREDIT CREDITED 
24C Paseo  5.5 0% 0 
24D Paseo 3.4 0% 0 
24E Paseo 1.5 0% 0 
25A Private Recreation Areas 2.1 0% 0 
25B Private Recreation Areas 0.5 0% 0 
26 Public Park 22.4 100% 22.4 
28 Irrigation Storage Pond 3.0 0% 0 
-- Expanded Parkway 10.9 0% 0 

TOTAL 124.9  45.3 
 
Therefore, the THERMAL 551 community provides 124.9 acres of open space, parkland, 
recreational facilities, and landscape parkways, of which up to 45.3 acres may be eligible to 
receive credit for Quimby Act requirements, exceeding the minimum obligation.  In-lieu 
fees, in accordance with the Desert Recreation District standards for the Quimby Act, may 
be required be paid by the THERMAL 551 Developer to offset any parkland shortages.  The 
Desert Recreation District is responsible for determining the required in-lieu fees in relation 
to the community’s contribution of dedicated and improved parkland.  The Desert 
Recreation District is also responsible for the maintenance of public parks within the 
community.   
 
Detailed elements and acreage of the specific open space and recreation amenities provided 
within THERMAL 551 are described below: 
 
a. Public Park 
 
A 45.3-acre Public Park located within the center of the community creates a “village green” 
that adds to the community’s atmosphere.  The Public Park is comprised of Planning Area 
22 (22.9 acres) and Planning Area 26 (22.4 acres).  To facilitate safe and efficient pedestrian 
access between the northern portion (Planning Area 26) and the southern portion (Planning 
Area 22), a protected, at-grade pedestrian crosswalk is provided at Avenue 59.  This 
crosswalk connects to trails that run along the perimeter of the Public Park.   Walkers, 
runners, or bicyclists on the park trails can safely utilize this crossing to easily cross from 
one portion of the park to the other.  
 
In addition, this Specific Plan permits the development of four roundabouts at the 
intersections surrounding the Public Park (Avenue 59 and Street “A,” Avenue 59 and 
Orange Avenue, and the northern and southern intersection of Orange Avenue and Street 
“A”).  These roundabouts facilitate traffic around the Public Park and create an aesthetic 
appearance.  
 
The Public Park contains active and passive recreational opportunities, including a 
minimum of four (4) soccer fields; a softball field; tennis, volleyball and basketball courts; 
disc golf; a tot play area; gazebos; trails; open turf areas; picnic facilities and restrooms.  
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Parking lots take access from Orange Avenue and Street “A,” and pedestrian access to the 
Public Park from neighborhoods is provided by sidewalks and paseos.   
 
Due to the park’s central location, size, and wide range of recreational opportunities, the 
Public Park is envisioned as one of the community’s most widely used amenities by both 
community residents and the general public.  A complete description of the facilities 
proposed for the park public is included within Section IV, Design Guidelines. 
 
b. Private Clubhouse Area 
 
A private 4.0-acre clubhouse area for community residents is located in Planning Area 19, 
east of the Public Park.  The clubhouse area serves as a community gathering location, 
allowing residents to recreate and socialize.  The clubhouse area features a clubhouse 
building, workout center and swimming pools, and may also include amenities such as a 
tot lot, wading pool, open turf areas, picnic facilities, and other similar uses.  A complete 
description of the amenities includes within the clubhouse area is included within Section 
IV, Design Guidelines. 
 
c. Park/Detention Basin 
 
Planning Area 21 is a Park/Detention Basin.  This Specific Plan permits Planning Area 21 to 
be developed as a park with no detention functions or as a detention basin with no park 
amenities, depending on the final hydrologic and Water Quality Management Plan 
(WQMP) requirements prepared as part of the implementing tentative map(s).   For either 
of these contingencies, detailed plans of Planning Area 21 shall be prepared at the tentative 
map level of design.   If developed to serve as a detention basin, the planning area shall 
consists of a series of basins, the sides and bottoms of which are covered with a living or 
inert material (such as decomposed granite), that contain stormwater flows while creating a 
visually interesting landscape.  If developed as a Park, Planning Area 21 would provide 
nearby residents with a lawn area for a variety of unstructured recreational activities, a 
pedestrian walk, seating areas, and water-efficient landscaping.   
 
d. Park 
 
Planning Area 20 contains a 0.8-acre Private Park to serve the adjacent neighborhoods 
(Planning Areas 11 and 12) with recreational amenities such as tot lot, lawn area, and shade 
trees.  Trails and sidewalks located to the north, east, and west of the park promote 
pedestrian activity to and from the Private Park.  
 
e. Open Space/Detention 
 
A total of 40.2 acres of the community are designated Open Space/Detention land uses 
(Planning Areas 23A, 23B, 23C, 23D, 23E, 23F, and 23G).  These open space areas are located 
around the perimeter of the community and serve as a buffer between residential land uses 
and off-site land uses, including the Coachella Valley Stormwater Channel to the east and 
the Jacqueline Cochran Airport to the west.  Open Space/Detention land uses also surround 
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the lake and are located in between neighborhoods.  In addition to serving as a water 
detention basin during storm events, Planning Areas 23A through 23G serve as an aesthetic 
amenity for the entire community and the surrounding area.  
 
f. Private Recreation Areas 
 
Nine private recreation areas are located throughout the community.  Two of these private 
recreation areas are located within Planning Areas 25A and 25B and are intended to serve 
the recreational needs of residents in Planning Areas 3 and 7, respectively.  Other private 
recreation areas are located within residential Planning Areas 4, 8, 9, 12, 13, 14, and 15 and 
are included in the relevant planning area’s acreage calculation.  Planning Areas 25A and 
25B are 2.1 and 0.5 acres in size, respectively.  The remaining private recreation areas are a 
minimum of 10,000 s.f.  These facilities shall include seating areas, shade structures, and 
swimming pools, and may include a variety of other recreational amenities, such as tot lots, 
seating areas, and/or trail connections. 
 
g. Trails  
 
As previously depicted in Figure II-4, Master Trails Plan, an extensive trail system is 
provided for THERMAL 551.   Four types of trails are proposed within the THERMAL 551 
community: Enhanced Sidewalk Trails; Regional Combination Trail; Class 1 Bike Path; and 
Pedestrian Paseos.  These pathways provide access between neighborhoods and various on-
site recreational amenities.  In addition, trails connect with other existing or planned off-site 
regional trails and bike paths.   
 
Enhanced Sidewalk Trails are adjacent to all major roadways within the community.  These 
paved trails are 5 to 6 feet in width and may meander.  Street “A” and portions of Avenue 
59 and Orange Avenue feature 15-foot or 25-foot expanded parkways adjacent to the 
Enhanced Sidewalk Trails to further separate the trails from nearby homes.   
 
Pedestrian Paseos, which are 50 – 75 feet wide and contain a 5.0-foot decomposed granite 
pathways, are provided throughout the community in Planning Areas 24A through 24E.  
As previously described under Section IV.E.1.l, Cul-De-Sac Streetscapes, certain design 
considerations shall be implemented whenever the Pedestrian Paseos abut cul-de-sacs to 
create an aesthetic view and increase safety and security.  Furthermore, access from the cul-
de-sac to the Pedestrian Paseos shall be provided via trail connections.   
 
The third trail type provided within the community is a 14-foot wide Regional Combination 
Trail within the Avenue 60 right-of-way.  This soft-surface trail accommodates all forms of 
non-motorized circulation, including equestrians, and also serves as a CVWD service road.  
Lastly, a Class 1 Bike Trail is located on top of the Coachella Valley Stormwater Channel 
earthen embankment adjacent to the portion of Fillmore Street that is designated a Modified 
Major Highway. This off-site 20-foot wide trail is a component of the SVIP Trails Plan and 
features paving with landscaped areas along both sides.   
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A thorough description of the trail types, cross-sections, and amenities is provided in 
Section IV.E, Landscape Design Guidelines.  
 
2. PHASING OF RECREATIONAL AMENITIES 
 
The phasing of the THERMAL 551 recreational amenities shall confirm to the construction 
triggers set forth in Table II-6, Recreational Amenities Construction Timing and Responsibility.  
These construction triggers are summarized below. 
  
• The private recreation areas within Planning Areas 4, 8, 13, 14, and 15 shall be fully 

constructed and operational prior to the issuance of the final building permit in the 
associated planning area.   

 
• The private recreation areas within Planning Areas 25A and 25B shall be fully 

constructed and operational prior to the issuance of the final building permit in 
Planning Areas 3 and 7, respectively.   

 
• The Clubhouse in Planning Area 19 shall be constructed and operational prior to the 

issuance of the 589th building permit in THERMAL 551. 
 
• The Private Park in Planning Area 20 shall be constructed and operational prior to 

the issuance of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in 
THERMAL 551. 

 
• If it is developed as a park, Planning Area 21 shall be constructed and operational 

prior to the issuance of the 2,107th building permit (or all of Phase I and Phase II plus 
50% of Phase III) in THERMAL 551.  If developed as a Detention Basin, the 
Park/Detention Basin in Planning Area 21 shall be constructed during Phase II or as 
required for safe and efficient stormwater detention purposes. 

 
• Park plans for the Public Park in Planning Areas 22 and 26 shall be approved prior 

to the issuance of the 589th building permit (or 25% of the total Specific Plan) in 
THERMAL 551. 

 
• The Public Park in Planning Area 22 shall be constructed and operational prior to 

the issuance of the 785th building permit (or 33% of the total Specific Plan) in 
THERMAL 551. 

 
• The Public Park in Planning Area 26 shall be constructed and operational prior to 

the issuance of the 1,553rd building permit (or 66% of the total Specific Plan) in 
THERMAL 551. 

 
• The paseo in Planning Area 24A shall be constructed and operational prior to the 

issuance of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in 
THERMAL 551. 
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• The paseo in Planning Area 24B shall be constructed and operational prior to the 

issuance of the 2,106th building permit (or all of Phase I and Phase II plus 50% of 
Phase III) in THERMAL 551. 

 
• The paseo in Planning Area 24B shall be constructed and operational prior to the 

issuance of the 652nd building permit (or 50% of Phase I) in THERMAL 551. 
 
• The paseo in Planning Area 24D shall be constructed and operational prior to the 

issuance of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in 
THERMAL 551. 

 
• The paseo in Planning Area 24E shall be constructed and operational prior to the 

issuance of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in 
THERMAL 551. 

 
For more information regarding triggers and responsibility parties for construction of 
recreational amenities, refer to Table II-6. 
 
3. OPEN SPACE AND RECREATION PLAN DEVELOPMENT STANDARDS 
 
1. All private recreational facilities, including all trails not located within a public right-

of-way or within a public park, shall be privately owned and maintained by a 
Master Homeowners' Association or similar mechanism.   

 
2. County Service Area No. 125 is responsible for maintaining all landscaped 

parkways, including any trails, outside the public right-of-way.  Riverside County 
Transportation Department is responsible for maintaining all landscaped parkways 
and medians within the public right-of-way.  For more information regarding 
maintenance entities, refer to Section II.I, Maintenance Plan.  

 
3. All recreational facilities will be landscaped and, where necessary, irrigated in a 

manner that is conducive to the type of plant material and landscape setting.  
 
4. Landscaping within recreation and open space areas will be further governed by 

Section IV, Design Guidelines of this Specific Plan. 
 
5. Landscaping within common open space areas shall conform to the Shade Standards 

governed by Section IV, Design Guidelines of this Specific Plan. 
 
6. This Specific Plan shall conform to the standards set forth by Riverside County 

Ordinance No. 859.  
 
7. Conceptual landscaping plans shall be submitted with any tentative map application 

for this Specific Plan.  
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G. GRADING PLAN 
 
1. GRADING PLAN DESCRIPTION 
 
The THERMAL 551 Grading Plan is tailored to the existing topography of the Project site, 
which consists of relatively flat, undeveloped land with an average elevation of 
approximately 140 feet below mean sea level (MSL), and a slope orientation towards the 
southeast.    
 
The THERMAL 551 SPECIFIC PLAN Conceptual Grading Plan conforms to the existing 
topography to the greatest extent possible, as depicted in Figure II-12, Conceptual Grading 
Plan (500 feet has been added to all elevations on this graphic for map presentation). The 
intent of the Specific Plan’s grading plan is to establish stable development pads for 
structures and amenities, balance the cut and fill grading quantities, use retaining walls 
only when necessary, and control erosion and pollution during construction activities and 
at buildout.   
 
The Conceptual Grading Plan proposes a total of approximately 3,970,865 cubic yards (c.y.) 
of raw cut and 4,727,220 c.y. of fill.  After consideration of remedial grading, pad location 
adjustments, overexcavation, and import from the Coachella Valley Stormwater Channel, 
the Project will require an estimated 4,765,457 c.y. of imported fill material.  Including the 
import of fill material and the overexcavation of on-site soils, the THERMAL 551 Grading 
Plan assumes approximately 22,734.5 c.y. of earth would be moved each day during the 
grading period (which would last approximately one year).   These earthwork quantities 
are approximate and are subject to refinement during preparation of the Project’s grading 
plan.  As shown in Figure II-12, proposed elevations would be approximately 130 feet 
BMSL in the northwestern portion of the site; 136 feet BMSL in the northeastern portion of 
the site; 146 feet BMSL in the southeastern portion of the site; and 144 feet BMSL in the 
southwestern portion of the site. 
 
It is the intent of the Grading Plan to incorporate the following elements: 
 
Ç Gently to moderately sloping streets for safe vehicular circulation. 
 
Ç Safe drainage to the flood control facilities. 
 
Ç Minimal use of retaining walls. 
 
Ç Common landscape areas. 
 
Ç Erosion and pollution control during construction activities and at buildout.     
 
Site grading will follow the geotechnical recommendations and site inspections, particularly 
the removal and re-compaction of existing alluvial soils and the accommodation of tile 
drains.  Any ripping, removal, or excavation activities occurring along adjacent structures 
and property lines will be accomplished under close geotechnical inspection.   
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As previously discussed under Section I.E, Existing Site Characteristics, the former Thermal 
Landfill comprises an approximately 10.5-acre portion of Planning Area 22.  In accordance 
with the adopted Remedial Action Workplan (RAW) for the former Thermal Landfill, a 
protective, engineered soil cap shall be placed above the site of the former landfill.  Special 
grading considerations also are required above the former landfill site.  The location of the 
former landfill site is presented on Figure II-12A, Conceptual Landfill Limits. 
 
2. TILE DRAINS 
 
A shallow network of “farm drains” or “tile drains” exists throughout the site to control 
shallow groundwater and reduce salt leaching from agricultural fields.  The tile drains are 
typically composed of 4” to 8” segments of molded concrete pipes, which are 12” to 18” 
long.  The pipes are placed end to end in a narrow strip of graded filter gravel.  Thin gaps 
between the pipes allow water to flow into them from the surrounding soil and also make 
them resistant to damage.   
 
Preservation, repair, and selective replacement of the tile drains is of paramount 
importance to control adverse effects of soil moisture and groundwater.  Therefore, their 
proper incorporation into the design of the THERMAL 551 Grading Plan is essential.  When 
tile drains must be replaced, they should be supplemented with a subdrainage system that 
is subject to approval by the Project Geotechnical Engineer and the Riverside County 
Geologist.   
 
Several considerations relating to the tile drains should be observed during grading. These 
are generally described in the Grading Plan Development Standards (see below).  For 
specific development standards, please refer to the Supplemental Engineering Geologic Study, 
prepared by Neblett & Associates, Inc., and dated September 1, 2008, which is attached to 
EIR No. 504 as Appendix F3. 
 
3. GRADING PLAN DEVELOPMENT STANDARDS 
 
1. All grading activities shall conform to Riverside County standards, shall be in 

substantial conformance with the overall Conceptual Grading Plan (Figure II-12), and 
shall implement any grading-related mitigation measures. 

 
2. Prior to initial grading activities, a detailed soils report and geotechnical study shall 

be prepared for each tentative map to analyze on-site soil conditions and slope 
stability and will include appropriate measures to control erosion and dust. 

 
3. Prior to any development within any planning area of this Specific Plan, an overall 

Conceptual Grading Plan for the related tentative map shall be submitted for 
Planning Department approval.  The Grading Plan for each tentative map shall be 
used as a guideline for subsequent detailed grading plans for individual stages of 
development within that planning area, and shall include:  techniques employed to 
prevent erosion and sedimentation as well as eliminate source pollutants during and  
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after the grading process; approximate time frames for grading; identification of 
areas which may be graded during high probability rain months (January through 
March); and preliminary pad and roadway elevations.  Grading work shall be 
balanced on-site whenever possible. 

 
4. Where cut and fill slopes are created higher than three feet, detailed landscaping and 

irrigation plans shall be submitted to the Planning Department prior to Specific Plan 
approval.  Plans shall be reviewed for type and density of ground cover, shrubs, and 
trees. 

 
5. The Master Developer shall be responsible for maintenance and upkeep of all 

planting and irrigation systems until those operations are the responsibilities of 
other parties, which may include the Riverside County Transportation Department, 
County Service Area No. 125, County Service Area No. 152, or the Desert Recreation 
District.  A complete description of maintenance entities for THERMAL 551 is 
provided within Section II.I, Maintenance Plan.    

 
6. Potential brow ditches, terrace drains, or other minor swales, determined necessary 

by the County of Riverside shall be lined with natural erosion control materials or 
concrete. 

 
7. Graded land that is undeveloped shall be maintained and planted with interim 

landscaping within ninety (90) days of completion of grading, unless building 
permits are obtained. 

 
8. A grading permit shall be obtained from the County of Riverside, as required by the 

County Grading Ordinance, prior to grading. 
 
9. If any historic or prehistoric remains are discovered during grading, a qualified 

archaeologist should be consulted to ascertain their significance, as specified in the 
project EIR.  If human remains are discovered, work shall halt in that area and 
procedures set forth in the California Public Resources Code (Sec. 5097.98) and State 
Health and Safety Code (Sec. 7050.5) shall be followed, including notification to the 
County Coroner.  If Native American remains are present, the County Coroner shall 
contact the Native American Heritage Commission to designate a Most Likely 
Descendant.  

 
10. Pursuant to requirements of the State Water Resources Control Board, a State-wide 

general National Pollution Discharge Elimination System (NPDES) construction 
permit will apply to construction activities associated with the proposed project.  
Construction activities include cleaning, grading, or excavation that results in the 
disturbance of at least one acre of total land area or activity which is part of a larger 
common plan of development of one acre or greater.  Therefore, the developer or 
builder of the project shall be required to obtain the appropriate State NPDES 
permits prior to commencing grading activities. 
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11. Clean Water Act (CWA) Section 401 Water Quality Certification or Waiver from the 

Regional Water Quality Control Board (RWQCB) and CWA 404 Permit from the 
United States Army Corps of Engineers (ACOE) shall be obtained prior to the 
issuance of any grading permit for the related tentative map. 

 
12. During grading and construction activities, any excavations that may compromise or 

interrupt the integrity of the tile drain system must be completed under the 
guidance of a licensed geotechnical consultant, civil engineer, landscape architect, or 
similarily licensed professional.   

 
13. During grading, the existing underdrainage system (tile drains) shall be preserved, 

where possible, to reduce potential adverse effects due to groundwater.  Light 
weight excavation equipment shall be used where excavations come near the 
existing title drains to prevent damage to the underdrainage system.  In areas where 
lines are to be disrupted, drains on the downstream side should be temporarily 
capped off.  Where the tile drains are to be disrupted or exposed during grading, a 
replacement set of drains will be needed.  In areas where the tile drains will be 
intersected by utility lines, they may be continued across the trench by coupling the 
upstream and downstream ends. 

 
14. The location, nature, and importance of the subdrainage system shall be disclosed to 

the ultimate owners of the property, so that the property owners can avoid damage 
to the drains’ or negatively affect the drains’ performance.  In addition to disclosure 
to potential homeowners, tile drains that cross onto private lots shall be protected by 
one or more of the following mechanisms: the creation of easements, CC&R 
protocols, identification through flagging or risers, or other suitable mechanisms.  

 
15. Risers should be installed to serve as cleanout and inspection points on all preserved 

drain lines pursuant to CVWD direction and policy.  Existing drain facilities should 
be carefully monitored, inspected, and flushed prior to and during the grading 
process.  Any damaged areas should be appropriately repaired.  New drains should 
be placed in the same general alignment as the previous ones, where feasible and 
practical.   

 
16. Tile drains may be susceptible to tree root invasions; therefore, trees should not be 

located in close proximity to drain alignments. 
 
17. The former Thermal Landfill site in Planning Area 22 shall be graded so that no 

water drains to or accumulates above the landfill cap area. 
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H. PHASING PLAN 
 
1. PHASING PLAN DESCRIPTION 
 
The THERMAL 551 SPECIFIC PLAN is designed for development in three phases over an 
approximate 6 year period in response to market demands.  Construction is estimated to 
begin in 2010 and be completed in 2016.  The THERMAL 551 Phasing Plan follows a logical 
and orderly extension of roadways, public utilities, and infrastructure as depicted in Figure 
II-13, Conceptual Phasing Plan and Table II-5, Project Phasing Plan. 
 

Table II-5 PROJECT PHASING PLAN 

PLANNING 
AREA LAND USE ACREAGE DENSITY DU 

PHASE I 
1 5,000 s.f. lots -  MHDR  30.4 5.1 156 
2 7,200 s.f. lots -   MDR 22.7 3.7 83 
3 4,500 s.f.  lots -   MHDR 21.0 6.9 144 
4 3,600 s.f. lots -   MHDR 19.4 7.9 153 
8 Single Family Detached – HDR 13.9 8.0 111 

14 Single Family Detached -  HDR 18.9 8.0 151 
15 4,500 s.f. lots -  MHDR  26.1 6.3 164 
16 6,000 s.f. lots -   MDR 18.2 4.5 82 
17 6,000 s.f. lots -   MDR 21.1 4.5 95 
18 7,200 s.f. lots -   MDR 45.8 3.6 164 
19 Clubhouse Area 4.0 -- -- 
22 Public Park 22.9 -- -- 

23B Open Space/Detention 5.4 -- -- 
23C Open Space/Detention 5.2 -- -- 
23D Open Space/Detention 15.9 -- -- 

23F (Portion) Open Space/Detention 2.8 -- -- 
23G Open Space/Detention 2.9 -- -- 
24C Paseo 5.5 -- -- 
24D Paseo 3.4 -- -- 
24E Paseo 1.5 -- -- 
25A Private Recreation Area 2.1 -- -- 
26 Public Park 22.4 -- -- 
27 Substation 2.5 -- -- 
28 Irrigation Storage Pond 3.0 -- -- 
-- Expanded Parkways 5.0 -- -- 
-- Circulation 43.0 -- -- 

Phase I Subtotal 385.3 3.4 1,303 
PHASE II 

9 3,600 s.f. lots -   MHDR 17.1 7.8 134 
11 7,200 s.f. lots -   MDR 28.8 3.6 104 
12 5,000 s.f. lots -   MHDR 33.6 5.1 172 
13 Single Family Attached -  HDR 14.6 10.0 146 
20 Park 0.8 -- -- 

23E Open Space/Detention 2.4 -- -- 
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PLANNING LAND USE ACREAGE DENSITY DU AREA 
23F (Portion) Open Space/Detention 2.6 -- -- 

24A Paseo 1.3 -- -- 
-- Expanded Parkways 3.2 -- -- 
-- Circulation 2.0 -- -- 

Phase II Subtotal 106.4 5.2 556 
PHASE III 

5 7,200 s.f. lots  -   MDR 28.3 3.6 103 
6 6,000 s.f. lots -   MDR 33.5 4.5 151 
7 Single Family Attached - HDR  12.1 9.8 118 

10 7,200 s.f. lots -   MDR 33.2 3.7 123 
211 Park/Detention Basin 5.0 -- -- 
23A Open Space/Detention 3.0 -- -- 
24B Paseo 1.4 -- -- 
25B Private Recreation Area 0.5 -- -- 
-- Expanded Parkways 2.4 -- -- 
-- Circulation 1.0 -- -- 

Phase III Subtotal 120.4 4.1 495 
PROJECT TOTALS 612.1 3.8 2,354 

Notes:   
1In this table, Planning Area 21 is included in Phase III of development.  Pursuant to this Specific Plan, Planning Area 
21 may be development with passive park or detention basin functions.  Per the requirements of Table II-6, if 
Planning Area 21 is developed as a passive park, Planning Area 21 shall be constructed and operational prior to the 
issuance of the 2,107th building permit (or all of Phase I and Phase II plus 50% of Phase III) in Thermal 551.  If 
developed as a Detention Basin, the Park/Detention Basin in Planning Area 21 shall be constructed during Phase II 
or as required for safe and efficient stormwater detention purposes. 
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Development of the Specific Plan’s recreational amenities shall conform to Table II-6, 
Recreational Amenities Construction Timing and Responsibility.  This plan identifies the triggers 
for development of and the parties responsible for construction of recreational amenities.  
Maintenance entities are identified in Table II-8, Maintenance Plan Summary.   
 

Table II-6 RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY  

FACILITY CONSTRUCTION TIMING RESPONSIBLE PARTY FOR 
CONSTRUCTION 

Private Recreation 
Areas within Planning 
Areas 4, 8, 13, 14, and 
15  

The private recreation areas within 
Planning Areas 4, 8, 13, 14, and 15 shall 
be fully constructed and operational 
prior to the issuance of the final 
building permit in the associated 
planning area.   

Associated Planning Area Developer 

Planning Areas 25A 
and 25B (associated 
with Planning Areas 3 
and 7, respectively) 

The private recreation areas within 
Planning Areas 25A and 25B shall be 
fully constructed and operational prior 
to the issuance of the final building 
permit in Planning Areas 3 and 7, 
respectively.   

Associated Planning Area Developer 

Clubhouse in Planning 
Area 19 

The Clubhouse in Planning Area 19 
shall be constructed and operational 
prior to the issuance of the 589th 
building permit in THERMAL 551. 

Master Developer 

Private Park in 
Planning Area 20 

The Private Park in Planning Area 20 
shall be constructed and operational 
prior to the issuance of the 1,581th 
building permit (or all of Phase I plus 
50% of Phase II) in THERMAL 551. 

Master Developer 

Park/Detention Basin 
in Planning Area 21 

If it is developed as a passive park, 
Planning Area 21 shall be constructed 
and operational prior to the issuance of 
the 2,107th building permit (or all of 
Phase I and Phase II plus 50% of Phase 
III) in THERMAL 551.  If developed as a 
Detention Basin, the Park/Detention 
Basin in Planning Area 21 shall be 
constructed during Phase II or as 
required for safe and efficient 
stormwater detention purposes. 

Master Developer 

Public Park in 
Planning Area 22 

The Public Park in Planning Area 22 
shall be constructed and operational 
prior to the issuance of the 785th 
building permit (or 33% of the total 
Specific Plan) in THERMAL 551. 

Master Developer 

Public Park in 
Planning Area 26 

The Public Park in Planning Area 26 
shall be constructed and operational 
prior to the issuance of the 1,553rd 
building permit (or 66% of the total 
Specific Plan) in THERMAL 551. 

Master Developer 

Paseo in Planning The paseo in Planning Area 24A shall Master Developer 
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FACILITY CONSTRUCTION TIMING RESPONSIBLE PARTY FOR 
CONSTRUCTION 

Area 24A be constructed and operational prior to 
the issuance of the 1,581th building 
permit (or all of Phase I plus 50% of 
Phase II) in THERMAL 551. 

Paseo in Planning 
Area 24B 

The paseo in Planning Area 24B shall be 
constructed and operational prior to the 
issuance of the 2,106th building permit 
(or all of Phase I and Phase II plus 50% 
of Phase III) in THERMAL 551. 

Master Developer 

Paseo in Planning 
Area 24C 

The paseo in Planning Area 24B shall be 
constructed and operational prior to the 
issuance of the 652nd building permit 
(or 50% of Phase I) in THERMAL 551. 

Master Developer 

Paseo in Planning 
Area 24D 

The paseo in Planning Area 24D shall 
be constructed and operational prior to 
the issuance of the 1,581th building 
permit (or all of Phase I plus 50% of 
Phase II) in THERMAL 551. 

Master Developer 

Paseo in Planning 
Area 24E 

The paseo in Planning Area 24E shall be 
constructed and operational prior to the 
issuance of the 1,581th building permit 
(or all of Phase I plus 50% of Phase II) in 
THERMAL 551. 

Master Developer 
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Development of the Specific Plan’s off-site sewer, water, storm drain, and roadway improvements shall conform to Table II-7, Off-
site Infrastructure Construction Timing and Responsibility.  This plan identifies the triggers for development of and the parties 
responsible for construction of off-site infrastructure.  Maintenance entities are identified in Table II-8, Maintenance Plan Summary.   
 

Table II-7 OFF-SITE INFRASTRUCTURE CONSTRUCTION TIMING AND RESPONSIBILITY  

FACILITY SUMMARY OF IMPROVEMENT CONSTRUCTION TIMING RESPONSIBLE PARTY FOR 
CONSTRUCTION 

Off-Site Circulation Improvements 
Avenue 60 (North 
side of roadway 
from Fillmore 
Street to Orange 
Avenue) – Half-
Width 
Improvements  

Half-width improvements to Avenue 60 include a 
14-foot vehicular travel lane, a 12-foot vehicular 
travel lane, an 8-foot shoulder and 21-foot 
landscaped parkway with a 5-foot meandering 
sidewalk.  Perimeter improvements to Avenue 60 
include 9 feet of interim paving to join the existing 
pavement.   

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Avenue 60 (North 
side of roadway 
from Orange 
Avenue to Polk 
Street) – Half-
Width 
Improvements 

Half-width improvements to Avenue 60 include a 
14-foot vehicular travel lane, a 12-foot vehicular 
travel lane, an 8-foot shoulder, and 21-foot 
landscaped parkway with a 5-foot meandering 
sidewalk.  Perimeter improvements to Avenue 60 
include 9 feet of interim paving to join the existing 
pavement.  

These improvements shall be 
constructed prior to the issuance of 
the 1,860th building permit in 
Thermal 551 (or prior to the 1st 
building permit in Phase III). 

Master Developer 

Polk Street (East 
side of roadway) – 
Half-Width 
Improvements 

Half-width improvements to Polk Street include a 
14-foot vehicular travel lane, a 12-foot vehicular 
travel lane, an 8-foot shoulder, and 21-foot 
landscaped parkway with a 5-foot meandering 
sidewalk.  Perimeter improvements to Polk Street 
include 9 feet of interim paving to join the existing 
pavement.      

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Fillmore Street 
(Modified Major 
Highway 
Segment)  – Full-
Width 
Improvements 

This segment of Fillmore Street shall be fully 
improved, including four 12-foot vehicular travel 
lanes, two 8-foot shoulders, a 12-foot painted 
median, and landscaped parkways within a 101-
foot right-of-way.  Of these improvements, several 
are located off-site, including one 12-foot vehicular 
travel lane, one 8-foot shoulder, and a 10-foot 

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 
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FACILITY SUMMARY OF IMPROVEMENT RESPONSIBLE PARTY FOR CONSTRUCTION TIMING CONSTRUCTION 
landscaped parkway, which contains a 5-foot 
sidewalk.  Furthermore, perimeter improvements 
also include a 20-foot Class I Bike/Pedestrian trail 
located on top of the embankment adjacent to the 
Coachella Valley Stormwater Channel. 

Fillmore Street 
(West side of 
roadway; Major 
Highway 
Segment) – Half-
Width 
Improvements 

Half-width improvements to this segment of 
Fillmore Street include two 12-foot vehicular travel 
lanes, an 8-foot shoulder, and 21-foot landscaped 
parkway with a 5-foot meandering sidewalk.  
Perimeter improvements to this segment of 
Fillmore Street include a 12-foot painted median 
and a 12-foot vehicular travel lane. 

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Avenue 58 (South 
side of roadway) – 
Half-Width 
Improvements 

Half-width improvements to Avenue 58 include 
two 12-foot vehicular travel lanes, an 8-foot 
shoulder, and a 15-foot landscaped parkway with a 
5-foot meandering sidewalk.  Perimeter 
improvements to Avenue 58 include construction of 
a 12-foot vehicular travel lane. 

These improvements shall be 
constructed prior to the issuance of 
the 1,304th building permit in 
Thermal 551 (or prior to the 1st 
building permit in Phase II). 

Master Developer 

Improvements to 
the intersection of 
Polk Street at 
Airport Boulevard 

Improvements to the intersection of Polk Street and 
Airport Boulevard shall include construction of a 
traffic signal, construction of a northbound left turn 
lane, and conversion of the existing northbound 
shared left turn lane to a dedicated right turn lane.   

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Improvements to 
the traffic signal 
controls and 
timing at the 
intersection of SR-
86 and Airport 
Boulevard 

Improvements to the traffic signal controls and 
timing at the intersection of SR-86 and Airport 
Boulevard shall be made to ensure an acceptable 
level of service. 

These improvements shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Improvements to 
the intersection of 
SR-86S at  Airport 
Boulevard 

Improvements to the intersection of SR-86S at 
Airport Boulevard shall include the implementation 
of overlap phasing on southbound right turn lane, 
the re-striping of the eastbound and westbound de 
facto right turn lanes as dedicated right turn lanes, 

These improvements shall be 
constructed prior to the issuance of 
the 1,304th building permit in 
Thermal 551. 

Master Developer 
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FACILITY SUMMARY OF IMPROVEMENT RESPONSIBLE PARTY FOR CONSTRUCTION TIMING CONSTRUCTION 
and construction of an eastbound left turn lane and 
a westbound left turn lane. 

Improvements to 
the intersection of 
Grapefruit 
Boulevard (State 
Route 111) at 
Airport Boulevard 
 

Improvements to the intersection of Grapefruit 
Boulevard (State Route 111) at Airport Boulevard 
shall include the construction of an eastbound left 
turn lane and a westbound left turn lane and the re-
striping of the eastbound and westbound de facto 
right turn lanes as dedicated right turn lanes 

These improvements shall be 
constructed prior to the issuance of 
the 1,860th building permit in 
Thermal 551. 

Master Developer 

Improvements to 
the intersection of 
Fillmore Street at 
Grapefruit 
Boulevard (SR-
111) 

Improvements to the intersection of Fillmore Street 
at Grapefruit Boulevard (SR-111) shall include the 
construction of a traffic signal.  

This improvement shall be 
constructed prior to the issuance of 
the 1,860th building permit in 
Thermal 551. 

Master Developer 

Off-Site Water Improvements (All infrastructure sizes indicated should be considered preliminary. All improvements will be sized and constructed 
to CVWD standards ) 
24-inch water line 
in Avenue 66 to 
Polk Street and 
north along Polk 
Street to Airport 
Boulevard 
(Avenue 56) 

This improvement consists of a 24-inch water line 
that extends east in Avenue 66 to Polk Street and 
north along Polk Street to Airport Boulevard 
(Avenue 56).  This line will connect to the existing 
line within Tyler Street that connects to the 
Coachella Valley Water District (CVWD) Middleton 
Road Reservoir Site.  

This improvement shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

CVWD 

Off-Site Sewer Improvement s (All infrastructure sizes indicated should be considered preliminary. All improvements will be sized and constructed 
to CVWD standards ) 
18-inch gravity 
sewer line in 
Fillmore Street  

This improvement consists of an 18-inch gravity 
sewer line within Fillmore Street.  This line is 
upsized to accommodate future development to the 
north.  The Master Developer will be compensated 
for this upsizing through credits from CVWD to be 
used against sewer connection fees.   This line will 
extend south of the Project to the Mid Valley 
Treatment Plan. 

This improvement shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Off-Site Drainage Improvements 

SPECIFIC PLAN NO. 369  PAGE II-59   



THERMAL 551              II. SPECIFIC PLAN 
 

SPECIFIC PLAN NO. 369  PAGE II-60   

FACILITY SUMMARY OF IMPROVEMENT CONSTRUCTION TIMING RESPONSIBLE PARTY FOR 
CONSTRUCTION 

Stormwater 
drainage lines 
along eastern 
Project boundary, 
extending off-site 
into the Coachella 
Valley Storm 
Water Channel 

These improvements will primarily occur along the 
eastern Project boundary, where individual 
drainage lines within the development are 
proposed to discharge treated runoff from the site 
directly into the Coachella Valley Storm Water 
Channel. 

This improvement shall be 
constructed as necessary for 
drainage purposes during the 
construction of Phase I.  

Master Developer 

Channel 
revetment of the 
Coachella Valley 
Storm Water 
Channel 

The existing channel adjacent to the site will require 
revetment in order to stabilize the western bank of 
the channel, which will involve the construction of 
an off-site concrete slope protection. 

This improvement shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

Master Developer 

Whitewater River 
Right Bank Levee, 
Stage 2 

This improvement consists of a 35,450 board feet 
concrete lined levee, referred to as the Whitewater 
River Right Bank Levee, Stage 2, which will be 
located northerly of the proposed Project site and 
along the western bank of the Coachella Valley 
Storm Water Channel.   

This improvement shall be 
constructed prior to the issuance of 
the 1st building permit in Thermal 
551. 

CVWD* 

Notes: 
* Although this facility is anticipated to be constructed by the CVWD, there is a possibility that the Master Developer may be required to implement this improvement. 
 
   



THERMAL 551  II. SPECIFIC PLAN 
 

2. PROJECT PHASING DEVELOPMENT STANDARDS 
 
1. Preliminary irrigation and landscape (with seed mixes for mulching, staking 

methods, and locations, type, size, and quantity of plant materials), wall and fencing, 
drainage, grading, special treatment/buffer areas treatment plans and/or plans to 
mitigate an environmental impact for the respective tract, shall be submitted to the 
County Planning Department for prior to approval of a tentative map.  Final plans 
must be submitted prior to recordation of the respective subdivision map.    

 
2. Development of each planning area shall include development of adjacent common 

open space areas, trails and applicable infrastructure. 
 
3. Construction of the development permitted herein, including recordation of final 

subdivision maps, may be done progressively in stages in Phase I, provided that 
vehicular access, facilities, and infrastructure are constructed to adequately service 
the dwelling units or as needed for public health and safety in each stage of 
development and further provided that such phase of development conforms 
substantially with the intent and purpose of this project’s Phasing Program. 

 
4. The phasing sequence described herein is conceptual based on current market 

demand.  Certain planning areas may be developed out of the expected sequence, 
provided the required infrastructure and services are available at the time of 
development. 
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I. MAINTENANCE PLAN 

Successful operation of maintenance districts and associations are important to maintain 
quality in a master-planned community such as THERMAL 551.  It is anticipated that the 
County of Riverside, County Service Area (CSA) No. 125, and/or CSA No. 152, or 
functional equivalent, are responsible for maintaining public roadways and the associated 
landscaped parkways.  Other common community facilities may be divided among a 
Master Homeowners' Association, Neighborhood Associations, and/or similar 
maintenance mechanisms.  Final decisions regarding maintenance entities shall be made at 
a future stage of project design review and in concert with appropriate agencies.  See Table 
II-8, Maintenance Plan Summary, for a summary of maintenance responsibilities. 
 
a. Homeowners’ Association 

Homeowner's Associations, CSA No. 125, CSA No. 152, or the functional equivalent shall 
maintain expanded parkways outside of the public right-of-way, private recreation areas, 
and private roadways and landscaping.  Common areas identified in the Specific Plan may 
be owned and maintained by a permanent public or private master maintenance 
organization, to assume ownership and maintenance responsibility for all common 
recreation facilities, open space, private circulation systems, and landscape areas.  Areas of 
responsibility may include open space, project monumentation, public and private 
recreation facilities, greenbelts, and landscape areas located along project roadways.  In 
certain residential areas of the community, smaller associations may be formed to assume 
maintenance responsibility for common areas and facilities that benefit only residents in 
those areas.  Private recreation centers exemplify facilities that may come under the 
jurisdiction of a neighborhood association. 
 
b. Parks and Recreational Facilities 

Public parks and recreational facilities shall be maintained by either the Desert Recreation 
District (formerly Coachella Valley Parks and Recreation District), CSA No. 125, CSA No. 
152, or the functional equivalent.  The Private Park in Planning Area 20, the clubhouse area 
in Planning Area 19, and the private recreation areas are maintained by a Homeowners’ 
Association.  Sidewalks and trails within the public right-of-way are maintained by the 
Riverside County Transportation Department, and sidewalks and trails within private 
recreation areas and outside the public right-of-way are maintained by the Homeowners’ 
Association.  The 20-foot trail adjacent to the Coachella Valley Stormwater Channel shall be 
maintained by CSA No. 125, and the 14-foot regional trail adjacent to Avenue 60 shall be 
maintained by the Riverside County Transportation Department. 
 
c. Roadways 

Public roadways are designed and constructed to standards acceptable to Riverside County 
and may be entered into the Riverside County system of roads for operation and 
maintenance as approved by the Board of Supervisors.  The maintenance of all landscaped 
medians, parkways, and roundabouts within the right-of-way of public roadways shall be 
the responsibility of County Service Area (CSA) No. 125, which is also responsible for the 
maintenance of street lighting.  CSA No. 152 is responsible for street sweeping.   
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Table II-8 MAINTENANCE PLAN SUMMARY 

FACILITY 
HOMEOWNERS’/ 

PROPERTY OWNERS’ 
ASSOCIATION 

 DESERT RECREATION 
 DISTRICT  

COUNTY SERVICE 
AREA (CSA) 
 NO. 125/152 

RIVERSIDE COUNTY 
COACHELLA VALLEY 

WATER DISTRICT 
(CVWD) 

Public Parks (> 5.0 Acres)  V V   
Private Park, Park/Detention 
Basin (if developed with park 
land uses), Clubhouse Area, 
Recreation Areas 

V  V   

Open Space/Detention Areas V     
Common Open Space V V V   
Landscaped Easements, 
Parkways, Roundabouts, and 
Medians – Within Public 
ROW 

  V   

Landscaped Easements – 
Outside Public ROW V     

Monumentation and 
Hardscape Elements V     

Drainage 
Channels/Detention Basins V     

Park/Detention (if developed 
with detention basin land 
uses) 

V  V  V 

Stormwater Drainage 
Facilities – Within Public 
ROW 

   V  

Stormwater Drainage 
Facilities – Outside Public 
ROW 

    V 

Sewer/Water     V 
Irrigation Storage Pond and 
related facilities      V 

Sidewalks and Trails  –    V  

SPECIFIC PLAN NO. 369 PAGE II-63          

           



THERMAL 551  II. SPECIFIC PLAN 
  

SPECIFIC PLAN NO. 369 PAGE II-64          

           

FACILITY 
HOMEOWNERS’/ 

PROPERTY OWNERS’ 
ASSOCIATION 

 DESERT RECREATION 
 DISTRICT  

COUNTY SERVICE 
AREA (CSA) 
 NO. 125/152 

RIVERSIDE COUNTY 
COACHELLA VALLEY 

WATER DISTRICT 
(CVWD) 

Within Public ROW 
Sidewalks and Trails – 
Within Public Parks   V    

20-foot Trail Adjacent to 
Coachella Valley Stormwater 
Channel 

  V   

14-foot Regional Trail 
Adjacent to Avenue 60    V  

Sidewalks and Trails – Other  V     
Street Lighting   V   
Street Sweeping   V   
Streets (Private) V     
Streets (Public)    V  
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J. PUBLIC SAFETY SERVICES 
 
This section provides information on fire and police services for the THERMAL 551 
community.  The information is based on a variety of source material including the Eastern 
Coachella Valley Area Plan of the General Plan and communications with public service 
agency personnel.  For more information, refer to EIR No. 504. 
 
1. FIRE PROTECTION SERVICES 
 
Fire protection service for the THERMAL 551 community is provided by the Riverside County 
Fire Department.  The Riverside County Fire Department provides a full range of fire 
services within the County and contracting cities.  THERMAL 551 is not in a high risk zone for 
fire, as classified by the Riverside County General Plan.  According to the Fire Department, 
the THERMAL 551 community requires an “Urban-Category II” level of service as defined by 
the Riverside County Fire Protection Master Plan.  This classification requires a fire station 
to be within 3.0 roadway miles of all areas of the community and a full first alarm 
assignment team operating on the scene of a fire within 15 minutes of dispatch. 
 
THERMAL 551 is served by Stations 39, 79, and 40.   Station 39 is located at 56925 Vic Higgins 
Street in Thermal; Station 79 is located at 1377 6th Street in Coachella; and Station 40 is 
located at 91100 4th Street in Mecca.   These stations are approximately 2.5, 4.3, and 4.9 
roadway miles from the THERMAL 551 community.  Furthermore, plans are underway to 
construct a new fire station at the intersection of Polk Street and Avenue 60.  This station, 
which is located to the immediate southwest of THERMAL 551, is in the early stages of 
construction planning and a completion date has not been identified.  
 
2. POLICE SERVICES 
 
The Riverside County Sheriff’s Department provides community policing for the THERMAL 
551 community.  Nine sheriff substations are located throughout the County.  As of March 
2009, law enforcement services to the THERMAL 551 community are primarily provided from 
the station located in the city of Indio, approximately 9.0 miles northwest of the community 
at 82965 Dr. Carreon Boulevard in Indio.   Plans are underway to construct a new Sheriff’s 
station in the Thermal area that would the THERMAL 551 community when the station is 
complete.  This station will be located on Airport Boulevard just east of Polk Street and is 
due to open by December 2010. 
 
3. DEVELOPMENT IMPACT FEE 
 
Riverside County Ordinance No. 659, which is also known as the County Development 
Impact Fee (DIF), requires a fee payment by developers for the funding of public facilities, 
including fire protection facilities, sheriff facilities, library books, and public health 
facilities.  The THERMAL 551 Developer is required to pay DIF to ensure funds are available 
for capital improvements, such as land/equipment purchases, hiring of new staff, and 
facilities construction to maintain the County’s desired level of service for police and fire 
protection services.  
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A. PLANNING AREA 1: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 1, as shown on Figure III-1, provides for the development of 30.4 acres with 
a maximum of 156 dwelling units at an average density of 5.1 du/ac.  Planning Area 1 
consists of traditional single-family detached homes with a minimum lot size of 5,000 
square feet.  Units may be one story or two stories in height.  Each unit includes an 
individual two-car garage.  The single-family homes within this neighborhood are 
envisioned as housing that may appeal to first-time home buyers, young families, public 
employees, empty nesters, and young professionals. 
 
Vehicular access to Planning Area 1 is provided from Orange Avenue via local roads.  
Pedestrian access is provided via sidewalks adjacent to Orange Avenue and via trails 
within the adjacent paseos and along Avenue 60.  Recreational amenities within close 
walking distance include the private recreation area in Planning Area 25A, a paseo in 
Planning Area 24C, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
A.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-3, Single Family Detached Homes on Minimum 5,000 s.f. Lots.  
 
A.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
A.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway – Avenue 

60 (128’) Streetscape, are provided along Avenue 60. 
 
A.4: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ 

ROW) Streetscape – Orange Avenue (South of Avenue 58) Streetscape, are provided along 
Orange Avenue. 

 
A.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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A.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown in Figure III-1. 

  
A.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 1 and the adjacent Open Space/Detention land uses, as shown in 
Figure IV-39, Edge Condition: Residential—Open Space/Detention. 

 
A.8: A landscaped transition shall be provided between the residential land uses in 

Planning Area 1 and the adjacent paseo in Planning Area 24C, as shown in Figure 
IV-39, Edge Condition: Residential—Paseo. 

 
A.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
A.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
A.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
A.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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B.  PLANNING AREA 2: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 2, as shown on Figure III-1, provides for the development of 22.7 acres with 
a maximum of 83 dwelling units at an average density of 3.7 du/ac.  Residential units 
within this neighborhood shall be traditional single-family detached homes with a 
minimum lot size of 7,200 square feet.  Each unit contains an individual two-car garage and 
may be either one story or two stories in height.  The single-family homes within this 
neighborhood are envisioned as housing that may appeal to first- or second-time home 
buyers, young families, and professionals. 
 
Vehicular access to Planning Area 2 is provided from Fillmore Street via local roads.  
Pedestrian access is provided via sidewalks adjacent to Fillmore Street and via trails within 
the adjacent paseo.  Trails are also located within the Fillmore Street and Avenue 60 rights-
of-way.  Nearby recreational amenities include the private recreation area located in 
Planning Area 25A, the paseo in planning Area 24C, and the Public Park in Planning Area 
22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
B.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 Square Foot 
Lots.  

 
B.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
B.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ 

ROW) Streetscape – Avenue 60, are provided along Avenue 60. 
 
B.4: Roadway landscape treatments, as shown in and Figure IV-22, Modified Major 

Highway (101’) Streetscape – Fillmore Street (Fillmore Street From Avenue 60 to 
Approximately 2,050’ North), are provided along this portion of Fillmore Street. 
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B.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
B.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-1. 

 
B.7: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-38, Edge Condition: Residential—Open 
Space/Detention. 

 
B.8: A landscaped transition shall be provided between the residential land uses in 

Planning Area 2 and the adjacent paseo in Planning Area 24C, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
B.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
B.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
B.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
B.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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C. PLANNING AREA 3: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 3, as shown on Figure III-1, provides for the development of 21.0 acres with 
a maximum of 144 dwelling units at a Planning Area density of 6.9 du/ac.  Planning Area 3 
includes traditional single-family detached homes with a minimum lot size of 4,500 square 
feet.  Units contain a two-car garage and may be either one story or two stories in height.  
The single-family homes within this neighborhood are envisioned as housing that may 
appeal to first-time home buyers, young families, public employees, empty nesters, and 
young professionals. 
 
Vehicular access to Planning Area 3 is provided from Orange Avenue via local roads.  
Pedestrian access is provided via sidewalks adjacent to Orange Avenue and via trails 
within the adjacent paseo.  Recreational amenities within close walking distance include the 
private recreation area in Planning Area 25A, the clubhouse area in Planning Area 19, the 
paseos in Planning Areas 24C and 24D, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
C.1: Site plan concepts for the homes within this planning area shall be as conceptually 

depicted in Figure IV-4, Single Family Detached Homes on Minimum 4,500 s.f. Lots.  
 
C.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
C.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ 

ROW) Streetscape – Avenue 60, are provided along Avenue 60. 
 
C.4: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ 

ROW) – Orange Avenue (South of Avenue 58), are provided along this portion of 
Orange Avenue. 

 
C.5: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (74’ ROW) 

Streetscape – Avenue 59 (East of Street “A”), are provided along this portion of Avenue 
59. 
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C.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
C.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-1. 

 
C.8: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
C.9: A landscaped transition shall be provided between the residential land uses in 

Planning Area 3 and the adjacent paseo in Planning Area 24C, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
C.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
C.11: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
C.12: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
C.13: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation area within Planning Areas 25A shall be fully constructed and 
operational prior to the issuance of the final building permit in Planning Areas 3.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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D. PLANNING AREA 4: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 4, as shown on Figure III-1, provides for the development of 19.4 acres with 
a maximum of 153 dwelling units at an average density of 7.9 du/ac.  Examples of 
permitted housing types are “Paired-Z” single family detached homes or rear-loaded single 
family detached homes on minimum 3,600 s.f. lots.  Rear-loaded homes front a common 
open space area or local road and vehicular access is provided via a shared private 
driveway.  “Paired-Z” homes are configured in interlocking pairs and feature a reciprocal 
use easement between each pair.  Rear-loaded homes also employ a use easement for more 
private open space.  The single-family homes within this neighborhood are envisioned as 
housing that may appeal to first-time home buyers, young families, public employees, 
empty nesters, and young professionals. 
 
Vehicular access to Planning Area 4 is provided from Fillmore Street and Orange Avenue 
via local roads.  Pedestrian access is provided via sidewalks adjacent to Fillmore Street and 
Orange Avenue and via trails within the adjacent paseos.  A trail is also located within the 
Fillmore Street right-of-way.  Recreational amenities within close walking distance include 
a private recreation area, the clubhouse area in Planning Area 19, the paseos in Planning 
Areas 24C and 24D, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
D.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-5, “Paired-Z” Single Family Detached Homes on 3,600 s.f. Lots, 
and Figure IV-6, Rear-Loaded Single Family Detached Homes on 3,600 s.f. Lots.  

 
D.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
D.3: Roadway landscape treatments, as shown in Figure IV-22,  Major Highway (118’ 

ROW) Streetscape – Fillmore Street (Fillmore Street From Avenue 60 to Approximately 
2,050’ North), are provided along this portion of Fillmore Street. 
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D.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
D.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-1. 

 
D.6: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
D.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 4 and the adjacent paseo in Planning Area 24C, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
D.8: The private recreation area located in the northwestern portion of the neighborhood 

shall be designed as depicted on Figure IV-48, Conceptual Private Recreation Area Plan.  
 
D.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
D.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
D.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
D.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 4 shall be fully constructed and 
operational prior to the issuance of the final building permit in the planning area.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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E. PLANNING AREA 5: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 5, as shown on Figure III-2, provides for the development of 28.3 acres with 
a maximum of 103 dwelling units at an average density of 3.6 du/ac.  Planning Area 5 
consists of traditional single-family detached homes with a minimum lot size of 7,200 
square feet.  Each unit is one story or two stories in height and features a two-car garage.  
The single-family homes within this neighborhood are envisioned as housing that may 
appeal to first- or second-time home buyers, young families, and professionals. 
 
Vehicular access to Planning Area 5 is provided from Orange Avenue via local roads.  
Pedestrian access is provided via sidewalks adjacent to Avenue 60 and Orange Avenue and 
via trails within the adjacent paseo.  A trail is also located within the Avenue 60 right-of-
way.  Nearby recreational amenities include the paseo in Planning Area 24B, a private 
recreation area in Planning Area 25B, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
E.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots.  
 
E.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
E.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ 

ROW) Streetscape – Avenue 60, are provided along Avenue 60. 
 
E.4: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road 

(88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along 
Orange Avenue. 

 
E.5: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ 

ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along 
Street “A.” 
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E.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
E.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-2. 

 
E.8: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
E.9: A landscaped transition shall be provided between the residential land uses in 

Planning Area 5 and the adjacent paseo in Planning Area 24B, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
E.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
E.11: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
E.12: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
E.13: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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F. PLANNING AREA 6: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Medium Density Residential land uses are provided within Planning Area 6.  This 
neighborhood, as shown on Figure III-2, provides for the development of 33.5 acres with a 
maximum of 151 dwelling units at an average density of 4.5 du/ac.  Planning Area 6 
includes traditional single family detached homes with a minimum lot size of 6,000 square 
feet.  Units may be one story or two stories in height.  Each unit features an attached two-
car garage.  The single-family homes within this neighborhood are envisioned as housing 
that may appeal to first- or second-time home buyers, young families, and professionals. 
 
Portions of this neighborhood abut the ‘Single Family Attached’ homes in Planning Area 7.  
To ensure the creation of an aesthetically pleasing interface between these uses, homes 
within this portion of Planning Area 6 should front Planning Area 7 whenever practical.  
 
Vehicular access to Planning Area 6 is provided from Avenue 59 via local roads.  Pedestrian 
access to Planning Area 6 is provided via sidewalks adjacent to Avenue 59 and via trails 
located within the adjacent paseo.  Nearby recreational amenities include the 
Park/Detention Basin in Planning Area 21, a paseo in Planning Area 24B, a private 
recreation area in Planning Area 25B, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
F.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-2, Single Family Detached Homes on Minimum 6,000 s.f. Lots.  
 
F.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
F.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 

(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59. 

 
F.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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F.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-2. 

 
F.6: A landscaped transition shall be provided between the residential and 

Park/Detention Basin land uses, as shown in Figure IV-36, Edge Condition: 
Residential—Park/Detention. 

 
F.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 6 and the adjacent paseo in Planning Area 24B, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
F.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
F.9: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
F.10: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
F.11: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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G. PLANNING AREA 7: HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 7, as shown on Figure III-2, provides for the development of 12.1 acres with 
a maximum of 118 dwelling units at an average density of 9.8 du/ac.  Planning Area 7 
includes ‘Single Family Attached’ homes, which may also be described as duplexes or 
townhomes.  The maximum height of these units shall be 35.0 feet.  Per Riverside County 
Ordinance No. 348, Section 18.12, off-street parking requirements for these units vary from 
1.5 to 2.5 spaces, depending on the number of bedrooms in each unit.  The ‘Single Family 
Attached’ homes within this neighborhood are envisioned as housing that may appeal to 
college students, first-time home buyers, young professionals, empty nesters, and public 
employees. 
 
Due to this neighborhood’s unique location facing Street “A” and the Public Park, homes 
within this neighborhood are encouraged to be sited so that the units are oriented towards 
the perimeter.  This creates a more aesthetically-pleasing view of the neighborhood from 
public roadways, as described in Section IV, Design Guidelines.  
 
Vehicular access to Planning Area 7 is provided from Street “A” via local roads and private 
streets.  Pedestrian access to Planning Area 7 is provided via sidewalks adjacent to Street 
“A” and Avenue 59 and via trails located within the adjacent paseo.  Nearby recreational 
amenities include the Park/Detention Basin in Planning Area 21, a paseo in Planning Area 
24B, a private recreation area in Planning Area 25B, and the Public Park in Planning Area 22 
and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this neighborhood shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
G.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-8, Single Family Attached Homes.   
 
G.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
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G.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 
(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59 and Street “A.” 

 
G.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
 
G.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-2. 

 
G.6: A landscaped transition shall be provided between the residential land uses in 

Planning Area 7 and the adjacent paseo in Planning Area 24B, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
G.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
G.8: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
G.9: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
G.10: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 25B shall be fully constructed and 
operational prior to the issuance of the final building permit in Planning Area 7.    For more 
information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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H. PLANNING AREA 8: HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 8, as shown on Figure III-4 (refer to Page III-33), provides for the 
development of 13.9 acres with a maximum of 111 dwelling units at an average density of 
8.0 du/ac.   
 
The housing product type intended for development within Planning Area 8 is ‘Cluster 
Single Family Detached.’  Homes within this Planning Area are rear-loaded and should be 
sited to face a private drive.  These detached units are clustered in groups of 4 to 6 units, 
and each unit features a two-car garage and may be one story or two stories in height.  
These homes employ use easements for more usable private open space.  The ‘Cluster 
Single Family Detached’ homes within this neighborhood are envisioned as housing that 
may appeal to college students, first-time home buyers, young professionals, empty nesters, 
and public employees. 
 
Vehicular access to Planning Area 8 is provided from Orange Avenue via local roads.  
Pedestrian access to Planning Area 8 is provided via sidewalks adjacent to Orange Avenue 
and the adjacent paseo. Nearby recreational amenities include a private recreation area, the 
paseos in Planning Areas 24D and 24E, the clubhouse area in Planning Area 19, and the 
Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
H.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-7, Cluster Single Family Detached.   
 
H.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
H.3: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road 

(88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along 
Orange Avenue.  
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H.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
H.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 

 
H.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
H.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 8 and the adjacent paseo in Planning Area 24D, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
H.8: A landscaped transition, including a berm and block wall, shall be provided 

between the residential land uses in Planning Area 8 and the adjacent irrigation 
storage pond in Planning Area 28, as shown in Figure IV-42, Edge Condition: 
Residential—Irrigation Storage Pond. 

 
H.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
H.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
H.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
H.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 8 shall be fully constructed and 
operational prior to the issuance of the final building permit in the planning area.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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I. PLANNING AREA 9: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 9, as shown on Figure III-3, provides for the development of 17.1 acres with 
a maximum of 134 dwelling units at a Planning Area density of 7.8 du/ac.  Planning Area 9 
includes single-family units with a minimum lot size of 3,600 square feet.   
 
Examples of permitted housing types are “Paired-Z” single family detached homes or rear-
loaded single family detached homes on minimum 3,600 s.f. lots.  Rear-loaded homes front 
a common open space area or local road and vehicular access is provided via a shared 
private driveway.  “Paired-Z” homes are configured in interlocking pairs and feature a 
reciprocal use easement between each pair.  Rear-loaded homes also employ a use easement 
for more usable private open space.   The single-family homes within this neighborhood are 
envisioned as housing that may appeal to first-time home buyers, young families, public 
employees, empty nesters, and young professionals. 
 
Vehicular access to Planning Area 9 is provided from Street “A” and Avenue 59 via local 
roads.  Pedestrian access to Planning Area 9 is provided via sidewalks adjacent to Avenue 
59 and Street “A.”  Nearby recreational amenities include a private recreation area, the 
Private Park in Planning Area 20, the Park/Detention Basin in Planning Area 21, and the 
Public Park in Planning Area 22 and 26.  
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
I.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-5, “Paired-Z” Single Family Detached Homes on 3,600 s.f. Lots and 
Figure IV-6, Rear-loaded Single Family Detached Homes on 3,600 s.f. Lots.  

 
I.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
I.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 

(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59 and Street “A.” 
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I.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
I.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-3. 

 
I.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
I.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
I.8: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
I.9: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
I.10: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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J. PLANNING AREA 10: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Medium Density Residential land uses are proposed within Planning Area 10, as shown on 
Figure III-3.  This neighborhood provides for the development of 33.2 acres with a 
maximum of 123 dwelling units at an average density of 3.7 du/ac. Planning Area 10 
consists of single-family  homes with a minimum lot size of 7,200 square feet.  Each home 
shall be one story or two stories in height and shall feature a two-car garage.  The single-
family homes within this neighborhood are envisioned as housing that may appeal to first- 
or second-time home buyers, young families, and professionals. 
 
Vehicular access to Planning Area 10 is provided from Avenue 59 via local roads.  
Pedestrian access to Planning Area 10 is provided via sidewalks adjacent to Avenue 59 and 
via trails located within the paseo in Planning Area 24A.  Nearby recreational amenities 
include the Private Park in Planning Area 20 and the Park/Detention Basin in Planning 
Area 21.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
J.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots. 
 
J.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
J.3: Roadway landscape treatments, as shown in Figure IV-21, Arterial Highway (128’ 

ROW) Streetscape – Polk Street, are provided along Polk Street. 
 
J.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 

(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59. 

 
J.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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J.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-3. 

 
J.7: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
J.8: A landscaped transition shall be provided between the residential and 

Park/Detention Basin land uses, as shown in Figure IV-41, Edge Condition: 
Residential—Park/Detention. 

 
J.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
J.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
J.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
J.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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K. PLANNING AREA 11: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 11 contains 104 units on 28.8 acres at an average density of 3.6 du/ac. As 
shown in Figure III-3, Planning Area 11 consists of traditional single-family detached 
homes with a minimum lot size of 7,200 square feet.  Each unit shall feature a two-car 
garage and shall be either one story or two stories in height.  The single-family homes 
within this neighborhood are envisioned as housing that may appeal to first- or second-
time home buyers, young families, and professionals. 
 
Vehicular access to Planning Area 11 is provided from Avenue 58 and Avenue 59 via local 
roads.  Pedestrian access to Planning Area 11 is provided via sidewalks adjacent to Avenue 
58 and Avenue 59 and via trails located within the adjacent paseo.  Nearby recreational 
amenities include the Private Park in Planning Area 20, the Park/Detention Basin in 
Planning Area 21, and the paseo in Planning Area 24A.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this neighborhood shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
K.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots. 
 
K.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
K.3: Roadway landscape treatments, as shown in Figure IV-21, Arterial Highway – Polk 

Street (128’ ROW) Streetscape, are provided along Polk Street. 
 
K.4: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ 

ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along 
Avenue 59. 

 
K.5: Roadway landscape treatments, as shown in Figure IV-23B, Secondary Highway - 

Avenue 58 (100' ROW), are provided along Avenue 58. 
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K.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 
Streetscape, are provided along local roads. 

 
K.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-3. 

 
K.8: A landscaped transition shall be provided between the residential land uses in 

Planning Area 11 and Open Space/Detention land uses, as shown in Figure IV-39, 
Edge Condition: Residential—Open Space/Detention. 

 
K.9: A landscaped transition shall be provided between the residential land uses in 

Planning Area 11 and the adjacent paseo in Planning Area 24A, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
K.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
K.11: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
K.12: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
K.13: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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L. PLANNING AREA 12: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 12, as shown on Figure III-3, provides for the development of 33.6 acres with 
172 single-family residential units at an average density of 5.1 du/ac.  Units within this 
neighborhood shall contain a minimum lot size of 5,000 square feet.  Units shall be one 
story or two stories in height and shall feature a two-car garage.  The single-family homes 
within this neighborhood are envisioned as housing that may appeal to first-time home 
buyers, young families, public employees, empty nesters, and young professionals. 
 
Vehicular access to Planning Area 12 is provided from Avenue 58 and Avenue 59 via local 
roads.  Pedestrian access to Planning Area 12 is provided via sidewalks adjacent to Avenue 
58 and Avenue 59 and via trails located within the adjacent paseo.  Nearby recreational 
amenities include a private recreation area, the Private Park in Planning Area 20, the 
Park/Detention Basin in Planning Area 21, and the paseo in Planning Area 24A.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this neighborhood shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
L.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-3, Single Family Detached Home on Minimum 5,000 s.f. Lots.  
 
L.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
L.3: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ 

ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along 
Avenue 59. 

 
L.4: Roadway landscape treatments, as shown in Figure IV-23B, Secondary Highway - 

Avenue 58 (100' ROW), are provided along Avenue 58. 
 
L.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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L.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 
Private Recreation Area Plan.  

 
L.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-3. 

 
L.8: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
L.9: A landscaped transition shall be provided between the residential land uses in 

Planning Area 12 and the adjacent paseo in Planning Area 24A, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
L.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
L.11: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
L.12: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
L.13: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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M. PLANNING AREA 13: HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 13, as shown on Figure III-3, provides for the development of 14.6 acres with 
a maximum of 146 dwelling units at an average density of 10.0 du/ac.  Planning Area 13 
includes ‘Single Family Attached’ homes, which may also be described as duplexes or 
townhomes and may include rear-loaded units.  Units shall be no greater than 35.0 feet in 
height (typically two stories) and shall feature 1.5 to 2.5 spaces of off-street parking for each 
unit, depending on the total number of bedrooms per unit and as required by Riverside 
County Ordinance No. 348, Section 18.12.   The ‘Single Family Attached’ homes within this 
neighborhood are envisioned as housing that may appeal to college students, first-time 
home buyers, young professionals, empty nesters, and public employees. 
 
Due to this neighborhood’s unique juxtaposition between Orange Avenue, Avenue 58, and 
Street “A,” homes within this neighborhood are encouraged to be sited so that the units 
face the perimeter, as described in Section IV, Design Guidelines.  Vehicular access to 
Planning Area 13 is provided from Orange Avenue and Street “A” via local roads.  
Pedestrian access to Planning Area 13 is provided via sidewalks adjacent to Avenue 58, 
Orange Avenue, and Street “A.”  Nearby recreational amenities include a private recreation 
area, the Private Park in Planning Area 20, and the Park/Detention Basin in Planning Area 
21.  Furthermore, the Public Park in Planning Area 22 and 26 is easily accessible via the 
community’s sidewalks and trails plan.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
M.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-8, Single Family Attached Homes.   
 
M.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
M.3: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ 

ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange 
Avenue. 
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M.4: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ 
ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A, are provided along 
Street “A.” 

 
M.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
 
M.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-3. 

 
M.7: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
M.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
M.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
M.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
M.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
M.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 13 shall be fully constructed and 
operational prior to the issuance of the final building permit in the planning area.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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N. PLANNING AREA 14: HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 14, as shown on Figure III-4, provides for the development of 18.9 acres with 
151 residential units at an average density of 8.0 du/ac.  The housing product type 
provided for development within this neighborhood is ‘Single Family Detached.’  Homes 
within this Planning Area are rear-loaded and should be sited to face a private drive.  These 
detached units are clustered in groups of 4 to 6 units, and each unit features a two-car 
garage and may be one story or two stories in height. Homes within this neighborhood are 
rear-loaded and are encouraged to be sited so they face Orange Avenue, especially along 
the perimeter, as described in Section IV, Design Guidelines. The ‘Single Family Detached’ 
homes within this neighborhood are envisioned as housing that may appeal to college 
students, first-time home buyers, young professionals, empty nesters, and public 
employees. 
 
Vehicular access to Planning Area 14 is provided from local roads via Orange Avenue.  
Pedestrian access to Planning Area 14 is provided via sidewalks adjacent to Orange Avenue 
and via trails located within the adjacent paseo.  Nearby recreational amenities include a 
private recreation area, the clubhouse area in Planning Area 19, the paseos in Planning 
Areas 24D and 24E, and the Public Park in Planning Area 22 and 26.   
 
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
N.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-7, Cluster Single Family Detached Homes.   
 
N.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
N.3: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ 

ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange 
Avenue. 

 
N.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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N.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 

 
N.6: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
N.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 14 and the adjacent paseo in Planning Area 24D, as shown in Figure 
IV-40, Edge Condition: Residential—Paseo. 

 
N.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
N.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
N.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
N.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
N.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 14 shall be fully constructed and 
operational prior to the issuance of the final building permit in the planning area.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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O. PLANNING AREA 15: MEDIUM HIGH DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 15, as shown on Figure III-4, provides for the development of 26.1 acres with 
a maximum of 164 dwelling units at an average density of 6.3 du/ac. Planning Area 15 
provides traditional single-family detached units with a minimum lot size of 4,500 square 
feet. Each unit shall be one story or two stories in height and shall feature a two-car garage. 
The single-family homes within this neighborhood are envisioned as housing that may 
appeal to first-time home buyers, young families, public employees, empty nesters, and 
young professionals. 
 
Vehicular access to Planning Area 15 is provided from Orange Avenue via local roads.  
Pedestrian access to Planning Area 15 is provided via trails located within the adjacent 
paseos.  Trails are also located within the Fillmore Street right-of-way.  Nearby recreational 
amenities include the clubhouse area in Planning Area 19, the paseos in Planning Areas 24D 
and 24E, and the Public Park in Planning Area 22 and 26.   
   
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
O.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-4, 4,500 s.f. Lots Conceptual Site Plan.   
 
O.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
O.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway 

(101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ 
North of Avenue 60 to Northern Project Boundary), are provided along a portion of 
Fillmore Street. 

 
O.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are 

provided along local roads. 
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O.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 

 
O.6: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
O.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 15 and the adjacent paseo in Planning Areas 24D and 24E, as shown 
in Figure IV-40, Edge Condition: Residential—Paseo. 

 
O.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
O.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
O.10: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
O.11: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
O.12: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation areas within Planning Area 15 shall be fully constructed and 
operational prior to the issuance of the final building permit in the planning area.    For 
more information relating to the trigger for development of and the party responsible for 
construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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P. PLANNING AREA 16: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 16, as shown on Figure III-4, provides for the development of 18.2 acres with 
82 traditional single-family detached residential units at an average density of 4.5 du/ac.  
Lot sizes within this neighborhood shall be minimum 6,000 square feet.  Units shall be one 
or two stories in height and shall feature a two-car garage. The single-family homes within 
this neighborhood are envisioned as housing that may appeal to first- or second-time home 
buyers, young families, and professionals. 
 
Vehicular access to Planning Area 16 is provided from Fillmore Street via local roads.  
Pedestrian access to Planning Area 16 is provided via sidewalks and trails adjacent to 
Fillmore Street.  Trails are also located within the adjacent paseos.  A trail is also located 
within the Fillmore Street right-of-way.  Nearby recreational amenities include the 
clubhouse area in Planning Area 19, the paseos in Planning Areas 24D and 24E, and the 
Public Park in Planning Area 22 and 26.    
   
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
P.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-2, Single Family Detached on Minimum 6,000 s.f. Lots.   
 
P.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
P.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway 

(101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ 
North of Avenue 60 to Northern Project Boundary), are provided along a portion of 
Fillmore Street. 

 
P.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are 

provided along local roads. 
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P.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 

 
P.6: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
P.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 16 and the adjacent paseo in Planning Areas 24D and 24E, as shown 
in Figure IV-40, Edge Condition: Residential—Paseo. 

 
P.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
P.9: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
P.10: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
P.11: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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Q. PLANNING AREA 17: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 17, as shown on Figure III-4, provides for the development of 21.1 acres with 
95 traditional single-family detached residential units at an average density of 4.5 du/ac.  
Lot sizes within this neighborhood shall be minimum 6,000 square feet.  Each unit shall be 
one story or two stories in height and shall feature a two-car garage.  The single-family 
homes within this neighborhood are envisioned as housing that may appeal to first- or 
second-time home buyers, young families, and professionals. 
 
Vehicular access to Planning Area 17 is provided from Fillmore Street and Avenue 59 via 
local roads.  Pedestrian access to Planning Area 17 is provided via sidewalks and trails 
adjacent to Fillmore Street.  Trails are located within the paseo in Planning Area 24C and 
24D.  Nearby recreational amenities include the clubhouse area in Planning Area 19 and the 
Public Park in Planning Area 22 and 26.   
   
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
Q.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-2, Single Family Detached Home on Minimum 6,000 s.f. Lots. 
 
Q.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
Q.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway 

(101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ 
North of Avenue 60 to Northern Project Boundary), are provided along a portion of 
Fillmore Street. 

 
Q.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are 

provided along local roads. 
 
Q.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 

Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 
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Q.6: A landscaped transition shall be provided between the residential and open space 
land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
Q.7: A landscaped transition shall be provided between the residential land uses in 

Planning Area 17 and the adjacent paseo in Planning Areas 24D and 24E, as shown 
in Figure IV-40, Edge Condition: Residential—Paseo. 

 
Q.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
Q.9: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
Q.10: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
Q.11: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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R. PLANNING AREA 18: MEDIUM DENSITY RESIDENTIAL 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 18, as shown on Figure III-4, provides for the development of 45.8 acres with 
164 traditional single-family detached residential units at an average density of 3.6 du/ac.  
Lot sizes within this neighborhood shall be minimum 7,200 square feet.  Each unit shall be 
one story or two stories in height and shall feature a two-car garage.  The single-family 
homes within this neighborhood are envisioned as housing that may appeal to first- or 
second-time home buyers, young families, and professionals. 
 
Vehicular access to Planning Area 18 is provided from Orange Avenue and Fillmore Street 
via local roads.  Pedestrian access to Planning Area 18 is provided via sidewalks and trails 
adjacent to Avenue 58, Orange Avenue, and Fillmore Street.  The community’s recreational 
amenities, including the Public Park in Planning Area 22 and 26, are easily accessible from 
Planning Area 18 via the extensive sidewalks and trails plan.    
   
Additional standards relating to architecture and landscaping are provided below.  In 
addition to these standards, the land uses within this planning area shall conform to the 
Shade Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  
These Shade Standards set forth minimum requirements for the percentage of shade 
coverage and location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
R.1: Site plan concepts for the homes within this neighborhood shall be as conceptually 

depicted in Figure IV-1, Single Family Detached 7,200 s.f. Lots Conceptual Site Plan.   
 
R.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
R.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway 

(101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ 
North of Avenue 60 to Northern Project Boundary), are provided along a portion of 
Fillmore Street. 

 
R.4: Roadway landscape treatments, as shown in Figure IV-26, Collector Road (74’ ROW) 

Streetscape – Orange Avenue (North of Avenue 58), are provided along Orange Avenue. 
 
R.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are 

provided along local roads. 
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R.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood 
Entry Monuments – Elevations and Plan View, shall be provided at key access points to 
this neighborhood, as shown on Figure III-4. 

 
R.7: A landscaped transition shall be provided between the residential and open space 

land uses, as shown in Figure IV-39, Edge Condition: Residential—Open 
Space/Detention. 

 
R.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
R.9: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
R.10: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
R.11: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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S. PLANNING AREA 19: CLUBHOUSE AREA 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 19 contains the clubhouse area, as shown on Figure III-4.  Conveniently 
located at the intersection of Orange Avenue and Avenue 59 and situated  east of the Public 
Park in Planning Area 22 and 26, the clubhouse area features a variety of recreational 
amenities, which shall include an approximately 9,300 square foot clubhouse building with 
gathering space.  The clubhouse area shall also include other amenities including, but not 
limited to a pool, a tot lot, a wading pool, a barbeque area, and a special events turf area. 
Additionally, a parking lot is adjacent to the clubhouse building.   
 
Vehicular access to Planning Area 19 is provided from Avenue 59.  Pedestrian access to 
Planning Area 19 is provided via sidewalks and trails adjacent to Avenue 59 and Orange 
Avenue.  The clubhouse area is also located adjacent to a paseo in Planning Area 24D.  
Portions of the clubhouse area shall conform to the Shade Standards contained within 
Section IV.E.3, Shade Standards, of this Specific Plan.  These Shade Standards set forth 
minimum requirements for the percentage of shade coverage and location of shade 
elements within public spaces in this Planning Area. 
 
Furthermore, other portions of the clubhouse area shall conform to the Open Land 
Standards contained within Section IV.E.4, Open Land Standards, of this Specific Plan.  These 
Open Land Standards set forth landscaping requirements to ensure consistency with the 
standards for Zone D of the Jacqueline Cochran Regional Airport, as set forth by Riverside 
County Airport Land Use Compatibility Plan, as well as with applicable FAA requirements.  
Additional standards relating to landscaping are provided below.   
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
S.1: Site plan concepts for the clubhouse area shall be as depicted in Figure IV-49, 

Conceptual Clubhouse Plan.   
 
S.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
S.3: Landscaping within portions of the clubhouse area shall be in conformance with the 

THERMAL 551 Shade Standard Standards, as described in Section IV.E.3, Shade 
Standards.   

 
S.4: Landscaping within portions of the clubhouse area shall be in conformance with the 

THERMAL 551 Open Land Standards, as described in Section IV.E.4, Open Land 
Standards.   
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S.5: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ 
ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along 
Avenue 59. 

 
S.6: Roadway landscape treatments, as shown in Figure IV-27,  Collector Road (74’ ROW) 

Streetscape – Avenue 59 (East of Street “A”), are provided along Avenue 59. 
 
S.7: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
 
S.8: A clubhouse entry monument, as depicted in Figure IV-36, Clubhouse Entry 

Monument and Plan View, shall be located within this neighborhood.  
 
S.9: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual 

Private Recreation Area Plan.  
 
S.10: A landscaped transition, including a berm and block wall, shall be provided 

between the clubhouse area and the irrigation storage pond, as shown in Figure IV-
43, Edge Condition: Irrigation Storage Pond—Clubhouse. 

 
S.11: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Details. 

 
S.12: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
S.13: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
S.14: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The clubhouse in Planning Area 19 shall be constructed and operational prior to the 
issuance of the 589th building permit in THERMAL 551.  For more information relating to the 
trigger for development of and the party responsible for construction of the clubhouse, refer 
to Table II-6, Recreational Amenities Construction Timing and Responsibility. 
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T. PLANNING AREA 20: PARK 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 20, as shown on Figure III-3, is provided for development as a 0.8-acre 
Private Park.  This Private Park offers a variety of recreational amenities, which shall 
include at least two of the following amenities: a shaded tot lot, seating areas, open turf 
areas, and shaded picnic facilities.  A splash-and-play area may also be provided.  Vehicular 
access to Planning Area 20 is provided from Avenue 59.  Pedestrian access to Planning Area 
20 is provided via sidewalks and trails adjacent to Avenue 59 and via trails located within 
the paseo in Planning Area 24A.   
 
Additional standards relating to landscaping are provided below.  In addition to these 
standards, the land uses within this planning area shall conform to the Shade Standards 
contained within Section IV.E.3, Shade Standards, of this Specific Plan.  These Shade 
Standards set forth minimum requirements for the percentage of shade coverage and 
location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
T.1: Site plan concepts for the Private Park shall be as depicted in Figure IV-44, 

Conceptual Park Plan.   
 
T.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
T.3: Landscaping within the park shall be in conformance with the THERMAL 551 Shade 

Standard Standards, as described in Section IV.E.3, Shade Standards.   
 
T.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 

(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59. 

 
T.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
 
T.6: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 
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T.7: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 
Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
T.8: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
T.9: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The Private Park in Planning Area 20 shall be constructed and operational prior to the 
issuance of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in THERMAL 
551.  For more information relating to the trigger for development of and the party 
responsible for construction of the Private Park, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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U. PLANNING AREA 21: PARK/DETENTION BASIN 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Area 21, as shown on Figure III-3, is a 5.0-acre Park/Detention Basin.   Vehicular 
access to Planning Area 21 is provided from Avenue 59.  Pedestrian access to Planning Area 
21 is provided via sidewalks and trails adjacent to Avenue 59.   This Specific Plan permits 
Planning Area 21 to be developed as a passive park with no detention functions or as a 
detention basin with no park amenities, depending on the final hydrologic and Water 
Quality Management Plan (WQMP) requirements prepared as part of the implementing 
tentative map(s).   For either of these contingencies, detailed plans of Planning Area 21 shall 
be prepared at the tentative map level of design.   
 
If developed as a park, portions of the Park/Detention Basin shall conform to the Shade 
Standards contained within Section IV.E.3, Shade Standards, of this Specific Plan.  These 
Shade Standards set forth minimum requirements for the percentage of shade coverage and 
location of shade elements within public spaces in this Planning Area. 
 
Furthermore, other portions of the Park/Detention Basin shall conform to the Open Land 
Standards contained within Section IV.E.4, Open Land Standards, of this Specific Plan.  These 
Open Land Standards set forth landscaping requirements to ensure consistency with the 
standards for Zone D of the Jacqueline Cochran Regional Airport, as set forth by Riverside 
County Airport Land Use Compatibility Plan, as well as with applicable FAA requirements. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
U.1: Site plan concepts for the Park/Detention Basin shall be as depicted in Figure IV-48, 

Conceptual Park/Detention Basin Plan.   
 
U.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
U.3: Landscaping within portions of the Park/Detention Basin shall be in conformance 

with the THERMAL 551 Open Land Standards, as described in Section IV.E.4, Open 
Land Standards.   

 
U.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road 

(88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided 
along Avenue 59. 

 
U.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
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U.6: A landscaped transition shall be provided between the residential land uses and the 
Park/Detention Basin, as shown in Figure IV-41, Edge Condition: Residential—
Park/Detention Basin. 

 
U.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
U.8: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
U.9: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
U.10: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
If Planning Area 21 is developed as a passive park, Planning Area 21 shall be constructed 
and operational prior to the issuance of the 2,107th building permit (or all of Phase 1 and 
Phase 2 plus 50% of Phase 3) in THERMAL 551.  If developed as a Detention Basin, the 
Park/Detention Basin in Planning Area 21 shall be constructed during Phase II or as 
required for safe and efficient stormwater detention purposes.  For more information 
relating to the trigger for development of and the party responsible for construction of the 
Park/Detention Basin, refer to Table II-6, Recreational Amenities Construction Timing and 
Responsibility. 
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V. PLANNING AREA 22 AND 26: PUBLIC PARK 
 
1. DESCRIPTIVE SUMMARY 
 
A combined 45.3-acre Public Park is proposed for development within Planning Area 22 
(22.9 acres) and Planning Area 26 (22.4 acres), as shown in Figure III-2 and Figure III-3.  To 
ensure access between the two portions of the Public Park, a protected, at-grade pedestrian 
crosswalk is at Avenue 59, allowing park users to travel from the southern to the northern 
portions of the park.  This crosswalk connects to Enhanced Sidewalk trails within the Public 
Park.   
 
These two parks may be owned and maintained by the Desert Recreation District, or 
County Service Area (CSA) No. 125, or CSA No. 152, and will allow community residents to 
enjoy a variety of active recreational amenities at this Public Park, such as soccer fields, 
softball fields, tennis courts, volleyball courts, basketball courts, and disc golf.  The Public 
Park also may feature passive amenities such as gazebos, trails, picnic facilities and 
benches.   
 
Street access to the Public Park is provided from Avenue 59, Street “A,” and Orange 
Avenue.  Pedestrian access to Planning Area 22 and 26 is provided via sidewalks adjacent 
to the aforementioned roadways.  Additionally, this Specific Plan permits the development 
of four roundabouts at the intersection of Avenue 59 and Street “A,” the intersection of 
Avenue 59 and Orange Avenue, and the northern and southern intersections of Street “A” 
and Orange Avenue.  These roundabouts may convey traffic around a central landscaped 
island, facilitating traffic flow and creating an aesthetic appearance when the roadways are 
viewed from the adjacent Public Park (Planning Areas 22 and 26) and the surrounding 
residences. 
 
Portions of the Public Park shall conform to the Shade Standards contained within Section 
IV.E.3, Shade Standards, of this Specific Plan.  These Shade Standards set forth minimum 
requirements for the percentage of shade coverage and location of shade elements within 
public spaces in this Planning Area. 
 
Furthermore, other portions of the Public Park shall conform to the Open Land Standards 
contained within Section IV.E.4, Open Land Standards, of this Specific Plan.  These Open 
Land Standards set forth landscaping requirements to ensure consistency with the 
standards for Zone D of the Jacqueline Cochran Regional Airport, as set forth by Riverside 
County Airport Land Use Compatibility Plan, as well as with applicable FAA requirements.  
 
As previously discussed within Section I.E. Existing Site Characteristics, and depicted on 
Figure II-12A, the former Thermal Landfill comprises an approximately 10.5-acre portion of 
Planning Area 22.  In accordance with the adopted Remedial Action Workplan (RAW) for 
the Thermal Landfill, a protective soil cap shall be placed above the site of the former 
landfill.  Portions of Planning Area 22 underlain by the landfill cap require special design 
considerations to ensure the integrity of the protective barrier is not compromised, as set 
forth in the Planning Standards provided on the following pages. 
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Additional standards relating to landscaping are provided below.   
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
V.1: Site plan concepts for the Public Park shall be as depicted in Figure IV-44, Conceptual 

Park Plan, and Figure IV-45, Public Park Plan Details.  A minimum of four (4) soccer 
fields shall be provided within the Public Park. 

 
V.2: A protected pedestrian crossing shall be provided at Avenue 59, as described in 

Section II.B.2, Non-Vehicular Circulation Plan, and depicted in Figure IV-46, 
Conceptual Pedestrian Crossing. 

 
V.3: Adequate off-street parking shall be provided within the Public Park in accordance 

with Riverside County Ordinance No. 348, Section 18.12. 
 
V.4: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
V.5: Due to the proximity of the Jacqueline Cochran Airport, special landscaping 

considerations shall apply in Planning Areas 22 and 26 to minimize potential 
hazards to air traffic. 

 
• A minimum of 22.0 acres of the Public Park shall conform with the THERMAL 551 

Open Land Standards, as described in Section IV.E.4, Open Land Standards. 
 

• Landscaping within portions of the Public Park shall be in conformance with the 
THERMAL 551 Shade Standard Standards, as described in Section IV.E.3, Shade 
Standards.   

 
• Landscaping within the Public Park shall minimize features that may attract 

birds, which present a potential hazard to air traffic.   

Ç Trees shall be adequately spaced to prevent large expanses of contiguous 
canopy upon maturity, and plant species that produce seeds, nuts, or 
berries should be avoided.   

Ç Acceptable plant species are described in Section IV.E.9, Plant Palette. 
 
V.6: The northwest portion of the Planning Area 22 is underlain by a three (3)-foot deep 

protective soil cap, which covers the location of the former Thermal Landfill.  The 
following design criteria and restrictions shall apply in areas underlain by the 
protective soil cap:   
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• The design of the Public Park shall utilize areas underlain by the protective soil 
cap for uses which do not require the planting of deep-rooting landscape 
materials, including, but not limited to, the following: 

Ç Parking lots; 

Ç Turf areas; 

Ç Play fields; 

Ç Tot lots; 

Ç Hard surface courts; and 

Ç Man-made shade structures. 
 

• The former Thermal Landfill site shall be graded so that no water drains to or 
accumulates above the landfill cap area, as conceptually depicted on Figure II-
12A, Conceptual Landfill Grading Plan. 

 
• Within the area underlain by the landfill cap, landscape materials with roots that 

may penetrate the three (3)-foot deep soil cap are strictly prohibited. 
 
V.7: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road 

(88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along 
Orange Avenue.  

 
V.8: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (88’ ROW) 

Streetscape – Avenue 59 (East of Street “A”) and Street “A”, are provided along Street 
“A.” 

 
V.9: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (74’ ROW) 

Streetscape – Avenue 59 (East of Street “A”), are provided along Avenue 59. 
 
V.10: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) 

Streetscape, are provided along local roads. 
 
V.11: Six park entry monuments shall be located within this Planning Area, as depicted in 

Figure IV-35, Park Entry Monuments and Plan View.  
 
V.12: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
V.13: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  
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V.14: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
V.15: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
Park plans for the Public Park (Planning Areas 22 and 26) shall be approved prior to the 
issuance of the 589th building permit (or 25% of the total Specific Plan) in THERMAL 551. 
 
The Public Park in Planning Area 22 shall be constructed and operational prior to the 
issuance of the 758th building permit (or 33% of the total Specific Plan) in THERMAL 551.   
 
The Public Park in Planning Area 26 shall be constructed and operational prior to the 
issuance of the 1,553rd building permit (or 66% of the total Specific Plan) in THERMAL 551.   
 
For more information relating to the triggers for development of and the parties responsible 
for construction of the Public Parks, refer to Table II-6, Recreational Amenities Construction 
Timing and Responsibility. 
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W. PLANNING AREAS 23A – 23G: OPEN SPACE/DETENTION 
 
1. DESCRIPTIVE SUMMARY 
 
Planning Areas 23A through 23G, as shown in Figure III-5, provide for a total of 40.2 acres 
of Open Space/Detention land uses.  Planning Area 23A is located in the southern portion 
of the community and is 3.0 acres in size.  Planning Area 23B is 5.4 acres in size and is 
situated along the southern perimeter of the community.  Totaling 5.2 acres, Planning Area 
23C is located at the southeast corner of THERMAL 551.   Planning Area 23D borders the 
eastern boundary of the community and is 15.9 acres.  Planning Area 23E is 2.4 acres and is 
generally situated adjacent to Avenue 58.  Planning Areas 23F and 23G are 5.4 and 2.9 acres, 
respectively, and are situated adjacent to the northwestern and western boundaries of the 
community. 
 
These planning areas serve as detention basins for stormwater flows and improve the site’s 
water quality.  Planning Areas 23A through 23G also serve as an aesthetic amenity and 
provide a buffer between residential planning areas and perimeter roadways.  “Oasis”-style 
groupings of multi-trunk trees are permitted within the Open Space/Detention land uses to 
create visual interest at key locations (for example, adjacent to community entrances), as 
long as the spacing of these plantings conforms to Zone D and FAA requirements.  
 
Additional standards relating to landscaping are provided below.  In addition to these 
standards, the land uses within this planning area shall conform to the Open Land 
Standards contained within Section IV.E.4, Open Land Standards, of this Specific Plan.  These 
Open Land Standards set forth landscaping requirements to ensure consistency with the 
standards for Zone D of the Jacqueline Cochran Regional Airport, as set forth by Riverside 
County Airport Land Use Compatibility Plan, as well as with applicable FAA requirements. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
W.1: Site plan concepts for the open space areas shall be as depicted in Figure IV-47, 

Typical Open Space Plan and Park/Detention Plan.   
 
W.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan. 
 
W.3: Landscaping within the Open Space/Detention areas shall be in conformance with 

the THERMAL 551 Open Land Standards, as described in Section IV.E.4, Open Land 
Standards.   
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W.4: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 
Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
W.5: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
W.6: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
W.7: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
SPECIFIC PLAN NO. 369 PAGE  III-53   





THERMAL 551  III. DEVELOPMENT STANDARDS  
  

X. PLANNING AREAS 24A THROUGH 24E: PASEOS 
 
1. DESCRIPTIVE SUMMARY 
 
As shown in Figure III-1, Figure III-2, Figure III-3, and Figure III-4, Pedestrian Paseos are 
situated through the THERMAL 551 to facilitate pedestrian access between residential 
planning areas and the community’s various recreational amenities.   Pedestrian paseos are 
50 – 75 feet wide and include a 5.0-foot meandering decomposed granite path. 
 
The 1.3-acre paseo in Planning Area 24A is located in between residential Planning Areas 11 
and 12 and provides access to the Park in Planning Area 20.   The paseo in Planning Area 
24B is 1.4 acres and is located in the southwestern portion of the community, facilitating 
pedestrian access from Planning Areas 5, 6, and 7 to the Public Park in Planning Area 22 
and 26.  Planning Area 24C contains a 5.5-acre paseo and is situated in between Planning 
Areas 1, 2, 3, and 4.  The 3.4-acre paseo in Planning Area 24D is situated in between 
Planning Areas 8, 14, 15, 16, 17, and 18, and provides access from those planning areas to 
the Public Park and Clubhouse area.  Similarly, the 1.5-acre paseo in Planning Area 24E 
provides access from Planning Areas 15 and 16.   
 
In some instances, cul-de-sacs may abut the paseos.  To ensure the aesthetic appeal of the 
paseos and provide a level of community security and safety, certain design considerations 
shall be incorporated into the design of paseos, such as providing access from the cul-de-sac 
to the paseo, positioning alley-loaded or rear-loaded homes so the units front the paseo, 
and staggering the location of cul-de-sacs to maximize the amount of the paseo that is 
adjacent to the roadway.  A complete list of design considerations for cul-de-sacs and 
pasoes is included in Section IV.E.1.l, Cul-de-sac Streetscapes.  
 
Additional standards relating to landscaping are provided below.  In addition to these 
standards, the land uses within this planning area shall conform to the Shade Standards 
contained within Section IV.E.3, Shade Standards, of this Specific Plan.  These Shade 
Standards set forth minimum requirements for the percentage of shade coverage and 
location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
X.1: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan 

(Monumentation, Streetscapes, and Edge Conditions). 
 
X.2: Landscaping within the paseos shall be in conformance with the THERMAL 551 Shade 

Standard Standards, as described in Section IV.E.3, Shade Standards.   
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X.3: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 
Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
X.4: Benches, security lighting, and water fountains shall be located and constructed as 

established on the working landscape plans for the Tentative Map. 
 
X.5: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
X.6: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
X.7: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The paseo in Planning Area 24A shall be constructed and operational prior to the issuance 
of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in THERMAL 551.   
 
The paseo in Planning Area 24B shall be constructed and operational prior to the issuance 
of the 2,106th building permit (or all of Phase I and Phase II plus 50% of Phase III) in 
THERMAL 551. 
 
The paseo in Planning Area 24B shall be constructed and operational prior to the issuance 
of the 652nd building permit (or 50% of Phase I) in THERMAL 551. 
 
The paseo in Planning Area 24D shall be constructed and operational prior to the issuance 
of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in THERMAL 551. 
 
The paseo in Planning Area 24E shall be constructed and operational prior to the issuance 
of the 1,581th building permit (or all of Phase I plus 50% of Phase II) in THERMAL 551. 
 
For more information relating to the triggers for development of and the parties responsible 
for construction of the paseos, refer to Table II-6, Recreational Amenities Construction Timing 
and Responsibility. 
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Y. PLANNING AREAS 25A AND 25B: PRIVATE RECREATION AREAS 
 
1. DESCRIPTIVE SUMMARY 
 
As shown in Figure III-1 and Figure III-2, two private recreation areas are provided within 
Planning Areas 25A and 25B.  Planning Area 25A is 2.1 acres and serves the recreational 
needs of residents in Planning Area 3.  Planning Area 25B is 0.5 acre and serves residents in 
Planning Area 7.  Seven additional private recreation areas are located within Planning 
Areas 4, 8, 9, 12, 13, 14, and 15; the minimum size for these facilities is 10,000 square feet.    
 
These facilities provide passive and active recreational amenities on a neighborhood-level 
and shall include seating areas, shade structures, and swimming pools, and may include a 
variety of other recreational amenities, such as tot lots, seating areas, and/or trail 
connections. 
 
Additional standards relating to landscaping are provided below.  In addition to these 
standards, the land uses within this planning area shall conform to the Shade Standards 
contained within Section IV.E.3, Shade Standards, of this Specific Plan.  These Shade 
Standards set forth minimum requirements for the percentage of shade coverage and 
location of shade elements within public spaces in this Planning Area. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
Y.1: The private recreation areas shall be designed as conceptually depicted in Figure IV-

50, Conceptual Private Recreation Plan. 
 
Y.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan 

(Monumentation, Streetscapes, and Edge Conditions). 
 
Y.3: Landscaping within the private recreation areas shall be in conformance with the 

THERMAL 551 Shade Standard Standards, as described in Section IV.E.3, Shade 
Standards.   

 
Y.4: Trails and paseos shall be located and constructed as delineated in Figure IV-52, 

Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, 
Conceptual Paseo/Pedestrian Walk Detail. 

 
Y.5: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
Y.6: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
SPECIFIC PLAN NO. 369 PAGE  III-57   



THERMAL 551  III. DEVELOPMENT STANDARDS  
  

Y.7: Please refer to Section II, Specific Plan for the following standards that apply site-
wide: 

 
II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 

 
4. RECREATIONAL AMENITIES CONSTRUCTION TIMING AND RESPONSIBILITY 
 
The private recreation area within Planning Areas 25A shall be fully constructed and 
operational prior to the issuance of the final building permit in Planning Areas 3.   
   
The private recreation area within Planning Areas 25B shall be fully constructed and 
operational prior to the issuance of the final building permit in Planning Areas 7. 
   
For more information relating to the trigger for development of and the party responsible 
for construction of the private recreation area, refer to Table II-6, Recreational Amenities 
Construction Timing and Responsibility. 
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Z. PLANNING AREA 27:  SUBSTATION 
 
1. DESCRIPTIVE SUMMARY 
 
As shown in Figure III-5, 2.5 acres are set aside for an electrical substation within Planning 
Area 27, which is located within the southwestern portion of the community. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
Z.1: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
Z.2: Please refer to Section IV, Design Guidelines for other related design criteria.  
 
Z.3: Please refer to Section II, Specific Plan for the following standards that apply site-

wide: 
 

II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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AA. PLANNING AREA 28:  IRRIGATION STORAGE POND 
 
1. DESCRIPTIVE SUMMARY 
 
As shown in Figure III-4, Planning Area 28 consists of a 3.0-acre covered irrigation storage 
pond, which shall contain canal water for irrigation of the community’s public landscaping, 
parks, and residential landscaping.  
 
The irrigation storage pond functions as a storage facility for canal water.  Peak evapo-
transpiration is estimated at 9 gallons per minute (gpm) per acre on a 24 hour basis (2.5 
million gallons per day [mgd]). The irrigation storage pond is capable of storing 1 million 
gallons of water at a time, and the annual capacity of the irrigation storage pond exceeds 
the estimated yearly demand for irrigation water.  The irrigation storage pond includes a 
booster pump and filter station, including telemetry, telephone, electricity, and flow meter.  
The facility is surrounded by bermed landscaping and block wall. CVWD shall own, 
operate, and maintain the non-potable irrigation system upon completion of the proposed 
Project.  
 
Per the requirements of Zone D of the Jacqueline Cochran Regional Airport and the Federal 
Aviation Administration (FAA), the irrigation storage pond shall be covered with a cloth-
like material to prevent birds from being attracted to the storage pond. 
 
2. LAND USE AND DEVELOPMENT STANDARDS 
 
Please refer to Ordinance No. 348._____.  (See Specific Plan Zoning Ordinance in Section V). 
 
3. PLANNING STANDARDS 
 
AA.1: A landscaped transition, including a berm and block wall, shall be provided 

between the irrigation storage pond and the clubhouse area, as depicted in Figure 
IV-43, Edge Condition:  Irrigation Storage Pond-Clubhouse.  

 
AA.2: Walls and fencing located within THERMAL 551 shall be constructed as delineated in 

Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and 
Fence Details.  

 
AA.3: Please refer to Section IV, Design Guidelines for other related design criteria.  
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AA.4: Please refer to Section II, Specific Plan for the following standards that apply site-
wide: 

 
II.A Land Use Plan II.F Open Space & Recreation Plan 
II.B Circulation Plan II.G Grading Plan 
II.C Master Drainage Plan II.H Project Phasing Plan 
II.D Master Water Plan II.I Maintenance Plan 
II.E Master Sewer Plan II.J Public Safety Services 
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light and air to the interior, and provide shelter.  Porches and balconies break up large wall 
masses and reduce the scale of the house at the street and sidewalk edge.  Along 
neighborhood streets, front porches add an element of personal scale and ambiance, where 
neighbors can socialize with one another.  Porches and balconies within THERMAL 551 shall 
conform to the following standards: 
 

• The use of front porches with a minimum usable width of 5 to 6 feet is 
encouraged along local and residential streets.   

• A porch rail should be included to define the space and add architectural detail 
to the porch and the front elevation of the house; however, a railing is only 
needed with certain architectural styles.   

  
Columns and Posts 

 
Columns and posts are important design components in many of the suggested 
architectural styles for THERMAL 551, and are often signature elements of a particular style.  
These elements should be incorporated as structural and aesthetic design elements and 
should be dimensioned appropriately so that a solid and durable image is conveyed.  The 
scale and dimension of these elements varies depending upon the architectural style and 
should reflect the selected style when they are introduced in the design proposals. 
 
f. Garages 
 
In a society geared toward the automobile, the automobile’s housing needs have come to be 
the predominant architectural element in many neighborhoods.  THERMAL 551 should 
encourage garage design that does not detract from the overall appearance of the residence.  
To achieve an attractive streetscene, particular attention shall be given to the design, 
placement and orientation of garages in all residential neighborhoods.  While maintaining 
an awareness of the contemporary market and the targeted market segment, every effort is 
expected to minimize the impact of the garage on the residential neighborhood.  Depending 
upon lot size, this can be accomplished through a variety of methods including: 
 

• Side loaded, swing-in, or rear-loaded orientations. 
• Garage setbacks greater than the front yard living area setback. 
• Splitting garages on the opposite sides of the residence. 
• Rear of lot garage placement with driveway access from the front of the lot. 
• Tandem garages.  
• Garage door design considerations that include recessed doors, creative panel 

design, windows, and color. 
• A porte-cochere architectural element. 

 
Although THERMAL 551 has established its architectural character based on regionally and 
historically significant architectural styles, the automobile plays a more prominent role 
today than when these architectural styles originated.  While the garage is a necessary 
component in all contemporary versions of the suggested architectural styles, careful 
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consideration must be given to garage location, variation, and placement along each 
residential street.   
 
Garage doors are a major visual element and should be simple in design.  Specifically, 
garage doors exhibit the following design characteristics: 
 

• Garage door design should reflect a slightly recessed door and individual bays 
should be provided, which are offset and separated from one another.  This 
eliminates visually extensive garage door façades.   

• Three and two car garage configurations can be divided into two/one and 
one/one configurations to allow for entry courts and auto arrival courts.   

• Accent colors should be used to compliment the architecture and provide visual 
variety along the streetscape.   

• Where provided, garage door windows should correspond to the window forms 
of the house.   

• Landscape vines and tree wells may be introduced to soften the visual impact of 
the garage door and accent the garage façade.   

 
Rear and Side Articulation/Facade Treatment 

 
The design consideration and treatment of the rear and side facades of residential 
buildings, particularly those facing onto spaces visible to the public, has become recognized 
as an important element in the success of a community’s visual character and environment.  
Where such conditions occur, the builder shall be required to enhance the rear and side 
facades of homes backing onto publicly visible areas to improve the community 
appearance.  Enhancement considerations shall include: 
 

• Color accents and tonal variations;  
• Window trim or shutters;  
• Architectural banding; 
• Rear balconies or wrap-around porches; and/or, 
• Other design details and amenities, as appropriate to the architectural style.   

 
h. Roof Materials and Colors 
 
The roofline of a house is a significant component of a building’s composition when used to 
define a particular architectural style.  A roof’s composition should allow for a clean 
interface with the building and the building façade.  The two elements should not be 
overbearing nor give the appearance of being disjointed or cut-up.  It is important to choose 
the appropriate roof pitch, characteristics, and materials that are consistent and true to the 
selected architectural style.  In addition, roofs within THERMAL 551 shall incorporate the 
following design elements: 
 

• Varying roof pitches on the same building should be avoided unless they are 
integral to the architectural style or extending over porches and balconies.   
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• Roof materials and colors selected for an architectural style must reflect the 
elements that are typically used in that style.   

• Roof colors should be soft and warm rather than bright and bold, thus avoiding 
an overpowering visual intrusion to the community’s appearance and character.   

• Roof pitches and colors shall vary from one house to the next.  
• Roofing materials shall be non-combustible. 

 
Accessory Structures 

 
Accessory structures should have roofs of similar and/or compatible materials as 
primary/major structure.  There is no minimum roof pitch required for accessory 
structures.  Flat roofs on accessory structures are permitted in all zones in THERMAL 551.  
The design of accessory structures (cabanas, storage sheds, etc.) should be compatible with 
the main structure through the use of architecture, fence connections and/or landscaping.  
Recreational vehicles and trucks must be stored in an enclosed area and out of view of any 
adjacent lot or road.   
 
Casitas are permitted on the 7,200 s.f. and 6,000 s.f. lots.  These accessory structures may be 
placed above the unit’s detached two-car garage.   Casitas should be generally placed in the 
rear of the lot to ensure the primary residential structure is the aesthetic focus.  For specific 
development standards relating to casitas, refer to Figure IV-1, Conceptual Project Illustration 
- Single Family Detached Homes on Minimum 7,200 S.F. lots, and Figure IV-2, Conceptual Project 
Illustration - Single Family Detached Homes on Minimum 6,000 S.F. lots. 
 
Solar panels, if used, should be integrated into the roof design as an unobtrusive element.  
Panels are to be parallel to the roof plane and should be clear, bronze, or smoke colored 
plastic or glass.  To the greatest extent possible, solar panels, satellite dishes, and other 
similar roof-mounted mechanical equipment should be located away from front elevation 
street views.  Skylights may be incorporated into the roof design to provide natural light 
and passive solar energy.  Frame color should blend with the surrounding roof color.  
Natural aluminum frames are not allowed.   
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E. LANDSCAPE DESIGN GUIDELINES 
 
The Landscape Design Guidelines for THERMAL 551 reinforce the community’s theme of 
“Lush Desert.”  The Landscape Design Guidelines are intended to create a sense of identity 
that links together the variety of residential and recreational land uses proposed for 
development within the THERMAL 551 community.  As demonstrated by Figure IV-19, 
Master Landscape Plan, careful thought has been given to integrate the structural and 
aesthetic elements of a balanced, cohesive community.  Thematic elements are major project 
improvements that occur at the community or neighborhood level and which assist in 
establishing the overall design theme for the THERMAL 551 Specific Plan.  These major 
thematic elements include: 
 
Ç Streetscapes 
Ç Monumentation 
Ç Edge Conditions 
Ç Parks and Recreation 
Ç Walls and Fences 
Ç Lighting 
Ç General Landscaping Requirements 
Ç Plant Palette 
 
These thematic elements occur throughout the community and unite THERMAL 551 under a 
common design vocabulary.  General design guidelines and design criteria for the 
community theme elements are described throughout Section IV.E, Landscape Design 
Guidelines. 
 
Portions of the THERMAL 551 community that function as gathering locations are subject to 
extensive Shade Standards to ensure residents and the public can comfortably enjoy the 
community’s numerous recreational amenities and to minimize the amount of energy spent 
cooling buildings and cars (refer to Section IV.E.3, Shade Standards). 
 
The Landscape Design Guidelines also incorporate the requirements of Zone D of the 
Jacqueline Cochran Regional Airport, as well as other Federal Aviation Administration 
(FAA) requirements for land uses and landscaping near airports.  Requirements relating to 
Zone D Jacqueline Cochran Regional Airport, are described in Section IV.E.4, Open Land 
Standards.  Requirements relating to other FAA regulations that are intended to minimize 
the attraction of birds, which may create a hazard to aircrafts, are described in Section 
IV.E.9, Plant Palette. 
 
1. STREETSCAPES 

The streetscapes for THERMAL 551 respond to the surrounding environment.  The hierarchy 
of streets is visually reinforced by each roadway’s setback and landscaping.  Larger streets 
contain greater setbacks and more extensively landscaped parkways; in contrast, local 
roads are planned with slightly narrower setbacks and less prominent landscaping. 
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Streetscapes throughout the community should be planted with a combination of street 
trees, shrubs, and large masses of groundcovers.  Streetscapes are intended to convey a 
sense of direction and permanence.  The landscaping plant palette for the streetscapes links 
the roadways to the rest of the community by providing continuity throughout the entire 
community.  Varied streetscapes are intended to create a high quality, visually pleasing 
experience at the pedestrian and vehicular level.  In addition, streetscapes serve functional 
purposes, including screening undesirable views from public view.   
 
Several types of streetscapes are proposed within the THERMAL 551 SPECIFIC PLAN, as shown 
in Figure IV-19, Master Landscape Plan.  As illustrated in this exhibit, a hierarchy of 
streetscapes is provided and distinctive landscape treatments are planned for each 
roadway. Landscape treatments include elements such as landscaped medians, sidewalks, 
and parkway trees to enhance the roadways.  Landscaping should consist of drought-
resistant plants, colorful shrubs, and street trees.  Streetscapes are provided as follows: 
 

Arterial Highway (128’ ROW) Streetscape – Avenue 60 
 
As shown in Figure IV-20, Arterial Highway (128’ ROW) Streetscape – Avenue 60, Avenue 60 
features an 18-foot curbed and landscaped median.  On either side of the roadway is a 5-
foot meandering sidewalk within a 21-foot landscaped parkway.  Drought-tolerant colorful 
shrubs and street trees shall be planted within the parkway.   On the northern side of the 
roadway, a 30-foot CVWD easement is located adjacent to the landscaped parkway.  This 
easement contains a 14-foot equestrian-friendly trail/service road.  As part of this Specific 
Plan, half-width improvements to Avenue 60 are planned. 
 
Adjacent to the CVWD easement are Open Space/Detention land uses.  All Open 
Space/Detention land uses within the community are a minimum width of 75 feet and 
contain a series of detention basins with 10-foot wide bottoms, which shall be treated with 
water quality planting.  Planting within these areas shall conform to the Open Land 
requirements for Zone D of the Jacqueline Cochran Regional Airport, as described in 
Section IV.E.4, Open Land Requirements.  “Oasis”-style groupings of multi-trunk trees are 
permitted within the Open Space/Detention land uses to create visual interest at key 
locations (for example, adjacent to community entrances), as long as the spacing of these 
plantings conforms to Zone D and FAA requirements.  
 
b. Arterial Highway (128’ ROW) Streetscape – Polk Street 
 
As shown in Figure IV-21, Arterial Highway (128’ ROW) Streetscape – Polk Street, Polk Street 
features an 18-foot curbed and landscaped median.  Adjacent to the curb is a 21-foot 
landscaped parkway with a 5-foot meandering sidewalk.   Drought-tolerant colorful shrubs 
and street trees shall be planted within the parkway. As part of this Specific Plan, half-
width improvements to Polk Street are planned. 
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c. Major Highway (118’ ROW) Streetscape – Fillmore Street (From Avenue 60 to 
Approximately 2,050’ North) 

 
As shown in Figure IV-22, Major Highway (118’ ROW) Streetscape – Fillmore Street (From 
Avenue 60 to Approximately 2,050’ North), this section of Fillmore Street features a 12-foot 
painted median and a 5-foot meandering sidewalk within a 21-foot landscaped parkway.   
Drought-tolerant colorful shrubs and street trees shall be planted within the parkway.  As 
part of this Specific Plan, half-width improvements to this portion of Fillmore Street are 
planned.  
 
d. Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (From 

Avenue 60 to Approximately 2,050’ North) 
 
As shown in Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street 
(Fillmore Street From Approximately 2,050’ North of Avenue 60 to Northern Project Boundary), 
this portion of Fillmore Street contains a 12-foot painted median.  On the western side of the 
roadway is a 15-foot landscaped parkway, which includes a 5-foot meandering sidewalk.  
On the eastern side of the roadway is a 5-foot sidewalk within a 10-foot landscaped 
parkway.  The Coachella Valley Stormwater Channel earthen embankment containing a 20-
foot Class I Bicycle/Pedestrian Trail is adjacent to this section of Fillmore Street.  Drought-
tolerant colorful shrubs and street trees shall be planted within the landscaped parkways. 
 
e. Secondary Highway (100’ ROW) Streetscape – Avenue 58 
 
As shown in Figure IV-23B, Secondary Highway (100’ ROW) Streetscape – Avenue 58, this 
portion of Avenue 58 contains an 18-foot landscaped parkway on the southern side of the 
roadway, which includes a 5-foot meandering sidewalk.  On the northern side of the 
roadway is a 5-foot sidewalk within an 18-foot landscaped parkway; however, these 
improvements would be constructed by others.  Drought-tolerant colorful shrubs and street 
trees shall be planted within the landscaped parkways. 
 
f. Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of 

Avenue 58) 
 
The streetscape for the portion of Orange Avenue that is south of Avenue 58 is depicted on 
Figure IV-24, Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 
58).  Orange Avenue contains a 14-foot curbed and landscaped median.  A 15-foot 
landscaped parkway with a 5-foot meandering sidewalk shall be provided on either side of 
the roadway.   Adjacent to each 15-foot parkway is a 25-foot expanded parkway, which 
provides a buffer between the roadway and adjacent residential neighborhoods and park.  
Landscaping shall consist of drought-resistant plants, colorful shrubs, and street trees.  
Where Orange Avenue is adjacent to the Public Park, the expanded parkway may be 
located within the park, as opposed to being a separate landscape easement.  
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g. Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street 
“A”)  and Street “A” 

 
This portion of Avenue 59 and Street “A” shall consist of a streetscape as depicted in Figure 
IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”)  and 
Street “A”.  This portion of Avenue 59 and Street “A” contains a 14-foot curbed and 
landscaped median. A 15-foot landscaped parkway with a 6-foot meandering sidewalk 
shall be provided on either side of the roadway.   Adjacent to each 15-foot parkway is a 15-
foot expanded parkway, which provides a buffer between the roadway and adjacent 
residential neighborhoods and parks.  Landscaping shall consist of drought-resistant plants,  
colorful shrubs, and street trees. Where Avenue 59 and Street “A” are adjacent to the Public 
Park, the expanded parkways may be located within the park, as opposed to being separate 
landscape easements. 
 
h. Collector Road (74’ ROW) Streetscape –Orange Avenue (North of Avenue 

58) 
 
As shown in Figure IV-26, Collector Road (74’ ROW) Streetscape –Orange Avenue (North of 
Avenue 58), the section of Orange Avenue north of Avenue 58 is designated as a Collector 
Road.  Adjacent to either side of this segment of Orange Avenue is a 15-foot landscaped 
parkway with a 6-foot meandering sidewalk.  Drought-tolerant colorful shrubs and trees 
shall be planted within the parkway.  Half-width improvements to this portion of Orange 
Avenue are planned. 
 
i. Collector Road (74’ ROW) Streetscape – Avenue 59 (East of Street “A”) 
 
As shown in Figure IV-27, Collector Road (74’ ROW) Streetscape – Avenue 59 (East of Street 
“A”), this portion of Avenue 59 contains full-width improvements as a 74-foot Collector 
Road, which includes a 15-foot landscaped parkway with a 6-foot meandering sidewalk.  
Drought-tolerant colorful shrubs and trees shall be planted within the parkway.  
 
j. Local Road Streetscape 
 
As shown in Figure IV-28, Local Road (56’ ROW) Streetscape, local roads consist of a 5-foot 
landscaped parkway and a 5-foot sidewalk.    
 
k. Private Drive Streetscape 
 
Private drives with a minimum pavement width of 22 feet are provided for rear-loaded and 
cluster homes.   
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l. Roundabout Streetscape 
 
The THERMAL 551 SPECIFIC PLAN permits the development of roundabouts at key 
intersections surrounding the Public Park (Planning Areas 22 and 26).  As shown in Figure 
IV-29, Conceptual Roundabout Streetscape, roundabouts shall consist of a central landscaped 
median with dry stream rock cobble and desert accent trees.  The roundabouts shall also  
consist of decorative paving, thereby creating an aesthetic appearance when the 
roundabout is viewed from the Public Park and surrounding residences.  
 
m. Cul-de-Sac Streetscape 
 
As shown on Figure IV-30, Cul-De-Sac Streetscape, cul-de-sacs are lined with street trees and 
feature accent trees at the terminus.  In some instances, cul-de-sacs may abut the paseos in 
Planning Areas 24A, 24B, 24C, 24D, and 24E.  To ensure the aesthetic appeal of these paseos 
and provide a level of community security and safety, the following design considerations 
shall be incorporated into the layout of cul-de-sacs adjacent to paseos:   
 

• Cul-de-sacs should open to the paseo, and access from the road to the paseo shall 
not be obstructed by a wall or fence. 

• Cul-se-sacs abutting a paseo should be staggered whenever feasible to maximize 
the amount of the paseo that is adjacent to the roadway. 

• Street-facing homes shall feature view fencing or combination view fence/block 
walls along the side yard abutting the paseo. 

• Alley-loaded or rear-loaded homes should be configured so the unit fronts the 
paseo area.   

• Trail connections shall be provided whenever a cul-de-sac abuts a paseo.   
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a. 

2. MONUMENTATION 

To identify THERMAL 551 and individual neighborhoods within the community, a hierarchy 
of entry monumentation is provided as described in the following text and exhibits.  It is 
the intent of these entry monuments to identify the project, and to establish a theme 
consistent with the overall design concept.  Careful consideration has been given to the 
design of community entries.  The design intent is to create distinctive visual entrances into 
the project and to provide an entry statement emphasizing the community theme of “Lush 
Desert.”   
 
The following monumentation complements and reinforces the general landscape theme, 
establishes the character of the community, and provides a prominent reminder of the 
quality and distinctiveness of THERMAL 551.  The hierarchy of entry monumentation 
consists of Primary, Secondary, Neighborhood, Park, Trail, and Clubhouse monuments.  All 
of the entry monuments are comprised of a blending of hardscape materials, signage, and 
landscaping.  Monument signage should be compatible with the character of the 
community but flexible enough to respond to the individual contexts.  Logos, type styles, 
and color schemes should be consistent throughout the area being identified.  Monument 
signs shall vary in size and detail in a manner that reflects their relative importance within 
the signage hierarchy. 
 

Primary Entry Monumentation 
 
Primary entry monumentation is located at the intersection of Avenue 59 and Polk Street.  
As shown on Figure IV-31, Primary Entry Monument – Elevation and Plan View, an entry sign 
is situated within the landscaped median.  The 5.5-foot tall entry sign is flanked by two 
ledge stone veneer capped towers and illuminated with well lights.  On the other side of the 
roadway is an 8.0-foot tall entry gateway covered by a tile roof.  This entry gateway extends 
over a 5-foot meandering sidewalk within the public-right-of-way of Avenue 59.  Adjacent 
to the entry gateway is a low masonry concrete wall.  The entry gateway and masonry 
concrete wall feature ledge stone veneer similar to that on the entry sign.  All materials and 
colors shall be natural or nature-inspired and earth-toned.  Beyond the primary entrance 
structure and low wall are accent trees, preferably palms; and in front of the walls are 
colorful, drought-resistant shrubs.  At the Primary Entry at the intersection of Avenue 59 
and Polk Street, Avenue 59 shall contain four vehicular travel lanes and a landscaped 
median to accommodate turning lanes and merging lanes.  After a minimum length of 350 
feet, Avenue 59 shall taper down to the Modified Collector Road cross-section depicted in 
Figure II-3B.  
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b. Secondary Entry Monumentation 
 
Secondary entries are located at the intersection of Orange Avenue and Avenue 58 and at 
the intersection of Orange Avenue and Avenue 60.   Similar to the primary entry, secondary 
entries consist of a 5.5-foot tall entry sign is flanked by two ledge stone veneer capped 
towers and illuminated with well lights, as shown in  Figure IV-32, Secondary Entry   
Monuments – Elevation, and Figure IV-33, Secondary Entry Monuments – Plan View at Orange 
Avenue and Avenue 58 and Plan View at Orange Avenue and Avenue 60.  On the other side of 
the roadway is an 11.0-foot tall, 18.0-foot wide wooden trellis that extends over a 5-foot 
meandering sidewalk within the public-right-of-way of Orange Avenue.  All materials and 
colors shall be natural or nature-inspired and earth-toned.    Beyond the secondary entrance 
structure are palm, date grove, and canopy trees and colorful, drought-resistant shrubs.  
The secondary entry at Orange Avenue and Avenue 60 also features entrance paving.  
 
c. Neighborhood Entry Monumentation 
 
As shown in Figure IV-19, neighborhood entries are located at twenty-one points within the 
community.  Neighborhood entries are situated along local roads providing access to 
neighborhoods.  Neighborhood entries are similar in style to the primary and secondary 
monuments, but on a smaller scale.  Figure IV-34, Neighborhood Entry Monuments – Elevation 
and Plan View, illustrate the design for neighborhood entries, which consist of an entry sign 
is flanked by two ledge stone veneer capped towers and illuminated with well lights.  All 
materials and colors shall be natural or nature-inspired and earth-toned.  Colorful, drought-
resistant shrubs and accent trees are placed immediately adjacent to or behind 
neighborhood entries.   
 
d. Park Entry Monumentation 
 
Park entries are placed around the public park in Planning Area 22 and 26, including at the 
intersection of Street “A” and Avenue 59; at the intersection of Orange Avenue and Avenue 
59; and at the northern and southern intersections of Street “A” and Orange Avenue.  As 
shown in Figure IV-35, Park Entry Monument and Plan View, this monumentation consists of 
a 4-foot, 6-inch entry sign flanked by two ledge stone veneer capped towers and 
illuminated with well lights.  All materials and colors shall be natural or nature-inspired 
and earth-toned.  Colorful, drought-resistant shrubs and accent trees are placed 
immediately adjacent to or behind the clubhouse entry. 
 
e. Clubhouse Entry Monumentation 
 
As shown in Figure IV-19, a clubhouse entry monument is provided at the intersection of 
Orange Avenue and Avenue 59.  As shown in Figure IV-36, Clubhouse Entry Monument and 
Plan View, this monumentation consists of a 4-foot, 8-inch entry sign flanked by two ledge 
stone veneer capped towers and illuminated with well lights.  All materials and colors shall 
be natural or nature-inspired and earth-toned.  Colorful, drought-resistant shrubs and 
accent trees are placed immediately adjacent to or behind the clubhouse entry.   
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f. Trail Entry Monumentation 
 
One trail entry monument is provided near the intersection of Avenue 60 and Polk Street 
along the Regional Trail.  This trail entry monument features a wooden trellis and 
informational sign, as depicted on Figure IV-37, Trail Monuments and Signage.  Other 
amenities provided along the Regional Trail include seating areas, water fountains and low 
bollard lighting.  Seating areas and low bollard lighting shall occur every 150 feet along the 
length of the Regional Trail. 
 
3. SHADE STANDARDS 

The THERMAL 551 Community Theme of “Lush Desert” includes architectural and 
landscape guidelines that are compatible with the community’s unique desert location.  
With more than 350 days of sunshine per year, temperatures in the Eastern Coachella 
Valley average a comfortable 70 degrees Fahrenheit in January and reach an average of 108 
degrees Fahrenheit in July.  Therefore, portions of the THERMAL 551 community that 
function as gathering locations are subject to extensive Shade Standards to ensure residents 
and the public can comfortably enjoy the community’s numerous recreational amenities 
and to minimize the amount of energy spent cooling buildings and cars.   
 
With the exception of areas subject to the Open Land requirements (refer to Section IV.E.4, 
below), parks and other passive recreational facilities within THERMAL 551 are required to 
feature landscaping or structure that creates shade over amenities such as tot lots, trail 
paths, pools, and lawn play areas.  Physical shade structures, such as cabanas or picnic 
shelters, shall also be utilized to create shaded areas.  Additionally, all on-site trails, 
sidewalks, and pedestrian paseos shall feature shading at predictable intervals to encourage 
pedestrian activity and bicycle use through the community. 
 
Specifically, the following shade standards shall apply to public spaces within THERMAL 551 
community: 
 
1. 

2. 

3. 

Professional landscaping judgment shall be used to evaluate the plan as to its ten-
year growth and coverage and its compliance with this Specific Plan’s percentage 
shade requirements.  Shade coverage shall be determined by the approximate crown 
diameter of each tree species at fifteen years of age. 

 
Sixty percent (60%) of public gathering locations (defined as tot lots, sitting areas, 
barbeque areas, picnic areas and pool lounging areas) within the clubhouse, parks, 
and private recreation areas shall be shaded by landscaping and/or shade 
structures.  The 60% shade coverage does not apply to sports fields or lawn areas. 

 
Fifty percent (50%) of paseos, trails, and sidewalks within the public right-of-way 
shall be shaded by landscaping and/or shade structures.   





THERMAL 551  IV. DESIGN GUIDELINES 
 

 
SPECIFIC PLAN NO. 369 PAGE IV-61 
 

4. 

5. 

6. 

1. 

2. 

Fifty percent (50%) of public parking areas adjacent to the clubhouse area in 
Planning Area 19 and within the Public Park in Planning Areas 22 and 26 shall be 
shaded by landscaping and/or shade structures.  A shade plan demonstrating the 
required calculations shall be included on the working drawings for the landscape 
plans. 

 
The Open Space/Detention areas in Planning Areas 23A through 23H are not subject 
to these Shade Standards. The judicious placement of “oasis”-style groupings of 
multi-trunk trees are permitted these areas to create visual interest at key locations 
(for example, adjacent to community entrances), as long as the spacing of these 
plantings conforms to the Open Land requirements (as described in Section IV.E.4, 
below) and other applicable FAA requirements. 

 
As described in Section IV.E.9, Plant Palette, the Federal Aviation Administration 
requires that development near an airport carefully space trees to not create large 
canopies that may attract birds.  Thus, the requirements of the community’s Shade 
Standards must be balanced with the requirements of the FAA.    

 
4. OPEN LAND STANDARDS 

The THERMAL 551 community is located within Zone D of the Jacqueline Cochran Regional 
Airport and is subject to the requirements of the Riverside County Airport Land Use 
Compatibility Plan.  The purpose of these requirements is to minimize the risk and 
magnitude of catastrophe in the event of emergency landing by ensuring ample open space 
and reasonable opportunity for the pilot to select a landing site.  The Riverside County 
Airport Land Use Compatibility Plan Policy Document (October 2004) stipulates that 
developments within Zone D must meet the 10% “open land” requirement and defines 
open land as follows: 
 

An area that is free of most structures and other major obstacles such as walls, large 
trees or poles (greater than 4 inches in diameter, measured 4 feet above the ground), 
and overhead wires. 

 
An area with minimum dimensions of 75 x 300 feet. 

 
Roads and parking lots are acceptable as open land areas as long as they meet the above 
criteria.   
 
According to the requirements described above, a total of 61.2 acres of the project site must 
qualify as open land.  Figure IV-38, Areas Subject to Open Lands Restrictions, shows the 
location of qualifying open land areas within the THERMAL 551 community.  These areas 
fulfill the minimum dimension requirements (75 x 300 feet) and are free of most structures, 
including large trees, poles, or walls.  As shown in Figure IV-38, the THERMAL 551 
community provides a minimum of 61.2 acres of open land.  
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1. 

2. 

3. 

4. 

a. 

The following planning areas may be eligible to receive partial/full credit for open land:  
Planning Area 19 (Clubhouse Area); Planning Areas 22 and 26 (Public Park); Planning Area  
21 (Park/Detention Basin); and Planning Areas 23A – 23G (Open Space/Detention).  Areas 
within the Public Park and clubhouse area that may be eligible for credit include: soccer 
fields, softball fields, volleyball, disc golf and turf areas.  Additionally, “oasis”-style 
groupings of multi-trunk trees are permitted within the Open Space/Detention land uses to 
create visual interest at key locations (for example, adjacent to community entrances), as 
long as the spacing of these plantings conforms to Zone D and applicable FAA 
requirements.   
 
The areas identified in Figure IV-38 shall conform to the following landscaping 
requirements to ensure consistency with the standards for Zone D of the Jacqueline 
Cochran Regional Airport, as set forth by Riverside County Airport Land Use 
Compatibility Plan: 
 

The open land areas shall be free of most structures and other major obstacles such 
as walls, large trees, or poles (greater than 4 inches in diameter, measured 4 feet 
above the ground), and overhead wires. 

 
The use of bushes/shrubs is acceptable; however, placement should be scattered. 

 
Landscaping maintenance should occur regularly and as needed to ensure that the 
maximum height requirement is not exceeded (See Standard No. 1). 

 
All utilities must be underground. 

 
The exact amount and location of open land provided within THERMAL 551 shall be 
determined during preparation of the implementing tentative tract map(s).   
 
5. LANDSCAPE INTERFACES 

Edge Condition: Residential – Open Space/Detention 
 
As shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention, the transition 
between residential and open space areas provides for a community perimeter wall 
adjacent to residential property lines.  The open space area consists of colorful, water-
efficient landscaping consistent with the Open Land requirements (refer to Section IV.E.4).   
 
b. Edge Condition: Residential – Paseo 
 
Figure IV-40, Edge Condition: Residential – Paseo illustrates the typical interface between 
residential and Pedestrian Paseo land uses. To ensure the aesthetic appeal of the paseos in 
Planning Areas 24A through 24E and to provide a level of community security and safety, a 
carefully designed interface shall be provided between residences and paseos.  In  
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c. 

particular, access from cul-de-sacs to paseos should not be obstructed by a wall or fence. 
Trail connections shall be provided whenever a cul-de-sac abuts a paseo.  Furthermore, cul-
se-sacs abutting a paseo should be staggered whenever feasible to maximize the amount of 
the paseo that is adjacent to the roadway.  Security lighting and landscaping consistent with 
the Specific Plan Shade Standards (refer to Section IV.E.3) shall be provided within the 
paseo.  
 

Edge Condition: Residential – Park/Detention Basin 
 
Figure IV-41, Edge Condition: Residential—Park/Detention Basin depicts the interface between 
residences and the Park/Detention Basin in Planning Area 21.  In this condition, a block 
wall separates residences from a landscaped area containing a meandering sidewalk and 
water-efficient plantings.  The open space area consists of colorful, water-efficient 
landscaping consistent with the Open Land requirements (refer to Section IV.E.4 ).   
 
d. Edge Condition: Residential – Irrigation Storage Pond 
 
Figure IV-42, Edge Condition: Residential—Irrigation Storage Pond, depicts the interface 
between residences and the irrigation storage pond in Planning Area 28.  In this condition, a 
landscaped open space area, which varies in width from 55 to 65 feet, separates the 
residential property line and the irrigation storage pond.  The open space area contains a 5-
foot wide Enhanced Sidewalk trail.  A 6-foot high combination view fence/block wall is 
located at the property line.  In between the open space and the irrigation storage pond 
shall be a minimum 3-foot tall gently sloping landscaped berm that softens the appearance 
of an adjacent 6-foot high block wall.   
 
e. Edge Condition: Irrigation Storage Pond – Clubhouse Area 
 
Figure IV-43, Edge Condition: Irrigation Storage Pond—Clubhouse depicts the interface 
between the irrigation storage pond in Planning Area 28 and the clubhouse area in 
Planning Area 19.   In this condition, a landscaped open space area, which varies in width 
from 25 to 35 feet, separates the clubhouse area pool and the irrigation storage pond.  The 
open space area contains a 5-foot wide Enhanced Sidewalk trail.  In between the open space 
and the irrigation storage pond shall be a minimum 3-foot tall gently sloping landscaped 
berm that softens the appearance of an adjacent 6-foot high block wall.   
 
f. Edge Condition: Street – Earthen Embankment  
 
Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (From 
Approximately 2,050’ North of Avenue 60 to Northern Project Boundary, depicts the treatment of 
the interface between Fillmore Street and the Coachella Valley Stormwater Channel earthen 
embankment.  A 10-foot landscaped parkway containing a 5-foot sidewalk and a 
landscaped 2:1 slope separate the earthen embankment from the roadway.  On top of the 
earthen embankment, a 20-foot Class 1 Bike trail is provided.  
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a. 

6. RECREATIONAL AMENITIES 

A system of parks and trails, open space, and community recreation facilities provide 
residents with a variety of passive and active recreational opportunities within THERMAL 
551, as depicted in Figure II-10, Recreation and Open Space Master Plan. 
 

Public Park 
 
As shown in Figure IV-44, Conceptual Public Park Plan, and Figure IV-45, Public Park Plan 
Details, the combined 45.3-acre public park in Planning Areas 22 and 26 shall consist of 
recreational amenities, including but not limited to a minimum of four (4) soccer fields; 
softball fields; tennis, volleyball, and basketball courts; disc golf a shaded tot play area; 
gazebos; trails; open turf areas; picnic facilities; and restrooms.  Parking lots are provided in 
the northern and southern portions of the Public Park, adjacent to Street “A” and Orange 
Avenue.  Pedestrian access to the Public Park is obtained via the paseos in Planning Areas 
24A through 24E, which connect to roadway-adjacent sidewalks. 
 
The Public Park, which is divided into two portions by Avenue 59, features a protected, at-
grade pedestrian crosswalk at Avenue 59.  As shown in Figure IV-46, Conceptual Pedestrian 
Crossing, the pedestrian crossing allows park users to travel safely from the southern to the 
northern portions of the park.  Pedestrians and bicyclists are directed to the protected 
crosswalk by a 6.0-foot tall view fence installed adjacent to the Avenue 59 right-of-way in 
Planning Areas 22 and 26, as described in Section IV.E.7 below.  The view fence restricts 
access to the Avenue 59 right-of-way, thereby preventing unsafe mid-block crossings.  The 
protected crosswalk connects to Enhanced Sidewalk trails located in both the northern and 
southern portions of the Public Park, encouraging activities such as walking, jogging, or 
biking around the entire circumference of the Public Park.   
 
Trails, picnic areas and seating areas, tot lots, and parking lots are among the portions of 
the Public Park that are subject to the Shade Standards, as described in Section IV.E.3.  
Landscaping or physical shade structures, such as cabanas or picnic shelters, shall be 
utilized to create shaded areas in these areas of the Public Park to ensure residents and the 
public can comfortably enjoy the community’s numerous recreational amenities.   
 
Additionally, a minimum of 22.0 acres of the Public Park are subject to the Open Land 
requirements.  These areas, which may include the soccer fields; softball fields; tennis, 
volleyball, and basketball courts; and turf areas, shall be free of most structures and other 
major obstacles such as walls, large trees, or poles and overhead wires, as described in 
Section IV.E.4. 
 
For more information regarding construction responsibility and timing of the Park Public, 
refer to Table II-6, Recreational Amenities Construction Timing and Responsibility.   
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b. Private Park 
 
The Private Park in Planning Area 20 shall feature amenities similar to the Public Park, but 
at a reduced scale, including elements such as, but not limited to shaded tot lots, trails, open 
turf areas, and/or picnic facilities.  Pedestrian access to the Private Park is obtained via the 
paseo in Planning Area 24A and sidewalks adjacent to Avenue 59.   Landscaping within the 
Private Park shall conform to the Thermal 551 Shade Standards, as described in Section 
IV.E.3.   For information regarding construction responsibility and timing of the Private 
Park, refer to Table II-6, Recreational Amenities Construction Timing and Responsibility.   
 
c. Open Space/Detention 
 
Figure IV-47, Typical Open Space/Detention Area, depicts the treatment of Planning Areas 
23A, 23B, 23C, 23D, 23E, 23F, and 23G.  In total, 40.2 acres of Open Space/Detention land 
uses are situated around the community perimeter.  All Open Space/Detention land uses 
within the community are a minimum width of 75 feet and contain a series of detention 
basins with 10-foot wide bottoms, which shall be treated with water quality planting.  The 
transition between residential and open space areas shall include a community perimeter 
wall adjacent to residential property lines.   
 
Planting within these areas shall conform to the Open Land requirements for Zone D of the 
Jacqueline Cochran Regional Airport, as described in Section IV.E.4.  “Oasis”-style 
groupings of multi-trunk trees are permitted within the Open Space/Detention land uses to 
create visual interest at key locations (for example, adjacent to community entrances), as 
long as the spacing of these plantings conforms to Zone D and applicable FAA 
requirements.  
 
d. Park/Detention Basin  
 
Figure IV-48, Conceptual Park/Detention Basin Plan, depicts the treatment of Planning Area 
21.  This 5.0-acre Park/Detention Basin features several detention basins to accommodate 
stormwater flows.  The Park/Detention basin also includes water-efficient landscaping (as 
permitted by the Open Land requirements, as described in Section IV.E.4) and an Enhanced 
Sidewalk trail.  This Specific Plan permits Planning Area 21 to be developed as a passive 
park with no detention functions or as a detention basin with no park amenities, depending 
on the final hydrologic and Water Quality Management Plan (WQMP) requirements 
prepared as part of the implementing tentative map(s).  For information regarding 
construction responsibility and timing of the Park/Detention Basin, refer to Table II-6, 
Recreational Amenities Construction Timing and Responsibility.   
 
e. Clubhouse Area 
 
Figure IV-49, Conceptual Clubhouse Plan, illustrates the amenities provided in Planning Area 
19.  The location of the clubhouse area adjacent to the public park makes the area an ideal  
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f. 

community gathering point.  The clubhouse area contains a clubhouse building with a 
workout room, meeting room, and restrooms.  Adjacent to the building is a swimming pool, 
wading pool, and sun deck.  A BBQ area, special events turf area, tot lot, an Enhanced 
Sidewalk trail that encircles the adjacent irrigation storage pond, and parking facilities are 
also provided within the clubhouse area.   
 

Recreation Areas 
 
Figure IV-50, Conceptual Private Recreation Area Plan, shows the typical recreation areas 
provided within Planning Areas 25A and 25B.  Seven additional private recreation areas are 
located within Planning Areas 4, 8, 9, 12, 13, 14, and 15.   The minimum size for Private 
Recreation Areas is 10,000 square feet.  These facilities feature generous landscaping around 
the perimeter and shall contain a central swimming pool, restroom facility, and patio area 
surrounding by canopy trees, landscaped lawn areas, a trellis, and colorful ground covers.  
Other amenities provided within this area may include tot lots, picnic or seating areas, and 
trail connections.  For information regarding construction responsibility and timing of the 
recreation areas, refer to Table II-6, Recreational Amenities Construction Timing and 
Responsibility.   
 
g. Irrigation Storage Pond 
 
As shown on Figure IV-51, Conceptual Irrigation Storage Pond, the irrigation storage pond in 
Planning Area 28 is covered with a cloth-like material to prevent birds from being attracted 
to the storage pond, per the requirements of the FAA.   Surrounding the irrigation storage 
pond is an open space area, which contains an Enhanced Sidewalk trail that connects to the 
adjacent clubhouse area.   The Enhanced Sidewalk trail is separated from the irrigation 
storage pond by a block wall block wall and minimum 3-foot tall gently sloping landscaped 
berm.  A combination view fence/block wall shall be located at residential property lines to 
further separate the open space area from adjacent homes.  
 
h. Trails System 
 
As shown on Figure IV-52, Conceptual Trails System Plan, and Figure IV-53, Trail Cross 
Sections, four types of trails are proposed within the THERMAL 551 community.  Trails 
provide access between residential neighborhoods and various on-site recreational 
amenities.  In addition, trails connect with other existing or planned off-site regional trails 
and bike paths.   Enhanced Sidewalk Trails are adjacent to all major roadways within the 
community.  These paved trails are 5 to 6 feet in width and may meander.  Street “A” and 
portions of Avenue 59 and Orange Avenue feature 15-foot or 25-foot expanded parkways 
adjacent to the Enhanced Sidewalk Trails to further separate the trails from nearby homes.   
 
Pedestrian Paseos are provided throughout the community in Planning Areas 24A through 
24E.  As shown in Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail, the Pedestrian 
Paseos in Planning Areas 24A through 24E are approximately 50 – 75 feet in width.  These 
areas contain a 5-foot wide shaded Enhanced Sidewalk trail surrounded by water efficient  
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planting and shade trees.  On either side of the Pedestrian Pasoes is a tubular steel view 
fence.  Seating areas are provided at various locations along the Enhanced Sidewalk trail.  
As previously described under Section IV.E.1.j, Cul-De-Sac Streetscapes and as illustrated in 
Figure IV-29, certain design considerations shall be implemented whenever the Pedestrian 
Paseos abut cul-de-sacs to create an aesthetic view and increase safety and security.  For 
information regarding construction responsibility and timing of the Pedestrian Paseos, refer 
to Table II-6, Recreational Amenities Construction Timing and Responsibility.   
 
The third trail type provided within the community is a 14-foot wide Regional Combination 
Trail (equestrian-friendly) within the Avenue 60 right-of-way.  This soft-surface trail 
accommodates all forms of non-motorized circulation and also serves as a CVWD service 
road.   The Regional Combination Trail is planned to extend off-site to the west and east 
and connect to planned regional trails off-site.  To the west, the Regional Combination Trail 
will continue along the north side of Avenue 60 and connect to the Class I Bike Trail (as 
described below), which is located along the western right-of-way of Polk Street.  To the 
east, the Regional Combination Trail will cross Fillmore Avenue and connect to the 
Combination Trail planned on top of the earthen embankment forming the Coachella 
Valley Stormwater Channel. These off-site regional trail extensions and connections are not 
a part of this project and will be constructed by others.  
 
Lastly, a Class 1 Bike Trail is located on top of the Coachella Valley Stormwater Channel 
earthen embankment adjacent to the portion of Fillmore Street that is designated a Modified 
Major Highway. This 20-foot wide trail is a component of the SVIP Trails Plan and features 
paving with landscaped areas along both sides.   
 
7. COMMUNITY WALLS AND FENCES 

As shown in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall 
and Fence Details, three types of walls and fencing are proposed within the THERMAL 551 
community.  Where possible, landscaping and berms are used to separate land uses in 
order to create a sense of openness.  Where walls and fencing are necessary, they are 
intended to create a sense of community space, increase privacy and security, provide noise 
attenuation, and act as a buffer between neighborhoods or different land uses.  The three 
types of walls and fencing proposed within the THERMAL 551 community include: 
 
Ç Community Frontage Wall: Community frontage walls are provided along several 

roadways within the community to ensure the privacy of adjacent residences.  
Specifically, community frontage walls are located on either side of the portion of 
Avenue 59 that is a Modified Collector Road, except where the roadway is adjacent 
to the Public Park.  Community frontage walls are also located in between Planning 
Area 1 and 5 and Orange Avenue and between Planning Area 5 and Street “A.”  The 
community frontage wall is constructed of 6-foot tall slump stone block with colored 
slurry finish and consists of columns (30-inches with stone veneer finish) placed 
along the wall at 200-foot minimum regular intervals. Community frontage wall 
columns shall be topped by a 2-inch cap.  The frontage wall contains a decorative 
horizontal row of stone veneer blocks.   
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a. 

Ç Combination Fence/Wall or View Fence: A 6.0-foot tall combination fence/wall or 
view fence is located wherever a residential neighborhood abuts a Pedestrian Paseo 
or the Park/Detention Basin, and in between Planning Area 25A and Orange 
Avenue.  The combination fences/walls or view fences provide privacy and security 
between residential neighborhoods.  The combination fence/wall or view fence is a 
particularly important design feature for the paseos in Planning Areas 24A through 
24E.  This prevents the creation of “alleys” within the paseo and creating a more 
aesthetic scene between the residences and Pedestrian Paseos.  In addition, a 6.0-foot 
tall view fence is provided adjacent to the Avenue 59 right-of-way in the Public Park 
(Planning Areas 22 and 26).  The view fencing in the Public Park is an important 
safety feature, as it directs pedestrians and bicyclists to a protected crosswalk for 
travel between the southern and northern portions of the park and prevents 
potentially un-safe mid-block crossings.   Combination fence/wall feature a 2.5-foot 
tall stump stone block base, and a 3.5-foot tall tubular steel fencing top.  The view 
fence consists of 6.0-foot tall tubular steel fencing.  Both the combination fence/wall 
and view fence features columns (18-inch by 18-inch with stone veneer finish) at 200-
foot minimum regular intervals.   

 
Ç Community Perimeter Block Wall: A third type of fencing that may be utilized 

within the community is the community perimeter block wall.  This wall type is 
generally located wherever neighborhoods abut Open Space/Detention Areas.  
Community perimeter block walls create sense of community space, increase 
privacy and security, and provide noise attenuation from surrounding roadways. 
The community perimeter block wall is constructed of 6-foot tall stump stone block 
and consists of columns (18-inch by 18-inch with stone veneer finish) placed along 
the wall at 200-foot minimum regular intervals.  These columns are topped by a 2-
inch cap.   

 
8. GENERAL LANDSCAPE REQUIREMENTS 

Landscape Installation and Maintenance Responsibility 
 
Maintenance responsibility of streetscape landscape right-of-ways and common areas, 
parks, paseos, recreation areas, and other common open space shall be provided by a 
maintenance district or the master homeowners’ association (HOA).  Individual 
homeowners are responsible for the maintenance of public street landscape frontage 
adjacent to their property unless otherwise identified within their legal ownership 
documents.  Private homeowners are also responsible for all maintenance within their 
private lot area, including fence and wall faces on their property. 
 
b. Outdoor Lighting 
 
All lighting fixtures, finishes, and colors shall reflect the theme of “Lush Desert.”  Streets 
within THERMAL 551 should have uniform lighting standards with regard to style, materials, 
and colors to ensure consistent design.  The major roadways within Thermal 551 should 
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c. 

utilize a similar style of lighting.  Each residential neighborhood shall develop its own 
lighting standards, provided that the selected lighting fixture and style is used consistently 
throughout the entire neighborhood and is complementary to the THERMAL 551 outdoor 
lighting style as a whole.  Lighting fixtures should be integrated into the surrounding 
natural and built environment and overall architectural theme of the neighborhood.  
Examples of these fixtures are provided in Figure IV-57, Conceptual Lighting Details.  
 

Mailboxes 
 
The design and theme for the mailbox or mailbox kiosk should be consistent with the 
architecture of the surrounding neighborhood.  Mailboxes and mailbox kiosks should vary 
in design for each neighborhood to create a sense of community identity and individuality.   
 
d. Irrigation System 
 
In order to reduce development demands on potable/domestic water, this project is 
proposing to utilize available untreated “canal” water for use on the open space areas such 
as park sites, detention basins, greenbelts, and parkway landscaping along most of the 
roadways.  A separate onsite non-potable distribution pipeline system will be provided 
along with a booster pump to deliver non-potable water from the ground storage pond to 
the non-potable distribution main system.  This system will be installed to deliver irrigation 
water to each domestic lot also.  The closed, looped, on-site irrigation distribution system is 
completely separate from the potable water system with a minimum of 10 feet of physical 
separation between the piping.   
 
e. Water Conservation 
 
In addition to the use of canal water for irrigation, other measures such as the use of water 
conservation plumbing fixtures in all construction, design of common landscape to 
minimize run-off or evaporation, and the appropriate use of drought tolerant plants will be 
applied.  These considerations will all be utilized to minimize the impacts upon the 
continuous demand for canal water.  
 
THERMAL 551 must conform to the requirements of Riverside County Ordinance No. 859.  
The appropriate use of drought tolerant plans will be utilized to minimize impacts upon 
groundwater supplies.  Only sprinkler and micro irrigation (drip) techniques will be 
utilized within the development.  Irrigation water demands will be determined by the 
landscaped architect and irrigation engineer according to CVWD’s Landscape Ordinance No. 
1302 and Best Management Practices.   
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9. PLANT PALETTE 

Acceptable Plant Materials  
 
The intent of these guidelines is to provide a simple plant palette that complements and 
enhances the thematic setting for the community.  In addition, this plant palette has been 
selected for the plants’ appropriateness to climatic conditions, soil conditions, and concern 
for maintenance, and water conservation per Ordinance 859.2, regarding water efficient 
landscape requirements, and the Riverside Guide to California Friendly Landscaping.   
 
Additionally, the Plant Palette for THERMAL 551 utilizes plant species that are compatible 
with the Federal Aviation Administration Advisory requirements for wildlife attractants 
near airports.  In general, acceptable plant species for THERMAL 551 include plants that do 
not produce seeds, fruits, or berries, which attract birds.  Sterile versions of seed-, fruit-, or 
berry-producing trees are available and may be utilized for landscaping purposes, if 
acceptable per the THERMAL 551 Plant Palette requirements.   Furthermore, trees shall be 
spaced in a manner than prevents the growth of large expanses of contiguous canopies.  
Canopies attract roosting bird species and may create a hazard to aircrafts. 
 
In addition, planting within Open Land portions of the community shall adhere to the 
requirements of Zone D of the Jacqueline Cochran Regional Airport, as described in Section 
IV.E.4.   
 
Plant selection for specific areas of the community shall have similar watering requirements 
so that irrigation can be designed to minimize water use and plant material can thrive 
under optimal conditions. Table IV-1, Plant Palette, provides illustrations and descriptions 
of the acceptable plant materials within the THERMAL 551 community.    
 

Table IV-1 PLANT PALETTE 
 

ZONES 
OS E IS P S 

BOTANICAL NAME COMMON NAME 

Palms 
 V    Brahea armata  Mexican Blue Palm 
 V    Butia capitata  Pindo palm 
 V   V Phoenix dactylifera  Date palm 
V V   V Washingtonia robusta  Mexican Fan Palm 

Trees 
V   V  Acacia aneura  Mulga 
V   V  Acacia salicina Willow Acacia 
V   V V Acacia farnesiana  Sweet Acacia 
V   V  Acacia stenophylla  Shoestring Acacia 
V   V  Caesalpinia cacalaca  Cascalote 
V V V V V Cercidium hybrid ‘Desert Desert Museum 
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ZONES 
OS E IS P S 

BOTANICAL NAME COMMON NAME 

Museum’  

V   V V Cercidium floridum 
(Parkinsonia florida)  

Palo Verde 

 V V  V Cercidium praecox Sonoran Palo Verde 
V   V  Chilopsis linearis  Desert Willow 
V  V V V Dalbergia sisso  Rosewood 
V     Lysiloma thomberi  Feather Bush 
V  V V V Quercus virginiana  South Live Oak 
V V  V V Olneya tesota Desert Ironwood 
V   V  Pithecellobium flexicaule  Texas Ebony 
V V V V V Prosopis chilensis (thornless) Thornless Chilean Mesquite 
V   V  Prosopis glandulosa Honey Texas Mesquite 
V V V V V Prosopis hybrid ‘Phoenix’  Hybrid Mesquite 
V   V  Rhus lancea  African Shumac 
V   V  Schinus molle  California Pepper Tree 

Accents/Grasses 
V V  V V Aloe spp.  Aloe 
V V  V V Agave spp.  Agave 
V   V V Dasylirion acrotriche  Green Desert Spoon 
V   V V Dasylirion longissima  Mexican Grass Tree 
V  V V V Daslirion wheeleri  Desert Spoon 
V   V V Fouqueria splendens  Ocotillo 
V V  V V Hesperaloe parvifolia  Red / Yellow Yucca 
V   V V Muhlenbergia capilaris  Regal Mist 
V   V V Muhlenbergia lindheimeri  Lindheimeri Muhly 
V   V V Muhlengergia rigens  Dear Grass 
V  V V V Yucca spp.  Yucca 

Shrubs 
V     Ambrosia deltoidea  Bursage 
V V V V V Bougainvillea spp.  Bougainvillea 
V     Baileya multiradiata  Desert marigold 
V     Calliandra eriophylla  Fairy Duster 
V   V V Caesalpinia pulcherrimax Desert Bird of Paradise 

V V V V V Carissa grandiflora. ‘Green 
Carpet’ 

Green Carpet Natal Plum 

V   V V Caesalpinia gilliesii  Desert Bird of Paradise 
V V V V V Chrysactinia mexicana  Damianita 
V   V  Cordia parvifolia  Little Leaf Cordia 
V     Encelia farinosa  Brittlebush 
V   V  Ericameria laricifolia  Turpentine Bush 
 V    Euphorbia splendens  Crown of Thorns 
V     Justicia Californica  Chuparosa 
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ZONES 
OS E IS P S 

BOTANICAL NAME COMMON NAME 

V     Justicia spicigera  Mexican Honeysuckle 
V V V V V Leucophyllum spp.  Texas Ranger 
V     Larrea tridentata  Creosote bush 
V  V V V Penstemon spp.  Penstemon 
V V V V V Ruellia brittoniana ‘Katie’  Blue Dwarf Ruellia 
V  V V V Ruellia peninsularis  Desert Ruellia 
V  V V V Salvia greggii  Red Salvia 
V  V V V Salvia leucantha  Mexican Bush Sage 
V   V V Sphaeralcea ambigua  Globe Mallow 
V   V V Senna artemesoides Desert Cassis 
V   V V Senna nemophila  Bushy Senna 
V   V V Senna oliogophylla  Outback Senna 

Vines and Groundcover 

V V V V V Bougainvillea ‘Barbara 
Karst’  

Bougainvillea 

V  V V V Tecoma stans v. stans  Yellow Bells 

V  V V V Tecoma hybrid ‘Orange 
Jubilee’  

Orange Jubilee 

V   V  Bacharris hybrid ‘Thompson’ Thompson 
V  V V V Wisteria sinensis  Chinese Wisteria 
V  V V V Dalea greggii  Trailing Indigo Bush 
V V V V V Lantana ‘New Gold’  New Gold Lantana 
V V V V V Lantana montevidensis  Purple Lantana 
V V V V V Rosmarinus officinalis  ‘Prostratus’ Dwarf Rosemary 
V  V V V Verbena spp.  

Notes: 
OS – Open Space, Common Areas, and Parks 
Entries – Entries 
IS – Interior Streets 

P – Perimeter 
S - Streets 

 
b. Trees 
 
As described in Section IV.E.3, Shade Standards, parks and other passive recreational 
facilities within THERMAL 551 are required to feature landscaping or structure that creates 
shade over amenities such as tot lots, trail paths, pools, and lawn play areas.  Trees are an 
integral practical and aesthetic aspect to the THERMAL 551 Landscape Design Guidelines.  In 
addition to serving as a primary component of the streetscape design and providing a 
foundation for the plant palette, trees are an energy-saving tool.  It is well documented that 
trees planted around homes can reduce cooling costs by up to 30% in the summer. Trees 
also act as windbreaks that aid in reducing winter heating bills.   
 
By reducing solar radiation, creating shaded areas, focusing air movement, and lessening 
the surrounding air temperature, trees help to offset the urban "heat island" effect. 
Landscaping within THERMAL 551 shall utilize street trees that are optimally spaced to 
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provide heat reduction.  Trees shall also be utilized in all streetscapes, active and passive 
recreation areas, parks, parking lots, and building sites in proper locations and densities to 
reduce the overall amount of urban heat. 
 
The extensive use of trees within the community may also improve the overall air quality.  
In a single year, one acre of trees can absorb the amount of carbon dioxide produced by a 
car traveling 26,000 miles and produce enough oxygen for 18 people.  Trees trap dust 
particles and absorb a great variety of gases that are not used by humans. 
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F. ENERGY EFFICIENCY GUIDELINES 
 
This section of the Design Guidelines serves to highlight elements in the site planning, 
design and construction phases of the Specific Plan that can be implemented to achieve a 
standard of energy efficient performance which is both desirable for the homeowner, the 
environment, and the builder/developer.  Following standard planning and building 
practices typically ensures compliance with building code requirements and issuances of 
the necessary permits; however, implementation of these Energy Efficient Guidelines can 
substantially contribute to the reduction in environmental impacts associated with air 
quality, hydrology, water quality, hazards, and utilities.   
 
The following Energy Efficient Guidelines have been selected based on their ease of 
applicability and implementation during the design and construction phases, their 
marketability and/or desirability potential to the home buyer, and their cost incentive 
factor to both the builder and homeowner.  The design recommendations have been 
categorized according to the following goals: 1) Maximize Energy Efficiency; 2) Maximize 
Water Quality and Conservation; 3) Minimize Landfill Waste; and 4) Promote Health By 
Improving Indoor Air Quality. 
 
Ç Goal #1: Maximize Energy Efficiency 
 
During Planning and Construction: 
 
1. 

2. 

3. 

4. 

Minimize disruptions to the building site whenever feasible, including protecting 
native topsoil from erosion, reusing topsoil after construction, relocating mature 
trees, shrubs, and native vegetation, and restoring disturbed natural communities.  

 
All buildings shall employ passive heating and cooling design strategies to the 
extent feasible. Strategies to be considered include orientation; natural ventilation, 
including cross-ventilation in residential units; high insulation values, energy 
efficient windows including high performance glass; lightcolored or high-albedo 
(reflective) roofing and exterior walls; window shading; and landscaping that 
provides shading during appropriate seasons.  These techniques are described in 
greater detail throughout these Energy Efficiency Guidelines.  

 
Solar heat gain can be better controlled. The south and west sides of the home 
absorbs the majority of solar radiation that is transferred into the building.  Where 
practical, the front and rear elevations should be oriented north and south; this 
orientation exposes the elevations with fewer windows to the most solar heat gain.  
Where the front and rear elevations do not face north-south, deep overhangs, patios, 
trees, or other passive cooling mechanisms to minimize heat transfer, as described in 
Item #2 above should be utilized.  

 
Shading of windows and entrance locations with a combination of structural 
elements and landscape materials will reduce heat gain and lower the temperature 
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5. 

6. 

7. 

8. 

9. 

around the house.  Interior shading devices like curtains, blinds, shutters are less 
effective in this capacity.  The overall result is a decrease in energy consumption 
from the decreased use of mechanical cooling systems. Where practical and 
consistent with the architectural style, windows and entrance locations, primarily on 
the south and west sides, should be protected and shaded by exterior treatments 
such as porches, awnings, deep-set windows, trellises and/or trees.  

 
East- and west- facing windows receive the majority of light and heat and are 
difficult to shade.  East windows are more favorable in that they allow morning sun.  
West windows receive radiation from hotter afternoon sun increasing heat transfer 
into the home.  By limiting the total area of glass on the east and west sides of the 
home, solar heat gain can be controlled, thereby, reducing use of mechanical cooling 
systems and energy consumption.  When practical, the use of glass should be limited 
on the east and west building faces.  House designs should limit the total glass area 
located on east and west walls, combined to no more than 25% of total glass area. .  

  
Careful window placement can ensure maximum cross ventilation and the expulsion 
of hot air from the home.  Solar heat gain can be passively controlled, thereby, 
reducing use of mechanical systems that consume power.  The result is an overall 
decrease in energy consumption.  When practical, locate windows primarily on the 
north and east sides of the house.  Low windows should be placed on the windward 
side (toward the direction from which the wind blows) and high windows should be 
placed on the leeward side (away from the direction from which the wind blows).  
Windows shall be high-performance low-e and operable for passive cooling. 

 
Windows with a National Fenestration Rating Council (NFRC) have ratings that 
measure the insulating properties of the window. The NFRC U-value measures the 
rate of heat flow through a window.  The lower U-value indicates lower heat loss in 
winter or heat gain in summer.   The Solar Heat Gain Coefficient (SHGC) measures 
the amount of solar heat that a window allows to pass.   A lower SHGC is desirable 
in order to reduce heat gain.  At a minimum, install windows that have a NFRC total 
unit U-factor of 0.65 or less and a NFRC Solar Heat Gain Coefficient of 0.55 or less.     

 
When practical, install at least two (2) windows in each bedroom, living room, 
kitchen, dining room, great rooms or other key living rooms when permitted by the 
building orientation, and position the windows on opposite walls when possible. At 
least two windows in each room allow for maximum ventilation and provide for 
sufficient natural lighting to reduce the need for mechanical cooling and artificial 
lighting.   Overall, energy consumption could be reduced.   

 
Reduce solar heat gain by utilizing light colored roofs where architecturally 
appropriate. Light colored roofs absorb less heat, and reduce the use of mechanical 
cooling systems.   
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10. 

11. 

12. 

13. 

14. 

Incorporate sun and wind protected usable outdoor areas for each structure, with 
electrical outlets to encourage outdoor use. Increased use of outdoor areas would 
minimize use of indoor areas.  By creating an outdoor space that incorporates 
cooling elements such as water features and vegetation, the outside temperature is 
cooled making outdoor living more enjoyable. The north side of the building is the 
least impacted by solar radiation and most favorable site for outdoor environments.  
It also reduces solar heat gain of the structure, thereby reducing reliance on 
mechanical cooling systems.   

 
Garages, storage areas and detached rooms should be located on the west side of the 
house, where practical, to act  as buffer areas to control solar heat gain of the house, 
thereby, reducing reliance on mechanical cooling systems.  

 
Strategically placed vents allow for efficient passive cooling of the house.  Cool area 
vents allow for entry of cool air and thermal mass vents expel hot air in south side of 
home.  Overall, solar heat gain is controlled and reliance on mechanical cooling 
systems is reduced.  Where practical, install vents directly above thermal mass areas 
on the south side of house in two-story homes and install vents in cooler areas of 
house.   

 
Where practical, incorporate a vented roof cavity and install a whole house fan, or 
insulate the underside of the roof.   If feasible, apply high insulation factor material 
in exterior walls (R-19) and ceilings (R-30).   

 
Consider increasing the dimensions and/or spacing of wall studs to allow for more 
insulation. 

 
During Selection of Home Features and Appliances: 
 
1. 

2. 

3. 

4. 

Built-in task lighting reduces reliance on general purpose lighting, ultimately 
lowering electrical consumption. Where appropriate, offer task lighting in heavily 
used rooms such as the kitchen, bathroom and offices or other work areas. 

 
Ceiling fans draw up and expel hot air. Consider installing strategically placed 
ceiling fans in all major rooms with reversible, multi-speed feature.  

 
Use light colored paint on interior walls with a Light Reflectance Value (LRV) of 
minimum 40% to reduce thermal migration, maximize control of solar heat gain and 
ultimately reduce utility costs. . 

 
A passive clothes-drying system option encourages alternative methods for clothes 
drying, reducing the use of the dryer which heats the home and consumes energy.  
Consider installing a passive clothes-drying system in the home’s laundry area, or 
offer a passive system as a homebuyer option.   
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5. 

6. 

7. 

8. 

9. 

10. 

11. 

12. 

Thermal mass is any mass used to collect and hold heat including adobe, brick, 
concrete, tile, water, earth, rock, vegetation, etc. Where practical, strategically locate 
and incorporate the use of thermal mass inside the house including but not limited 
to:  tile flooring near windows, glass entries along the south side of the home. 

 
Where practical, use energy-efficient appliances and programmed thermostats to 
reduce the amount of consumed energy and reduce utility bills.  

 
All residential buildings shall be equipped with Energy Star-rated appliances, where 
applicable, and all residential buildings shall exceed the California Title 24 Energy 
Efficiency standards for water heating and space heating and cooling to the extent 
feasible, as deemed acceptable by the Department of Water and Power. 

  
Energy efficient lighting which exceeds the California Title 24 Energy Efficiency 
standards to the extent feasible shall be installed to satisfy interior lighting 
requirements within all residential and non-residential buildings.  Automatic 
devises to turn off lights when they are not needed shall be used to the extent 
feasible.  Similarly, install timers on outdoor lighting to limit operating hours.  

 
Use of passive solar energy minimizes the consumption of electricity. The Developer 
shall offer additional energy conservation features as homebuyer options, including 
but not limited to: 

 
• Photovoltaic (PV) panels for electrical power needs of home. 
• Photovoltaic landscape lighting, gate openers, water features. 
• Solar water heating system.  

 
Pre-wire and provide for 200 square feet of south-facing roof for future install of 
photovoltaic panels. 

 
Permeable materials cut down on the amount of heat absorbed and re-radiated from 
paved surfaces. Use of permeable materials prevents additional solar heat gain 
surrounding the home and reduces reliance on mechanical cooling systems. The 
Developer shall offer a permeable driveway surface as a homebuyer option.   

 
Use of passive solar energy minimizes the consumption of electricity.  If a pool or 
spa is provided in common recreation areas, consider the option of a solar assisted 
heating/cooling system for the pool and spa.   

 
During Landscaping: 
 
1. Landscaping plans should provide for the placement of tall, deciduous trees along 

the southwest and west (as well as east) sides of the house to block hot afternoon 
summer sun.  Tall deciduous trees sited along the southwest and west of a residence 
provide shade and protect the home from solar heat gain keeping the outdoor 
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2. 

3. 

4. 

surroundings cool.  During winter, leaves drop off allowing winter sun to shine 
through to heat the home passively. The result is less reliance on mechanical heating 
and cooling systems.  

 
Shade producing trees, particularly those that shade paved surfaces such as streets 
and parking lots and buildings, shall be planted in accordance with the Specific Plan 
Shade Standards.  These strategies minimize the heat island effect and thereby 
reduce the amount of air conditioning required. 

 
Non-permeable materials used as ground covering absorb and trap the sun’s heat, 
contributing to the increase in the average daily temperature surrounding the home.  
Permeable materials cut down on the amount of heat absorbed and re-radiated from 
the surface.  Use of permeable materials prevents additional solar heat gain 
surrounding the home and reduces reliance on mechanical cooling systems.  Reduce 
the amount of non-permeable surface on each lot to the maximum extent possible. 

 
All residential buildings shall be equipped with electric vehicle charging stations to 
the extent required by the California Air Resources Board at the time of construction 
of a given building. 

 
Ç  Goal #2: Maximize Water Quality and Conservation  
 
Landscape Considerations: 
 
1. 

2. 

3. 

4. 

5. 

Drought tolerant and native plants are required as part of the plant palette, as 
required by Riverside County Ordinance No. 859. 

 
Different types of plants have different watering and maintenance needs. A zoned 
irrigation system delivers the appropriate amount of water to the appropriate 
landscaping zone as needed. Use a drip irrigation system and/or zoned irrigation 
system with a rain sensor shut-off feature.  The shut-off feature prevents 
unnecessary irrigation during rain. 

 
Install Xeriscape landscape treatments instead of lawns in front yards.  Where lawns 
or gardens are proposed, incorporate detention grading and/or construct as a swale 
to allow for maximum detention and control of stormwater flows.  

 
Prohibit the use of turf on slopes greater than 10%, in irregularly shaped areas, and 
in isolated areas that cannot be efficiently irrigated.  

 
Apply compost to topsoil, and apply mulch on planting beds to keep soil covered.  

 



THERMAL 551  IV. DESIGN GUIDELINES 
 

 
SPECIFIC PLAN NO. 369 PAGE IV-99 
 

Design Considerations: 
 
1. 

2. 

1. 

2. 

3. 

1. 

2. 

3. 

4. 

5. 

6. 

7. 

8. 

If a pool is provided in a common recreation area, consider installing a pool filtration 
with zero water backwash system to reduce and possibly eliminate the need to drain 
the pool. 

 
Utilize U.S. EPA Certified WaterSense labeled or equivalent faucets and high-
efficiency toilets (HETs) and water-conserving shower heads in residential homes. 

 
Ç Goal #3: Minimize Landfill Waste  
 

Consider installing built-in recycling bins, preferably two or more 5 gallon bins, in or 
near kitchen to reduce waste deposited to landfills. 

 
Consider including community sites for composting and mulching green waste from 
yards. 

 
During building construction, use long-lasting products, such as engineering lumber 
and durable, non-combustible flooring, siding, and roofing materials, if feasible.  

 
Ç Goal #4: Promote Health By Improving Indoor Air Quality 
 

Avoid building materials containing toxic chemicals: 
 

Minimize contaminants tracked indoors by using hard-surfaced flooring rather than 
carpet for entryways. 

 
Avoid oil-based products or those containing formaldehyde. 

 
Use low- or non-VOC paints, finishes, sealants, cleaners, and adhesives. 

 
Consider installing carbon monoxide alarms. 

 
Consider installing garage exhaust fans or air seals, and incorporate effective 
ventilation and ductwork. 

 
If feasible, utilize radon-resistant construction material. 

 
Properly waterproof, drain, and repel moisture from buildings to prevent decay and 
mold growth. 
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	III. PLANNING AREA DEVELOPMENT STANDARDS
	A. Planning Area 1: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	A.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-3, Single Family Detached Homes on Minimum 5,000 s.f. Lots. 
	A.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	A.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway – Avenue 60 (128’) Streetscape, are provided along Avenue 60.
	A.4: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58) Streetscape, are provided along Orange Avenue.
	A.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	A.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown in Figure III-1.
	A.7: A landscaped transition shall be provided between the residential land uses in Planning Area 1 and the adjacent Open Space/Detention land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	A.8: A landscaped transition shall be provided between the residential land uses in Planning Area 1 and the adjacent paseo in Planning Area 24C, as shown in Figure IV-39, Edge Condition: Residential—Paseo.
	A.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	A.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	A.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	A.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	B.   Planning Area 2: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	B.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 Square Foot Lots. 
	B.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	B.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ ROW) Streetscape – Avenue 60, are provided along Avenue 60.
	B.4: Roadway landscape treatments, as shown in and Figure IV-22, Modified Major Highway (101’) Streetscape – Fillmore Street (Fillmore Street From Avenue 60 to Approximately 2,050’ North), are provided along this portion of Fillmore Street.
	B.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	B.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-1.
	B.7: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-38, Edge Condition: Residential—Open Space/Detention.
	B.8: A landscaped transition shall be provided between the residential land uses in Planning Area 2 and the adjacent paseo in Planning Area 24C, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	B.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	B.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	B.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	B.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	C.  Planning Area 3: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	C.1: Site plan concepts for the homes within this planning area shall be as conceptually depicted in Figure IV-4, Single Family Detached Homes on Minimum 4,500 s.f. Lots. 
	C.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	C.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ ROW) Streetscape – Avenue 60, are provided along Avenue 60.
	C.4: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ ROW) – Orange Avenue (South of Avenue 58), are provided along this portion of Orange Avenue.
	C.5: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (74’ ROW) Streetscape – Avenue 59 (East of Street “A”), are provided along this portion of Avenue 59.
	C.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	C.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-1.
	C.8: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	C.9: A landscaped transition shall be provided between the residential land uses in Planning Area 3 and the adjacent paseo in Planning Area 24C, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	C.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	C.11: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	C.12: Please refer to Section IV, Design Guidelines for other related design criteria. 
	C.13: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	D.  Planning Area 4: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	D.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-5, “Paired-Z” Single Family Detached Homes on 3,600 s.f. Lots, and Figure IV-6, Rear-Loaded Single Family Detached Homes on 3,600 s.f. Lots. 
	D.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	D.3: Roadway landscape treatments, as shown in Figure IV-22,  Major Highway (118’ ROW) Streetscape – Fillmore Street (Fillmore Street From Avenue 60 to Approximately 2,050’ North), are provided along this portion of Fillmore Street.
	D.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	D.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-1.
	D.6: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	D.7: A landscaped transition shall be provided between the residential land uses in Planning Area 4 and the adjacent paseo in Planning Area 24C, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	D.8: The private recreation area located in the northwestern portion of the neighborhood shall be designed as depicted on Figure IV-48, Conceptual Private Recreation Area Plan. 
	D.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	D.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	D.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	D.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	E.  Planning Area 5: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	E.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots. 
	E.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	E.3: Roadway landscape treatments, as shown in Figure IV-20, Arterial Highway (128’ ROW) Streetscape – Avenue 60, are provided along Avenue 60.
	E.4: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange Avenue.
	E.5: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Street “A.”
	E.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	E.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-2.
	E.8: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	E.9: A landscaped transition shall be provided between the residential land uses in Planning Area 5 and the adjacent paseo in Planning Area 24B, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	E.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	E.11: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	E.12: Please refer to Section IV, Design Guidelines for other related design criteria. 
	E.13: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	F.  Planning Area 6: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	F.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-2, Single Family Detached Homes on Minimum 6,000 s.f. Lots. 
	F.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	F.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	F.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	F.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-2.
	F.6: A landscaped transition shall be provided between the residential and Park/Detention Basin land uses, as shown in Figure IV-36, Edge Condition: Residential—Park/Detention.
	F.7: A landscaped transition shall be provided between the residential land uses in Planning Area 6 and the adjacent paseo in Planning Area 24B, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	F.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	F.9: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	F.10: Please refer to Section IV, Design Guidelines for other related design criteria. 
	F.11: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	G.  Planning Area 7: High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	G.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-8, Single Family Attached Homes.  
	G.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	G.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59 and Street “A.”
	G.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	G.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-2.
	G.6: A landscaped transition shall be provided between the residential land uses in Planning Area 7 and the adjacent paseo in Planning Area 24B, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	G.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	G.8: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	G.9: Please refer to Section IV, Design Guidelines for other related design criteria. 
	G.10: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	H.  Planning Area 8: High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	H.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-7, Cluster Single Family Detached.  
	H.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	H.3: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange Avenue. 
	H.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	H.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	H.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	H.7: A landscaped transition shall be provided between the residential land uses in Planning Area 8 and the adjacent paseo in Planning Area 24D, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	H.8: A landscaped transition, including a berm and block wall, shall be provided between the residential land uses in Planning Area 8 and the adjacent irrigation storage pond in Planning Area 28, as shown in Figure IV-42, Edge Condition: Residential—Irrigation Storage Pond.
	H.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	H.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	H.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	H.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	I.  Planning Area 9: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	I.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-5, “Paired-Z” Single Family Detached Homes on 3,600 s.f. Lots and Figure IV-6, Rear-loaded Single Family Detached Homes on 3,600 s.f. Lots. 
	I.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	I.3: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59 and Street “A.”
	I.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	I.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-3.
	I.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	I.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	I.8: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	I.9: Please refer to Section IV, Design Guidelines for other related design criteria. 
	I.10: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	J.  Planning Area 10: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	J.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots.
	J.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	J.3: Roadway landscape treatments, as shown in Figure IV-21, Arterial Highway (128’ ROW) Streetscape – Polk Street, are provided along Polk Street.
	J.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	J.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	J.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-3.
	J.7: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	J.8: A landscaped transition shall be provided between the residential and Park/Detention Basin land uses, as shown in Figure IV-41, Edge Condition: Residential—Park/Detention.
	J.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	J.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	J.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	J.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	K.  Planning Area 11: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	K.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-1, Single Family Detached Homes on Minimum 7,200 s.f. Lots.
	K.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	K.3: Roadway landscape treatments, as shown in Figure IV-21, Arterial Highway – Polk Street (128’ ROW) Streetscape, are provided along Polk Street.
	K.4: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	K.5: Roadway landscape treatments, as shown in Figure IV-23B, Secondary Highway - Avenue 58 (100' ROW), are provided along Avenue 58.
	K.6: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	K.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-3.
	K.8: A landscaped transition shall be provided between the residential land uses in Planning Area 11 and Open Space/Detention land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	K.9: A landscaped transition shall be provided between the residential land uses in Planning Area 11 and the adjacent paseo in Planning Area 24A, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	K.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	K.11: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	K.12: Please refer to Section IV, Design Guidelines for other related design criteria. 
	K.13: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	L.  Planning Area 12: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	L.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-3, Single Family Detached Home on Minimum 5,000 s.f. Lots. 
	L.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	L.3: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	L.4: Roadway landscape treatments, as shown in Figure IV-23B, Secondary Highway - Avenue 58 (100' ROW), are provided along Avenue 58.
	L.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	L.6: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	L.7: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-3.
	L.8: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	L.9: A landscaped transition shall be provided between the residential land uses in Planning Area 12 and the adjacent paseo in Planning Area 24A, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	L.10: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	L.11: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	L.12: Please refer to Section IV, Design Guidelines for other related design criteria. 
	L.13: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	M.  Planning Area 13: High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	M.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-8, Single Family Attached Homes.  
	M.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	M.3: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange Avenue.
	M.4: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A, are provided along Street “A.”
	M.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	M.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-3.
	M.7: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	M.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	M.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	M.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	M.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	M.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	N.  Planning Area 14: High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	N.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-7, Cluster Single Family Detached Homes.  
	N.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	N.3: Roadway landscape treatments, as shown in Figure IV-24, Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange Avenue.
	N.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	N.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	N.6: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	N.7: A landscaped transition shall be provided between the residential land uses in Planning Area 14 and the adjacent paseo in Planning Area 24D, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	N.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	N.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	N.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	N.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	N.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	O.  Planning Area 15: Medium High Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	O.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-4, 4,500 s.f. Lots Conceptual Site Plan.  
	O.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	O.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ North of Avenue 60 to Northern Project Boundary), are provided along a portion of Fillmore Street.
	O.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are provided along local roads.
	O.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	O.6: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	O.7: A landscaped transition shall be provided between the residential land uses in Planning Area 15 and the adjacent paseo in Planning Areas 24D and 24E, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	O.8: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	O.9: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	O.10: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	O.11: Please refer to Section IV, Design Guidelines for other related design criteria. 
	O.12: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	P.  Planning Area 16: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	P.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-2, Single Family Detached on Minimum 6,000 s.f. Lots.  
	P.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	P.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ North of Avenue 60 to Northern Project Boundary), are provided along a portion of Fillmore Street.
	P.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are provided along local roads.
	P.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	P.6: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	P.7: A landscaped transition shall be provided between the residential land uses in Planning Area 16 and the adjacent paseo in Planning Areas 24D and 24E, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	P.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	P.9: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	P.10: Please refer to Section IV, Design Guidelines for other related design criteria. 
	P.11: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	Q.  Planning Area 17: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	Q.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-2, Single Family Detached Home on Minimum 6,000 s.f. Lots.
	Q.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	Q.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ North of Avenue 60 to Northern Project Boundary), are provided along a portion of Fillmore Street.
	Q.4: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are provided along local roads.
	Q.5: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	Q.6: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	Q.7: A landscaped transition shall be provided between the residential land uses in Planning Area 17 and the adjacent paseo in Planning Areas 24D and 24E, as shown in Figure IV-40, Edge Condition: Residential—Paseo.
	Q.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	Q.9: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	Q.10: Please refer to Section IV, Design Guidelines for other related design criteria. 
	Q.11: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	R.  Planning Area 18: Medium Density Residential
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	R.1: Site plan concepts for the homes within this neighborhood shall be as conceptually depicted in Figure IV-1, Single Family Detached 7,200 s.f. Lots Conceptual Site Plan.  
	R.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	R.3: Roadway landscape treatments, as shown in Figure IV-23, Modified Major Highway (101’ ROW) Streetscape – Fillmore Street (Fillmore Street From Approximately 2,050’ North of Avenue 60 to Northern Project Boundary), are provided along a portion of Fillmore Street.
	R.4: Roadway landscape treatments, as shown in Figure IV-26, Collector Road (74’ ROW) Streetscape – Orange Avenue (North of Avenue 58), are provided along Orange Avenue.
	R.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road Streetscape, are provided along local roads.
	R.6: Neighborhood entrance monumentation, as depicted in Figure IV-34, Neighborhood Entry Monuments – Elevations and Plan View, shall be provided at key access points to this neighborhood, as shown on Figure III-4.
	R.7: A landscaped transition shall be provided between the residential and open space land uses, as shown in Figure IV-39, Edge Condition: Residential—Open Space/Detention.
	R.8: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	R.9: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	R.10: Please refer to Section IV, Design Guidelines for other related design criteria. 
	R.11: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	S.  Planning Area 19: Clubhouse Area
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	S.1: Site plan concepts for the clubhouse area shall be as depicted in Figure IV-49, Conceptual Clubhouse Plan.  
	S.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	S.3: Landscaping within portions of the clubhouse area shall be in conformance with the Thermal 551 Shade Standard Standards, as described in Section IV.E.3, Shade Standards.  
	S.4: Landscaping within portions of the clubhouse area shall be in conformance with the Thermal 551 Open Land Standards, as described in Section IV.E.4, Open Land Standards.  
	S.5: Roadway landscape treatments, as shown in Figure IV-25, Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	S.6: Roadway landscape treatments, as shown in Figure IV-27,  Collector Road (74’ ROW) Streetscape – Avenue 59 (East of Street “A”), are provided along Avenue 59.
	S.7: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	S.8: A clubhouse entry monument, as depicted in Figure IV-36, Clubhouse Entry Monument and Plan View, shall be located within this neighborhood. 
	S.9: The private recreation area shall be designed as depicted on Figure IV-50, Conceptual Private Recreation Area Plan. 
	S.10: A landscaped transition, including a berm and block wall, shall be provided between the clubhouse area and the irrigation storage pond, as shown in Figure IV-43, Edge Condition: Irrigation Storage Pond—Clubhouse.
	S.11: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Details.
	S.12: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	S.13: Please refer to Section IV, Design Guidelines for other related design criteria. 
	S.14: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	T.  Planning Area 20: Park
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	T.1: Site plan concepts for the Private Park shall be as depicted in Figure IV-44, Conceptual Park Plan.  
	T.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	T.3: Landscaping within the park shall be in conformance with the Thermal 551 Shade Standard Standards, as described in Section IV.E.3, Shade Standards.  
	T.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	T.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	T.6: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	T.7: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	T.8: Please refer to Section IV, Design Guidelines for other related design criteria. 
	T.9: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	U.  Planning Area 21: Park/Detention Basin
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	U.1: Site plan concepts for the Park/Detention Basin shall be as depicted in Figure IV-48, Conceptual Park/Detention Basin Plan.  
	U.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	U.3: Landscaping within portions of the Park/Detention Basin shall be in conformance with the Thermal 551 Open Land Standards, as described in Section IV.E.4, Open Land Standards.  
	U.4: Roadway landscape treatments, as shown in Figure IV-25,  Modified Collector Road (88’ ROW) Streetscape – Avenue 59 (West of Street “A”) and Street “A”, are provided along Avenue 59.
	U.5: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	U.6: A landscaped transition shall be provided between the residential land uses and the Park/Detention Basin, as shown in Figure IV-41, Edge Condition: Residential—Park/Detention Basin.
	U.7: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	U.8: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	U.9: Please refer to Section IV, Design Guidelines for other related design criteria. 
	U.10: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	V.  Planning Area 22 and 26: Public Park
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	V.1: Site plan concepts for the Public Park shall be as depicted in Figure IV-44, Conceptual Park Plan, and Figure IV-45, Public Park Plan Details.  A minimum of four (4) soccer fields shall be provided within the Public Park.
	V.2: A protected pedestrian crossing shall be provided at Avenue 59, as described in Section II.B.2, Non-Vehicular Circulation Plan, and depicted in Figure IV-46, Conceptual Pedestrian Crossing.
	V.3: Adequate off-street parking shall be provided within the Public Park in accordance with Riverside County Ordinance No. 348, Section 18.12.
	V.4: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	V.5: Due to the proximity of the Jacqueline Cochran Airport, special landscaping considerations shall apply in Planning Areas 22 and 26 to minimize potential hazards to air traffic.
	V.6: The northwest portion of the Planning Area 22 is underlain by a three (3)-foot deep protective soil cap, which covers the location of the former Thermal Landfill.  The following design criteria and restrictions shall apply in areas underlain by the protective soil cap:  
	V.7: Roadway landscape treatments, as shown in Figure IV-24,  Modified Collector Road (88’ ROW) Streetscape – Orange Avenue (South of Avenue 58), are provided along Orange Avenue. 
	V.8: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (88’ ROW) Streetscape – Avenue 59 (East of Street “A”) and Street “A”, are provided along Street “A.”
	V.9: Roadway landscape treatments, as shown in Figure IV-27, Collector Road (74’ ROW) Streetscape – Avenue 59 (East of Street “A”), are provided along Avenue 59.
	V.10: Roadway landscape treatments, as shown in Figure IV-28, Local Road (56’ ROW) Streetscape, are provided along local roads.
	V.11: Six park entry monuments shall be located within this Planning Area, as depicted in Figure IV-35, Park Entry Monuments and Plan View. 
	V.12: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	V.13: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	V.14: Please refer to Section IV, Design Guidelines for other related design criteria. 
	V.15: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	W.  Planning Areas 23A – 23G: Open Space/Detention
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	W.1: Site plan concepts for the open space areas shall be as depicted in Figure IV-47, Typical Open Space Plan and Park/Detention Plan.  
	W.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan.
	W.3: Landscaping within the Open Space/Detention areas shall be in conformance with the Thermal 551 Open Land Standards, as described in Section IV.E.4, Open Land Standards.  
	W.4: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	W.5: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	W.6: Please refer to Section IV, Design Guidelines for other related design criteria. 
	W.7: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	X.  Planning Areas 24A through 24E: Paseos
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	X.1: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan (Monumentation, Streetscapes, and Edge Conditions).
	X.2: Landscaping within the paseos shall be in conformance with the Thermal 551 Shade Standard Standards, as described in Section IV.E.3, Shade Standards.  
	X.3: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	X.4: Benches, security lighting, and water fountains shall be located and constructed as established on the working landscape plans for the Tentative Map.
	X.5: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	X.6: Please refer to Section IV, Design Guidelines for other related design criteria. 
	X.7: Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	Y.  Planning Areas 25A and 25B: Private Recreation Areas
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	Y.1: The private recreation areas shall be designed as conceptually depicted in Figure IV-50, Conceptual Private Recreation Plan.
	Y.2: Landscaping shall occur as depicted in Figure IV-19, Master Landscape Plan (Monumentation, Streetscapes, and Edge Conditions).
	Y.3: Landscaping within the private recreation areas shall be in conformance with the Thermal 551 Shade Standard Standards, as described in Section IV.E.3, Shade Standards.  
	Y.4: Trails and paseos shall be located and constructed as delineated in Figure IV-52, Conceptual Trails System Plan; Figure IV-53, Trail Cross Section; and Figure IV-54, Conceptual Paseo/Pedestrian Walk Detail.
	Y.5: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	Y.6: Please refer to Section IV, Design Guidelines for other related design criteria. 
	Y.7:  Please refer to Section II, Specific Plan for the following standards that apply site-wide:

	4. Recreational Amenities Construction Timing and Responsibility

	Z.  Planning Area 27:  Substation
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	Z.1: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	Z.2: Please refer to Section IV, Design Guidelines for other related design criteria. 
	Z.3: Please refer to Section II, Specific Plan for the following standards that apply site-wide:


	AA.  Planning Area 28:  Irrigation Storage Pond
	1. Descriptive Summary
	2. Land Use and Development Standards
	3. Planning Standards
	AA.1: A landscaped transition, including a berm and block wall, shall be provided between the irrigation storage pond and the clubhouse area, as depicted in Figure IV-43, Edge Condition:  Irrigation Storage Pond-Clubhouse. 
	AA.2: Walls and fencing located within Thermal 551 shall be constructed as delineated in Figure IV-55, Conceptual Wall and Fence Plan, and Figure IV-56, Conceptual Wall and Fence Details. 
	AA.3: Please refer to Section IV, Design Guidelines for other related design criteria. 
	AA.4:  Please refer to Section II, Specific Plan for the following standards that apply site-wide:





