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CHAPTER TWO 
PROJECT DESCRIPTION 
 
2.1 Project Location 
 
The project is located on the northeast corner of the intersection of Knighton Road and Interstate 
5 (I-5), between Knighton Road, I-5 and Churn Creek Road.  The project site is approximately 
five miles north of the City of Anderson and 6 miles south of the City of Redding in Shasta 
County (see Figure 2-1 and Figure 2-2). 
 
2.2 Proposed Action 
 
The proposed actions required of the County of Shasta, for which this Environmental Impact 
Report (EIR) has been prepared, include the following: 
 
1. A general plan amendment (GPA08-002) that would change the land use designation of an 

86 acre portion of the 92 acre proposed project site from Part-Time Agricultural (A-cg) to 
Commercial (C). 

 
2. A zone amendment (ZA08-003) to the Shasta County Zoning Plan for the same 86 acre 

portion of the proposed project site from Limited Agriculture (A-1) to Planned Development 
(PD) incorporating a comprehensive development plan for the site.  The project is also within 
the Restrictive Flood (F-2) combining district, which will not change with the proposed zone 
amendment. 

 
2.3 Project Description 
 
The project applicant has proposed to develop and operate a commercial retail, dining, 
entertainment and lodging center on approximately 92 acres in Shasta County, located at the 
northeast corner of the Knighton Road and the Interstate Highway 5 interchange.  When 
completed the project would include approximately 740,000 square feet of mixed commercial 
development (which may include retail shops, restaurants, lodging, food supplies, recreation 
activities and equipment, traveler services including gasoline fueling facilities and entertainment-
related facilities) to be phased in accordance with market conditions and required improvement 
thresholds.  There will be approximately 3,400 parking spaces, which will include the 
appropriate number of accessible parking spaces as required by the Americans with Disabilities 
Act. The northernmost 18 acres of the project site would serve as an open space buffer between 
the proposed commercial development and existing low-density residential uses to the north, and 
would contain the wastewater treatment facilities, and potentially a portion of the water supply 
system, needed to serve the project (see Figure 2-3).  
 
The proposed project site is bordered by I-5 to the west, Churn Creek Road to the east, and 
Knighton Road to the south. The proposed project, as envisioned, has primary access off 
Knighton Road and secondary access points off Churn Creek Road (see Figure 2-3).  Proposed 
transportation improvements to accommodate the volume of traffic anticipated at proposed 
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project completion, including increases in background traffic from other sources, include: (1) 
reconfiguration of the Knighton Road interchange, with traffic signals at each ramp; (2) 
widening Knighton Road between Riverland Drive and Churn Creek Road: (3) widening Churn 
Creek Road between Knighton Road and the final access point to the proposed project; and (4) 
modification of signalization as required for safety along the access routes. 
 
The water supply system for the proposed project would consist of a 300-gallon per minute 
(GPM) on-site well and water storage tanks of sufficient capacity to handle excess demands from 
the proposed project. The waste water system for the proposed project would consist of an on-
site sewage treatment and disposal system comprised of gravity sewer mains, a central pump 
station, and a Membrane Bioreactor (MBR) treatment plant. 
 
Native cold- and drought-resistant plant landscaping, and other low maintenance landscape 
materials would be used within the proposed project to promote energy efficiency, water 
conservation, aesthetic appeal and visual buffering. The landscaped areas would meet or exceed 
Shasta County landscape requirements. Interior parking areas would also use plant materials and 
trees to provide appropriate shade and landscaping. Irrigation would be provided by the on-site 
water supply system. Signage and exterior lighting would comply with the appropriate sections 
of the Shasta County Code.   
 
PROJECT SITE CHARACTERISTICS 
 
Land uses within the 92-acre proposed project site are varied (see Figure 2-4).  The portion of 
the site between the north-south running irrigation ditch and Churn Creek Road is occupied by 
two large fallow fields, an operating wholesale nursery (Gold Leaf Nursery), and a former 
homesite. The area between the north-south running irrigation ditch and I-5, and south of the 
southern terminus of Thistle Lane, is occupied by an inactive Christmas tree farm.   
 
SURROUNDING AREA CHARACTERISTICS 
 
Surrounding land uses include I-5 to the west, the Travel Associates truck stop to the south, a 
partially developed rural residential neighborhood to the east, and a rural residential 
neighborhood to the north.  Pacheco Elementary School is located southeast of the project site at 
the southeast corner of Knighton Road and Churn Creek Road. Agricultural land uses and rural 
residential dwellings are located to the west of I-5.   
 
2.4 Project Goals and Objectives 
 
Objectives of the project, as identified by the project proponent, include the following: 
 
• provide the public with regional shopping opportunities, including retail, dining, 

entertainment and lodging components. 
 
• provide a regional shopping experience that is of a quality consistent with the culture of 

Shasta County. 
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• provide a regional “one-stop” destination whereby commerce is intertwined with 
transportation in Shasta County by utilizing the existing transportation services in the I-5 
corridor, and encourage alternative forms of transportation, thereby reducing carbon 
emissions; 

 
• construct buildings and improvements in the development that exceed state energy efficiency 

standards; 
 
• attract regional retail customers currently using the I-5 corridor to commute through Shasta 

County that are currently not stopping and shopping in the County; 
 
• develop a regional shopping destination that promotes Shasta County’s economic stability 

and diversity by expanding and providing a stable, long-term revenue base to Shasta County. 

• develop a regional shopping center development of sufficient size that it will attract new 
retailers into the Shasta County market and address such retailer’s location, visibility, co-
tenancy and traffic requirements and ensure long-term viability. 

• provide new job opportunities for Shasta County; 

• develop a regional commercial shopping development that provides a feasible economic 
return to its investors and Shasta County. 

 
2.5 Subsequent Permits, Approvals, Review and Consultation 

Requirements 
 
The EIR will be used to satisfy the requirements of CEQA with regards to the proposed project.  
The County of Shasta, acting as Lead Agency, will oversee the preparation and adoption of the 
EIR, and will be responsible for its availability and use by the public and other interested 
agencies and parties.  Table 2-1 includes information required by Section 15124 of the CEQA 
Guidelines summarizing the following intended uses of the EIR: 
 
• A list of agencies that are expected to use the EIR in their decision-making. 
 
• A list of permits and other approvals required to implement the project. 

 
• A list of related environmental review and consultation requirements required by federal, 

state, or local laws, regulations, or policies. 
 
Table 2-1 
Subsequent Permits, Approvals, Review and Consultation Requirements 

Agency Use/Action 
Shasta County Department of Resource 
Management, Planning Division 

General Plan Amendment 
Zoning Amendment 
Tentative Parcel or Subdivision Maps (Future) 
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Agency Use/Action 
Shasta County Department of Resource 
Management, Building Division 

Building Permits/Elevation Certificates (F-2 
Restrictive Flood District) 

Shasta County Public Works Department Encroachment Permit 

Shasta County Department of Resource 
Management, Environmental Health Division 

Small Community Water System Permit 
Grading Permit 
Sewage Disposal System Permit 

California Regional Water Quality Control Board 
(Central Valley Region) 

Approval of Notice of Intent under General Waste 
Discharge Order and Approval of a Stormwater 
Pollution Prevention (construction) Permit 
Section 401 Permit 

Shasta County Air Quality Management District Approval of air quality mitigation measures; 
consistency with Attainment Plans 

Caltrans Consultation 
Improvement permits for interchange 

U.S. Army Corps of Engineers/California 
Department of Fish and Game 

Wetlands Delineation approval/certification 
Section 404 Permit 

California Department of Fish and Game Streambed Alteration Agreement 

Source: Quad Knopf, Inc. 2009. 
 
  




