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Discussion 
The property owner’s request for a smokehouse is allowed under the existing 
S92 General Rural Zone.  However, the Packing and Processing use type for 
preparing food (smokehouse) would only be allowed for wholesale of food 
raised, packed, and processed on the property.  The retail sale of the meat 
products on the property would not be allowed by-right; however, wholesale 
of these products to retailers in commercial areas off the property would be 
allowed.  A retail use would be open to members of the public and would not 
be appropriate due to the remote nature of the property and the rural 
character of the area.  Also, establishing a Commercial designation in a Rural 
Lands area outside the village is not supported by the Community 
Development Model. 

ME19  

Aerial 
 

Adopted Aug 2011 
 

General Plan (Adopted Aug 2011) RL80 
Property Specific Request: NC  
Requested by:  Frankie Thibodeau 
Community Recommendation RL80
Opposition Expected

1 
No 2 

Spot Designation/Zone Yes 
Impact to FCI Timeline Moderate 
Change to GPU Principles Needed Yes 
Level of Change (March 2011) Major 
Notes: 
1 – Boulevard CPG minutes of January 6, 2011 
2 – Based on staff’s experience 

 
Property Description 
Property Owner
Wayne & Frankie Thibodeau   

:  

Size
164.7 acres 

: 

3 parcels 
Location/Description
Boulevard Sponsor Group Area; 
North of Interstate 8, east of the intersection of 
Ribbonwood Road and Roadrunner Lane; 

: 

Outside County Water Authority boundary 
Prevalence of Constraints (See following page)

 – high;  – partially;  - none 
: 

 Steep slope (greater than 25%) 
 Floodplain 
 Wetlands  
 Habitat Value 
 Agricultural Lands 
 Fire Hazard Severity Zones 
  
Land Use 

General Plan   
Scenario Designation 
Former GP 1 du/4,8,20 ac 
GP (Adopted Aug 2011) RL80 
     Referral 

RL80      Hybrid  
     Draft Land Use 
     Environmentally Superior RL80 
 

Zoning 
Former — S92, 8-acre minimum lot size 
Adopted Aug 2011 — Same as existing 

Tribal 
Lands 

RC 

Public Agency 
Lands 

RL40 

RL80 

P/SP 

I-8 
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Additional Information 
Property is located at the end of Roadrunner Lane, a 
one-half mile dead-end road that connects to 
Ribbonwood Road and is entirely within the Very High 
Fire Hazard Severity Zone.  
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ME19 SUPPLEMENT – IMPLICATIONS OF AMENDING GENERAL PLAN 
 

Property Specific Request August 3 Adopted Designation Level of Change Category 
Neighborhood Commercial RL80 Major 

 
Rationale for Major Category Classification 

• The requested Neighborhood Commercial designation is intended for suburban residential neighborhoods and allows for a 
variety of services to support residents that live in the area.  

• This area is not suburban and commercial zoning of an appropriate designation (Rural Commercial) is located nearby in the 
Boulevard community center.  

• Further it appears that the property owner’s desired use can likely be accommodated under the current designation and zoning 
and that no change is necessary.  

• The request for Neighborhood Commercial would not be appropriate due to the remote nature of the property and the rural 
character of the area.   

• Establishing a Commercial designation in a Rural Lands area outside the village is not supported by the Community 
Development Model. 

 
Guiding Principles/General Plan Changes Necessary to Support the Request 

• Commercial use related policies would require reconsideration as they direct commercial uses to existing villages. 
• The definition of the Neighborhood Commercial designation would require revisions.  
• The General Plan Guiding Principles and policies would require revisions to deemphasize focusing growth to existing 

communities that contain jobs, services, and infrastructure.  
• Revisions may also be necessary to Guiding Principles and policies that relate to reducing densities in areas with sensitive 

natural resources and certain constraints.  
• Depending on the revisions to the principles, policies, and concepts, other lands with Rural Lands designations may require 

reconsideration if they had been proposed for commercial use.  
 
Impact to Forest Conservation Initiative Remapping Timeline 
Moderate – As the majority of the Forest Conservation Initiative area will be proposed for Rural Lands, any revised principles, policies, 
and concepts that generally affect application of the Rural Lands designations will affect the Forest Conservation Initiative area 
remapping. However, these changes may be a bit narrower in scope as they are related to commercial uses and therefore the impact 
to the Forest Conservation Initiative area remapping may be less than other fundamental changes.  
 
Relevant General Plan Principles, Goals, and Policies 
A sampling is included below: 
Principle 2. Promote health and sustainability by locating new growth near existing and planned infrastructure, services, and jobs in a 
compact pattern of development. 
Goal LU-1 Primacy of the Land Use Element. A land use plan and development doctrine that sustain the intent and integrity of the 
Community Development Model and the boundaries between Regional Categories. 
Policy LU-1.1 Assigning Land Use Designations. Assign land use designations on the Land Use Map in accordance with the 
Community Development Model and boundaries established by the Regional Categories Map. 
Policy LU-1.3 Development Patterns. Designate land use designations in patterns to create or enhance communities and preserve 
surrounding rural lands. 
Goal LU-2 Maintenance of the County’s Rural Character. Conservation and enhancement of the unincorporated County’s varied 
communities, rural setting, and character. 
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Policy LU-2.4 Relationship of Land Uses to Community Character. Ensure that the land uses and densities within any Regional 
Category or Land Use Designation depicted on the Land Use Map reflect the unique issues, character, and development objectives for 
a Community Plan area, in addition to the General Plan Guiding Principles. 
Principle 4. Promote environmental stewardship that protects the range of natural resources and habitats that uniquely define the 
County’s character and ecological importance. 
Principle 5. Ensure that development accounts for physical constraints and the natural hazards of the land. 
Goal LU-6 Development-Environmental Balance. A built environment in balance with the natural environment, scarce resources, 
natural hazards, and the unique local character of individual communities. 
Policy LU-6.1 Environmental Sustainability. Require the protection of intact or sensitive natural resources in support of the long-term 
sustainability of the natural environment. 
Policy LU-6.2 Reducing Development Pressures. Assign lowest-density or lowest-intensity land use designations to areas with 
sensitive natural resources. 
 
 




