
Foundation Component 
General Plan Amendment 
FC-GPA240031
J u l y  0 1 , 2 0 2 5



Request
Proposal: Rural Community: Estate 
Density Residential (RC:EDR) to 
Community Development: Low 
Density Residential (CD:LDR), 
Community Development: Medium 
Density Residential (CD:MDR), Open 
Space: Conservation (OS:C), and 
Open Space: Conservation Habitat 
(OS:CH)
Purpose: allow for submittal of an 
application for a Tentative Tract Map 
and Plot Plan for approximately 80 
single family residential lots and 15 
acres of permanent natural open 
space.



Vicinity Map



Foundation Component Vicinity Map 



Staff Recommendation
That The Board of Supervisors:

1. CONSIDER whether to recommend initiation of Foundation Component 
General Plan Amendment No. 240031 (FC-GPA240031); and

2. If recommended, ADOPT an order initiating Foundation Component 
General Plan Amendment No. 240031 (FC-GPA240031) and requiring 
the applicant to submit to the County the implementing project within 6 
months.
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Project Description

• Subject property consists of 4 parcels totaling 55 acres located Northeast of Pigeon Pass Road and Hidden Springs Drive

• Existing General Plan Land Use:  Rural Community – Estate Density Residential

• Existing Zoning: R-A-2-1/2 Residential Agriculture

• Proposed Changes:

• General Plan Amendment to:

• Community Development – Low Density Residential

• Community Development – Medium Density Residential

• Open Space – Conservation Habitat

• Open Space – Conservation 

• Zone Change to:

• Rural Residential

• R-1 (One-Family dwellings)

• Will consist of a maximum of 80 single-family residential lots (10,000 SF and 20,000 SF minimum lot sizes) with multi-

purpose trails, public streets, and approximately 15 acres of permanent open space

Required Entitlements if Foundational GPA Initiation is Approved:

• General Plan Amendment

• Zone Change

• Tentative Tract Map

• Plot Plan
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Neighborhood Outreach

• General Plan Advisory Committee meeting: February 10, 2025
• Three adjacent property owners attended the meeting and expressed concerns 

regarding the proposed development

•  Neighborhood Meeting: March 1, 2025 (at Mr. Horspool’s home)
• 15 attendees, including the owners of three parcels contiguous to the subject property

• The Riverside County General Plan Amendment process was not well understood
• Primary Concerns:

• Residents do not want their lifestyle to be changed
• Residents want the ability to ride horses throughout the area 
• Residents want ability to give feedback on our proposed development 
• Residents do not want development to be too dense

• Residents are concerned about fire danger / insurance costs 
• EMWD added a property tax assessment for a new water tower; residents do 

want our development to add further assessments to their properties
• “Buffer” lots to allow for keeping of animals
• Help protect / increase property values 

• Neighborhood Meeting: April 12, 2025
• Toured the subject property with multiple neighbors to better understand 

proposed site plan and site constraints
• Discussion on minimum lot size for lots 29-40 to be continued



• Existing Properties to the West

• Properties are zoned for 2.5-acre minimum lot size (some are 
used for commercial purposes)

• Some properties keep horses and farm animals

•  Vacant Land to the East of Pigeon Pass

• Previously annexed into the City of Moreno Valley
• Approved for 10,000 SF Lots

• Vacant Land to the South of Property (Hidden Springs SP / 
City of Moreno Valley)

• Range between Medium Low, Low and Very Low Density
• 3 parcels are yet to be developed but a majority of the Hidden 

Springs Specific Plan has been built out

•  Proposed Project

• 10,000 SF and 20,000 SF minimum lots with the 20,000 SF 
acting as a buffer to existing parcels along the western 
boundary

• Proposed Rural Residential designation for 20,000 SF lots 
allows for non-commercial animal keeping, consistent with the 

properties along the western boundary
• Proposes 10,000 lots will provide transition between the 

smaller existing and proposes lots to the south and the 

proposed 20,000 SF lots

• Community Benefit

• All roads are currently unimproved and subject to flooding; developer 
will be conditioned to pave all proposed roads

• Public multi-purpose trail designed with feedback from the 

community via a to-be-formed committee.  The trails will be public 
but will be maintained by a newly formed HOA on subject property

• Developer to work with EMWD to ensure no new assessments to 
parcels outside of the subject property

• Permanent open space dedication to preserve natural features of 

property
• Conditions for Neighborhood Support 

• Maximum of 80 residential lots (max overall density of 1.45 DU per 
acre); if the property is sold during the process, a greater density 
cannot be proposed

• Buffer lots to be 20,000 SF or greater, have rural residential zoning / 
allow animal keeping, and homes to be single story

• Lots to the east and south of the buffer lots to be 10,000 SF or 
greater (farthest away from existing owners)

• Development of public multi-purpose trail (primarily horse-riding use)

• Disclosure to potential new owners regarding the rural 
characteristics of the community

• Disclosure to new homeowners:
• Developer to be conditioned to provide a disclosure to potential 

home buyers highlighting the following items:

• Animal / ranching activities in surrounding area
• Wild Burros are protected

• Existence of environmentally sensitive areas

Community Benefit & Proposed 
Conditions of Approval

Compatibility with Existing 
Community
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