
Matrix of Land Use Scenarios

Variable/Option Brief Description Discussion Risks and Sensitivities Potential Disposition

Land Use

Worst Case

 No growth and potential decline in 

population and employment; limited 

major new development and 

redevelopment occurs during the 

forecast period

Quite possible if trends continue and 

supporting conditions are not 

addressed; results in little demand  

for new transportation investment 

and limited internal capacity upon 

which to base new investment.  

Low risk of exceeding the capacity of 

current design or service nor any 

recommended classification, transit 

option or design solution; High risk of 

poor return on public investments if 

they do not positively correlate with 

growth and development

Do not model as an alternative, but 

instead recognize as a key sensitivity 

in the decisions associated with the 

design, phasing and eventual  

implementation of the alternatives 

which are modeled. Also, 2010 in the 

current PPACG model predicts this 

option fairly reasonably (although it 

could be "worse")

2035 PPACG

No projected population increase in 

the forecast period, but an 

approximately 50% increase in 

employment; Employment increases 

spread through all of the properties 

zoned for non-residential use, with a 

focus on the SW corner of the 

planning area, and in the vicinity of 

the intersection of Academy and 

Fountain Boulevards.  

Quite logical based on the availability 

of currently zoned land, but does not 

necessarily respond to the current 

supporting conditions or retail 

market. Likelihood of adding 10-

12,000 new jobs and no new housing 

is probably remote

Fairly low risk of exceeding the 

existing capacity  of existing design 

and service and most options;  Will 

not support many transit options

Needs to be modeled as this is the 

regionally approved baseline 

assumption

"Trajectory"  Buildout

This scenario "builds out" the 

planning area consistent with  

current zoning a known development 

plans

Since the existing capacity is 

designated largely as non-residential, 

this scenario would create big  

numbers in these categories, 

predominantly in retail

The "risk" of many of these 

properties being developed as retail, 

and therefore creating greatly 

increase corridor-wide demand, is 

probably remote.  Put a different 

way, the 2035 PPACG scenario likely 

"pushes" the non-residential virus 

residential balance far enough

Even though this scenario best fits 

the current expectations and 

entitlements of property owners, it 

may not need to be modeled given 

its low probability;  City staff could 

generally calculate the "holding 

capacity " of the applicable parcels so 

that the potential numerical impact 

could be better understood



Phased Vision Plan

This land use option focuses new 

development in nodes which will be 

identified and toward properties 

closest to Academy.  Essentially it 

takes the predicted 2035 non-

residential growth and allocates 

more of it to the nodes which would 

be supported by enhanced transit 

and roadway design.  To this is added 

an increment of mixed use and 

higher density residential 

development again in association 

with the nodes.  Areas outside of 

these nodes are assumed to develop 

a lower densities and with more 

traditional segregated land uses.  All 

vacant property is assumed for some 

use.

The best, safest and most defensible 

numerical approach may be to use 

the PPACG 2035 employment growth 

as a "control total" and include 

residential development on the basis 

of generally achieving a jobs housing 

balance consistent with this new 

increment  of employment

One risk is that this land use 

alternative requires considerable 

private risk-taking and investment 

along with significant public 

investment in planning 

implementation, transportation 

projects and transit services;  Also, 

property owners outside of identified 

nodes may not agree with priorities 

and planning assumptions.  This 

option will attract some residential 

growth away from the remainder of 

the region, but probably not enough 

to cause a major concern

This will likely be part of the 

recommended alternative:  

Downside risk (that much of the 

vision might not occur) needs to be 

carefully considered as a sensitivity.  

Upside risk (that the area develops in 

more of a "trajectory buildout" or full 

vision fashion are considered more 

remote and likely to occur beyond 

the forecast period.  Therefore, the 

upside risk would need to be 

considered at only the most 

generalized level

Full Vision Plan

This scenario maximizes the nodal 

approach by assuming maximum 

probable density in and around the 

nodes,  All potentially dynamic 

properties (and especially those 

identified as D-2 and below should 

actively considered for development/ 

redevelopment with mixed uses and 

higher densities 

For applicable locations and parcels, 

the applicable FBZ transect could be 

uses to derive FARs and residential 

densities

This option may significantly divert 

housing and employment demand 

from elsewhere in the region. It will 

also be highly dependent on major 

public and private invest.  Planning 

for and eventually implementing 

significantly enhanced transit will be 

essential.  This may create friction in 

the interim.

Given the combination of existing 

conditions and fragmented 

ownership in the planning area and 

competition in the region, it can be 

assumed with some confidence that 

the full vision will not occur within 

the forecast period, if ever.  

Therefore, it would not need to be 

modeled or otherwise evaluated in 

detail, but instead could be 

considered as very general sensitivity



BRT Threshold

The purpose of this scenario is 

distinct in that it is intended to 

answer the question, "What mix and 

level of land use  and density would it 

take to ultimately support BRT in the 

corridor and is this reasonably 

achievable in the corridor"?

Previously approved plans have 

identified the potential for BRT on 

this corridor and recommended 

further evaluation of the potential 

and triggers for BRT.  BRT is 

complicated because it encompasses 

a variety of detailed options.  The 

Phased Vision Plan may well model 

consistently with at least some forms 

of BRT

It will be important to balance the 

legitimate need for information with 

any tendency to bias the outcomes

Model the Phased Vision Plan with a 

BRT option.  If it does not support 

BRT, model the full vision plan


