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PC RESOLUTION NO. 2021-11 
A RESOLUTION OF THE PLANNING COMMISSION OF THE 
CITY OF WILDOMAR, CALIFORNIA, RECOMMENDING CITY 
COUNCIL APPROVAL OF GENERAL PLAN AMENDMENT 
NO. 2021-02 (PA 20-0039) TO CHANGE THE EXISTING LAND 
USE DESIGNATION FROM BUSINESS PARK (BP) TO 
HIGHEST DENSITY RESIDENTIAL (HHDR) FOR THE 
NORTHERLY 10-ACRES OF THE PROPERTY LOCATED AT 
APN 380-250-019 TO COMPLY WITH SB 166 “NO NET LOSS” 
STATE LAW PROVISIONS LOCATED ON THE NORTHEAST 
CORNER OF PRIELIPP ROAD AND YAMAS DRIVE 

WHEREAS, the Planning Department has received an application for General Plan 
Amendment No. 2021-02 (PA 20-0039) to change the existing land use designation from 
Business Park (BP) to Highest Density Residential (HHDR) for the northerly 10-acres of 
the property located at APN: 380-250-019 to comply with SB 166 (“no net loss” state law 
provisions) to accommodate the proposed mixed-use project from: 

Applicant/Owner: Baxter Town Center, LP (Karine Kofdarali) 
Project Location: Southwest Corner of Wildomar Trail and the I-15 Fwy. 
APN:   376-180-006; 376-190-002 & 380-250-019 (10 ac.) 
Project Area: 25.8+ acres 

WHEREAS, in accordance with the California Government Code Section 65353 
and Section 17.08 of the Wildomar Municipal Code, the Planning Commission has the 
authority to review the proposed General Plan Amendment No. 2021-02 (PA 20-0039) for 
the Wildomar Trail Town Center project and make a recommendation to the City Council; 
and 

 
WHEREAS, the proposed the Wildomar Trail Town Center project is considered a 

“project” as defined by the California Environmental Quality Act, Public Resources Code 
§ 21000 et seq. (“CEQA”); and  

 
WHEREAS, the Planning Director determined that there was substantial evidence 

that the proposed Wildomar Trail Town Center General Plan Amendment 2021-02 (PA 
20-0039) may have one or more significant effects on the environment and that 
preparation of an Environmental Impact Report (EIR) was therefore warranted under 
Public Resources Code §21080(d) and §21082.2(d); and, 

WHEREAS, in accordance with Section 17.08 of the Wildomar Municipal Code, 
the Planning Department on August 4, 2021 mailed out a public hearing notice to all 
property owners within a 1,000-foot radius of the project boundaries, including a 1,000-
fott radius of the Carter Property known as APN: 380-250-019 (and parties requesting 
such notice) notifying them of the August 18, 2021 Planning Commission meeting where 
the Commission would review and make a recommendation to the City Council on the 
Wildomar Trail Town Center project GPA 2021-02; and   



WHEREAS, in accordance with Section 17.08 of the Wildomar Municipal Code, 
the Planning Department on August 6, 2021 published a legal notice in the “Press 
Enterprise”, a local newspaper of general circulation, notifying the general public of the of 
the August 18, 2021 Planning Commission meeting where the Commission would review 
and make a recommendation to the City Council on General Plan Amendment No. 2021-
02 (PA 20-0039) for the Wildomar Trail Town Center project; and   

WHEREAS, in accordance with Ordinance No. 135, the Planning Department on 
August 6, 2021 posted two (2) public hearing notice “sign boards” at the project site 
notifying neighborhood residents in the immediate area of the August 18, 2021 Planning 
Commission meeting where the Commission would review and make a recommendation 
to the City Council on the Wildomar Trail Town Center project General Plan Amendment 
No. 2021-02 (PA 20-0039); and  

WHEREAS, in accordance with Section 17.08 of the Wildomar Municipal Code, 
the Planning Commission conducted the duly noticed public hearing on August 18, 2021, 
at which time interested persons had an opportunity to testify in support of, or opposition 
to, the proposed General Plan Amendment No. 2021-02 (PA 20-0039) for the Wildomar 
Trail Town Center project, and at which time the Planning Commission received public 
testimony concerning the proposed GPA.  

NOW, THEREFORE, the Planning Commission of the City of Wildomar does 
hereby resolve, determine and order as follows: 

SECTION 1. CEQA ENVIRONMENTAL DETERMINATION   
The approval of General Plan Amendment No. 2021-02 (PA 20-0039) is in 

compliance with requirements of the California Environmental Quality Act (“CEQA”), in 
that on August 18, 2021, at a duly noticed public hearing, the Planning Commission 
recommended to the City Council certification of an Environmental Impact Report (SCH#: 
2020090408), including the Statement of Facts and Findings, Overriding Considerations, 
Response to Comments and Mitigation Monitoring and Reporting Program reflecting its 
independent judgment and analysis and documenting the environmental impacts and 
mitigation measures related to the proposed General Plan Amendment No. 2021-02 (PA 
20-0039) for the Wildomar Trail Town Center project. The documents comprising the 
City’s environmental review for the project are on file and available for public review at 
Wildomar City Hall, 23873 Clinton Keith Road, Suite 201, Wildomar, CA 92595.  

SECTION 2. MULTIPLE SPECIES HABITAT CONSERVATION PLAN (MSHCP). 
 The proposed General Plan Amendment No. 2021-02 (PA 20-0039) for the 
Wildomar Trail Town Center project is found to be consistent with the MSHCP.  The 
project is located outside of any MSHCP criteria area and mitigation is provided through 
payment of the MSHCP Mitigation Fee. 
  



SECTION 3. GENERAL PLAN AMENDMENT FINDINGS. 
Pursuant to Government Code Section 65350 – 65362 and Chapter 17.08 of the 

Wildomar Municipal Code, the Planning Commission hereby recommends the City 
Council make the following findings to approve General Plan Amendment No. 2021-02 
(PA 20-0039) for the Wildomar Trail Town Center project: 

 
A. The proposed change does not involve a change in or conflict with the City of 

Wildomar Vision, any general planning principles in Appendix B to the General Plan, 
or any Foundation Component designation in the General Plan.  

 
Evidence:  The proposed land use amendment as part of the Wildomar Trail Town 
Center project nor the land use designation amendment proposed for the Carter 
property due to SB 166 provisions (APN: 380-250-019) does not involve a change 
in or conflict with the City of Wildomar Vision (Chapter 2 of the General Plan), any 
general planning principles in Appendix B to the General Plan, or any Foundation 
Component designation in the General Plan in that the proposed land use 
designation on the Carter site from Business Park (BP) to Highest Density 
Residential (HHDR) falls within the “Community Development” Foundation 
Component of the General Plan (Table LU-4).  Further, the land use changes makes 
it possible for the City to be in compliance with the SB 166 provisions by allowing 
the allocated RHNA units (240 +/-) from the Wildomar Trail Town Center site to be 
transferred to the Carter site, thus, maintaining the City’s RHNA units as mandated 
in the 2013/2021 Housing Element adopted by City council on December 11, 2013 
and certified by the State Department of Housing and Community Development 
(HCD) in January 2014. 
 
Further, the proposed land use designations change does not conflict with the 
property’s “Community Development” Foundation Component designations. The 
Vision outlined in Chapter 2 of the General Plan states that each element of the 
General Plan contains a description of how it implements the Vision in the form of 
specific policies related to each element (page V-2). Thus, consistency with specific 
General Plan policies demonstrates consistency with the vision.  The proposed 
Wildomar Trail Town Center development project and the land use change on the 
Carter site achieves this vision as it is consistent with those land use policies 
discussed in Finding B below.  Finally, the proposed general plan amendment is 
consistent with the general planning principles set forth in Appendix B to the General 
Plan, in that Appendix B encourages a variety of mixed-use commercial/retail and 
residential uses under the MUPA land use designation with local and regional 
influence (App. B, Sec. I.G.)   
 

B. The proposed amendment would either contribute to the purposes of the General 
Plan or, at a minimum, would not be detrimental to them. 

 
Evidence:  The proposed land use designation amendment as part of the Wildomar 
Trail Town Center project and the land use designation amendment proposed for 
the Carter property due to SB 166 provisions (APN: 380-250-019) will contribute to 



the purposes of the General Plan and will not be detrimental in that as part of the 
Environmental Impact Report (SCH#: 2020090408) and development review 
process for the GPA it was determined that the proposed Highest Density 
Residential (HHDR) land use designations are appropriate and are consistent with 
the proposed zoning designation of R-3 (General Residential), and the proposed 
development of the Wildomar Trail Town Center project at this location did not 
require any changes to the other General Plan Elements.  Therefore, the proposed 
general plan amendment will result in the project being internally consistent.  The 
proposed land use change also furthers, and maintains, the following land use and 
housing element policies related to the proposed project: 
 
LU 2.1 The proposed project will accommodate a land use development that is 

in accordance with patterns and distribution of land uses that are 
depicted on the General Plan Land Use map proposed for the subject 
site. 

 
LU 4.1 The proposed project will accommodate a land use development 

proposal that is located and designed to visually enhance and not 
degrade the character of the surrounding area. 

 
LU 6.1 The proposed project will be developed in accordance with the proposed 

General Plan land use designation that ensures compatibility and 
minimizes impacts. 

 
LU 22.4 The proposed project will provide a specific housing type, style and 

density that is accessible to and, meets the needs, of a range of 
lifestyles, physical abilities and income levels. 

 
LU 22.10 The proposed project is designed to consider the surrounding areas to 

visually enhance, and not degrade, the appearance of adjacent 
residential structures. 

 
LU23.6 The proposed project will have proper mitigation measures to protect the 

neighboring residential areas from noise, light, fumes, odors, vehicular 
traffic, parking and operational hazards.  

 
LU23.7 The proposed project will be served by water and sewer along provided 

by EVMWD to meet the project demands.  
 
H-1.1 The proposed townhome project will help ensure a sufficient supply of 

properly planned land to meet and maintain housing needs identified in 
the City’s Regional Housing Needs Allocation (RHNA) required in the 
2013/2021 Housing Element. 

 
  



C. Special circumstances or conditions have emerged that were unanticipated in 
preparing the General Plan. 

 
Evidence: The proposed general plan amendment is needed to address the 
requirements of SB 166 and comply with the “no net loss” state law provisions to 
accommodate the proposed mixed-use project.  These circumstances and 
conditions were unanticipated when the General Plan was adopted by the City 
Council in July 2008.  The underlying zoning for the project at the time of 
incorporation was Industrial Park (I-P) while the land use designations were 
Business Park.  Because of the original land use and zoning designation and the 
requirements of SB 166, it is appropriate to allow the General Plan land use change 
to be in compliance with the City’s RHNA allocation and current Housing Element.   

SECTION 4.  PLANNING COMMISSION ACTION. 
Based on the findings above, the Planning Commission hereby adopts PC 

Resolution No. 2021-11 recommending City Council approval of General Plan 
Amendment No. 2021-02 (PA 20-0039) applicable to the northerly 10-acres of the 
property located at APN: 380-250-019 illustrated in Exhibit 1 of this Resolution.  

PASSED, APPROVED AND ADOPTED this 18th day of August, 2021 by the 
following vote: 

AYES:    

NOES:   

ABSENT:   

ABSTAINED:   
 
 
 
  



 
 
 
 
 
       ______________________________ 
       Kim Strong 

Planning Commission Vice-Chair 
 
 
 
 
ATTEST: 
 
 
______________________________ 
Matthew C. Bassi 
Planning Director/Minutes Secretary 
 
 
 
 
APPROVED AS TO FORM: 
 
 
________________________________ 
Erica L. Vega 
Assistant City Attorney 
 
 
 



 

EXHIBIT 1  

 

GPA Subject Site 
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