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EXECUTIVE SUMMARY 

PROJECT OVERVIEW  

The 4,775 acre Village 5 Specific Plan is located on the 
southwestern boundary of the Lincoln city limits, in south Placer 
County. The 2014 population of Lincoln was estimated at 45,206 
(California Department of Finance, 2014), and the City overall has 
been undergoing a significant period of growth since 2000. From 
2000 (US Census) to 2014, the City’s population experienced a 
growth rate of 303 percent. This region, north of the Sacramento 
metropolitan region, has been characterized by rapid suburban 
development for the past three decades. The Village 5 Specific Plan 
has been designed to help respond to the long-term housing and 
service needs that are projected in the Lincoln area over the next 
two decades. 

Intended to promote “smart growth” principles, the Village 5 
Specific Plan (hereafter referred to as the Specific Plan) offers a 
blend of land uses and housing options that complement walkable 
neighborhoods, develop a master planned community that 
ensures a strong sense of place, and protects existing natural 
ecosystems and rural heritage. 

This Specific Plan creates a planning framework for Village 5 
relating to the ideals of the decision makers, landowners, and 
other stakeholders within Lincoln, serving as a guiding instrument 
in timely and carefully planned future development. The vision for 
this Specific Plan is found in Section 1.6, Project Objectives. 

This Specific Plan also provides diverse and well connected land 
uses, offering multiple housing types and densities, mixed use 
options, schools ranging from grades K-12, considerable and 
sufficient open space, and a mixture of parks and recreational 

spaces. The Specific Plan features two key Village Centers, which 
contain higher density housing located close to neighborhood 
level retail, office, public and semi-public, and additional service 
uses. Extensive pedestrian and bicycling infrastructure integrates 
the numerous residential neighborhoods on site with the Village 
Centers, containing trails that provide recreational opportunities 
for patrons too. 

This Specific Plan is also designed to preserve and promote natural 
resources that currently exist in the Plan Area, which include, but 
are not limited to, Auburn Ravine, Markham Ravine, and additional 
waterways, natural drainage facilities, wetlands, and tree 
canopies. Development will be dutifully and carefully managed in 
areas containing or surrounding environmentally sensitive areas, in 
order to protect and preserve biological and visual features that 
currently exist on site. Approximately 838 acres of open space 
within the Plan Area is designated as preserve land. 

Further, this Specific Plan is designed to provide adequate 
backbone infrastructure, public facilities and necessary services 
and serve residents efficiently and effectively. This document 
offers a general discussion of the financing mechanisms, 
maintenance requirements for the aforementioned backbone 
infrastructure, public facilities and necessary services. The project 
is assumed to build out over a 15 to 25 year period, and consists of 
ten phases. While the first phase, Area A, is projected to occur first, 
all other phases (Areas B-J) may move forward independently and 
in any order after initiation of development in Area A has been 
completed. These additional phases are subject to such factors as 
market demand, financing, and other potential considerations 
related to development, and, as such, could happen sequentially or 
concurrently. Table ES-1 provides land use data for the Plan Area. 
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TABLE ES-1: LAND USE SUMMARY 
ABBR. LAND USE DESIGNATION GROSS ACRES NET ACRES1 DENSITY 

RANGE 

DU/AC. 
TARGET 

F.A.R.3 RES. 
UNITS2 

RES. %  OF 
DU 

NON-RES S.F.  % S.F. 

Residential Uses 

VRR Village Rural Residential 709.2 614.3.4 0.2-0.5 0.5   302 3.7%  N/A    

VCE Village Country Estate Residential 500.4 476.0 1.0-2.9 2.0   925 11.2% N/A 
 

VLDR Village Low Density Residential 570.1 529.5.4 3.0-5.9 5.0   2,6904 32.6% N/A 
 

VMDR Village  Medium Density Residential 441.6 405.3 6.0-12.9 7.0   2,8304 34.3% N/A 
 

VHDR Village  High Density Residential 68.7 68.7 13.0-30.0 21.0   1,441 17.5% N/A 
 

  SUBTOTAL 2,290.0   
  

8,188  99.3%  
  

Commercial and Employment Uses 

VMU Village Mixed Use 7.5 7.5  7.5 0.35 56 0.7% 114,300 2.5% 

VC Village Center 33.9 29.9    0.35 N/A   456,400 9.9% 

VCOMM Village Commercial 196.3 176.2    0.25 N/A    1,918,300 41.7% 

VOC Village Office/Commercial 159.9 129.9    0.30 N/A    1,696,800 36.9% 

VBP Village Business and Professional 46.2 38.0    0.25 N/A    413,600 9.0% 

  SUBTOTAL 443.8     
 

56   0.7%  100.0% 

Parks and Open Space 

VPARK Village Park 149.2 126.6        

VLP Village Linear Park 19.5 18.6        

VOSA Village Ag/Preserve 343.5 343.5    
 

    
  

VOSP Village Open Space Preserve 838.5 838.5              

VOSN Village Natural Open Space 208.2 192.1          
  

  SUBTOTAL 1,558.95     
 

      
Public Uses 

PQP Public / Quasi-Public 13.6 13.0        

PQP-ES Elementary School 35.9 35.8    
 

    
  

PQP-MS Middle School 20.0 20.0          
  

PQP-HS High School 48.7 48.7        

  SUBTOTAL 118.2           
  

ROW Right of Way 225.6 225.6          
  

HWY Highway 65 139.0 139.0              

  SUBTOTAL 364.6     
 

    
  

 TOTAL 4,775.5 4,486.7      8,244 100.0% 4,599,400 100.0% 
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Table ES.1 Footnotes: 
1. Net Acreage shown excludes detention ponds and airport required 

open land, based on the Placer County Airport Land Use 
Compatibility Plan, February 26, 2014.  Detailed calculations for 
each land use node is provided in Appendix B. 

2. Total dwelling units for each land use type is based on the net 
acreages for each land use node, as provided in Table B-1 of 
Appendix B-Planning Area Detail, and multiplied by the average 
density factor. The densities shown are an average and may vary 
based on the ranges established for each residential zone.  

3. The FAR factors are targets and may vary based on the ranges 
established for each zone. VMU FAR is based on GP Table 4-3; 
COMM FAR assumes no internal public roadways; O/C FAR assumes 
mix of two and three story buildings; VBP FAR assumes single story 
buildings. 

4. 1,000 units of VLDR and VMDR will be developed as age-qualified 
units, with 771 designated as VLDR and 229 designated as VMDR. 

5. Calculation of required open space is provided in Table 6.3. 

 

SPECIFIC PLAN OBJECTIVES 

This Specific Plan has been prepared to ensure that positive 
benefits will be generated for the greater community in the City 
of Lincoln. The following objectives have been created through 
the planning and design process for Village 5 and are made to 
implement the Community Vision and Guiding Principles for the 
City of Lincoln. 

1. Establish an approximately 4,775 acre mixed-use village 
that incorporates feasible, smart growth principles and 
results in an economically stable and sustainable 
community. 

2. Provide a Land Use Plan which includes a broad range of 
compatible land uses, including residential, commercial, 
office, mixed-use, recreation and public/quasi-public 

which are organized around a compact core and provide 
appropriate land use transitions. 

3. Provide a pedestrian friendly community environment 
that provides a safe and pleasant place for people to 
live, work and recreate. 

4. Provide two Village Centers, located adjacent to key 
arterial streets, functioning as hubs of activity and 
source of sales tax revenue.  

5. Establish a network of open space and recreation 
amenities for Plan Area and City residents with the 
potential for recreational tourism.  Elements include a 
regional sports park, community parks, neighborhood 
parks, linear parkways, pedestrian and   bike 
connections throughout   the   Plan Area.  

6. Provide sites for a high school, a middle school and three 
elementary schools, which are conveniently located to 
serve the Plan Area residents and surrounding Villages. 

7. Preserve and protect the Auburn Ravine and Markham 
Ravine corridors as permanent open space and provide 
public access with perimeter trails and crossings, where 
feasible. 

8. Provide regional and community scale retail and 
employment centers in locations with easy access and 
visibility from Highway 65, offering employment 
opportunities for residents in the Plan Area and the City 
of Lincoln, resulting in a balanced ratio of jobs and 
housing and consistent with the City’s General Plan. 

9. Provide a Land Use Plan with a balance of uses and 
density that results in an adequate tax base which, at 
project build-out, generates a surplus to the General 
Fund and generates financial resources to pay for public 
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services and infrastructure without financial burden to 
existing residents. 

10. Provide a Land Use Plan, Design Standards & Guidelines 
which are consistent with Lincoln General Plan goals and 
policies, incorporate market acceptable design features 
and foster an attractive, well maintained community. 

11. Establish a land use and circulation system that 
promotes convenient mobility, links Village 5 with other 
villages and the existing areas of Lincoln and provides a 
variety of non-vehicular modes within a setting that is 
safe, accessible and convenient for all modes of travel. 

12. Promote a diversity of housing opportunities responsive 
to the needs of Lincoln, the region and market 
conditions; including single-family dwellings, 
apartments, condominiums, townhouses and live-work 
units to serve a broad range of family incomes. 

13. Provide a comprehensively planned infrastructure 
system which is sized to serve the entire Plan Area and 
adjacent planned Villages, which compliments the city-
wide infrastructure and ensures funding for the on-
going maintenance needs of the parks, open space and 
storm water quality facilities, public services and 
infrastructure. 
 

VILLAGE 5 CONTEXT 

The General Plan Update for the City of Lincoln was adopted in 
March 2008. This document effectively sets the planning for the 
growth of the entire City over the next four decades and 
projects an expansion of population of approximately 130,000 
people. Consequently, this document also divides the City’s 
Sphere of Influence (SOI) into seven “Villages,” which are 
designated for large scale development purposes. The main 

purpose of the village designations is to implement the 
established “smart growth” principles set out by the Blueprint 
Project, a project created by the Sacramento Area Council of 
Governments (SACOG). In particular, the Blueprint Project 
emphasizes the following six values: 

 Provide a variety of transportation choices; 

 Offer housing choices and opportunities; 

 Take advantage of compact development; 

 Use existing assets; 

 Preserve open space, farmland, natural beauty through 
natural resources conservation; and 

 Encourage distinctive, attractive communities with 
quality design. 

The seven villages are intended to similarly incorporate mixed 
use residential projects that radiate from Village cores that 
contain a variety of high density residential and neighborhood 
commercial uses. The policies of the General Plan Update 
provide the requirement that a Specific Plan must first be 
approved for the entire Village level before a Village area can be 
developed. 

Village 5 consists of 141 parcels and several different 
landowners. The largest landowner is the project applicant, 
Richland Developers, Inc., which owns and/or controls 
approximately 1,700 acres (approximately 35% of the total) 
within the project boundaries. To develop a specific plan that 
follows the objectives expressed within the City’s General Plan 
Update and also suits the goals and expectations of these 
landowners, a number of individual meetings and community 
workshops were conducted to assess constraints and 
opportunities within the Plan Area, as well as provide an open 
forum on ideas for the land use concept. Through this 
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interactive process, a decision was developed that embraced 
the values found within the General Plan and responses from 
community workshops, the local school district, leaders within 
Placer County, and other stakeholders. This Specific Plan is thus 
built upon this iterative community participation process. 

COMMUNITY VISION 

The vision for Village 5 focuses on the creation of a high quality 
and well-functioning master planned community that exudes 
“smart growth” principles, with a variety of neighborhoods that 
are both compatible and interconnected with one another, and 
also well-connected into the natural site features and existing 
greater Lincoln community. Key elements of this vision include 
the following: 

 Overall consistency and compliance with the City’s 
General Plan goals and policies; 

 Preservation of the Auburn and Markham Ravine 
floodways, along with a trail system along the edge of 
the floodway; 

 Adequate transitioning to the rural residential areas in 
Placer County along the west edge of the village; 

 Incorporation of small identified fragmented parcels in 
the area into the overall Specific Plan; 

 Evaluation of a buffer for the 280 acre agricultural site 
owned and planned for Western Placer Unified School 
District; 

 Provision of an agricultural buffer along the western 
boundary of the Specific Plan area; and 

 Compliance with the land use requirements of the Placer 
County Airport Land Use Compatibility Plan. 

SPECIFIC PLAN ORGANIZATION 

Following this Executive Summary, this Specific Plan is divided 
into nine chapters, as discussed below. The design guidelines 
for the Specific Plan are provided in the Village 5 General 
Development Plan (GDP), which is designed as a companion 
document for this Specific Plan. 

Executive Summary: provides a summarized overview of 

this Specific Plan, describing the objectives, planning 
background, and community vision. 
 

Chapter 1-Introduction: summarizes the purpose, 

background, organization and authority of this document. 
 

Chapter 2-Context: describes the location, natural setting, 

and land use conditions on and adjacent to the Plan Area. 
 

Chapter 3-Community Design Framework: identifies 

the vision and organizing principles that guide the physical 
form and development patterns of Village 5.  
 

Chapter 4-Land Use Plan: identifies the overall land use 

plan and land use districts that constitute Village 5. 
  

Chapter 5-Circulation and Mobility: describes the    

network to accommodate the movement of vehicles, 
pedestrians and bicyclists. 
 

Chapter 6-Public Services: identifies plan-wide public 

services including parks, schools, libraries, police and fire. 
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Chapter 7-Public Utilities: describes plan-wide water, 

wastewater, storm drainage, electric, natural gas, 
communications and solid waste systems. 
 

Chapter 8-Resource Management Plan: describes     

general measures   to   protect   biological, cultural and water 
resources. 
 

Chapter 9-Implementation: describes approval actions, 

financing, phasing and amendment procedures. 
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CHAPTER 1: INTRODUCTION 

1.1 OVERVIEW  

The Village 5 Specific Plan (V5SP) guides the development of the 
approximately 4,775 acre Plan Area in south Placer County. The 
Plan Area is located adjacent to the western city limit line of the 
City of Lincoln and within the City’s Sphere of Influence (SOI), as 
shown in Exhibit 1.1, Lincoln Area Map.  The Lincoln Area Map 
depicts the boundaries of the Plan Area and surroundings within 
the City. The Specific Plan boundary for both Village 5 and 
Special Use District (SUD) B were defined by the Lincoln 2050 
General Plan. The General Plan requires a specific plan to 
comprehensively plan land uses and associated infrastructure 
and services for a village or Special Use District.  In order to 
create a logical planning boundaries, the V5SP Plan Area has 
incorporated two remnant areas of adjacent planning areas; 
Village 6 to the southwest and SUD A to the north, as shown in 
Exhibit 2.2 and discussed in detail in Section 2.3.  For simplicity, 
this Specific Plan identifies the entire Plan Area as Village 5 and 
uses the acronym of V5SP. 

The first Goal of the General Plan Land Use Element is “to grow 
in orderly pattern consistent with the economic, social and 
environmental needs of Lincoln.”  The General Plan utilizes the 
designation of Villages to organize new development areas  to  
create  vibrant,  mixed‐use  villages characterized  by  a  mix  of  
land  uses,  pedestrian  and  transit  accessibility and 
neighborhood identity.  

1.2  LAND PLAN SUMMARY 

The V5SP land use plan contains a broad range of residential 
land uses, including rural residential, country estates, low, 

Conceptual Depiction of West Village Park  

medium and high density residential; and employment land 
uses, including retail commercial, village commercial, 
office/commercial, business professional and mixed-use, as well 
as recreational, open space, public and educational land use.   

The land use plan is estimated to result in approximately 8,200 
dwelling units and 4.6 million square feet of employment and 
commercial services land uses.  The mix of land uses types and 
intensities will provide for a diverse village which complements 
surrounding and planned land uses within the City.  Several 
significant opportunities and constraints have shaped the land 
use plan; the Highway 65 corridor bisecting the Plan Area, 
Auburn and Markham Ravines which traverse the Plan Area, the 
overflight zones related to the Lincoln Airport, and the presence 
of biological habitat and resources.  The Plan Area setting and 
existing features is further discussed in Section 2.5. 
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Exhibit 1.1:  Lincoln Area Map 
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1.3 THE SPECIFIC PLAN TOOL 

A specific plan is a planning and regulatory tool intended to 
implement a General Plan through the development of policies, 
programs, and regulations that provide an intermediate level of 
detail between the General Plan and individual development 
projects. 

The Village 5 Specific Plan is the primary land use, policy, and 
regulatory document used to guide the overall development of 
the project area.   It establishes a development framework for 
land use, mobility, utilities and services, resource   protection,   
and implementation.     The intent   is   to promote   the   
systematic and orderly   development   of Village   5.     All 
subsequent development projects and related activities are 
required to be consistent with this Specific Plan. 

The authority to prepare  and adopt specific plans and the 
requirements  for content  are  set  forth in  Sections 65450 
through  65457 of the  California Government  Code  (Planning 
and Zoning Law).   As a mechanism for the implementation of 
the goals and policies of the City’s General Plan, State law 
stipulates that specific plans can only be adopted or amended if 
they are consistent with the jurisdiction’s adopted General Plan.  
This Specific Plan has been developed consistent with the 
policies of the City of Lincoln 2050 General Plan, as provided in 
Appendix A, General Plan Consistency Analysis, as well as other 
applicable state and local regulations.  

 

 

 

1.4 GENERAL DEVELOPMENT PLAN 

A General Development Plan (GDP) is a tool used by the City to 
implement master-planned developments such as the Village 5 
Specific Plan.  The GDP essentially functions as the zoning code 
and design guidelines for the Specific Plan, providing the 
regulatory guide, development standards, and other design 
criteria needed to administer review of individual projects 
within the planned development.   

The GDP establishes a comprehensive design framework, 
design guidelines and development standards to ensure that 
future projects will be developed in a cohesive and well-planned 
manner that ultimately results in an attractive, high-quality 
community as envisioned by the Specific Plan.  The design 
guidelines and development standards provided in the GDP are 
used by City staff in reviewing subsequent development 
applications for individual Planning Areas/phases within the 
Plan Area, and guide the developers, builders, planners and 
designers who will be involved in the construction of the 
community. 

The Village 5 GDP was approved concurrently with the V5SP, 
including development standards and design guidelines for the 
entire Village and Planning Area Detail for Area A. As each of the 
remaining Planning Areas seek full development entitlements, 
the GDP may be amended to include the additional Planning 
Area (s) or a new GDP shall be approved.   Amendments to the 
GDP may be used to modify or identify additional standards for 
Planning Areas B-J, as described more fully in Chapter 9 of this 
Specific Plan and in Chapter 2 of the GDP. 
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1.5 SPECIFIC PLAN ORGANIZATION 
 

Chapter 1-Introduction: summarizes the purpose, 

background, organization and authority of this document. 
 

Chapter 2-Context: describes the location, natural setting, 

and land use conditions on and adjacent to the Plan Area. 
 

Chapter 3-Community Design Framework: 
identifies the vision and organizing principles that guide the 
physical form and development patterns of the Plan Area.  
 

Chapter 4-Land Use Plan: identifies the overall land 

use plan and land use districts that constitute the Plan Area.  
 

Chapter 5-Circulation and Mobility: describes the    

network to accommodate the movement of vehicles, 
pedestrians and bicyclists. 
 

Chapter 6-Public Services: identifies plan-wide public 

services including parks, schools, libraries, police and fire. 
 

Chapter 7-Public Utilities: describes plan-wide water, 

wastewater, storm drainage, electric, natural gas, 
communications and solid waste systems. 
 

Chapter 8-Resource Management Plan: describes      

measures   to   protect   biological, air quality, cultural resources 
and sustainability elements. 
 

Chapter 9-Implementation: describes approval actions, 

financing, phasing and amendment procedures. 

Appendices: Appendices provide supporting analysis and 

technical detail for many aspects of the Specific Plan, including 
General Plan Consistency, Parcel Level Detail and Water, 
Reclaimed Water, Wastewater and Drainage and Flood Control 
Infrastructure. 

1.6 RELATED DOCUMENTS 

The Specific Plan works in tandem with other City adopted 
documents to provide policy guidance for implementation of 
the project.   Existing documents which are actively used to plan 
for and implement development projects include the Lincoln 
General Plan, Municipal Code and various City master plans.  

In addition, the following related documents should be 
referenced in the review and implementation of the Specific 
Plan. The relationship of these documents and their application 
for implementing the Specific Plan are further discussed in 
Chapter 9, Implementation. 

 General Development Plan – a companion document to 
the Specific Plan to direct the build out of the Plan Area, 
which includes permitted uses, development standards, 
design guidelines and planning level detail for individual 
planning areas. 

 Development Agreements – contracts between the City 
and Plan Area property owners that vest development 
rights, outline the infrastructure    improvement   
obligations and specify infrastructure financing and 
timing mechanisms.  

 Environmental Impact Report (EIR)   – an assessment of 
the potential direct and   indirect       effects   associated    
with   the development of the Plan Area.  The V5SP EIR 
also includes a mitigation monitoring and reporting plan. 
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1.7 ACTIONS AND SUBSEQUENT APPROVALS 

The Specific Plan and related documents were approved by the 
City of Lincoln as part of the entitlement process. Those 
entitlements included a General Plan Amendment, 
prezone/rezone and Certification of the EIR. Prior to the 
processing of individual developments, LAFCO will require 
approval of annexation of the Plan Area. Individual 
development projects are subject to review and approval of 
subsequent permits and entitlements by the City of Lincoln, 
other local, State and Federal agencies, as described in Section 
9.4 Specific Plan Administration. 

1.8 PROJECT OBJECTIVES 

The following summarizes the project objectives that guided 
the planning of Village 5 Specific Plan.  These project objectives 
also provide guidance for future planning of development 
activities within the Plan Area 

1. Establish a 4,775+ acre mixed-use village that incorporates 
feasible, smart growth principles which results in an 
economically stable, sustainable community.  

2. Provide a Land Use Plan which includes a broad range of 
compatible land uses, including residential, commercial, office, 
mixed-use, recreation and public/quasi-public which are 
organized around a compact core and provide appropriate land 
use transitions. 

3.  Provide a pedestrian friendly community environment that 
provides a safe and pleasant place for people to live, work and 
recreate. 

4. Provide two Village Centers, located adjacent to key arterial 
streets, functioning as hubs of activity and source of sales tax 
revenue.  

5. Establish a network of open space and recreation amenities 
for Plan Area and City residents with the potential for 
recreational tourism.  Elements include a regional sports park, 
community parks, neighborhood parks, linear parkways, 
pedestrian and   bike connections throughout   the   Plan Area.  

6. Provide sites for a high school, a middle school and three 
elementary schools, which are conveniently located to serve the 
Plan Area residents and surrounding Villages. 

7. Preserve and protect the Auburn Ravine and Markham Ravine 
corridors as permanent open space and provide public access 
with perimeter trails and crossings, where feasible. 

8.  Provide regional and community scale retail and employment 
centers in locations with easy access and visibility from Highway 
65, offering employment opportunities for residents in the Plan 
Area and the City of Lincoln, resulting in a balanced ratio of jobs 
and housing and consistent with the City’s General Plan. 

9. Provide a Land Use Plan with a balance of uses and density 
that results in an adequate tax base which, at project build-out, 
generates a surplus to the General Fund and generates financial 
resources to pay for public services and infrastructure without 
financial burden to existing residents. 

10. Provide a Land Use Plan, Design Standards & Guidelines 
which are consistent with Lincoln General Plan goals and 
policies, incorporate market acceptable design features and 
foster an attractive, well maintained community. 
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11. Establish a land use and circulation system that promotes 
convenient mobility, links Village 5 with other villages and the 
existing areas of Lincoln and provides a variety of non-vehicular 
modes within a setting that is safe, accessible and convenient 
for all modes of travel. 

12. Promote a diversity of housing opportunities responsive to 
the needs of Lincoln, the region and market conditions; 
including single-family dwellings, apartments, condominiums, 
townhouses and live-work units to serve a broad range of family 
incomes. 

13. Provide a comprehensively planned infrastructure 
system which is sized to serve the entire Plan Area and adjacent 
planned Villages, which complements the city-wide 
infrastructure and ensures funding for the on-going 
maintenance needs of the parks, open space and storm water 
quality facilities, public services and infrastructure. 
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CHAPTER 2: CONTEXT

2.1 REGIONAL CONTEXT 

The proposed Plan Area, approximately 4,775 acres, is located 
southwest of the City of Lincoln in south Placer County. Lincoln 
is located on State Route 65 (SR 65), north of the Interstate 80 
(I-80) urban corridor and the cities of Roseville and Rocklin, as 
shown in Exhibit 2.1, Regional Context. 

The City of Lincoln and the Placer region are anticipated to 
continue to experience significant growth.  The SACOG 2035 
update of the Metropolitan Transportation Plan/Sustainable 
Communities Strategy (MTP/SCS) forecasts 11,275 new housing 
units and 9,963 new employees in Lincoln by 2035.This growth 
can be attributed to the region’s overall quality of life, relatively 
affordable housing, a strong job base, availability of land zoned 
for future employment users, seismic stability, extensive 
transportation systems, nearby recreational opportunities and 
a well-trained, and educated labor force. The City, via the 2050 
General Plan, has planned to accommodate its share of the 
regional growth. This growth will be a primary contributing 
factor in achieving the City’s General Plan goals of creating an 
economically sustainable community.   

2.2 SITE HISTORY  

A large portion of the Plan Area, located between Markham and 
Auburn Ravines, is known as the Moore Ranch.  The property 
and adjacent lands have been occupied since the late 1930's and 
have been used for agriculture and rural residential home 
sites.  The property has remained mostly unchanged since the 
late 1960's after a majority of land was converted to irrigated 
rice lands during the preceding two decades.  The area has a 
strong agricultural history with on-going farming operations. 
Most of the agricultural operations rely upon water storage and 
conveyance improvements constructed when the land was first 
occupied through the mid-1960s.  These improvements include 
water to the dams, diversions and canals constructed to draw 
and return water to Markham and Auburn Ravines.         

Exhibit 2.1 Regional Context Map 
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2.3 COMMUNITY CONTEXT 

The Plan Area boundaries are somewhat irregular, as depicted 
in Exhibit 2.2.  The north edge is bounded by Nicolaus Road.  The 
eastern edge of the Plan Area is fairly irregular, following Nelson 
Lane on the north side of the Highway 65 bypass. On the south 
side of the bypass, the boundary generally abuts the Village 7 
Specific Plan and Moore Road. The south boundary of the Plan 
Area follows Moore Road to the intersection with Fiddyment 
Road, then south one mile and commencing west again, 
abutting Auburn Ravine. The western boundary is also irregular, 
starting at the south corner, approximately one mile south and 
west of the Dowd Road/Moore Road intersection, around the 
Lincoln High School Farm property and up to Nicolaus Road.  
 
The boundaries of the V5SP are generally consistent with the 
boundary identified in the General Plan, however in order to 
create a logical geographic area, the Plan Area has incorporated 
two remnant areas. The first addition is in the southwest corner 
of the Plan Area, where approximately 160 acres of adjacent 
Village 6 are incorporated into the V5SP.  The second addition is 
located along the south side of Nicolaus Road, both east and 
west of Highway 65. This 270 acre area of SUD A has been 
incorporated into the Plan Area so that Nicolaus Road defines 
the north boundary of the V5SP Plan Area in entirety.  

The Plan Area is within the City of Lincoln Sphere of Influence 
(SOI), and contiguous with portions of the southwest City limits.  
An SOI is defined as the probable ultimate physical boundary 
and service area of a local agency.  Annexations for the sub-
areas of the Plan Area, Planning Areas A-J, may be processed 
independently, following the City’s approval of the Specific Plan 
and related entitlements as described in Section 9.4.  The 
Planning Areas are described in the following section. 

2.4 VILLAGE 5 CONTEXT 

The City of Lincoln’s General Plan identifies future growth areas 
through a series of “Villages,” geographic areas in the City’s 
Sphere of Influence that will be individually planned to foster 
orderly build out of the City.  Related policies require that each 
village be comprehensively planned with respect to land use, 
circulation, public facilities and infrastructure.   The V5SP Plan 
Area   has   multiple land ownerships, which will likely result in 
portions of the Plan Area to develop separately and under 
different timelines, 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 planning area.  

The geographic boundaries of each Planning Area A through J 
are shown on Exhibit 2.3. The ten (10) Planning Areas were 
chosen based on logical groupings of land use types in 
geographical locations within the Plan Area.  The alphabetical 
assignment to the Planning Areas is based on a 
counterclockwise direction starting from Area A, which is the 
first Planning Area slated to proceed.  Implementation of the 
Village 5 Specific Plan will occur in accordance with the process 
outlined in Chapter 9, Implementation, which addresses 
Development Agreement(s), Environmental Impact Report(s), 
General Development Plan(s) and Phasing/Sequencing of 
Planning Areas. Refer to Section 9.5 for more detail on 
development sequencing. 
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Exhibit 2.2: Plan Area Boundaries 
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Exhibit 2.3:  Planning Areas 
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2.5 PLAN AREA SETTING 

2.5.1 Setting 

The Plan Area is comprised of 141 parcels and many different 
landowners.  The applicant, Richland Developers, Inc., owns 
and/or controls approximately 1,700 acres (approx. 35% of the 
total) within the Plan Area boundaries.                 

2.5.2 Adjacent Uses 

The current land uses on the properties within the Plan Area 
include grazing, rice farming, small ranches, and rural residential 
homes.  Adjacent land uses to the Plan Area include: 

West:   Agricultural land  
North:  Lincoln Airport, residential homes, open space, 
agricultural land 
East:    Residential homes, agricultural land, vacant land   
South: Lincoln Wastewater Treatment and Reclamation facility, 
agricultural land 

2.6 CONSTRAINTS & OPPORTUNITIES  

Primary conditions that have potential influence on the Plan 
Area were considered in the site analysis and design. Such 
conditions influence both opportunities and constraints to the 
future development of the Plan Area, which include the 
Highway 65 corridor bisecting the Plan Area, the floodplains and 
associated riparian vegetation within Auburn and Markham 
Ravines which traverse the Plan Area, the overflight zones 
related to the Lincoln Airport, and the presence of biological 
habitat and resources.  Exhibit 2.4 depicts the constraints and 
opportunities of the Plan Area. 

2.6.1 Habitat and Resources 

At the time of Specific Plan 
preparation, the habitat 
types occurring within the 
Plan Area included annual 
grasslands, seasonal 
wetlands, vernal pools, 
seasonal marsh and 
riparian habitat. The 
natural resources and 
habitat will be preserved 
and provide open space 

areas that serve as a scenic resource and is a visual relief from 
urban development.  The primary biological constraints within 
the Plan Area include sensitive habitats and protected oak trees 
associated with Auburn and Markham Ravines.  

2.6.2 Existing Transportation and Access 

The Plan Area is bisected by State Route 65, a Caltrans freeway 
which extends from Interstate 80 to the east in Roseville and 
continues through the Plan Area to the west, terminating at 
State Route 70 in Olivehurst.  An interchange at Nelson Lane 
provides freeway access to the Plan Area, and connects V5 with 
residents, employees, and visitors from surrounding 
communities and throughout the region.  Freeway frontage for 
businesses and regional accessibility to the Plan Area are 
opportunities, however noise and air quality impacts are 
potential constraints. Other roadways existing at the time of 
Specific Plan preparation include Nicolaus Road, South Dowd 
Road, Moore Road, Fiddyment Road and several small rural 
roads and lanes; Aitkin Road, William Lane, Rockwell Lane, 
Neighbor Lane and Heatherbrook Lane.   



 

  

  Village 5 Specific Plan 2-6 
   

CHAPTER 2:  CONTEXT 

2.6.3 Existing Infrastructure 

The Lincoln Wastewater Treatment and Reclamation Facility 
(WWTRF) is located directly to the south of the Plan Area at the 
southeast corner of Fiddyment and Moore Roads. A sewer point 
of connection (POC) capable of serving the entire Plan Area is 
provided at the north edge of the WWTRF. Two domestic water 
POC’s are stubbed to the Plan Area boundary.  The first water 
POC is located near the intersection of Nicolaus Road and 
Nelson Lane and the second water POC is located on Moore 
Road at the WWTRF.  A reclaimed water POC is located near the 
southwest corner of Fiddyment and Moore Roads. 

2.6.4 Lincoln Regional Airport 

The Lincoln Regional Airport abuts the Plan Area on the north. 
This airport is a general aviation facility owned and operated by 
the City of Lincoln. Airport influence areas and related 
compatibility zones extend over a portion of the site, as shown 
in Exhibit 2.4 and 2.5. An airport influence area is defined as an 
area in which current or future airport-related noise, overflight, 
safety, or airspace protection factors may affect land uses or 
necessitate restrictions on those uses.  Compatibility Zones A 
through D have varying intensity criteria (people/acre), 
requirement for open space within each site and other specific 
criteria related to land uses, with Zone A being the most 
restrictive and Zone D the least.  Table LIN-6A of the Placer 
County Airport Land Use Compatibility Plan (ALUCP) provides 
detailed guidelines and policies for development compatibility 
for the Lincoln Airport. 

The airport zones A, B1 and C1, which are aligned with the airport 
runway trajectory over the Plan Area, are the zones which had 
significant influence on the placement of uses on the land plan. 
These zones represent a composite of four compatibility factors 
of noise, safety, airspace protection and overflight. The portion 
of the Plan Area which falls within the A, B1 and C1 zones, 
totaling 1,120 acres, has land use restrictions that include, but 
are not limited to the following: no residential densities more 
than 4 dwelling units per acre average, schools, active parks, 
hospitals and large gathering places.  In addition, non-
residential uses have varying height and occupancy restrictions 
in these zones. Zone C-2 has conditional compatibility criteria for 
K-12 schools, hospitals and large indoor assembly facilities. Zone 
D has minimal restrictions due to the primary constraint of 
aircraft noise only. The land use plan responds to the airport 
constraint by locating  commercial, office and Rural Residential 
uses only within the most restrictive zones of A, B-1 and C-1. A 
small PQP site is located at the edge of the C-1 zone along 
Auburn Ravine, intended for an allowable private or public 
community use, such as an athletic club or community center.  
The land plan locates the schools within Zone D only, as directed 
by the compatibility criteria. 

2.6.5 Noise   

Known sources of potential noise in the Plan Area vicinity at 
the time of Specific Plan preparation include the aircraft noise 
from the Lincoln Regional Airport and vehicle noise from 
Highway 65. 



 

  

  Village 5 Specific Plan 2-7 
   

CHAPTER 2:  CONTEXT 

 

  Exhibit 2.4: Constraints and Opportunities 
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Exhibit 2.5: Land Use & Airport Compatibility Zones 
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CHAPTER 3: DESIGN FRAMEWORK 

3.1   OVERVIEW 

The Lincoln General Plan utilizes the designation of Villages to 
organize new development areas  to  create  vibrant,  mixed‐use  
villages characterized  by  a  mix  of  land  uses,  pedestrian  and  
transit  accessibility and neighborhood identity.  The framework 
for the V5SP embraces the goals and principles of the General 
Plan, applied to the Plan Area to emphasize the diversity and 
natural environment of the site. 

The following sections describe the vision and principles at a 
broad level derived from the General Plan, the community 
framework that emerges from the vision and principles, and 
finally, the land use goals used to implement the project vision. 

3.2 VISION AND PRINCIPLES 

The vision for the Plan Area responds directly to General Plan 
Goal LU-1; Grow   in   orderly   pattern   consistent with the 

economic,   social,   and environmental needs of Lincoln.  The 
policies for Goal LU-1 are founded upon the principles of 
‘smart growth’, and were adapted from the principles used by 
SACOG in the development of the regional Blueprint.   These 
General Plan principles are fundamental to the V5SP vision:  
 
Establish a vibrant, self-sustaining, mixed use community 
including a broad range of uses which are in symmetry and 
balance with the existing community of Lincoln. The character 
of the Village will draw upon the rich agricultural history of 
Lincoln and Placer County to form a rustic yet contemporary  
form.  Particular focus is placed on providing a pedestrian and 
bicycle friendly community, expansive open space and 
recreation opportunities, quality architecture, preservation of 
resources and the natural setting of the site, where feasible. The 
community will be enhanced with a strong sense of place 
intended to foster social cohesion, one that promotes non-
vehicular modes of travel, encourages education and 
recreation, minimizes energy use and maximizes sustainability.   
 

Illustrative View of West Village Center 
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The fundamental basis for the project vision is to create an 
authentic community which respects the natural, cultural and 
physical elements of the land and the surrounding uses. The 
V5SP incorporates the following organizing principles into the 
overall vision. 

3.2.1 Efficient Development Pattern  

The Land Use Plan is designed to use the land efficiently by 
providing a compact core and appropriate land use transitions 
while responding to the existing constraints.  Land uses are 
organized in a modified grid pattern to encourage walking, 
biking and use of alternative vehicles and to shorten auto 
trips. Efficiency is achieved through placement of the primary 
commercial, employment and recreation uses in close 
proximity to the Highway 65 interchanges. 

3.2.2 Mixed Use Development 

The land plan designates a cohesive mix of complementary land 
uses to create active, vital neighborhoods, providing an 
integration of residential uses with appropriately scaled 
commercial uses. In addition, mixed use zoning in the West 
Village Mixed Use (VMU) site allows both vertical and horizontal 
integration of residential and commercial land uses. 

3.2.3 Transportation Choices  

The Specific Plan is designed to allow and encourage residents 
to live, work, shop, educate and recreate within Lincoln. The 
integration of a comprehensive roadway and trail system will 
maximize the potential for people to walk, ride bicycles, use 
neighborhood electric vehicles (NEVs) or carpool. These 
elements, in combination with the significant natural open 
space areas within the Plan Area, will result in a pedestrian and 

bicycle friendly environment that will promote non-vehicular 
use as a primary choice, becoming a way of life for residents. In 
addition, transit services will be extended to the Plan Area as 
the demand for such services occur and funds are available as 
determined by the transit provider.  

 

3.2.4 Diversity 

The V5SP provides a wide variety of places where people can 
live, including apartments, condominiums, townhouses, live-
work units, attached and detached single-family homes. The 
range of neighborhood types and lot sizes include large rural 
lots, executive estate size lots, traditional lots, compact lots and 
age-qualified neighborhoods in a variety of styles.  This creates 
many housing opportunities for   families, singles, seniors and 
people with special needs while providing community identity 
and diversity.   

3.2.5 Quality Design 

The V5SP emphasizes quality site planning, human scale 
streetscapes and architectural design as important factors in 

Illustrative View of Path System along Open Space 
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creating a strong sense of community and sense of place.  The 
design details of the development, such as the relationship of 
the buildings to the street, setbacks, placement of garages, 
sidewalks, landscaping, the aesthetics of building design and 
the design of the public rights-of-way, are factors that influence 
the attractiveness of living in a cohesive community and 
facilitates the ease of walking and biking to work or 
neighborhood services. Comprehensive Design Guidelines 
provided in the GDP will ensure that the character and quality of 
each development fulfills the project vision through the build 
out of the Plan Area. 

3.2.6 Use of Existing Assets 

The Land Plan draws upon the existing assets of Highway 65, 
Auburn and Markham Ravines, which bisect the Plan Area.  The 
trail network and placement of parks enhances these corridors 
as unifying elements.  The significant visibility of the Plan Area 
from the Highway 65 corridor elevates the importance of 
cohesive treatment of the abutting land uses, landscaping and 
signage, which are addressed in the GDP Design Guidelines. 

3.2.7 Natural Resource Conservation 

The Land Use Plan designates significant open space areas 
throughout the Plan Area, preserving existing wildlife corridors 
and plant habitat along the ravines and creating additional 
connections with linear parkways. The comprehensive open 
space is an integral, unifying element of the community.  
Environment-friendly practices such as energy efficient design, 
water conservation, stormwater management and low impact 
development are integrated as sustainable design standards. 
The conservation of natural resources protects species and 

improves overall quality of life by providing places for outdoor 
enjoyment.  

3.3. COMMUNITY FRAMEWORK 

The development framework of the Plan Area was guided by 
several key elements that achieve the community’s desired 
physical form, as depicted in Exhibit 3.1, Community 
Framework. Auburn and Markham ravines are significant 
natural elements that helped shape the physical form of the 
Land Use Plan. These two physical features, which bisect the 
Plan Area from east to west, create a natural green “necklace” 
encompassing the primary Plan Area core neighborhoods. 
Other contributing factors are the location of Highway 65 
corridor and the influence of the Lincoln Airport overflight 
zones. The key features that inspired the community design 
framework are described as follows:  

1. Natural Environment framing a compact core: The core 
area of Village 5 is framed by the ravines, the high school 
farm and existing rural residential properties.  The 
residential densities are lower at the edges of the Plan 
Area and along the open space preserves, gradually 
increasing in density and intensity towards the core and 
Highway 65. The core neighborhoods comprise the 
central area of the land plan, with the full range of 
residential densities, flanked by the Village Centers on 
each end.  The north neighborhoods are separated by 
Markham Ravine from the core neighborhoods, with a 
denser mix of housing nearest to Highway 65 and 
decreasing density to the west. This framework provides 
a distinct identity, a well-defined pattern and gradual 
transitions to the Plan Area edges. 
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Exhibit 3.1: Community Framework 
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2. Village “Centered”:  Two village centers are focal points 
and identifying elements for the Plan Area, one in the 
east and one in the west. These village centers function 
as pedestrian-friendly, social and commercial hubs, at a 
scale that matches the location and intensity. The West 
Village Center is a community oriented gathering space 
with a local market, shops, cafés, service oriented retail 
and integrated residential uses. The East Village Center 
is envisioned as a lifestyle center that will not only serve 
the local neighborhood but also the greater region, 
inspired by The Fountains in Roseville.  

3. Employment Gateways: The commercial, office and 
business park employment uses are primarily located to 
take advantage of access to and from Highway 65 and 
the Lincoln Airport.  The placement of the primary 
employment node located at Highway 65 and Nelson 
Lane responds the land use restrictions of the primary 
Airport overflight zones, which prohibits most 
residential land uses, as described in Section 2.6.4.  
These employment uses are not only compatible within 
the airport zone, they are also well situated to serve the 
City of Lincoln residents, the surrounding region as well 
as the neighborhood needs and services.  

4. Health, wellness and support of community values: The 
extensive, interconnected open space, active recreation 
facilities and a sports tourism emphasis will provide 
ample places for physical activity and will form a unifying 
element of the community, providing places for 
residents to meet, compete, play, and experience 
natural surroundings. 

5. Integrating agriculture with community:  The project 
provides the opportunity for integrated agriculture and 
open space within the boundaries of the rural residential 
districts (i.e.; through clustering), provides buffers and 
educational programs to help protect/respect 
neighboring agriculture and promotes the use of locally 
grown products. 

 

Illustrative View of Class I Trail along Open Space 
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3.4 LAND USE GOALS 

This section discusses the goals and policies that guided the 
arrangement of Specific Plan land uses. The General Plan Land 
Use and Community Design Element provided detailed 
guidance for the Specific Plan.  A complete list and consistency 
analysis of applicable General Plan goals and policies is provided 
in Appendix A.  The following V5SP land use goals are used to 
implement the project vision and to guide the form and 
character of the emerging community.   

Goal 3.1:  Foster a distinctive community with a strong sense 

of place 

 Policy 3.1.1: Reinforce community image through the 
preservation and creation of landmarks and icons that 
reflect the agricultural heritage of the Plan Area and 
Lincoln. 

 Policy 3.1.2:  Provide vibrant village centers that are 
gathering places for the community and attractive 
destinations, accessible via an interconnected mobility 
system. 

 Policy 3.1.3: Locate the schools and parks as focal points 
and gathering places within each neighborhood. 

 Policy 3.1.4: Design neighborhoods so that most dwelling 
units are within one-quarter mile of an open space area 
such as a park, school site, linear parkway or other open 
space. 
 

Goal 3.2: Integrate a balance of complementary land uses 

 Policy 3.2.1: Locate retail and employment centers with 
easy access and visibility from Highway 65. These land uses 
provide an extensive array of local and regional goods and 
services as well as employment opportunities for 

residents in the Plan Area, the City of Lincoln and the 
South Placer region 

 Policy 3.2.2:  Designate the East Village Center in a location 
that functions as a gateway for the eastern portion of the 
Plan Area and serves as a destination lifestyle center. 
Prioritize the development of a regional retailer within the 
East Village Center that offers a unique and an enhanced 
market opportunity for the Plan Area that cannot be 
replicated throughout the region.  

 Policy 3.2.3: Designate mixed-use zoning in the West 
Village Center to reinforce civic hubs, support consumer 
demand for locally-based businesses, promote live-work 
opportunities and encourage non-vehicular mode share 
and transit use. 

 Policy 3.2.4: Provide job-generating uses to achieve a 
balanced jobs-to-housing ratio and to encourage close 
home-work linkages to reduce automobile dependence. 
 

Goal 3.3: Provide a range of housing choices and opportunities 

 Policy 3.3.1:  Provide a range of housing options (i.e., 
apartments, townhouses, lofts, single family detached 
homes, age-qualified units) for the variety of people 
desiring new housing (i.e., families, single, multi-
generational, seniors and those with disabilities/special 
needs). 

 Policy 3.3.2: Provide housing opportunities and choices for 
moderate and low income persons and families. 

 Policy 3.3.3: Design infrastructure and services for the 
existing rural residential areas within the Plan Area which 
lack urban services. 
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 Policy 3.4.4:  Provide a balanced mix of residential land use 
types across the Plan Area in the full range of permitted 
densities, from 0.2 du/acre to 30 du/acre.  
 

Goal 3.4:  Provide a connected, accessible open space and 

recreation network to enhance existing natural resources and 

encourage use of non-vehicular modes 

 Policy 3.4.1: Preserve and protect the Auburn Ravine and 
Markham Ravine corridors as permanent open space and 
provide public access with perimeter trails and crossings, 
where feasible.  

 Policy 3.4.2: Establish a network  of open space and 
recreation  amenities including a  regional sports  park, 
community parks, neighborhood    parks,  linear parkways, 
and pedestrian   and   bike connections throughout   the   
Plan Area. 

 Policy 3.4.3: Allocate a minimum of forty  percent   (40%) 
of  the Plan Area  for  useable open  space, such as parks, 
recreation, natural open space, linear parkways, buffers 
and landscape areas. 
 

Goal 3.5:  Incorporate buffers and/or compatible land uses to 

preserve and protect sensitive land uses and existing assets 

 Policy 3.5.1: Designate appropriately sized buffers   
between   proposed developed   areas and the open space 
preserves, natural open space and other sensitive 
resources. 

 Policy 3.5.2: Locate appropriate land uses within the 
compatibility zone of the Lincoln Airport in compliance 
with the Placer County Airport Land Use Compatibility 
Plan (ALUCP).  Provide avigation easements for any 
residential parcels within Zones A, B-1, C-1 and C-2. 

 Policy 3.5.3: Provide buffers for adjacent agricultural  land  
uses  designated  for  long‐term protection to minimize 
land use conflicts using techniques  including,  but  not  
limited  to;  linear parkways,  open  space, fencing, tree 
windrows and berms.  Provide agricultural disclosure for 
new residential uses adjacent to active agricultural uses. 

 Policy 3.5.4: Require adequate buffers within the Village 
Rural Residential zone along Fiddyment Road where 
abutting the Wastewater Treatment and Reclamation 
Facility. 
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CHAPTER 4: LAND USE PLAN 

4.1   OVERVIEW 

This chapter describes the Land Use Plan and the relationship of 
the Zoning and GDP to the development process.  A description 
of each land use type is provided, including density and intensity 
ranges pursuant to each zoning category and provisions for 
transfers of dwelling units and non-residential square footages.   

4.2 LAND USE PLAN 

The Land Use Plan is the culmination of a comprehensive 
collaboration between City staff, the applicant’s team and 
landowners, a process which identified physical constraints, 
examined adjacent land uses and analyzed General Plan policies 
and influences on the land use planning process.  The Land Use 
Plan is based on the goals and policies of the City of Lincoln 2050 
General Plan, specifically from the Land Use and Community 
Design Element, as described in the vision and principles, 
Section 3.2.  

The Land Use Plan, shown on Exhibit 4.1, illustrates the 
arrangement of land uses, transportation networks and open 
spaces that will comprise the V5SP community. Table 4.1 
provides a detailed summary of the land use designations, 
acres, dwelling units and square footages allocated on the Land 
Use Plan and evaluated in the EIR analysis. The Land Use Plan 
designates a broad range of residential land uses, Village 
centers, employment and commercial land uses as well as parks, 
open space, public and educational land uses.  The land use plan 
is estimated to result in approximately 8,200 dwelling units and 
approximately 4.6 million square feet of employment and 
commercial land uses.  The mix of land uses types and intensities 

will provide for a diverse village which complements 
surrounding and planned uses within the City. 
 
The variety of housing types and densities proposed will 
accommodate a wide range of groups including families, 
singles, seniors and people with special needs.  Housing types 
proposed include rural residential homes, detached and 
attached single-family homes, age-qualified homes, 
apartments, condominiums, townhouses and live-work 
buildings.  A wide variety of employment and commercial land 
uses are allocated within the Plan Area.  These   uses are 
primarily located to take advantage of access to and from 
Highway 65 and the Lincoln Airport.  The new employment and 
commercial opportunities will serve the City of Lincoln 
residents, the surrounding region as well as village and 
neighborhood needs and services. Parks, open space and public 
uses, such as schools and fire stations, are distributed 
throughout the Land Plan to ensure optimum access and use. 
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