
 

PLANNING COMMISSION REPORT 
 
 
DATE:   November 1, 2017 
 
SUBJECT:  Village 5 Specific Plan Project – Certification of the Final 

Environmental Impact Report, approval of a General Plan 
Amendment; Specific Plan including Infrastructure Financing 
Plan, General Development Plan, Pre-Zoning, and 
Development Agreement by and between the City of Lincoln 
and Richland Developers, Inc. for approximately 4,787 acres 
of residential and commercial development and associated 
parks and open space located within the City’s Sphere of 
Influence within unincorporated Placer County in preparation 
of future annexation consistent with the City of Lincoln 
General Plan 

 
SUBMITTED BY:  Steve Prosser, Interim Development Services Manager 
 
DEPARTMENT:  Community Development 
 
STRATEGIC RELEVANCE:  Infrastructure & Team Cohesion 
 
STAFF RECOMMENDATION: 

Staff recommends the Planning Commission conduct a public hearing for the Village 5 
Project; consider the information contained in the report and testimony of the public; and, 
approve the attached resolutions, thereby recommending that the City Council approve 
the project. Specifically, staff recommends that the Planning Commission:  
 

1. Adopt Resolution 2017-___thereby recommending that the City Council certify 
the Final Environmental Impact Report for the Village 5 Specific Plan Project, 
make Findings concerning mitigation measures, adopt a Mitigation Monitoring 
Program, and make Findings concerning alternatives and adopt a Statement of 
Overriding Considerations in accordance with the California Environmental 
Quality Act (Attachment 1).  

 
2. Adopt Resolution 2017-___, thereby recommending that the City Council 

approve the amendment to the City of Lincoln General Plan (Attachment 2). 
 

3. Adopt Resolution 2017-__, thereby recommending that the City Council approve 
the Pre-Zoning of the project area in preparation of future annexation 
(Attachment 3). 

 
4. Adopt Resolution 2017-___, thereby recommending that the City Council 

approve the Village 5 Specific Plan (Attachment 4). 
 

5. Adopt Resolution 2017-___, thereby recommending that the City Council 
approve the Village 5 Plan Area A General Development Plan (Attachment 5). 
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6. Adopt Resolution 2017-___, thereby recommending the City Council to conduct a 
first and second reading of an uncodified Ordinance approving the Development 
Agreement by and between the City of Lincoln, a Municipal Corporation and 
Richland Developers, Inc. relating to the Village 5 Specific Plan (Attachment 6). 
 

BACKGROUND: 

The City Council adopted 2050 Lincoln General Plan in 2008.  The 2050 General Plan is 
a long-range planning document that utilizes a 50-year time from as its planning horizon.  
The approval of the 2050 General Plan was a six-year planning effort with many 
stakeholders consisting of elected and appointed officials and citizen stakeholder 
groups. During the six-year planning effort the City conducted numerous public 
workshops which addressed a wide range of issues that guided the development of the 
2050 General Plan.  Based upon a review of existing conditions and community input 
during the public participation process several key components emerged as guiding 
principles, one of those being the City’s Sphere of Influence.  
 
The 2050 General Plan had a limited number of land use changes within the City limits, 
however, one of the significant changes from the prior General Plan was a proposed 
expansion of the City’s Sphere of Influence.  As part of the anticipated build out of the 
2050 General Plan, which is approximately 132,000 residents, an additional 13,800 
acres was added to the City’s Sphere of Influence.  When the 2050 was adopted this 
level of growth over a 50 year period was viewed as accepting a reasonable amount of 
the region’s growth per the Sacramento Area Council of Government (SACOG) 
projection and one that would assist the City in achieving its economic and fiscal 
objectives. 
 
A key feature of the 2050 General Plan involves the form future urbanization is to take.  
The 2050 General Plan incorporates what are commonly referred to as the “smart 
growth principles.”  These principles are intended to alter the pattern of land use 
development that has been largely dominated by designing for automobile use.  To 
accomplish this, the 2050 General Plan consists of a series of seven “Villages” within the 
planning boundaries.  The Village concept would be the basic building block for major 
new development.  Key features of each Village will include a mix of housing types and 
densities, schools, parks, recreational facilities and public buildings.  Villages will also be 
characterized by extensive bicycle and pedestrian trails and open space with attention 
given to the interconnection of the Village areas to each other and the developed 
portions of the City.   
 
The Villages general range in size between 1,700 acres to 3,200 acres and are intended 
to generate a population between 10,000-12,000 residents.  It is intended that these 
sizes will allow enough population base to support some level of neighborhood 
commercial activity.  In order to ensure Villages achieve these goals, the 2050 General 
Plan requires that in order to move forward with any development within a Village, a 
Specific Plan must be approved by the City.  This will require, at a minimum, that the 
entire Village area is comprehensively planned to meet the City’s goals and objectives 
for urban design as well as comprehensively program for the provision of infrastructure 
and public services. 
 
Richland Developers Inc. (Applicant) submitted a planning entitlement application in 
2013 seeking development of single-family residential, multifamily residential, mixed-
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use, commercial, and regional uses including parks and open space areas.  For the past 
four years, City staff and Richland have collaborated to plan a master planned 
community for the Village 5 and Special Use District B (Village 5) planning area.  The 
action staff before the Planning Commission is a culmination of numerous stakeholder 
and developer meetings and technical professional expertise to ensure compliance and 
consistency with the policies and objectives found in the 2050 General Plan. 
 
PROJECT DESCRIPTION: 

The Village 5 project site is located outside the current City limits, but within the Sphere 
of Influence (SOI).  The village boundaries were established by the City’s adopted 2050 
General Plan.  Village 5 is approximately 4,787 acres in size and located southwest of 
the current City limits north and south of State Highway 65.   
 
The project site is generally bounded by Nicolaus Road on the north, and irregular 
boundaries which include the eastern boundary of the Plan Area following Nelson Lane 
on the north side of the State Route (SR) 65 bypass and then generally abutting the 
Village 7 Specific Plan Area and Moore Road.  The southern boundary of the Plan Area 
follows Moore Road to the intersection with Fiddyment Road, continuing south one mile 
and then turning further west and abutting Auburn Ravine.  The southwestern corner of 
the Plan Area begins approximately one mile south and west of the Dowd Road/Moore 
Road intersection then the western boundary wraps around the Lincoln High School 
Farm property and goes north to Nicolaus Road.  The Plan Area is traversed by Auburn 
and Markham Ravines and bisected by SR 65. 
 
The proposed specific plan, which is outlined in more detail in this report, addresses 
aspects of land use, circulation, resource management, infrastructure, public utilities and 
services, implementation, and design guidelines.   
 
The plan area contains a mixture of land uses as outlined below:  
 

 8,242 dwelling units  
o 300 Village Rural Residential 
o 925 Village Country Estates 
o 2,690 Village Low Density Residential 
o 2,830 Village Medium Density Residential 
o 1,441 Village High Density Residential 

 7.5 acres (56 units) Village Mixed Use 

 33.9 acres Village Center 

 196.3 acres Village Commercial 

 159.9 Village Office/Commercial 

 42.8 Village Business and Professional 
 

Additionally, as described in more detail under the Project Characteristics section of this 
report, the project includes approximately 1,823 acres of Parks and Open Space and 
118.2 acres of Public Uses such as school sites and public/quasi-public facilities. 
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INTRODUCTION OF ENTITLEMENTS: 

As noted previously, several entitlements are requested as part of this project.  Provided 
below is a brief overview of each entitlement followed by staff’s findings and analysis of 
each entitlement request.   
 
Environmental Impact Report (EIR): In compliance with the California Environmental 
Quality Act (CEQA) an Environmental Impact Report (EIR) (SCH# 2014052071) was 
prepared.  The EIR provides the required environmental analysis for all of the 
entitlements described in this summary, and will form the basis of environmental 
analysis for future actions in the Village 5 area.  The Draft EIR was available for public 
review and comment from August 26, 2016 to October 11, 2016.  At the completion of 
the comment period, a Final EIR was prepared to address comments received on the 
environmental document and included text changes to clarify information. 
 
General Plan Amendment: A General Plan Amendment is proposed in order to 
incorporate the Village 5 project into the General Plan Land Use and Circulation 
Diagram. 
 
Pre-Zoning: The process to annex land into the City involves the action of “pre-zoning” 
the land to a zoning district that is consistent with the 2050 General Plan and the 
approval of an annexation application to be filed with the Placer County Local Agency 
Commission (LAFCO), which is given the task of reviewing and approving request for 
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annexation to cities.  The City of Lincoln adopted its 2050 General Plan in 2008 which 
includes a Land Use Element that considers Village 5 and the Special Use District B. 
 
Specific Plan: Adoption of the Village 5 Specific Plan and associated infrastructure 
financing plan is proposed to establish the development framework and guidelines for 
the plan area related to land use, circulation, resource management, public utilities, 
public services, phasing, implementation, and design characteristics.  The Village 5 
Specific Plan document refers all development standards and design guidelines to the 
General Development Plan which provides standards and design guidance for the 
physical form and visual character of the plan area.  
 
General Development Plan: The General Development Plan (GDP) is required as an 
implementation tool for the Planned Development (PD) District established upon 
adoption of the Village 5 Specific Plan. The GDP provides its relationship to City plans 
and policies and the subsequent entitlement processes.  It also contains criteria and 
plans for features like landscape corridors, paseos, signs, walls and fences.  In addition, 
there are criteria for residential subdivisions and open space edges. The GDP includes a 
robust design standard for future development of the Village Commercial area of the 
plan.  
 
Development Agreement: A negotiated development agreement by and between the 
City and Richland is under consideration for this project which applies to all land area 
under the holdings of Richland.  The agreement is a binding contract that sets the terms, 
rules, conditions, regulations, entitlements, responsibilities, and other provisions relating 
to the development of the property comprising the Village 5 Specific Plan.  The 
agreements may only be amended by mutual consent of all parties.   
 
FINDINGS / ANALYSIS: 

General Plan Amendment: 
The area defined as Village 5 is presently outside the City limits in unincorporated Placer 
County; therefore, it is necessary to amend the General Plan, adopt a new specific plan, 
and pre-zone the property to reflect the proposed land use and zoning designations.  
These entitlements will change the site’s present Placer County General Plan 
designations of Agriculture/Timberland 80-acre minimum, Agriculture/Timberland 40-
acre minimum, and Rural Residential, 1- to 10-acre minimum.  The City’s General Plan 
designates the Plan Area as Village (V) and portions of SUD-A and SUD-B. The “V” 
designation is a holding category to promote the development of a detailed specific plan 
like the specific plan which by action of the Planning Commission and City Council will 
change the land use designations to those identified in the Village 5 document. 
 
All urban development under the “V” designation shall be approved pursuant to an 
adopted specific plan.  During the development of each specific plan, the “V” designation 
shall be replaced with exact land use designations reflective of the mixed use concept. 
These designations will be established with the adoption of each specific plan and 
implemented with form based zoning classifications consistent with the specific plan.  
Thus, the proposed project would result in map amendments to the City of Lincoln’s 
2050 General Plan. 
  
The City of Lincoln General Plan serves as the guiding land use document for the City of 
Lincoln. Staff has analyzed the proposed General Plan Amendment and found the 
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request consistent with policies of the 2050 General Plan with the results of the 
comprehensive analysis found in Appendix A of the Village 5 Specific Plan. Staff has 
provided a small sampling of the General Plan consistency review, as follows: 

Economic Development Policy ED-1.2 (Fiscal Impacts) states that the City shall evaluate 
the fiscal impacts of new development and encourage a pattern of development that 
allows the City to provide and maintain a high level of urban services. 

The Specific Plan includes a fiscal impact analysis to demonstrate that the City will be 
able to provide and maintain a high level of urban services. 

Economic Development Policy ED-1.3 (Public/Private Partnerships) states that the City 
shall pursue partnerships to encourage the implementation of public facilities and 
infrastructure improvements that benefit the community 

The City has partnered with Richland Development Inc. to encourage implementation of 
public facilities and infrastructure improvements that benefit the community, specifically, 
designing a regional park site that could integrate a soccer and sports complex with City 
park facilities for community use. 

Economic Development Policy ED-2.1 (Specific Plans) states that the City shall utilize 
the specific planning process for future growth areas, which allow the City to plan for 
long-term infrastructure needs and create large tracts of land attractive to developers.    

The Village 5 Specific Plan establishes a comprehensive planning framework that 
addresses the land use, circulation, infrastructure, and public service needs of the 4,787 
acre plan area. 

Economic Development Policy ED-4.5 (New Retail) states that the City shall identify a 
range of retail development sites and opportunities in order to promote a stronger local 
and regional retail market, which meets the needs of the growing Lincoln population and 
complements the Lincoln downtown. 

The Village 5 Specific Plan includes numerous commercial sites providing for local and 
regional scale retail development. 

Land Use & Community Design Policy LU-1.1 (Mixed-Use) states that the City shall 
promote efficient use of larger vacant parcels and vacant areas of the city by 
encouraging mixed use development.  

The Village 5 Specific Plan allows for mixed use development of multiple sites. 

Land Use & Community Design Policy LU-1.4 (Buffer) states that the City shall require 
buffer areas between development projects and significant watercourse, riparian 
vegetation, and wetlands.  

The Village 5 Specific Plan provides buffer areas between development and Auburn 
Ravine, riparian vegetation, and wetlands and meets the City’s open space 
requirements. 

Land Use & Community Design Policy LU-1.6 (Transportation Choices) states that the 
City will promote the application of land use layouts and community designs that provide 
residents with transportation choices to walk, ride bicycles, ride transit services when 
made available, as well as utilize a vehicle, including neighborhood electric vehicles.  

The Specific and General Development Plans both promote the application of 
multimodal and alternative transportation choices for the area, which include walking, 
bicycling, NEVs, and bus turnouts and shelters for introduction of new bus lines.  
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Land Use & Community Design Policy LU-1.7 (Housing Choices) states that the City will 
promote the application of land use designs that provide a variety of places where 
residents can live, including apartments, condominiums, townhomes, and single family 
attached and detached.  

The Village 5 Specific Plan allows for a mix of residential land use types and densities. 

Land Use & Community Design Policy LU-1.11 (Natural Resource) states that to 
promote a high quality of life within the Community, the City will in conjunction with 
related policies in other general plan elements, promote the retention of natural open 
space areas, greenbelts, and the provision of adequate parks as part of approving new 
land use designs.  

The Village 5 Specific Plan preserves natural open space areas along both Auburn and 
Markham Ravine, and provides greenbelts, parks, and lower density Village Rural 
Residential uses to ensure adequate buffering and natural resource protection. There 
will be 1,584.4 acres of Parks and Open Space within the project boundary. 

Land Use & Community Design Policy LU-2.6 (Land Use Designations) states that the 
City Housing Choices shall provide a variety of residential land designations that will 
meet the future needs of the City.  

The Specific and General Development Plans identify five residential land use types and 
one mixed-use land use type containing partial residential use, with densities ranging 
from 0.2 dwelling units per acre to 30 dwelling units per acre. 

Land Use & Community Design Policy LU-2.8 (Innovative Design) states that the City 
shall promote flexibility and innovation in residential land use through the use of planned 
unit developments, developer agreements, specific plans, mixed use projects, and other 
innovative development and planning techniques.  

The Specific and General Development Plans promote flexibility and innovation through 
development standards, design guidelines, and mixed use development. 

Land Use & Community Design Policy LU-2.10 (Airport Buffer) states that the City shall 
protect existing and planned local air transportation facilities from encroachment by 
potentially incompatible land uses and require developers to file an avigation easement 
with the City if a proposed development or expansion of an existing use is located in an 
area subject to a compatibility zone within the Placer County Airport Land Use 
Compatibility Plan (ALUCP).  

The Specific Plan has been found compatible by the Airport Land Use Commission 
(ALUC). Future physical development of the site will be required to comply with any all 
conditions found necessary by the ALUC including, but not limited to, avigation 
easements and a specific design of the storm water basins to comply with FAA 
regulations discouraging waterfowl.   

Land Use & Community Design Policy LU-12.5 (Natural Resource Access) states that 
where feasible (and not a significant impact to the natural resources), the City shall 
encourage the provision of access to creeks, wetlands, and other open space areas to 
pedestrian and bicycle access.  

The Specific and General Development Plans provide a series of multi-use trails for 
pedestrian and bicycle access to Auburn Ravine, Markham Ravine, and other opens 
space areas. 
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Land Use & Community Design Policy LU-15.1 (Village Specific Plans/General Plan 
Amendment) states that the City shall require the completion and approval of a Specific 
Plan and associated General Plan Amendment prior to development of land within an 
area defined as a Village.  

The Specific Plan has been prepared for Village 5 in conformance with the requirements 
of the 2050 General Plan. Subsequent entitlements for future development would occur 
after completion and approval of the Specific Plan, General Development Plan, and the 
associated General Plan Amendment. 

Land Use & Community Design Policy LU-15.2 (Village Components) states that the City 
shall ensure that each Village contains a mix of land use types, as found in Table 4.4 of 
the General Plan. 

The Specific Plan and General Development Plan provide a mixture of land use types, 
including higher densities and intensities around the East and West Village Centers. 
These hubs for Village 5 would also be surrounded by neighboring, transitional, and 
lower density residential neighborhoods closer to the edges of the Plan area. 

Land Use & Community Design Policy LU-15.16 (Collocation with Schools) states that 
the City shall promotes the collocation of parks with school facilities for the purpose of 
enhancing available open space and recreation.  

 Several neighborhood parks would be located adjacent to the three elementary schools, 
one middle school, and one high school, which would enhance the accessibility of open 
space and recreation amenities, In addition, school sites would be linked on the 
greenway system to maximize non-vehicular modes of transit. 
 
Pre-Zone: 
The process to annex land into the City involves the action of “pre-zoning” the land to a 
zoning district that is consistent with the 2050 General Plan and the approval of an 
annexation application to be filed with the Placer County Local Agency Commission 
(LAFCO), which is given the task of reviewing and approving request for annexation to 
cities.  The City of Lincoln adopted its 2050 General Plan in 2008 which includes a Land 
Use Element that considers the development of Village 5 and Special Use District B. 
 
The proposed rezoning, in conjunction with the General Development Plan, will establish 
a Planned Development Zoning designation for the site, with the approval of the General 
Plan amendment, the Planned Development zoning would be consistent proposed types 
of development requested by the applicant. 
 
Specific Plan: 
The Plan Area is located within the City’s adopted Sphere of Influence (SOI).  The Plan 
Area is surrounded by Lincoln Regional Airport, residences, and agricultural land to the 
north; the City of Lincoln, residences, agricultural land, and vacant land to the east; the 
City of Lincoln Wastewater Treatment and Reclamation Facility (WWTRF) and 
agricultural land to the south; and agricultural land to the west.  
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The Village 5 Specific Plan Area is comprised of 141 parcels and many different 
landowners.  The applicant, Richland Developers, Inc., owns and/or controls 
approximately 1,541 acres (approx. 32% of the total) within the Plan Area boundaries.  
With multiple landowners, it is assumed that portions of the Plan Area will develop 
separately and at different times, anticipated to be over a 15 to 25 year period.  As a 
result, multiple planning areas have been designated to allow each planning area to 
initiate development independently, where feasible, while maintaining consistency with 
the overarching Specific Plan.  This framework also allows each planning area to secure 
future development entitlements on timelines specific to each area. 
 
Plan Area 
The Plan Area would be comprised of residential and employment-generating uses 
along with recreational, open space, public and educational land uses.  The variety of 
housing types and densities proposed would be intended to accommodate families, 
singles, seniors, and people with special needs.  Housing types proposed include rural 
residential homes, country estates, and low, medium, and high density residential 
detached and attached single-family homes including apartments, condominiums, 
townhouses and live-work buildings.  The Land Use Plan, reflected below, illustrates the 
arrangement of land uses, transportation networks, and open spaces that will comprise 
the Village 5 community. The Land Use Plan designates a broad range of residential 
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land uses, Village centers, employment and commercial land uses as well as parks, 
open space, public and educational land uses. 
 
Buildout of the Plan Area is estimated to accommodate development of approximately 
8,242 dwelling units.  Approximately 4.6 million square feet total of employment-
generating and commercial land uses are proposed as part of the proposed project.  The 
land use summary below indicates the planned residential, commercial, parks and open 
space, and public land uses and associated acres and density of residential 
development. 
 

 
 
Phasing and Sequencing  
The proposed project would provide a comprehensively planned infrastructure system 
with coordinated phasing and construction of facilities.  With a 15- to 25-year 
development period there are 10 planning subareas within the Plan Area, designated as 
Areas A through J as reflected below.  The first planning subarea to be developed would 
likely be Area A due to its proximity to existing infrastructure, access from SR 65 and its 
centralized location.  Windsor Cove, an approximately 90-acre rectangular lot located in 
the northeast corner of Fiddyment Road and Moore Road within Area J, may also 
develop early and concurrent with Area A due to its proximity to Moore Road and the 
current level of planning completed for the parcel.  Development occurring in Areas B 
through J could occur independently and in any order after initiation of Area A, provided 
the parcels meet the public services requirements, the sequencing policies within the 
proposed project, and the requirements of the City of Lincoln Community Development 
and Public Works Departments. 
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Area A 
Area A is an approximately 799-acre portion of the Plan Area, comprised of Areas A1 
and A2 as shown in the phasing and sequencing exhibit above.  It is located in the 
center of the Plan Area and would accommodate a range of residential densities for a 
total of 2,417 dwelling units.  Of this total, 1,000 dwelling units designated for Village 
Low Density Residential (VLDR) and Village Medium Density Residential (VMDR) would 
be developed as age-qualified units, with 771 designated as VLDR and 229 designated 
as VMDR.  In addition, 1,094,000 square feet of non-residential uses would be included 
as part of Village 5 consisting of a Village Center and Village Commercial uses. 
 
Lincoln High School Farm (LHS) 
The Plan Area includes the LHS Farm, a 405-acre educational facility that provides 
practical experience in the areas of agriculture and natural resources to Lincoln High 
School students. The existing facility is comprised of 280 acres, which includes an 
additional 125 acres donated by Wildlands Inc., in 2006. The facility delivers a wide 
variety of curriculum to LHS students, including sustainable agriculture, animal science, 
agricultural welding, natural history, agricultural economics/government, agriculture and 
soil chemistry, Agriscience systems management, etc. There are no changes proposed 
for the LHS Farm and it will continue to operate as it currently operates. 
 
Circulation and Mobility  
The proposed project would include a mobility plan as detailed below that would provide 
a hierarchy of roadways and non-motorized transportation options, including bicycles, 
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neighborhood electric vehicles (NEVs), and pedestrian options.  The circulation system 
would link the existing local and regional transportation systems and an extensive, 
interconnected mobility system of multi-use trails, paths, shaded sidewalks and transit 
facilities intended to create a pedestrian- and bicycle-friendly environment, seeking to 
promote non-vehicular use as a primary choice.  
 

 
 

 
Bikeway/Trail System  
A series of Class I and Class II bicycle paths would be built around most of the perimeter 
and cutting through the Plan Area in several locations, as indicated in the map below. 
The Class I bikeway system would provide off-street connectivity within the Plan Area for 
both cyclists and pedestrians. In addition, the paths would accommodate emergency 
and maintenance vehicle access to open space areas. Some of these trails may include 
grade-separated crossings via tunnels or bridges. Specifically, three pedestrian/bicycle 
tunnels are proposed along a north-south Class I bikeway that connects Mavis Avenue 
and Ruth Avenue. Class II bike lanes (alongside vehicular traffic on-street) would be 
provided on expected bicycle commute corridors and other key locations.  In addition, a 
cycle track, a bicycle path physically separated from adjacent vehicular travel lanes, 
would be built along the north side of Rachel Avenue.  
 
Pedestrian System  
The Plan Area pedestrian system would consist of a variety of off-street and on-street 
facilities. The on-street facilities would consist of six-foot sidewalks provided on the vast 
majority of primary roadways and five-foot sidewalks on local neighborhood streets.  
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Exceptions are where an adjacent 10-foot Class I path is proposed and along Rachel 
Avenue in the West Village Center where a wider 16-foot sidewalk is proposed. 
Sidewalks would not be provided along Moore Road based on its rural location and 
intended function as a rural road.   
 
The Area A pedestrian system would consist of a variety of off-street and on-street 
facilities consistent with the description of the Plan Area, above. The linear parkway that 
would extend south from the Regional Sports Park would contain a Class I bike lane, 
and grade separated crossings that would include three pedestrian tunnels under Mavis 
Avenue, Rachel Avenue and Ruth Avenue to ensure safe crossings. 
 
Neighborhood Electric Vehicle System  
The proposed project would be designed to accommodate NEV travel within the Plan 
Area.  In the City of Lincoln, NEVs are permitted to travel in general purpose lanes on 
roadways which have posted speed limits of 35 miles per hour (mph) or less.  In some 
locations, the City of Lincoln has chosen to create combined eight-foot shared Class II 
bicycle/NEV lanes for roadways that have a posted speed limit above 35 mph.  As a 
result, several four- to six-lane arterials in the Plan Area including Nelson Lane, Nicolaus 
Road, Mavis Avenue, Fiddyment Road, Dowd Road and Moore Road would feature 
eight-foot-wide NEV/bike lanes.  Further, NEVs are permitted to use the general purpose 
lanes on two-lane streets; thus, NEVs would be able to circulate throughout the Plan 
Area. 
 

Transit Connections – The proposed project would include the provision of transit 
facilities, such as bus stops and park and ride lots, which would be used in the event that 
the City of Lincoln Transit, Placer County Transit, and/or major regional public transit 
service providers extend service to the Plan Area. Park and ride lots would likely be 
suitably located near the planned SR 65/Nelson Lane and SR 65/Nicolaus Road 
interchanges.  
 
Streets  
Streets within the Plan Area would consist of a mixture of larger, four- to six- lane 
arterials along the borders of the site, along with a couple of east-west arterials passing 
through the middle of the site.  Major east-west arterials would include Nicolaus Road 
and Moore Road along the northern and southern edges, respectively, and Mavis 
Avenue and Rachel Avenue would traverse the site in an east-west fashion through the 
center of the site. SR 65 would pass from the east to the central north of the site, 
primarily through the northeastern corner of the site.  Major north-south arterials would 
include Nelson Lane to the east and Dowd Road to the west.  The majority of collector 
streets would consist of two lanes. However, portions of Mavis Avenue along the 
frontage of the Regional Sports Park and commercial properties (west of Nelson Lane) 
would consist of four and six lanes, respectively.  Additionally, Nicolaus Road and 
Nelson Lane would both have a SR 65 interchange. 
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Bridge Network  
Several bridges would be constructed or upgraded to connect the Plan Area to adjacent 
areas and provide a complete roadway network within and through the Plan Area.  In 
some instances, new bridge structures may be necessary to replace existing, outdated 
structures. New bridges may also be constructed alongside existing bridges that would 
remain. Buildout of the Plan Area roadway network would result in the construction of 
new or alteration of existing vehicular bridges, including:  

 
• A new six-lane bridge on Nelson Lane across Auburn Ravine;  
 
• An expanded six-lane bridge on Nelson Lane across Markham Ravine;  
 
• An expanded four-lane bridge on Dowd Road across Markham Ravine;  
 
• An expanded four-lane bridge on Dowd Road across Auburn Ravine; and  
 
• Replacement of the two-lane bridge on Moore Road across Auburn Ravine.  

 
Public Services  
The coordinated delivery of public services is essential to ensure a complete community, 
one that provides educational, recreational, public safety and library services for the 
residents. The Public Services Element of the General Plan provides information and 
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policy guidance to ensure that services are sufficient to support new development in the 
Village 5. 
 
Parks 
The Plan Area would be served by the City of Lincoln Parks Department, and would 
include one regional park, two community parks, nine neighborhood parks, and 
numerous open spaces and two linear parks, as indicated below.  Specifically, the Plan 
Area would feature 139.2 net acres of recognized active park areas (71.2 acres in the 
Regional Sports Park, 35.0 acres in community parks, and 43.0 acres in neighborhood 
parks). 
 

 
 
Designated as a community or village park, the 19-acre West Village Park and Farm 
would be located on the western side of South Dowd Road and directly across from the 
West Village Center. Comprised of two parts, one part would be designed as a “central 
park” that would house social-type spaces such as a community center, a plaza, a 
playground, open turf areas, a group picnic area, and other public amenities.  The other 
side would function as a multi-purpose park with capabilities to become a village 
“garden/farm.”  
 
A second community park, the approximately 16-acre Auburn Ravine Community Park, 
would be located on Ruth Avenue, abutting Auburn Ravine.  This park would provide for 
large active facilities such as softball/baseball fields, parking, restrooms, concession 
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facilities, a water play park, and a playground, along with a trailhead and some 
nature/wildlife interpretative facilities.  
 
Also located within Area A, a proposed 71.2-acre Regional Sports Park, situated on the 
north side of Mavis Avenue and adjacent to Markham Avenue and SR 65, would contain 
a soccer and sports complex integrated with City park facilities for use on a regional 
scale, anticipated to serve the City of Lincoln and additional surrounding communities 
within the region.  
 
The neighborhood parks within the Plan Area are the core facilities of the park system 
and are planned to provide a balance between passive and active recreation uses as 
well as creating a sense of place.  Neighborhood parks in the Plan Area would be 
accessible through multiple pedestrian trails, bikeways, sidewalks, or residential streets.  
 
Open space in the Plan Area is organized into three categories: open space preserve, 
natural open space and linear parkways.  Open space allows for multi-use functions 
including passive recreational opportunities, wildlife habitat, corridors for pedestrian and 
bicycle trails, storm water conveyance and water quality treatment.  The open space 
preserve areas have been designed to preserve large, contiguous open space areas, 
primarily to allow for the preservation of Auburn Ravine and Markham Ravine, wetlands, 
and other waters, while also providing visual open space for the adjacent community. 
These spaces would be generally sited to protect areas containing the greatest 
concentration of wetlands, and the Plan Area would designate these areas to allow for 
consistency with the Draft PCCP and City open space requirements.  
 
Linear parkways would be developed to interconnect the trail system.  The prominent 
linear parkway (14 ac gross) would connect the Regional Sports Park with the 16-acre 
Auburn Ravine Community Park.  These linear parkways would mostly vary between 40 
and 100 feet in width and would consist of an off-road bike and walking path, minor 
improvement features such as benches, and natural landscaping. Additional trail 
corridors, greenbelts, and linear parkways would be designated within neighborhoods at 
the time that neighborhood designs are submitted for approval.  
 
Schools 
The Plan Area would be located in WPUSD.  The Plan Area would include three 
elementary schools of approximately 12 acres each, one middle school of approximately 
20 acres, and one high school of approximately 49 acres. The elementary school sites 
would be co-located with neighborhood park sites. All school sites would be linked on 
the greenway system to maximize pedestrian and bicycle mobility.  Area A would include 
only one school, an elementary school at a size of 12 acres. This school would be 
located in the westernmost parcel of Area A, between Mavis and Rachel Avenues, 
adjacent to a Village Park, and would border Area I to the north, west, and south.  
 
Police Facility 
The City has indicated a desire for a new central police station and public safety center 
in close proximity to SR 65 and the Nelson Lane interchange.  While such a facility is not 
proposed as part of the Village, the Village Commercial - and Village Office Commercial 
zoned parcels on Nelson Lane could accommodate a police facility in the future.  
 
During the period of time after successful annexation of the project area to the City of 
Lincoln and prior to Specific Plan build out, the proposed Development Agreement for 
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Richland and all future Development Agreements for any other developer of land within 
Village 5 provides for interim police services to be provided by Placer County with the 
costs borne by the developer/land owner. 
 
Fire Facility 
To ensure adequate fire protection facilities for Area A initially and for the Plan Area as a 
whole, the project applicant proposes constructing a new fire station facility in the 
Public/Quasi Public designation located on the southwestern corner of Rachel Avenue 
and Nelson Lane just north of the Auburn Ravine in Area A.  A second fire station facility 
could be located on the P/QP site in Area H. 
 
During the period of time after successful annexation of the project area to the City of 
Lincoln and prior to Specific Plan build out, the proposed Development Agreement for 
Richland and all future Development Agreements for any other developer of land within 
Village 5 provides for interim wildland fire services to be provided by the California 
Department of Forestry and Fire Protection (or other approved outside fire service) with 
the costs borne by the developer/land owner. 
 
Water 
The City of Lincoln has a Water System Plan based on a City-wide model intended to 
ensure that adequate pressures and delivery are provided to the Plan Area without 
adversely affecting the existing system.  As such, the system will be designed to 
integrate with existing transmission mains and complete a looped connection through 
the Plan Area.  Approximately 10 (9.8) million gallons of water storage is required to 
supply potable water for emergency purposes.  Two water storage tanks are proposed to 
provide this storage. The first tank will be built commensurate with the start of 
construction in Area A. The second water storage tank will also be built above ground 
and would hold approximately seven million gallons of water. It will be constructed on the 
southeast corner of Moore Road and Dowd Road within Area H in the P/QP designation 
just north of Auburn Ravine.  Approximately six wells will be needed to serve the Plan 
Area at buildout.  These wells will be needed to ensure sufficient fire flow pressure and 
provide system redundancy. The proposed wells would be located in proposed parks 
throughout the Plan Area, with one well possibly being sited in the Village Rural 
Residential area in Area B.  
 
Reclaimed Water 
Consistent with the City’s 2010 Urban Water Management Plan (UWMP), reclaimed 
water would be provided for the Plan Area’s irrigation needs, including, but not limited to, 
landscaped medians, separated sidewalk parkway strips for arterials, linear parkways 
(greenbelts), and parks.  The backbone reclaimed water system would include dedicated 
reclaimed water lines located within major backbone roadways, backflow prevention 
devices and cross-connection controls.  
 
Wastewater 
The average dry weather flow for the Plan Area at buildout is projected to be 
approximately 3.8 million gallons per day (mgd), while the peak wet weather flow is 
projected to be approximately 6.80 mgd.  The City’s existing Waste Water Treatment 
and Reclamation Facility (WWTRF) will provide wastewater treatment for the Plan Area. 
The proposed backbone sewer system would consist primarily of 18-inch or smaller 
piping with several large diameter trunk mains required to carry the additional offsite 
flows through the Plan Area. This would include 36-inch, 42-inch and 54-inch trunk 
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mains on Nelson Lane, and 36-inch trunk mains on Nicolaus Road and Moore Road.  
The sewer infrastructure network would cross Auburn Ravine at two locations: Nelson 
Lane and Moore Road. It is planned that these crossings would be deep enough to flow 
by gravity under Auburn Ravine and connect to the existing stub at the WWTRF.  
 
Drainage and Flood Control Improvements 
There are two watersheds that form the basis of the drainage plan for the Plan Area: the 
Auburn Ravine watershed and Markham Ravine watershed.  Thirteen drainage 
subsheds would be located within the Auburn Ravine watershed and 12 subsheds would 
be located within the Markham Ravine watershed.  Drainage improvements proposed for 
the Plan Area would include a combination of subsurface and surface drainage systems, 
including new pipe and channel conveyance systems, and culverts and/or pipelines in 
bridges over waterway crossings.   
 
Agricultural Overlay 
One of the more important components of the Specific Plan for the existing property 
owners is the inclusion of an agricultural overlay zone within the project boundary. The 
Agricultural Overlay (AO) zone allows for the continuation of agricultural uses and 
agricultural support uses within the Specific Plan area for lands that not designated as 
Open Space. Any agricultural use that is not prohibited by state or federal law and 
existing at the time of annexation may continue as a legal non-conforming use pursuant 
to the Village 5 General Development Plan, Chapter 3.3-4. The AO Zone also 
establishes land development requirements for any “new” agricultural uses within the AO 
Zone which occurs after annexation by the City. It is the intent of the Specific Plan to 
allow existing agricultural uses to continue, on an interim basis, or in perpetuity, 
concurrent with the development of the Specific Plan land uses by not only requiring 
buffers on the adjacent zoned properties which pursue development but also set 
development standards for the continuing agricultural uses to minimize impacts. 
Notwithstanding the development standards, the City has identified certain activities that 
are not permitted in any zoning district within the incorporated area of City, which will be 
prohibited upon annexation regardless of date the use was established. These 
prohibitions include, but are not limited to, discharge of firearms within City Limits 
(without prior authorization from local law enforcement for specific emergencies), 
outdoor cultivation of marijuana, and burn piles. 
 
Specific Plan Errata Sheets: After the July 31, 2017, publication of the Final Draft 
Specific Plan for public review, errors were found necessitating correction sheets. These 
errors included inaccurate project boundary lines, proposed zoning designation errors 
(Area J) and a recalculation of number of units per residential land use based on the 
classification error, along with non-substantive clean-up an clarification language 
associated with the overall project. These errata sheets have been included as exhibits 
and directly referenced in the Planning Commission Resolution found as Attachment 4 of 
this report. 
 
Infrastructure Finance Plan: 
The Infrastructure Finance Plan is one of several documents intended to accompany the 
Village 5 Specific Plan.  The Finance Plan describes the long-term approach to fund 
backbone infrastructure, public facilities and services that will support the proposed land 
uses in the Specific Plan.  This Finance Plan adheres to the requirements and provisions 
of the Development Agreement by establishing a program of financing mechanisms 
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necessary to provide the Specific Plan with the required backbone infrastructure, public 
facilities and services. 
 
The Finance Plan outlines the strategy for financing and constructing backbone 
infrastructure and public facilities.  The objectives of that strategy are to: 
 

 Assure funding and/or construction of backbone infrastructure and public facilities 

needed to serve the Specific Plan; 

 Match the phasing and funding according to anticipated demand and market 

conditions.  As demand creates the need for future phases the Finance Plan may 

be updated to reflect the required infrastructure and funding mechanisms; 

 Provide for different types of public finance mechanisms; 

 Utilize existing City public facilities element  and other agency fee programs; 

 Create a public plan area fee program with the City, as defined in the 

Development Agreement.   

 Provide for “pay-as-you-go” financing mechanisms; and 

 Provide for “Fair Share” financing mechanisms. 

Multiple phase long-term development projects typically have substantial infrastructure 
burdens that are required in the initial years or phases prior to development of the 
benefitting phases.  This causes a financial burden on the initial development entity or 
entities as those parties are required to construct and fund infrastructure to the benefit of 
subsequent development phases.  Without an infrastructure financing program that 
provides the initial development entities with a reimbursement mechanism, financial 
burdens can be too extreme and prohibitive to a project development.  A financial plan 
outlines the timing and amount of infrastructure required for the project, the respective 
development end user responsible for funding its fair share of the infrastructure, and a 
comprehensive credit and/or reimbursement program that provides the opportunity for 
equitable and feasible project development.  
 
As development occurs within the Specific Plan and market demand creates the need 
for future phases, Finance Plan updates may be prepared.  Any update to the Finance 
Plan should identify the required set of backbone infrastructure, public facilities, and 
services, plus anticipated finance mechanisms for the future phase(s).    
 
Flexibility to mitigate changing market conditions and/or cost fluctuations is a component 
of this Finance Plan through the use of a variety of funding mechanisms.  
Implementation of the Finance Plan may include: 
 

 Utilization of existing fee programs to fund facilities, such as fire, police and 

library; 
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 Creation of a Village 5 plan area fee program with the City, as defined in the 

Development Agreement, to fund backbone infrastructure and public facilities 

required by subsequent development; 

 Utilization of federal, state, or local funding to fund capital facilities; 

 Formation of a Mello-Roos Community Facilities District (“CFD”) to fund, as 

necessary, any backbone improvements, public facilities and services; and 

 Establishment of CFD’s to fund, as necessary, any transportation maintenance 

costs, fire and law enforcement, storm drainage maintenance, lighting and 

landscape costs, parks, trails and open space maintenance. 

The Finance Plan goals are to assure funding and/or construction of backbone 
infrastructure and public facilities needed to serve the Specific Plan are accomplished in 
an efficient and equitable manner through various City and Developer policies, including:  
 

 Minimizing use of general fund dollars to provide backbone infrastructure, public 

facilities and services resulting from prudent fiscal budgeting; 

 Using City impact fees paid by Specific Plan to construct or reimburse facilities 

associated with the Specific Plan;   

 Establishing a uniform method of identification of infrastructure and financial 

obligations of benefitting parties; 

 Allocating infrastructure and public facility costs among land uses based on a fair 

share approach consistent with “nexus” requirements, including establishment of 

a plan area fee program; 

 Making available and utilizing  multiple public financing mechanisms; 

 Utilizing federal, state and regional funding opportunities; 

 Establishing reasonable and financially sound methods of structuring 

development impact fees and related fee credit/reimbursement programs; 

 Cooperating to create special tax districts, such as CFDs and/or Assessment 

Districts to fund Project infrastructure and fees.     

General Development Plan:  
The General Development Plan (GDP) is required as an implementation tool for the 
Planned Development (PD) District established upon adoption of the Village 5 Specific 
Plan.  The GDP provides its relationship to City plans and policies and the subsequent 
entitlement processes.  It also contains criteria and plans for features like landscape 
corridors, paseos, signs, walls and fences.  Additionally, there are criteria for residential 
subdivisions and open space edges. The GDP includes robust design standards for 
future development of the Village Commercial areas of the plan. In this case the City has 
received an application for a General Development Plan for Plan Area A.  The land area 
associated with the General Development Plan is approximately 1,763 acres and 
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represents 37% of the Village 5 land area.  The City will utilize the General Development 
Plan (GDP) developed for Plan Area A as the foundation for the balance of the land 
within Village 5 and will incorporate additional parcels into this GDP or a separate GDP 
at the time of future development of Plan Areas B through J.   
 
Given that a successful implementation of smart growth principles is greatly dependent 
upon the details of design, architecture and landscaping, the General Development Plan 
plays a major role in guiding development within Plan Area A of Village 5.  For that 
reason the City and the applicant, Richland, have spent a significant amount of time 
reviewing and evaluating the proposed GDP and its contribution towards achieving the 
objectives of the City’s General Plan and Village concept.  The proposed GDP begins 
with a brief introduction regarding the GDP in terms of its function and objectives.  This 
is followed by a section which sets forth the basic zoning classification for each of the 
parcels covered by the plan and the allowed uses and development criteria that will 
apply to each zoning classification.  The zoning classifications in the GDP include the 
following: 
 

 Village Rural Residential (VRR) – 0.2 – 0.5 dwelling units per acre (du/ac). 

 Village Country Estates (VCE) – 1.0 – 2.9 dwelling units per acre (du/ac). 

 Village Low Density Residential (VLDR) – 3.0 – 5.9 dwelling units per acre 
(du/ac). 

 Village Medium Density Residential (VMDR) – 6.0 – 12.9 dwelling units per acre 
(du/ac). 

 Village High Density Residential (VHDR) –13 – 30 dwelling units per acre 
(du/ac). 

 Village Mixed Use (VMU) – Functional integration of residential uses with retail, 
service commercial, professional office or recreational uses.  

 Village Center (VC) – Small to mid-size commercial sites serving multiple 
neighborhoods or community. 

 Village Commercial (VCOMM) – Larger regional serving commercial sites 
adjacent to Highway. 

 Village Office/Commercial (VOC) – Mix of moderate intensity office and 
commercial employment in a central location easily accessible to Highway 65. 

 Village Business and Professional (VBP) – Research and development 
campuses, professional offices, and services. Uses anticipated include, medical 
offices, professional offices, social services, and non-profit organizations. 

 Village Parks (PARKS) – Neighborhood, community, and regional parks. 

 Public Facilities (PQ) – Safety facilities, local government, schools, community 
centers, utility providers. 

 Village Open Space (VOSP/VOSN) – Open Space designations. 

 Village Open Space Agricultural Preserve – Existing Lincoln High School Farm 
(LHS Farm). Educational farming projects and wildlife habitat. 
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 Agricultural Overlay (AO) – To allow continuation of agricultural uses that were 
existing prior to the adoption of the Specific Plan, subject to local regulatory 
prohibitions and issues of public safety. 

Particular emphasis has been placed upon the residential zoning classifications to 
specify a mixture of product types and lot sizes, as well as the mix of architectural styles.  
Standard elements are also addressed in these portions of the GDP including lot area, 
setbacks, height restrictions, separation of structures, and various design criteria dealing 
with architectural features, trash enclosures and lot coverage.  Because of the 
importance of all of these design details, particularly in the medium to higher density 
products, a great deal of effort was placed into the design regulations.  This plays a 
significant role in how well the project is directed to achieve the desired form and 
sustainability.  It is also the mechanism that insures both the City and master developer 
of a quality result and a project that will achieve the intended goals and objectives of the 
GDP in its execution.  These items are defined in Chapters 3 and 4: Development 
Standards and Regulations and Village Residential Design Guidelines.   
 
Additionally, significant consideration has been placed on the design of future 
commercial areas within Plan Area A of Village 5 to fully describe and clarify the City’s 
expectation for site planning and architecture for all commercial and employment uses in 
the planning area. The Village 5 Plan Area a Commercial Design Guidelines were 
prepared to inspire innovative and appropriate, creative building architecture 
complementing and enhancing the City’s overall built environment and may be found in 
Chapter 5 of the GDP. 
  
General Development Plan Errata Sheets: After the July 31, 2017, publication of the 
Final Draft General Development Plan for public review, errors were found necessitating 
correction sheets for Pages 1-2 and 1-3. These errors included misplaced project 
boundary lines, proposed zoning designation errors (Area J) and a recalculation of 
number of units per residential land use based on the classification error, along with non-
substantive clean-up an clarification language associated with the overall project. These 
errata sheets have been included as exhibits and directly referenced in the Planning 
Commission General Development Plan Resolution found as Attachment 5 of this report. 
 
Development Agreement:  
A negotiated development agreement by and between the City and Richland is under 
consideration for this project which applies to all land area under the holdings of 
Richland.  The agreement is a binding contract that sets the terms, rules, conditions, 
regulations, entitlements, responsibilities, and other provisions relating to the 
development of the property comprising the Village 5 Specific Plan. Per the Village 5 
Specific Plan any interested party requesting approval to develop land within the Specific 
Plan area must enter into a development agreement between the City and the developer 
prior to or concurrent with any entitlement approval. This agreement and all subsequent 
agreements may only be amended by mutual consent of all parties. The Development 
Agreement complies with the intent and provisions of the Village 5 Specific Plan and 
incorporates the Village 5 Infrastructure Finance Plan (by reference) for delivery of 
infrastructure obligations necessary to facilitate development. Although the Development 
Agreement may be found in Attachment 6, staff has provided a general overview of 
substantive portions of the development agreement as follows: 
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Term:  The Term of the Development Agreement is specified as twenty (20) years with 
an automatic 5-year extension depending on the developer meeting a commercial 
square footage trigger within the original term length. 

Transfer Agreements:  The developer may transfer or assign all or a portion of the 
property to a subsequent unaffiliated builder/developer, with approval by the City. 

Development Agreement Controls:  The Development Agreement shall be the controlling 
document in the event of inconsistencies between the agreement, specific plan, general 
development plan, and project conditions of approval. 

Application of Subsequent Rules:  The Development Agreement provides vesting for the 
project to develop without having to comply with subsequent future City-enacted 
(discretionary) rules, regulations, new fees, or ordinances.  This vesting does not apply 
to application of updated design standards, fee updates, or application of State and 
Federal Laws. 

Phasing:  Developer has the right to phase the project and choose the size of small lot 
final map application(s) to bring forward for approval.   

Public Improvements:  Developer will be required to construct public improvements 
necessary to serve the proposed development (offsite and on-site).   

Wastewater Connection Fees:  Current flow capacity tracking at the City’s Wastewater 
Treatment and Reclamation Facility (WWTRF) indicates that a plant expansion is 
necessary to support continued growth within the City, including the build-out of Village 
5.  The City intends to initiate design and a construction project to complete a plant 
expansion in advance of the physical capacity need.   The Developer will be subject to 
the City’s Public Facilities Element (PFE) Policy and the Village 5 Infrastructure Finance 
Plan for payment of wastewater connection (impact) fees. 

Parks and Open Space:  Parks within Village 5 will be constructed by developers as part 
of the each plan area parks phasing plan consistent with the Specific Plan. Preservation 
of required open space areas are the responsibility of the developer associated with the 
specific lands where open space preservation is required pursuant to local, state, or 
federal regulatory agencies. 

Interim Police Protection:  Prior to an application for annexation, the City shall enter into 
an agreement with the Placer County Sheriff to provide public safety police services with 
all costs borne by the Developer.  

Interim Maintenance:  Interim monitoring and maintenance of existing and newly 
constructed infrastructure and open space will be necessary as development proceeds 
and prior to sufficient funding being available through a Maintenance CFD.  Developer 
agrees to enter into an agreement to provide advance funding for said maintenance, or 
to perform said maintenance until the Maintenance CFD is performing.  In addition, 
existing roadways within the Village 5 may require maintenance prior to 
implementation/performance of the Maintenance CFD.  As such, the Developer has 
agreed to pay a one-time “gap funding” fee or an alternative financing mechanism 
acceptable to the City to offset the costs of maintenance on existing roadways and 
infrastructure.  The gap-funding fee, if utilized, will be assessed prior to the issuance of 
each building permit within the project. 

Interim Wildland Fire Protection:  A Wildland fire protection agreement with the California 
Department of Forestry and Fire Protection may be necessary to serve the Village 5 
area until such protection is no longer needed (upon annexation of sufficient local 
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agency resources). The developer agrees to reimburse the City for all associated cost 
and payment of wildland fire protection costs will be required until the Plan Area no 
longer requires wildland fire protection, as determined by the City of Lincoln.  

Public Services Finance:  The Developer is required to annex property into a public 
services financing district (Service CFD) for funding of General Fund obligation public 
services (such as police, fire, library, administration, etc.). 

PFE Program:  The Developer will be subject to the City’s Public Facilities Element 
(PFE) Program, which is currently in the process of being updated by the City.   

Plan Area Fee Program:  The Developer will be subject to the Plan Area Fee Program, 
which includes funding and construction of non-PFE program public infrastructure 
obligations within the Specific Plan area.   
 
AIRPORT LAND USE COMMISSION: 

As the project site is located in proximity of the Lincoln Regional Airport, development of 
the site is subject to review and determination of consistency with the adopted Placer 
County Airport Land Use Compatibility Plan (ALUCP). Before the City may take final 
action of any project within the boundaries identified within the ALUCP that includes 
either a General Plan Amendment or Rezone, the project must be formally reviewed for 
consistency by the Airport Land Use Commission (ALUC) and a duly noticed public 
hearing. This evaluation and approval of the Village 5 Specific Plan by the Commission 
occurred on December 7, 2016. 
 
Upon a request for physical development of the project area, specific conditions may 
need to be mitigated dependent on the location and type of improvements within the 
ALUCP boundaries. This specific issues will be addressed at project level conditions, 
including overflight notifications (avigation easement) recorded on nearby properties 
identifying that future landowners may be subject to aircraft noises and overflight and 
assurance that any developer/builder designs on-site detention areas in a manner 
consistent with ALUCP Policy 3.5.3(a) (6) and Federal Aviation Administration 
regulations (FAA Advisory Circular 150/5200-33B, “Hazardous Wildlife Attractants On or 
Near Airports”). Lastly, the ALUC found the project compatible due to the fact that the 
project area General Development Plan ensures that no development can be proposed 
at a height that would impede navigable airspace.   
 
ENVIRONMENTAL REVIEW: 

The California Environmental Quality Act (CEQA) requires that the City complete 
environmental review prior to initiating any discretionary actions for the project. 
Certification of the Final Environmental Impact Report prepared by the City of Lincoln 
would need to occur prior to a decision on the remaining project entitlements. The 
environmental review process for the Village 5 Specific Plan included the following 
steps: 
 

 A Notice of Preparation (NOP) was prepared and circulated on May 22, 2014, for a 
minimum 30-day period of public and agency comment. The NOP was submitted to 
the State Clearinghouse and Placer County Clerk-Recorder.  

 A public scoping meeting was conducted by the City on June 12, 2014.  

 Upon completion of the public and agency comment period, 29 written comment 
letters were received requesting specific analysis on water supply, traffic impacts, 
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Bike and pedestrian trails, transit services, cultural resources, ALUC, water quality, 
existing agriculture uses, floodway improvements, odor, waste, air quality, biological 
resources, noise impacts, and enrollment impacts to schools. Each of the comments 
directly related to areas of analysis necessary to comply with the standards set forth 
by the state when preparing an Environmental Impact Report  

 On August 26, 2016, the Draft Environmental Impact Report (DEIR) for the Village 5 
Specific Plan was released for a 45-day public review and comment period. The 
DEIR was submitted to the State Clearinghouse for distribution to reviewing 
agencies; posted on the City’s website and hard copies were made available for 
review at the City of Lincoln Community Development Department and the Lincoln 
Public Library.  

 A public hearing was held on September 21, 2016, to receive input from agencies 
and the public on the DEIR. The hearing was held during a City of Lincoln Planning 
Commission meeting in City Hall at 6 p.m. The hearing was recorded and a transcript 
was prepared. 

 After close of the DEIR public comment period, responses to written and oral 
comments on environmental issues were prepared as part of the Final EIR (FEIR). In 
accordance with Section 15088(B) of the California Environmental Quality Act, 
commenting public agencies were provided a minimum of 10 days to review the 
proposed responses to their comments before the before the November 1st Planning 
Commission hearing.  
 

Approval or Certification of the final Environmental Impact Report (EIR) by the City 
Council at a public hearing is the final step in the CEQA process upon recommendation 
by the Planning Commercial on whether to certify the Final EIR as an adequate and 
accurate informational document (Attachment 1, Planning Commission Resolution 
Recommending Certification of the Final Environmental Impact Report, including exhibits 
the constitute the FEIR).  Findings have been prepared for consideration and serve as 
documentation that the Planning Commission, and subsequently the City Council has 
reviewed the EIR for adequacy.  Findings include a discussion of whether each impact 
has been mitigated, and if not, why.  Findings also include the explanation of why a 
specific alternative was chosen if it is not the “environmentally superior” alternative.  
Finally, Findings must contain factual evidence to back up any conclusions contained in 
the document. Additionally, the City Council, after recommendation by the Planning 
Commission can approve a project for which significant impacts are not mitigated 
(significant and unavoidable), but to do so there must be a “Statement of Overriding 
Considerations” in the Findings. The “Statement of Overriding Considerations” document 
must assess what considerations, usually either economic or social, make the benefits of 
the project outweigh damage to the environment and the specific conditions that make 
the adoption of mitigation measures or an environmentally superior alternative infeasible. 
Both the prepared Findings and Statement of Overriding Considerations may be found in 
Attachment 1 of this staff report.  

The FEIR, in total, identifies significant and potentially significant but mitigable impacts to 
the following environmental resources: Aesthetics and Visual Quality, Agriculture and 
Forestry Services, Air Quality, Biological Resources, Cultural Resources, Energy, 
Geology, Soils and Seismicity, Hazards and Hazardous Materials, Hydrology, Land Use, 
Noise, Public Services, Transportation, and Utilities and Infrastructure. 

In summary, through implementing the environmental review process, in compliance 
with the California Environmental Quality Act,  having reduced the effects of the project 
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through the adoption of all feasible mitigation measures, and balancing the benefits of 
the project against the project’s significant and unavoidable adverse environmental 
impacts, staff recommends that the Planning Commission determine that the specific 
overriding housing, economic, transportation access, sustainability, or other benefits of 
the project set forth within the FEIR outweigh the potential unavoidable adverse effects 
of the project on the environment. Furthermore, staff recommends that the Planning 
Commission find that each of the overriding considerations set forth within Exhibit C of 
Planning Commission Resolution recommending Certification of the EIR (Attachment 1) 
constitutes a separate and independent basis for finding that the benefits of the project 
outweigh the unavoidable adverse environmental effects, and warrants approval of the 
project, and therefore, recommend that the City Council Certify the Environmental 
Impact Report for the Village 5 Specific Plan Project. 
 
CONCLUSION: 

Supported by the analysis provided above and the environmental analysis completed 
pursuant to CEQA, staff has concluded the proposed Village 5 Specific Plan Project, 
with the amendment to the General Plan, Pre-Zoning, General Development Plan, and 
Development Agreement  is consistent with the goals, policies and intent of the City’s 
General Plan.  
 
ALTERNATIVES:   

A recommendation on the entitlements requested by the applicant will allow the project 
to move forward to City Council for consideration.  The Commission may recommend 
approval as proposed, approval with recommended revisions, or denial of the project.   
 
Should the Commission request modifications to the project, staff would request that 
changes be specific and clear in order to allow staff to clearly communicate such 
revisions to the City Council. 
 
The Commission is not obligated to make a recommendation.  If the Commission feels 
critical information is missing or has questions that cannot be addressed, the project 
may be continued to the next Commission meeting.   

 
FISCAL IMPACT:  

The project would result in the phased development of approximately 4,787 acres of 
land not currently within the City Limits, Financial impacts of annexation and 
development shall be borne by private development consistent intent of the 
Infrastructure Financing Plan as incorporated within the Development Agreement and all 
future Development Agreements, as required by the Village 5 Specific Plan. 
 
ATTACHMENTS: 

1) Planning Commission Resolution 2017-___ (Certification of the Final Environmental 
Impact Report)  
Exhibit A - Village 5 Draft Environmental Impact Report, dated August, 2016 (SCH# 
2014052071) 
Exhibit B - Village 5 Final Environmental Impact Report including Response to 
Comments and Mitigation Monitoring and Reporting Program (MMRP)(SCH# 
2014052071),  dated July  2017  
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Exhibit C - Findings of Fact and Statement of Overriding Considerations, dated 
November 2017 
Exhibit D - Windsor Cove Compatibility Memorandum associated with Village 5 Final 
Environmental Impact Report (SCH# 2014052071), dated October 6, 2017. 
 

2) Planning Commission Resolution 2017-__ (General Plan Amendment) 
Exhibit A - Conditions of Approval 
Exhibit B - General Plan Amendment Exhibit 
 

3) Planning Commission Resolution 2017-___ (Pre-Rezone) 
Exhibit A - Pre-Zoning Planned Development List of Properties by APN  
Exhibit B - General Development Plan Exhibit 
Exhibit C - Conditions of Approval 
 

4) Planning Commission Resolution 2017-___ (Specific Plan) 
Exhibit A - Conditions of Approval  
Exhibit B - Final Draft Specific Plan 
Exhibit C- Specific Plan Errata Sheets 
Exhibit D – Infrastructure Financing Plan, dated August 2017 
 

5) Planning Commission Resolution 2017-___ (General Development Plan) 
Exhibit A - Conditions of Approval  
Exhibit B - Final Draft General Development Plan for Plan Area A 
Exhibit C - General Development Plan Errata Sheets 
 

6) Planning Commission Resolution 2017-___ (Development Agreement) 
Exhibit A - Development Agreement (including DA exhibits with the exception of B & 
C) 
 
 

 


