
  

PLANNING COMMSSION REPORT  
 
SUBJECT: La Quinta Inns & Suites – Conditional Use Permit and Specific 

Development Plan and Development Permit (Design Review) for a 
four story, 104 room, 56,914 square foot hotel on 3.1 acres located at 
southeast corner of Colonnade Drive and the future Red Rock Road 
(Assessor’s Parcel Number 329-010-068) 

 
SUBMITTED BY: Robert Poetsch, Senior Planner  
 
DEPARTMENT: Community Development  
 
DATE:   August 21, 2019  
 
STRATEGIC RELEVANCE: Economic Development 
 
STAFF RECOMMENDATION  
Staff recommends that the Planning Commission conduct a public hearing, consider the 
information contained in the staff report, and testimony of the public, and take the following 
action: 
1. Find the project exempt under section 15183 of the California Environmental Quality Act 

whereby projects which are consistent with the development density established by existing 
zoning, community plan, or general plan policies for which an Environmental Impact Report 
(EIR) was certified shall not require additional environmental review, except as might be 
necessary to examine whether there are project-specific significant effects which are 
peculiar to the project or its site; and,  

2. Adopt a Resolution approving the Specific Development Plan and Development Permit 
(Design Review) application for the construction of the La Quinta Inns & Suites subject to 
the findings and conditions of approval; and,   

3. Adopt a Resolution approving a Conditional Use Permit, for the operation of a La Quinta 
Inns & Suites, subject to the findings and conditions of approval.   

 
BACKGROUND 
The project site is located within the Twelve Bridges Specific Plan area. The Twelve Bridges 
Specific Plan area was approved in 1994 providing for the development of the Twelve Bridges 
master planned community including a mix of uses including residential, commercial, park/open 
space, and school development. Along with the Twelve Bridges Specific Plan, the Twelve 
Bridges General Development Plan (GDP) was approved that provides development standards 
for uses, design, circulation, and site development for projects within Twelve Bridges.    
 
Over the past 25 years the Twelve Bridges area has been developed with homes, parks, 
schools, open space areas, and commercial/retail centers.  The goals and policies of the 
planning documents have been implemented through the years via approvals by the Planning 
Commission and City Council.   
 
Twelve Bridges consists of four planning areas as defined by the General Development Plan.  
Those areas are as follows: Main Village, The Southern Valley, The Ridge, and The Oaks, as 
detailed on the following page.   



  

   
The La Quinta Inns & Suites is proposed to be located in the Main Village area.  The Main 
Village is defined as follows: The Village is the primary activity center for Twelve Bridges.  
Shopping, employment, community facilities and residential neighborhoods are concentrated to 
create a lively community. The residential neighborhood’s centralized location provides 
opportunities for residents to reach shopping and employment areas, and community facilities 
by walking, or bicycling, as well as by automobile.  The Main Village consists of various zoning 
designations including: low density residential, medium density residential, high density 
residential, public, park, open space, general commercial, and employment center.  The Main 
Village is meant to serve the needs of the Twelve Bridges residents, residents from other areas 
of Lincoln and draw people from the surrounding communities.   
 
Entitlement  
The La Quinta is proposed to be located on property zoned General Commercial 1 (GC-1).  Per 

the Twelve Bridges General Development Plan, appropriate land uses within this zoning district 

(GC-1) are referred to the City of Lincoln Municipal Code (LMC).  In this instance, LMC Section 

18.22.030 (Commercial Districts) allows for hotels in the GC-1 district subject to the issuance of 

a Conditional Use Permit. 

For the design and site related aspects to be approved for a project, the GDP requires the 
approval of a Specific Development Plan and Development Permit in order to place the project 
into a position to be approved for construction.   
 
Project Description - The proposed project entails the construction of a four story, 56,914 
square foot La Quinta Inns & Suites (hereinafter La Quinta) and associated site improvements 
on a vacant property within the Main Village area of Twelve Bridges.  More specifically, the 
property is located directly north of the existing Terra Cotta Village (currently partially 
constructed with two buildings and site improvements), on the east side of Colonnade Drive, 
and south of the future extension of Red Rock Road.   
 



  

The property is bounded by General Commercial (GC-1) zoned properties to the north, east, 
and south (Terra Cotta Village) and Employment Center (EC) zoned property to the west (see 
below). The site is 3.1 acres in size.  The La Quinta and associated improvements are proposed 
on 1.73 acres, while the remainder of the property is to be set aside for review of a building at a 
later date.  The La Quinta is proposed be located in the middle part of the property (on an east-
west axis) and approximately 70-feet west of the eastern property line.  The building elevations 
will be visible on all sides.   
 

 
 
The project site was previously rough graded under a master grading permit for the area and 
has a slight grade differential from the future Red Rock Road at the northeast corner to 
Colonnade Drive in the southwest corner.  Curb and gutter improvements exist along 
Colonnade Drive.  Red Rock Road is proposed to be constructed along the property frontage.   
 
Utilities (water, sewer, and stormdrain), are located within Colonnade Drive and will need to be 
connected to the project site.      
 
Parking/Circulation - Parking is proposed around the building and along the northern and 
southern property lines with landscaping, sidewalk/pathways, and stormwater bio-filtrations 
areas, filling those areas where no building is proposed.  On-site vehicular access is afforded 
via 26-foot wide driveway around the entire building.  A total of 115 parking spaces are 
proposed on site, in compliance with Lincoln Municipal Code (one parking space for each 
room).   
 
Access to the Project site is proposed off of the future Red Rock Road via two full turn 
movement driveways; a right-in only driveway from Colonnade Drive; and, a driveway from the 
Terra Cotta Village project to the south.     



  

 
Along with vehicular circulation, the applicant is proposing a number of internal pedestrian 
pathways/crosswalks, and wide sidewalks along the frontage of the building, providing 
circulation into and out of the site and within the site.  Additionally, as dictated by existing 
neighboring design, the sidewalks along the roadway frontage (Colonnade Drive and the future 
Red Rock Road) will meander.   

 
Landscaping - Extensive landscaping is proposed along the exterior of the property within 
existing and proposed 30-foot wide landscape easements, and throughout the site to include 
numerous 15-gallon trees, and one- and five-gallon shrubs and groundcover.  The proposed 
landscaping along Colonnade Drive is proposed to match that of the Terra Cotta Village to the 
south; be ‘natural’ and include the planting of London Plane trees along the future Red Rock 
Road; Chinese Pistache and Sawleaf Zelkova trees along the southern property line and within 
the parking areas; along with decorative trees (Crape Myrtle) and shrubs throughout the project 
site.  Shade trees within the parking lot are proposed at an interval of about one tree for each 
five to six parking stalls.  Included along with the landscaping, there are a number of biofiltration 
areas (to address stormwater) designed to blend in with the landscape areas that will further 
enhance the site.   
 

Landscaping in planter stripes is proposed along the base of the building to soften the façade 
and include various trees, shrub, low level plants, and groundvover.   
 
Lighting - Lighting is proposed to be consistent throughout the project and include a mix of two 
types of fixtures including: parking lot lighting is proposed to be 20-feet in height and topped 
with an LED decorative style fixture; and the building mounted light will be mounted at varying 
heights and be of similar design; and, be a bronze color.  A number of the parking lot light 
fixtures are proposed to have downlights to illuminate the ground around the building.  
Additionally an LED ‘band’ is proposed around both of the tower elements.   
 
Building Design/Materials - The design of the building is governed by the GDP. Within the Main 
Village, the GDP calls for consistent/cohesive design and materials to “….create a strong sense 
of community character”.   Additionally, the GDP allows for ‘creative architectural designs’.  
Along with the guidelines noted in the GDP, the proposed building design takes design and 
material cues from the adjacent Terra Cotta Village (tower elements capped with a hipped 
gable) and Walgreens (stone tower element with arched features).    

 
The design of the building (Attachment #3) can be described as ‘modern’ style architecture, 
predominantly rectangular, with a large flat tower/roof plant-on element on the north and west 
elevations; a similarly designed but smaller tower element on the east elevation; decorative 
cornice treatments; varying pediment and roof heights; element pop-outs that break up the scale 
of the building; varying roof height to break up the massing and provide visual interest; a porte 
cochere along the northern elevation at the main entrance; and, flat decorative metal awnings 
over the guestroom windows.  At the main tower element, the height is proposed to be 60-feet, 
stepping down to 50 feet at the main body of the building.  The building is designed with four-
sided ‘stand-alone’ architecture, as required by the GDP.  Of particular interest, the tower pop-
outs range from 4-feet to 8-feet in depth, and include arched insets to mimic the features found 
on the Walgreen’s and Terra Cotta Village buildings.  
 
The predominant material is stucco, along with large expanses of stone veneer at the main 
tower and secondary tower, and windows.  Bronze aluminum window/storefront and HVAC 
elements with tinted glazing is proposed.  A stylized sunburst design logo will be featured on the 



  

northern elevation above the main entrance. The colors and materials for the building exterior 
are similar to those found in the Main Village of Twelve Bridges at the Terra Cotta Village and 
Walgreens and include stucco material painted various browns and tans, colored stone veneer, 
and aluminum colored store front systems.  The stone veneer is proposed to be a combination 
of browns, tans, and creams; the roof at the porte cochere is to be standing seam metal roof 
material in a dark brown/black color to match the flat awnings and tie-backs around the 
buildings.   
 
FINDINGS/ANALYSIS 
This application is being reviewed pursuant to Lincoln Municipal Code Chapters 18.32 
regulating Planned Developments (Twelve Bridges General Development Plan) and 18.56 
regulating Conditional Use Permits.    
 
Twelve Bridges General Development Plan  
The design of the building is regulated by the Twelve Bridges General Development Plan – 
General Commercial Designations, which notes: The General Commercial areas should be 
pedestrian oriented with strong circulation linkages to the adjacent village main street. Creative 
architectural designs, landscaping, pedestrian amenities and access to the surrounding village 
will make this commercial area an existing and interesting gathering place.  Visual impacts of 
large parking areas can be minimized by internalizing and landscaping.  Additionally a number 
of Policies regulate building placement, vehicular and pedestrian circulation, and building 
design. The La Quinta complies with the GDP regarding height, setbacks, design, and 
circulation.  Staff and the Design Review Board (see discussion below) noted that the project 
site is well designed and will be connected via pedestrian walkways from the future Red Rock 
Road and driveway from Terra Cotta Village; incorporate extensive landscaping at the perimeter 
and interior of the site; and incorporate design and material similar to that of the existing 
commercial developments in Twelve Bridges.   
 
Design Review Board  
The Design Review Board (DRB) reviewed the project on July 31, 2019.  Comments and 
recommendations regarding the project are summarized below.  The DRB noted that the La 
Quinta complies with the GDP and further noted that the architect did a great job of ‘taking a 
four story building and reducing its scale by roof and elevation articulation’.  General conditions 
for the site include:  all electrical/phone/switch gear equipment incorporated into electrical 
room(s); roof ladders (if applicable) will be incorporated into an internal room; roof-mounted 
equipment is to be completely screened from on- and off-site by parapet walls; all signage shall 
be subject to the review and approval of staff through a master sign plan; and further review of 
certain specific buildings and architectural features as noted in the comments below: 
 

 Black and white elevations – ensure that the proper material designation and color is 
incorporated and consistent throughout the plans.  Response – plans have been 
updated and are consistent.  

 All elevations plans sheets should have the color/material legend.  Response – plans 
have been updated.  

 What type of glazing/glass is proposed?  Response – it will be tinted and colored bronze. 

 The storefront ‘clear’ aluminum finish should be changed to bronze or gray.  Response – 
finish is proposed to be bronze. 

 What finish are the flat awnings on the southern elevation? Response – the finish is 
going to be powder coated brown (similar color to that of the storefront material). 



  

 The trim on the cornice of the tower elements should be larger.  Response – the plans 
have been updated to show a 14-inch tall cornice detail.  

 The on-site lighting should be just enough to provide safe access – the uplights 
‘washing’ the building should be eliminated.  Response – the plans have been updated 
to point the uplights down.  During the Design Review Board meeting it was noted that 
those lights should be eliminated altogether.  A condition of approval will be included to 
ensure those up/downlights are removed.   

 Concerns were brought up regarding the visibility of the building from Twelve Bridges 
Drive and from the new/proposed residences in Twelve Bridges Village 2.  Concerns 
were that the building, at the allowed 60-feet would be the most visible building in that 
area, in comparison to the adjacent existing buildings.  Response – the applicant 
provided a cross-section from the north (starting at Bella Breeze Drive) and a 
perspective with the proposed La Quinta superimposed as viewed (Attachment 3) from 
the corner Twelve Bridges Drive and Colonnade Drive.  Because the allowed height is 
50-feet with up to 60-feet on nonhabitable areas (tower elements) the building is going to 
be visible from long distances, but is compliant with the GDP regarding height.  

 
Based on the review of the proposal with respect to the GDP, the project conforms with the 
approved siting criteria involving height, setbacks, access, off-street parking, architectural 
guidelines, building scale, colors and materials, and landscape character. The DRB 
recommended approval of the project to the Planning Commission with the addition of both 
general and project specific conditions of approval as found in Exhibit A.   

  
Conditional Use Permit  
The project is located in the GC–1 zoning district within the Twelve Bridges General 
Development Plan (GDP).  The GDP refers to Lincoln Municipal Code (LMC) Title 18, section 
18.22.030 for Conditional Uses.  LMC section 18.22.030 allows ‘Apartments, hotels and motels’ 
with the issuance of a Conditional Use Permit.  A Conditional Use Permit allows the recipient to 
engage in specified activities or conduct a business under conditions designed to protect the 
neighborhood and the community.   A Conditional Use Permit application must be reviewed to 
determine if the proposed use can operate at a given location without impacting its neighbors or 
the surrounding community. In order to be approved a Conditional Use Permit, the City requires 
that four findings be made by the Planning Commission.  The findings are as follows:  
 
(1) A finding by the Planning Commission that the use is substantially similar in characteristic to 

a use or uses currently within the district.  
 
The La Quinta is proposed to be located in the Main Village area.  The Main Village is meant 
to be the primary activity center of Twelve Bridges and provide for shopping, employment, 
community facilities, and residential development.  The Main Village serves the needs of the 
Twelve Bridges residents, residents from other areas of Lincoln, and draw people from the 
surrounding communities.   
 
Characteristics of developed commercial properties in Twelve Bridges include extensive 
landscaping, articulated building massing, varying use of exterior materials, pedestrian scale 
lighting and pedestrian access into and around the site.  The project is designed to be 
compatible with and appropriate to commercial development, and consistent with existing 
future land uses for the site and vicinity.  Setbacks will be used to improve the articulation 
and aesthetics along Colonnade Drive and the future Red Rock Road, and new landscaping 



  

will be incorporated.  The design of the proposed La Quinta complies with the design 
standards as required by the Twelve Bridges General Development Plan.   
 
The project site is zoned commercial – as such commercial uses such as restaurants, 
gasoline stations, retail stores are allowed or conditionally allowed in this area along with 
residential neighborhoods to provide for a lively community.  The design, location, operating 
characteristics and size of the proposed use is substantially similar in characteristics with 
existing land uses in the vicinity in terms of aesthetic values and scale.   
 

(2) A finding by the Planning Commission that the use would be appropriate in the district 
applicable to the property as a permitted or conditional use.  
 
The La Quinta is proposed to be located in the Main Village area.  The Main Village is meant 
to be the primary activity center of Twelve Bridges and provide for shopping, employment, 
community facilities, and residential development.  The Main Village serves the needs of the 
Twelve Bridges residents, residents from other areas of Lincoln, and draw people from the 
surrounding communities.    
 
The proposed La Quinta is in a prime location to spur commercial development within the 
Main Village.  The Terra Cotta Village (directly south of the project site) has two vacant 
commercial buildings that will support restaurants, cafes, and retail/commercial businesses 
via pedestrian and vehicular connections. The property owner is retaining an approximately 
one acre property (at the northwest corner of the project site) for a development at a later 
date, which could accommodate a restaurant.  Additionally, since there is no restaurant in 
La Quinta (although breakfast will be served), future and existing restaurants in the area will 
benefit from the operation of the La Quinta.   
 
The proposed La Quinta is appropriate because it provides a much needed service to the 
City to cater to out-of-town guests or those travelling through/visiting the City. The subject 
property is well suited for this use because it is part of the Main Village which is meant to be 
the ‘center’ of the Twelve Bridges area.  The subject property:  

 Is zoned for the use and commercial uses;  

 Is adjacent to and assessable to major roadways including State Highway 65, 
Twelve Bridges Drive, Joiner Parkway, and Colonnade Drive; 

 Would benefit the area for those visiting for special events (school graduations); 
visiting for sporting events/sports tourism (Western Placer County is a hub of sports 
tourism), concerts at Thunder Valley Casino. 

 
The City would benefit from a hotel in this location as it would provide a synergy to the Main 
Village and infuse development.   
 
The La Quinta is suitable in this area based upon the reasons noted previously – it serves a 
purpose for those in-town and out-of-town guests traveling to various events or for business 
endeavors.  The La Quinta is a compatible use in a commercial area based upon the Twelve 
Bridges General Development Plan with the issuance of a conditional use permit for the 
above noted reasons.  Further, the design of the proposed La Quinta complies with the 
design standards as required by the Twelve Bridges General Development Plan.   
 
A hotel use would be appropriate in this area with the issuance of a conditional use permit 
by the Planning Commission.  As such staff recommends that the Planning Commission find 
that the use would be appropriate in the district.  



  

 
(3) A finding by the Planning Commission that the proposed use, with appropriate conditions, 

will not be detrimental to the health, safety, peace and morals, comfort and general welfare 
of persons residing or working in the neighborhood or injurious to property and 
improvements in the neighborhood or to the general welfare of the city. 
 
The La Quinta is proposed to be located in the Main Village area.  The Main Village is meant 
to be the primary activity center of Twelve Bridge and provide for shopping, employment, 
community facilities, and residential development.  The Main Village serves the needs of the 
Twelve Bridges residents, residents from other areas of Lincoln, and draw people from the 
surrounding communities.   
 
The Main Village is meant to cater to not only residents of the City, but also those 
visiting/passing through the City along with being the primary activity center for Twelve 
Bridges.  The La Quinta will provide a much needed amenity to guests 24-hours a day.  The 
La Quinta will be in close proximity to existing/future residential, existing/future commercial 
development, and future/under construction schools (Twelve Bridges High School and John 
Adams Academy).  For reasons noted previously the La Quinta will be a benefit to all of the 
noted uses by providing a much needed service.   
 
The following analysis will address the Operational Characteristics, Security of the Property, 
Site Location (as is relates to proximity of other similar uses), and Public Safety.  The 
responses are predicated on policy direction currently provided by the City Council via 
approval of the current Twelve Bridges Specific Plan and the Twelve Bridges General 
Development Plan; information provided by the Police Chief; and, information provided by 
La Quinta management (see Attachment #4).   
 
Operational Characteristics - Regarding the operational characteristics of the La Quinta, the 
use, is similar to other businesses in the City, in that the business will be professionally 
operated by an international company with a professional management company 
overseeing day-to-day operations.  Wyndam Hotels and Resorts oversees a number of 
differing types of hotels – La Quinta is considered a ‘Midscale’ Inns & Suites geared towards 
‘Business & Leisure travelers’, with Windham Grand considered ‘Upper-upscale’, to Microtel, 
Days Inn, Super 8, Howard Johnson, and Travelodge considered ‘Value’. Room rates will 
vary based upon the season and/or events, but are forecast to be in the $129 to $179 range.   
 
La Quinta will be run like any other hotel – there will be between 20-25 employees, staffing 
the facility around the clock (24-hours a day), shift times on the front desk are 7 AM to 3 PM; 
3 PM to 11 PM; and, 11 PM to 7 AM, the General Manager works from 8 AM-6 PM, but it is 
based on needs of the La Quinta, and the housekeeping department starts at 9 AM and 
doesn’t have a scheduled end time, it depends upon occupancy.  The La Quinta is proposed 
to be managed by Pacific Inns Management Company, who will provide the hospitality and 
safety training to the employees on an on-going basis.  All employees will partake in all La 

Quinta brand training which is in person and webinar based.  With regard to check-in, all 

guests are required to be 21 years of age and must have a valid credit card and government 
issued photo ID.   

 
Security of the Property – La Quinta employees are trained to observe and identify activities 
that may compromise the safety of the guests. Twelve security cameras are planned on the 
exterior of the building; five on the north and south elevations; and one at the east and west 
elevation.  The security cameras are proposed at all exit doors and on the building to view 



  

the parking lot.  The cameras are monitored on a computer at the front desk.  The General 
Manager, head housekeeper, and maintenance team walk the grounds several times a 

day. A well-lit parking lot is also planned and no security guards are proposed to be on-site, 

as La Quinta management, “….do not feel that the presence of security guards is conducive 
to the “family friendly” atmosphere of our Hotels.”  City staff is unaware of any existing 
businesses employing a security guard and does not feel there is a need for a security 
guard on-site.  

 
Along with the security cameras, the exterior doors at the staircase exits require guest key 
card entry 24-hours a day.  The front doors into the La Quinta are open 24-hours a day. City 
staff inquired as to if the front counter would be protected via bullet proof glass the response 
was the following:   “We would never have a bullet proof glass counter at the front desk, we 
do not feel there is a need for such drastic measures in any of the communities our Hotels 
are placed in, in fact we would not build a La Quinta in such a neighborhood.   Our job is to 
take care of guests.”  If any of the employees observe suspicious activity, the Police 
Department will be called, which is not unlike any residential property concern, or existing 
business concern.   
 
Site Location – The Main Village of the Twelve Bridges area is composed of residential, 
employment/business-professional and commercial zoning. The reason for the mix of 
differing zoning types is to provide a vibrant center with a mix of various uses.  The project 
location is zoned General Commercial and allows, amongst other uses: allowed uses -  
drugstore, hardware store, restaurant, shopping center; conditionally allowed uses – hotel, 
bar, lumberyard, tattoo parlor.  A hotel is a conditionally allowed use.   
 
The current surrounding land uses consist of residential development, educational facilities 
and commercial development which is consistent with the uses identified in the Main Village.  
In some instances, the proximity of these uses may be perceived to be inconsistent with 
conventional planning thought, but this thinking is quite the opposite as demonstrated by the 
Twelve Bridges Specific Plan that, when adopted, considered a mixture and pattern of 
various types of development such that when implementation occurs development provides 
balance and stability within the Main Village.  In traditional planning norms, residential 
development and educational facilities (schools) are planned throughout many suburban 
communities with pockets of neighborhood commercial uses to serve students on campus 
as well as parents searching for service oriented uses such as dry cleaners, 
restaurants/cafes, mercantile stores (such as a Walgreens), and other service needs during 
the day.  The siting of a hotel is not unusual for the community framework of the Main 
Village and includes a mixture of various uses; nor is the site of a hotel detrimental to the 
surrounding existing and planned uses.  Meaning, if a new public school/charter 
school/residential use is proposed to be constructed within the Main Village, individuals 
buying a home, or individuals constructing a building in the area, would want an 
understanding of the potential surrounding uses as conveyed within the Twelve Bridges 
General Development Plan.  As such, the City understands that property owners in the 
vicinity of La Quinta know that a hotel is proposed. 
 

 The Western Placer Unified School District is aware of the La Quinta’s location - to 
date no comments have been received.     

 The City, in communication with the parent company to John Adams Academies, 
Athlos Academies, noted that the La Quinta is proposed in close proximity to the 
proposed charter school - to date no comments have been received.   



  

 The City has heard from a number of the home builders sales office staff 
constructing homes in the Twelve Bridges Main Village and in The Ridge area.  
Additionally, the City has fielded numerous calls from prospective new home owners 
asking about the La Quinta – none of which have expressed any concern over a La 
Quinta being constructed in close proximity any of the residential development.  At 
this time, the City continues to issue building permits for home construction within the 
Twelve Bridges area, understanding that both the home builders and home buyers 
are informed of the proposed La Quinta in the immediate area.  Typically building 
permits are not issued unless there is a buyer.   

 
Public Safety – The Lincoln Police Department reviewed and evaluated the application for 
the La Quinta with regard to public safety concerns and operational characteristics.  Chief 
Lee completed an analysis that consisted of crime data reporting in and around the vicinity 
of the planned use, including Twelve Bridges crime data, and comparable crime data within 
the vicinity and operation of the existing Holiday Inn Express and Suites, which has similar 
site and operational characteristics of the La Quinta.  The Chief noted the following 
regarding the proposed La Quinta in comparison to the existing Holiday Inn Express and 
Suites:   

 Police personnel do not find it likely that a professionally managed hotel in Lincoln will be 
attractive to those involved in criminal activity.  

 At this time, there is no date to reflect a nexus or uptick of casino customers using the 
existing Holiday Inn Express & Suites. The City is hopeful that the La Quinta will be at 
capacity and will likely attract casino patrons (either because of the price point or 
because there is no vacancy at the casino hotel). However, the Police Department staff 
determined that law abiding casino patrons who stay in Lincoln’s only hotel do not bring 
an increase in crime to Lincoln. 

 The out-of-town criminals, who come in contact with police personnel, whether or not 
they patronize the casino, do not pay for a hotel room. They live on the streets, in their 
cars, stay with friends, or are just passing through. Additional hotels in Lincoln will not 
likely change that. However, the Transient Occupancy Tax from a new La Quinta can 
help fund additional police officers which would have a positive impact on crime in 
Lincoln.  

 At this time there is no data to reflect that a hotel in the City of Lincoln would attract 
human trafficking activity. The only prostitution and/or human trafficking incidents that 
the Lincoln Police Department personnel are aware of at hotels in our region occurred 
during a multi-jurisdictional law enforcement operation that specifically targeted that 
activity (the suspects came to the Holiday Inn & Suites because of that operation). 

 For comparison purposes, in 2018 the Police Department logged eight-two (82) law 
enforcement incidents at the Holiday Inn Express & Suites. 

 Fifty-eight (58) of those were officer initiated (proactive patrols of the parking lot, vehicle 
stops, pedestrian checks and a parking issue). 

 Based upon a review of the incidents, the Police Department was dispatched to the 
Holiday Inn Express twenty-four (24) times. Six of those were car burglaries that all 
occurred in one night; three were related to disputes with a customer; and, the remaining 
15 calls were miscellaneous in nature. 

 A review of law enforcement records at Lincoln’s top six demanding businesses 
(supermarkets, home improvement stores and convenience stores) for 2018 reveal 
incident numbers between 150 and 237. Given those numbers and our Police 
Department’s overall experience and data/incidents with the Holiday Inn Express & 
Suites, they are not concerned about an additional hotel in Lincoln. 



  

The current Holiday Inn Express and Suites is located within a commercial center, and 
directly across the street from the Lincoln Crossing ‘Club’ (a private fitness, pool facility for 
Lincoln Crossing residents), the City’s Chief Robert Jimenez Park, and close to residential. 
The allegation of children being exposed drugs, crime, sex, etc., does not track with crime 
analysis provided by the Chief.    
 
With regard to the proposed La Quinta location, there could be a time when children will be 
walking by the commercial uses in the Main Village if they walk/bike to school or walk/bike 
on the sidewalks.  Existing uses in the Main Village include residential development, future 
senior care, a drug store, commercial/retail/restaurant uses, office spaces/medical, and, if 
approved, a hotel.  At this time, there is no data that reflects a public safety issue as it 
relates to the operational characteristics of a new La Quinta, in that, existing statistics do not 
point to a criminal element surrounding a hotel use.  The Main Village is meant to part of the 
neighborhood in Twelve Bridges and includes commercial uses, along with residential and 
business-professional uses.  
 
La Quinta is a 24-hour a-day operation.  As such the City has numerous businesses that 
operate 24-hours a day.  A review of the Holiday Inn and Suites has found that there are no 
general welfare or safety issues surrounding the use; nor would there be any concern of a 
new hotel in the Twelve Bridges area in close proximity to a public high school, private 
school, or residential uses.  Crime statistics do not point to a hotel as the scene of a large 
amount of criminal activity.  Staff recommends that the construction/operation of La Quinta 
will not be injurious to the property and will spur development in the Main Village of Twelve 
Bridges, which only improves the general welfare of the City. This project will be a benefit to 
the City. As such staff recommends that the Planning Commission can make this finding.  
 

(4) A finding that at least one of the findings in Section 15.32.250 of the municipal code is 
satisfied.  
 
Lincoln Municipal Code (LMC) Chapter 15.32 addresses Flood Damage Prevention.  LMC 
Chapter 15.32.250 notes that the decision-maker (the Planning Commission) shall not 
approve a discretionary permit or other discretionary entitlement that would result in the 
construction of a new building for a project that is located within a flood hazard zone 
unless the decision-maker finds, based on substantial evidence in the record, one of six 
findings.  In this instance the Federal Emergency Management Agency (FEMA) provides 
flood hazard information produced in support of the National Flood Insurance Program 
(NFIP).  LMC Chapter 15.32.250 (1) note the following: The facilities of the state plan of 
flood control or other flood management facilities protect the property to the urban level of 
flood protection in urban and urbanizing areas or the national Federal Emergency 
Management Agency standard of flood protection in nonurbanized areas.  According to the 
most recent FEMA maps (effective November 2, 2018), the property is in Zone X noted as 
‘An area of minimal flood hazard’.   

 
ENVIRONMENTAL REVIEW: 
The project is being reviewed based upon the previously certified Final Environmental Impact 
Report (FEIR) and Subsequent Environmental Impact Report (SEIR) for the Revised Twelve 
Bridges Specific Plan, processed under State Clearing House (SCH) #97022074. Additionally in 
early 2011, the City prepared an Initial Study for an amendment to the Twelve Bridges Specific 
Plan and GDP changing the zoning of 10.7 acres of land in the Main Village from VC – Village 
Commercial to GC - General Commercial (La Quinta is proposed on a piece of property 
previously zoned VC).  The previous SEIR was relied upon to ensure compliance with the 



  

California Environmental Quality Act (CEQA) and the Initial Study took into account 
‘Greenhouse Gas Emissions’ and added ‘Forestry’ resource section to the environmental 
review.  The amendment was minor and the staff report noted that the change would ‘not 
increase the capacity of infrastructure-related components described and analyzed in the SEIR’ 
and ‘was determined that the previous environmental evaluation of associated cumulative 
effects and growth-related issued have continuing relevance and further environmental review is 
not required’.   
 
Pursuant to the analysis previously prepared within the FEIR and SEIR, the change of the Main 
Village uses from Village Commercial (VC) to General Commercial (GC) commercial 
development was anticipated in this area.  The environmental impact associated with general 
commercial development of 10.7 acres did not change in that both VC and GC allow up to 60% 
lot coverage (10.7 acres times 43,560 square feet per acre = 466,092 square feet times 60% = 
279,655 square feet of building coverage) and similar uses.  The proposed project area reduces 
the intensity of development and any short term and long term environmental impacts 
associated with a hotel are below what was previously analyzed for the project area. Therefore, 
the existing mitigation measures and findings set forth in the certified environmental documents 
adequately address the environmental effects of the proposed development and no additional 
environmental review is necessary or warranted. A condition of project approval has been 
included requiring that the project comply with any and all relevant mitigation measures found 
within the previously certified FEIR and SEIR for the project area. 
 
In light of the record, the project, as conditioned, does not present project specific environmental 
impacts that have not already been addressed in the previously certified Final Environmental 
Impact Report and Subsequent Environmental Impact Report (SCH#97022074). Pursuant to the 
requirements of the California Environmental Quality Act (CEQA) and the Environmental 
Guidelines of the City of Lincoln, the City has determined that the project is exempt from further 
environmental review pursuant to Section 15183 whereby projects which are consistent with the 
development density established by existing zoning, community plan, or general plan policies 
for which an EIR was certified shall not require additional environmental review, except as might 
be necessary to examine whether there are project-specific significant effects which are peculiar 
to the project or its site.  

 

CONCLUSION 
The City received a Conditional Use Permit and Specific Development Plan and Development 
Permit (Design Review) application for a 4 story, 104-room, 56,914 square foot La Quinta Inns 
& Suites on vacant property located at the southeast corner of Colonnade Drive and the future 
Red Rock Road on Assessor’s Parcel Number 329-010-068 within the Twelve Bridges Specific 
Plan Area.    Hotel uses are found in Commercial areas, adjacent to residential, commercial, 
and schools.  Staff recommends that the Planning Commission find that the proposed use, as 
conditioned, will not be detrimental to the health, safety, peace and morals, comfort and general 
welfare of persons residing or working in the neighborhood or injurious to property and 
improvements in the neighborhood or to the general welfare of the City. 
 
The proposed project complies with the City’s General Plan, Zoning Ordinance, and the Twelve 
Bridges General Development Plan. The request was made in conformance with City 
regulations and subject to the approval of the Planning Commission.  Staff and the Design 
Review Board evaluated the application and recommend that the Planning Commission approve 
the project subject to standard and project specific conditions of approval, as found in the 
attached resolutions. 
 



  

ATTACHMENTS 
 

1. Planning Commission Resolution approving a Specific Development Plan and Development 
Permit (Design Review) for the construction of a four story, 104 room, 56,914 square foot La 
Quinta Inns & Suites and associated site improvements, with associated conditions of 
approval. 

2. Planning Commission Resolution approving the Conditional Use Permit for the La Quinta 
Inns & Suites, with associated conditions of approval.  

3. La Quinta Inns & Suites Plans. 
4. Wyndham 2019 Social Responsibility Report. 

 



 

 

 


