
Agenda Item No. 9A 
December 13, 2011 

 
TO: Honorable Mayor and City Council 
 Attention:  Laura C. Kuhn, City Manager  
 
FROM: Maureen T. Carson, Community Development Director 
 
SUBJECT: SELECTION OF THE PREFERRED LAND USE ALTERNATIVE FOR 
   CONSIDERATION IN THE DRAFT ENVIRONMENTAL IMPACT REPORT 
   FOR THE GENERAL PLAN UPDATE 
 
 
DISCUSSION: 
 
Over the two past months, the City Council held four General Plan Update Update study 
sessions.  At these meetings, the Council considered the Steering Committee’s land use 
recommendations for the new growth areas and 13 citywide focus areas.  The Council also 
considered staff’s land use recommendations for properties within the City that have land use 
designations that do not match the existing use of the land, and a letter from the Nut Tree 
Airport manager requesting that various airport owned properties be given a 
“Public/Institution” land use designation. The land use recommendations for these properties 
were identified as “clean up” items.  
 
Since the November 8 Council meeting, staff has identified an additional clean-up item.  The 
City owns hillside property north of Lagoon Valley that is currently designated as “Hillside 
Agriculture.”  Staff recommends the land use designation for this property be changed to 
“Public Open Space” to reflect its current use. This property has been added to the summary 
table and corresponding map, attached as Attachment C.  
 
The Preferred Land Use Alternative (PLUA) representing the Council’s direction has been 
attached and summarized in a memo created by The Planning Center I DC&E (Attachment 
A).  Summaries and maps representing the Council’s direction for the citywide focus areas 
and clean-up properties have been attached as Attachments B and C, respectively.  The land 
use designations for these three areas, along with the existing General Plan, constitute the 
preferred land use alternative. Following the Council’s selection of the PLUA, staff and the 
General Plan Update consultant team will initiate the Draft Environmental Impact Report for 
the General Plan Update.  
 
Preliminary Traffic Study 
 
As discussed at the November 8 City Council meeting, the Jepson Ranch Group elected to 
conduct a preliminary traffic analysis of the draft preferred land use alternative. The purpose of 
this analysis was to provide the Jepson Ranch Group with information as to whether the 
proposed roundabouts at the Meridian/Weber and Midway interchanges would be adequate to 
serve development under the full buildout of the draft PLUA without triggering the need to 
widen the freeway overcrossings at those interchanges.  
 
The Jepson Ranch group’s traffic engineer is currently evaluating the operation of the 
proposed roundabouts using traffic volumes provided by the General Plan Update consultant 
team (consultant team).  At the time this report was published, staff and the consultant team 
had not received the roundabout analysis that provides a basis to determine if freeway-
overcrossing widening would be required.   
 



To evaluate the operation of the roundabout intersections, the traffic subconsultant for the 
General Plan Update established projected traffic volumes citywide, and compiled initial level 
of service (LOS) results for 74 citywide study intersections.  This “raw” data, provided to the 
Jepson Ranch group, reveals that out of the 74 study intersections, 40 are projected to 
operate at level of service (LOS) D or worse during the PM Peak hour at full buildout of the of 
the proposed General Plan, which includes the PLUA. (These results are based on the 
existing and planned roadway improvements.) The LOS policy direction received from the 
General Plan Steering Committee is that the City maintains the current General Plan policies 
regarding LOS.    
 
These current LOS policies state the City is to strive to maintain LOS C as the minimum 
standard at all intersections, interchanges and road links.  However, LOS D may be permitted 
by the Council as the LOS standard for infill areas or situations where existing development or 
other practical considerations limit improvement.  The Council may also permit LOS D, E and 
F as an interim LOS pending future traffic improvements, or by making other findings specified 
in the General Plan.   
 
The General Plan Environmental Impact Report (EIR) will establish the level of mitigation (i.e., 
additional lanes, intersection controls) needed to maintain LOS policy stated in the new 
General Plan.  The preliminary LOS results for the study intersections is indicative that as the 
PLUA is built out, the Council could potentially receive numerous requests to allow LOS D or 
worse.   

 
FISCAL IMPACT: 
 
The General Plan Update is funded with an inter-fund loan from non-General Fund 
sources, approved by the City Council in 2010.  At the conclusion of the General Plan Update, 
a development related fee will be established to recover the costs of the update from the 
property owners that benefit from the update. 
 
RECOMMENDATION: 
 
By simple motion, approve the preferred land use alternative, and direct Staff and The Planning 
Center I DC&E to begin the Environmental Impact Report for the General Plan Update.  
 
 
ATTACHMENTS: 
 
A – Memo from the Planning Center I DC&E  
B – City Council Direction Regarding Citywide Focus Areas 
C – City Council Direction Regarding Clean Up Items 
 



<<
  /ASCII85EncodePages false
  /AllowTransparency false
  /AutoPositionEPSFiles true
  /AutoRotatePages /None
  /Binding /Left
  /CalGrayProfile (Gray Gamma 2.2)
  /CalRGBProfile (sRGB IEC61966-2.1)
  /CalCMYKProfile (U.S. Web Coated \050SWOP\051 v2)
  /sRGBProfile (sRGB IEC61966-2.1)
  /CannotEmbedFontPolicy /Warning
  /CompatibilityLevel 1.4
  /CompressObjects /Tags
  /CompressPages true
  /ConvertImagesToIndexed true
  /PassThroughJPEGImages true
  /CreateJobTicket false
  /DefaultRenderingIntent /RelativeColorimetric
  /DetectBlends true
  /DetectCurves 0.1000
  /ColorConversionStrategy /LeaveColorUnchanged
  /DoThumbnails false
  /EmbedAllFonts true
  /EmbedOpenType false
  /ParseICCProfilesInComments true
  /EmbedJobOptions true
  /DSCReportingLevel 0
  /EmitDSCWarnings false
  /EndPage -1
  /ImageMemory 1048576
  /LockDistillerParams false
  /MaxSubsetPct 100
  /Optimize true
  /OPM 1
  /ParseDSCComments true
  /ParseDSCCommentsForDocInfo true
  /PreserveCopyPage true
  /PreserveDICMYKValues true
  /PreserveEPSInfo true
  /PreserveFlatness true
  /PreserveHalftoneInfo true
  /PreserveOPIComments false
  /PreserveOverprintSettings true
  /StartPage 1
  /SubsetFonts true
  /TransferFunctionInfo /Apply
  /UCRandBGInfo /Preserve
  /UsePrologue false
  /ColorSettingsFile ()
  /AlwaysEmbed [ true
  ]
  /NeverEmbed [ true
  ]
  /AntiAliasColorImages false
  /CropColorImages true
  /ColorImageMinResolution 300
  /ColorImageMinResolutionPolicy /Warning
  /DownsampleColorImages true
  /ColorImageDownsampleType /Bicubic
  /ColorImageResolution 350
  /ColorImageDepth -1
  /ColorImageMinDownsampleDepth 1
  /ColorImageDownsampleThreshold 1.14286
  /EncodeColorImages true
  /ColorImageFilter /DCTEncode
  /AutoFilterColorImages false
  /ColorImageAutoFilterStrategy /JPEG
  /ColorACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /ColorImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000ColorACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000ColorImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasGrayImages false
  /CropGrayImages true
  /GrayImageMinResolution 300
  /GrayImageMinResolutionPolicy /Warning
  /DownsampleGrayImages true
  /GrayImageDownsampleType /Bicubic
  /GrayImageResolution 350
  /GrayImageDepth -1
  /GrayImageMinDownsampleDepth 2
  /GrayImageDownsampleThreshold 1.14286
  /EncodeGrayImages true
  /GrayImageFilter /DCTEncode
  /AutoFilterGrayImages false
  /GrayImageAutoFilterStrategy /JPEG
  /GrayACSImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /GrayImageDict <<
    /QFactor 0.15
    /HSamples [1 1 1 1] /VSamples [1 1 1 1]
  >>
  /JPEG2000GrayACSImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /JPEG2000GrayImageDict <<
    /TileWidth 256
    /TileHeight 256
    /Quality 30
  >>
  /AntiAliasMonoImages false
  /CropMonoImages true
  /MonoImageMinResolution 1200
  /MonoImageMinResolutionPolicy /OK
  /DownsampleMonoImages true
  /MonoImageDownsampleType /Bicubic
  /MonoImageResolution 1200
  /MonoImageDepth -1
  /MonoImageDownsampleThreshold 1.50000
  /EncodeMonoImages true
  /MonoImageFilter /CCITTFaxEncode
  /MonoImageDict <<
    /K -1
  >>
  /AllowPSXObjects false
  /CheckCompliance [
    /None
  ]
  /PDFX1aCheck false
  /PDFX3Check false
  /PDFXCompliantPDFOnly false
  /PDFXNoTrimBoxError true
  /PDFXTrimBoxToMediaBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXSetBleedBoxToMediaBox true
  /PDFXBleedBoxToTrimBoxOffset [
    0.00000
    0.00000
    0.00000
    0.00000
  ]
  /PDFXOutputIntentProfile (None)
  /PDFXOutputConditionIdentifier ()
  /PDFXOutputCondition ()
  /PDFXRegistryName ()
  /PDFXTrapped /False

  /CreateJDFFile false
  /Description <<
    /CHS <FEFF4f7f75288fd94e9b8bbe5b9a521b5efa7684002000500044004600206587686353ef901a8fc7684c976262535370673a548c002000700072006f006f00660065007200208fdb884c9ad88d2891cf62535370300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c676562535f00521b5efa768400200050004400460020658768633002>
    /CHT <FEFF4f7f752890194e9b8a2d7f6e5efa7acb7684002000410064006f006200650020005000440046002065874ef653ef5728684c9762537088686a5f548c002000700072006f006f00660065007200204e0a73725f979ad854c18cea7684521753706548679c300260a853ef4ee54f7f75280020004100630072006f0062006100740020548c002000410064006f00620065002000520065006100640065007200200035002e003000204ee553ca66f49ad87248672c4f86958b555f5df25efa7acb76840020005000440046002065874ef63002>
    /DAN <>
    /DEU <>
    /ESP <>
    /FRA <>
    /ITA <>
    /JPN <>
    /KOR <FEFFc7740020c124c815c7440020c0acc6a9d558c5ec0020b370c2a4d06cd0d10020d504b9b0d1300020bc0f0020ad50c815ae30c5d0c11c0020ace0d488c9c8b85c0020c778c1c4d560002000410064006f0062006500200050004400460020bb38c11cb97c0020c791c131d569b2c8b2e4002e0020c774b807ac8c0020c791c131b41c00200050004400460020bb38c11cb2940020004100630072006f0062006100740020bc0f002000410064006f00620065002000520065006100640065007200200035002e00300020c774c0c1c5d0c11c0020c5f40020c2180020c788c2b5b2c8b2e4002e>
    /NLD (Gebruik deze instellingen om Adobe PDF-documenten te maken voor kwaliteitsafdrukken op desktopprinters en proofers. De gemaakte PDF-documenten kunnen worden geopend met Acrobat en Adobe Reader 5.0 en hoger.)
    /NOR <>
    /PTB <>
    /SUO <>
    /SVE <>
    /ENU <>
  >>
  /Namespace [
    (Adobe)
    (Common)
    (1.0)
  ]
  /OtherNamespaces [
    <<
      /AsReaderSpreads false
      /CropImagesToFrames true
      /ErrorControl /WarnAndContinue
      /FlattenerIgnoreSpreadOverrides false
      /IncludeGuidesGrids false
      /IncludeNonPrinting false
      /IncludeSlug false
      /Namespace [
        (Adobe)
        (InDesign)
        (4.0)
      ]
      /OmitPlacedBitmaps false
      /OmitPlacedEPS false
      /OmitPlacedPDF false
      /SimulateOverprint /Legacy
    >>
    <<
      /AddBleedMarks false
      /AddColorBars false
      /AddCropMarks false
      /AddPageInfo false
      /AddRegMarks false
      /ConvertColors /NoConversion
      /DestinationProfileName ()
      /DestinationProfileSelector /NA
      /Downsample16BitImages true
      /FlattenerPreset <<
        /PresetSelector /MediumResolution
      >>
      /FormElements false
      /GenerateStructure true
      /IncludeBookmarks false
      /IncludeHyperlinks false
      /IncludeInteractive false
      /IncludeLayers false
      /IncludeProfiles true
      /MultimediaHandling /UseObjectSettings
      /Namespace [
        (Adobe)
        (CreativeSuite)
        (2.0)
      ]
      /PDFXOutputIntentProfileSelector /NA
      /PreserveEditing true
      /UntaggedCMYKHandling /LeaveUntagged
      /UntaggedRGBHandling /LeaveUntagged
      /UseDocumentBleed false
    >>
  ]
>> setdistillerparams
<<
  /HWResolution [350 350]
  /PageSize [1728.000 2592.000]
>> setpagedevice


