
Low Density Residential:   Residential areas with densities ranging from 1 to 5 acres per dwelling unit, with a typi-

cal density of 3 acres per

dwelling unit.  Such residen-

tial developments are often

referred to as acreages. 

Urban Residential:   Multi-

family and single family resi-

dential uses in areas with

varying densities ranging

from more than fifteen

dwelling units per acre to

less than one dwelling per

acre.

There is one land use plan

for both the City of Lincoln

and Lancaster County. The

above land use categories are

reflected in the single

Lincoln and Lancaster

County land use plan. This

one land use plan is dis-

played in two figures for the

purpose of permitting greater

clarity of display within the

Lincoln urban area. The first

figure displays the entire

Lincoln/ Lancaster County

Land Use Plan. The second

figure is a close up on the

Lincoln urban area from the

Lincoln/ Lancaster County

Land Use Plan. 

The land use plan displays

the generalized location of

each land use.  It is not

intended to be used to deter-

mine the exact boundaries of

each designation.  The area

of transition from one land use is often gradual.  The Comprehensive Plan also encourages the integration of compat-

ible land uses, rather than a strict segregation of different land uses.

As part of this Plan’s preparation, a community-based task force was formed to examine the long term future of the

Stevens Creek basin.  As part of that process, the task force developed a series of “Planning Guidelines” describing

their vision of the basin’s future.  These planning guidelines were drawn upon in the formulation of this

Comprehensive Plan.  The guidelines should be utilized in the on-going planning activities for the Stevens Creek

F 27

Lincoln City - Lancaster County Comprehensive Plan
Last Updated:  September 25, 2006

Future Conditions - Community Form

Urban Growth Tiers



F 28

Lincoln City - Lancaster County Comprehensive Plan
Last Updated:  May 28/29, 2002

Future Conditions - Community Form

basin to underscore the long term importance of this area to the City and County.   
The land use plan also displays the generalized land use plans for other incorporated places within the county.  These
include the cities of Waverly and Hickman, and the villages of Malcolm, Raymond, Davey, Denton, Bennet,
Sprague, Roca, Panama, Hallam and Firth. 

In many circumstances the land use categories in these plans were different than the categories used in the Lincoln/
Lancaster County Comprehensive Plan.  In such instances, adjustments were made for the purposes of this display so
that the land uses followed those used in the City-County Comprehensive Plan.  These communities and their specif-
ic adopted plans should be consulted as the source for decisions within their zoning jurisdictions. Their plans are dis-
played in order to better coordinate the land use plans for the County as a whole with those of individual towns.

In addition, Waverly and Hickman requested that their goals for the area two miles outside their community be
included in the Lincoln/ Lancaster County Comprehensive Plan.  These communities only have jurisdiction over a
one mile planning area.   Their proposed land uses are generally compatible with the principles of this
Comprehensive Plan and thus are reflected on the land use plan.  It should be noted that these areas remain within
the current planning and zoning jurisdiction of the city and county and are thus subject to reconsideration and change
by Lincoln and Lancaster County. 

Future Service Limit: The land use plan also displays the future service limit for the City of Lincoln.  Land inside
this line represents the anticipated area to be provided with urban services within the planning period. 

TIMING

Tier I, II and III 

The Comprehensive Plan includes three tiers of growth for the City of Lincoln.  Tier I reflects the “Future Service
Limit,” where urban services and inclusion in the city limits are anticipated by 2025.  Infrastructure planning, espe-
cially for water and sanitary sewer facilities, can reach beyond the 25 year time horizon to 50 years and further. Tier
II respects this extended planning horizon by showing areas where long term utility planning is occurring today with
the expectation that these areas will follow Tier I as the next in line for urban growth.  Tier III reflects an even more
distant planning area — both in time and geography.  Little active planning of utilities or service deliverly is likely to
occur in the near term in Tier III.   A fuller description of each Tier is provided below: 

Tier I: Defines the City of Lincoln’s near term growth area – generally a 40 square mile area which could reason-
ably expect urban services within the next twenty five year period.  Land within this area should remain generally in
the present use in order to permit future urbanization by the City. 

Tier II: An area of approximately 47 square miles intended to serve the following purposes: (1) to define the geo-
graphic area the city is assumed to grow into immediately beyond the twenty-five year time frame of Tier I; (2) to
serve as the basis for long term, advanced utility planning; and; (3) to act as a secondary reserve area for urban
growth should the Tier I area development occur more quickly than assumed for the twenty-five year period.  Owing
to the intended purposes of this Tier and the uncertainty of when the city may begin providing services to these
areas, Tier II should also remain in its present use in order to provide for future urban development.

Tier III: Provides an approximately 98 square mile area for Lincoln’s longer term growth potential – perhaps 50
years and beyond.  While eventual urbanization of this area is expected, the Tier III area extends well beyond any
urban-style development envisioned within the present Plan.  Tier III should serve as a panoramic vision for City
expansion in the distant future. No active development or infrastructure planning should occur within this Tier  with-
in the 25 year planning period of the Plan. Tier III should also remain in its present use in order to provide for future



PRIORITY AREA PLAN FOR TIER I

SETTING PRIORITIES

The top priority for infrastructure improvements is the existing city and areas that are currently under development.
In order to provide for the orderly future growth of the city, additional land is identified in Tier I as the next area for
improvement. However, the community does not have the financial resources, nor is it necessary, to provide urban
services to all of the Tier I area within the next few years. So within Tier I, the community needs to prioritize areas
for infrastructure improvements.

TOP PRIORITY AREA

Areas generally within the city limits at the beginning of the planning period. There are still significant infrastructure
needs within the existing city and areas currently under development. Some larger projects, such as Antelope Valley,
will be ongoing throughout the planning period and will require significant infrastructure resources.

PRIORITY A OF TIER I

Areas designated for near term development are generally contiguous to existing development and should be provid-
ed with basic infrastructure within 12 years of the adoption of the Plan. Some of the infrastructure required for devel-
opment may already be in place. This area includes some land already annexed, but is still undeveloped and without
significant infrastructure. Areas with this designation are the next priority for infrastructure programming. Some
infrastructure improvements may be done in the near term while others, such as road improvements that are generally
more costly, may take longer to complete. 

PRIORITY B OF TIER I 

The next areas for development beyond Priority A, are those which currently lack almost all of the infrastructure
required to support development. In areas with this designation, the community will maintain present uses until urban
development can commence. Infrastructure improvements to serve this area will not initially be included in the City’s
CIP, but will be considered in the long term capital improvement planning of the various city and county depart-
ments.

The principles for prioritization and the individual priority areas are described as follows:

Principles for Priority Areas: 
•  The top priority for the City’s Capital Improvement Program (CIP) is to maintain existing infrastructure, 

provide for new neighborhood improvements and to complete needed improvements for areas already 
under development.

•  Infrastructure improvements should be made concurrent with development. 
•  In order to implement the Plan Vision, infrastructure should generally be provided in different directional 

growth areas, depending upon limited financial resources and if there is development interest in the area.
•  Funds for improvements in new major drainage basins to the southwest and to the east should provide the 

opportunity for development to begin in these areas within the next 12 years.
•  Development in the southwest should begin in the Priority A area in the general vicinity of the intersection

of Warlick Blvd. and Highway 77.  Further planning should proceed to identify initial staging of infra-
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structure and development in this area.
•  The community should only approve development proposals that can be adequately served by all public 

facilities. 
•  Generally, adequate infrastructure improvements should be completed in all Priority A areas where there 

is development interest prior to beginning infrastructure in Priority B areas.
•  It is anticipated that there may be some unique circumstances to warrant consideration of development of 

land in Priority B, prior to the full completion of improvements in Priority A.  The community will 
consider development in a sub-basin in Priority B areas, before completing the infrastructure in Priority 
A areas, if all of the following conditions are met:

1)  the project is contiguous to the City and proposed for immediate annexation, and is consistent 
with principles of the Comprehensive Plan,

2)  the developer provides information demonstrating how the necessary infrastructure 
improvements to serve the sub-basin would be provided and financed.  The City shall contact 
other public agencies to obtain their report on the infrastructure necessary to serve the 
sub-basin including utilities, roads, fire service, public safety, parks, trails, schools and library 
needs.

3)  the impact that development in the sub-basin will have on capital and operating budgets, level 
of service, service delivery and Capital Improvement Programs is addressed, 

4)  there is demonstrated substantial public benefit and circumstances that warrant approval of the 
proposal in advance of the anticipated schedule.

•  Explore options to permit the City Council to annually adopt a six year Capital Improvement Program to 
serve as a planning and programming guide.
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TIER II PRIORITY AREAS

The Plan’s premise is that within the next ten years, if the anticipated growth expectations occur, additional areas
from Tier II will be added to Tier I.  Such change would include amending the Future Service Limit accordingly to
reflect the new 25 year planning time frame. For example, in the year 2009, an update of the plan could be complet-
ed, with a future service limit for the year 2035, and the Tier I and II areas changed accordingly.

The Tier II Priority Areas map displays the area that should be first considered for addition to Tier I. Development
will not take place in these areas while they are designated as Tier II. Designating the priority areas to move eventu-
ally to Tier I will aid in infrastructure planning and the orderly development of the community. 

To support this objective, a “Public Infrastructure Investment and Growth Strategy” will be prepared for all of the
Tier II area.  This Strategy should be completed for public review within three years from the adoption of this
Comprehensive Plan.  The Strategy’s purpose is to lay out the community’s long term infrastructure requirements
and growth objectives allowing for the eventual urbanization of the entire Tier II area.  The public services to be
considered as part of this process should include streets and highways, water, wastewater, watershed management,
public transit, parks, open space, trails, schools, libraries, and other public services.

The process for formulating this strategy should begin with the crafting of “Planning Guidelines” for all drainage
basins included in the Tier II area.  These Guidelines have already been developed for the Stevens Creek Basin.  The
Stevens Creek Basin Planning Guidelines should serve as the template for creating the Guidelines for the other
basins encompassed in Tier II.

Once Planning Guidelines have been completed for each basin, a unified strategy for urbanizing Tier II would be
prepared.  This unified Strategy would contain sufficient detail to describe the following for each basin within Tier
II:

•  General form and character of urban growth
•  Major transportation facilities, including streets, highways, trails and pedestrian ways, and potential 

transit corridors
•  Key environmental features and plans for sustaining their long term viability
•  Locations for open space, parks, and natural areas
•  Major water, wastewater and storm water system requirements
•  Schools and educational facilities
•  Means for addressing transitional issues as land is converted from agricultural to urban uses

The community desires the efficient use and maintenance of present infrastructure, while providing new infrastruc-
ture that supports continued growth and development. The proposed future service limit makes maximum use of
existing and planned urban infrastructure. The community needs to pursue the timely development of additional
infrastructure to support planned growth in the Comprehensive Plan. 

The goal is to find the means to build 25 years worth of improvements over a 20 year period in order to ensure the
well-timed delivery of urban infrastructure.  The Plan Realization section further describes the mechanisms that will
link urban infrastructure programming to local market and growth conditions.  It is imperative that there be adequate
funds for the maintenance of infrastructure and facilities in the existing urban area as future growth occurs.

Northwest Tier Study:  a review should be conducted of the Tier III growth areas, from approximately N.W. 27th

Street, north of Highway 34, to West “O” Street, west of N.W. 56th Street, to determine which, if any areas, are
appropriate for Tier II designation.
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SUBAREA PLANNING PROCESS

Subarea planning — for neighborhoods or other small geographic areas –  can address issues at a more refined scale
than can be included in the Comprehensive Plan.  Subarea plans may then become incorporated into the
Comprehensive Plan through a formal adoption process. Subarea plans can serve as an official guide for elected
decision makers, individuals and various City or County departments to promote improvements in the following
areas such as: land use, housing, traffic, parks and recreation, public safety, infrastructure and the built and natural
environments.

Subarea plans adopted as part of the Comprehensive Plan are discussed in the “Plan Realization” section.

SUMMARY OF COMPREHENSIVE PLAN ASSUMPTIONS

These assumptions represent the agreement of the Comprehensive Plan Committee which assisted in the develop-
ment of the Comprehensive Plan. The following assumptions guide the planning process for Lincoln and Lancaster
County:

1.  A City and County population growth rate of 1.5 percent per year was used for the 25 and 50 year 
planning periods.  This adds approximately 113,000 persons to the County over the next twenty five 
years and approximately 277,000 over the next fifty years.  The assumed County population distribution 
would remain 90 percent in the City of Lincoln, 3 percent in other incorporated towns and villages, 6 
percent on rural acreages, and 1 percent on farms. This would add approximately 42,560 dwelling units 
in the Lincoln urban area to support the additional population of 103,000 persons.

2.  Areas for future urban expansion were designated consistent with the growth projections, stated planning 
policies, and infrastructure objectives. Tier I provides 30 total square miles of which 23 square miles 
(14,720 acres) are “developable area” within the 25 year planning period. The net developable area 
includes land generally outside the 100 year floodplain and not presently developed with uses such as 
parks, golf courses, schools or commercial.

3.  Projected levels of commercial and industrial expansion were accommodated throughout the planning 
area. An annual employment growth rate of 2 percent for projecting commercial space needs was 
assumed which equals 21.5 million square feet of new retail, office and service uses over the 25 year 
planning period (65 percent increase). An annual employment growth rate of 2.5 percent for projecting 
industrial area needs was assumed which equals 2,392 acres of new industrial land within the 25 year 
planning period (86 percent increase).

4.  The assumptions listed below were used in the modeling and analysis process for the development of
this Comprehensive Plan.  The assumptions reflect the intent and recommendation of the Comprehensive
Plan Committee and are consistent with the policy of the Floodplain Task Force.  The assumptions fall
into three categories:

A.  Where development exists in the floodplain, it was assumed that the uses would continue, that 
existing structures could be enlarged, and that existing individual businesses could expand within 
floodplain areas per adopted regulations and standards.



B.  Where the 1994 Future Land Use Plan designated parks, open space, or agricultural land uses within 
the floodplain and floodway, it was assumed that such land uses would continue in the future and that 
any urban-style development would occur outside of the floodplain and floodway.

C.  It was assumed that some new industrial and commercial development (between 10 and 20 percent of 
the total assumed growth in new industrial or commercial uses) could occur within areas already 
zoned or planned for industrial or commercial development in the delineated floodplain.

5.  For transportation modeling purposes, an urban residential density factor of 3 dwelling units per acre was 
assumed for a majority of the designated future growth areas.
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