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Planning Background
• Higgins Area Plan last updated in 2000
• Other recent plans serve as models:

• Penn Valley Area Plan (2020)
• Soda Springs Area Plan (2016)

• Project funded through a Local Early 
Action Planning (LEAP) grant award 
from HCD

• Contracted with PlaceWorks, Inc.
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Project Purpose
• Establish a comprehensive future vision 

integrating housing, commerce and 
culture. 

• Serve as a blueprint for future 
development 

• Land Use 
• Economic Development 
• Public Facilities and Services 
• Design Goals, Guidelines and Standards 

• Engage the community in an inclusive 
visioning process 
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Project Partner
• South County Municipal Advisory Council (SCMAC)

• Helps engage all aspects of the community 
• Advises and informs on issues in and around the Higgins Corner/Lake of  the 

Pines area.
• Advises the project team to ensure an inclusive  participatory process and a 

final plan that promotes the community’s vision.
• Hold SCMAC meetings to solicit input and discuss plan development
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Plan Area
• Expanded from the previously adopted 

Higgins Corner Area Plan
• Includes areas of high development potential
• Focus area for policies and recommendations

• Engage residents from inside and 
outside the Plan Area

• Areas of Influence residents would also be served by 
Plan Area development

• Focus on areas that have potential for 
change, to guide future growth that 
contributes to community vitality

• Identified Opportunity Sites clustered within Design 
Districts
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Community Engagement
• Stakeholder interviews

• Businesses, property owners, agencies and organizations, neighborhood 
associations, schools, emergency responders, and County staff

• Four community workshops
• Workshop 1: Introduction and Visioning
• Workshop 2: Existing Conditions and Opportunities
• Workshop 3: Plan and Development Concept Options
• Workshop 4: Draft Area Plan

• Regular meetings with the SCMAC
• Outreach via project website, email blasts, social media, direct 

engagement, and flyering at community spaces & high traffic 
areas

• Planning Commission Hearing 



Plan Organization

• Chapter 1 – Introduction
• Chapter 2 – Land Use and Community Character
• Chapter 3 – Economic Development
• Chapter 4 – Public Services and Infrastructure
• Chapter 5 – Recreation and Trails
• Chapter 6 – Historical, Cultural, Natural, and Scenic 

Resources
• Chapter 7 – Implementation
• Appendix – Design Guidelines
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Chapter 1: Introduction
• Plan document 

organization
• Context and Plan Area
• Vision and Guiding 

Principles
• Relationship to the Nevada 

County  General Plan

VISION STATEMENT

“Retain the rural, small-town character of  
the Greater Higgins area, while serving the  
basic needs of the surrounding community  
and providing a gateway to those entering  
western County of Nevada. As it develops,  
the Plan Area will continue to function as  
the crossroads of southwestern county and  
as a gateway to the county from the
Sacramento Valley.”



9

Opportunity Sites
13 Identified Opportunity Sites
• Vacant or Underutilized Parcels
• General Plan Land Use and 

Zoning Designations:
• Commercial
• Office Professional 
• High Density Residential 

• Concentrated in Design Districts
• Higgins Corner
• Lake Center



10

Chapter 2: Land Use and Community 
Character
• Existing land use and 

built conditions
• Community Design 

Districts
• Higgins Corner Design 

District
• Lake Center Design District

• Key goals and policies
• Concentrated growth
• Multi-family housing
• Single-family housing
• Experience-oriented  

commercial areas
• Design consistency

VISION STATEMENT
“Retain the rural, small-town character of  
the Greater Higgins area, while serving the  
basic needs of the surrounding community  
and providing a gateway to those entering  
western County of Nevada. As it develops,  
the Plan Area will continue to function as  
the crossroads of southwestern county and  
as a gateway to the county from the
Sacramento Valley.”
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Chapter 3: Economic Development
• Existing economic 

conditions
• Market potential for 

residential and  non-
residential uses

• Key goals and 
policies

• Business development
• Marketing and 

organizational  
capacity

VISION STATEMENT
“Retain the rural, small-town character of  
the Greater Higgins area, while serving the  
basic needs of the surrounding community  
and providing a gateway to those entering  
western County of Nevada. As it develops,  
the Plan Area will continue to function as  
the crossroads of southwestern county and  
as a gateway to the county from the
Sacramento Valley.”
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Chapter 4: Public Services and 
Infrastructure
• Vehicular network
• Potential evacuation 

routes
• Potential transit 

improvements
• Utility infrastructure
• Public services
• Key goals and policies

• Balanced circulation 
network

• Evacuation route network
• Public services
• Utility infrastructure



13

Chapter 5: Recreation and Trails
• Existing facilities
• Trail 

recommendations
• Parks 

recommendations
• Key goals and policies

• Expanded multi-use path  
network

• Multi-use path design 
and  management 
measures

• Bicycle and pedestrian  
infrastructure

• New parks
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Chapter 6: Historic, Cultural, Natural, 
and Scenic Resources
• Existing resources

• Indigenous land 
acknowledgment

• Ragsdale Creek
• Highway 49 and 

Combie Road
• Key goals and 

policies
• Scenic resource 

preservation
• Ragsdale Creek 

protection
• Tribal coordination
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Chapter 7: Implementation
• Prioritization of 

goals,  policies, and 
actions

• Lead Agency
• Timeframe
• Implementation 

Actions
• Funding 

mechanisms to 
implement Plan  
improvements, 
programs, activities
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Appendix: Design Guidelines
• Scenic and Natural 

Resources
• Design Districts
• Site Planning
• Building Design
• Landscaping
• Public Art
• Lighting
• Signage
• Crime Prevention Through 

Environmental  Design 
(CPTED)

• Multi-family Residential 
Development
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Project Components
• General Plan Text Amendment (GPA22-0002): 

• To Adopt the Greater Higgins Area Plan and correct references. 
• Zoning Map Amendment (RZN22-0002): 

• Parcel rezoning to correspond with the proposed expansion of the Area Plan 
boundaries to add the Site Performance (SP) Combining District zoning to 
specific parcels to reflect the applicability of the Area Plan (479-parcels). 

• Zoning Ordinance Amendment (ORD22-3): 
• Amending Sec. L-II 4.2.3 of the Nevada County Zoning Ordinance to add a 

reference to the proposed Greater Higgins Area Plan design guidelines and 
standards.
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Environmental Review
• Project subject to California Environmental Quality Act (CEQA)

• Nevada County is Lead Agency 
• 35-day Public Review Period (November 29, 2022 to January 3, 2022 at 5:00 p.m. )

• Comments received from multiple individuals during and following the review 
period.

• No substantial revisions required that would require recirculation pursuant to CEQA and 
Guidelines

• Area Plan would not result in a negative environmental impact 
• The project does not issue any entitlements or authorize physical disturbance of the 

environment.

• Future project-level environmental review within the Plan boundaries would be based on 
consistency with the County General Plan, Land Use and Development Code, and the 
Greater Higgins Area Plan. 
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General Plan and Zoning Consistency
• The Greater Higgins Area Plan supports, furthers and augments 

the Nevada County General Plan.
• It is drafted to help support the economic and social well-being of the Greater 

Higgins Area and surrounding community as it grows overtime.  
• It is intended to act as a policy guide for which future development projects will 

be tested for consistency with the Area Plan goals and policies.  
• Proposed amendments are a part of the project to ensure internal 

consistency within the General Plan and LUDC. 
• Remove reference to 2000 Area Plan in General Plan And LUDC
• Minor textual changes to reflect Greater Higgins Area Plan
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Planning Commission 
Recommendation
• January 12, 2023 Hearing: 4-0 vote (1 absent) 

• Comments received by MAC Chair, MAC Members, Plan Area 
Resident

• Recommendation to the Board of Supervisors
• Adopt Resolution for the Negative Declaration (EIS22-0014) 
• Adopt Resolution for the General Plan Text Amendment (GPA22-0002) 
• Approve Ordinance for the amendments to Zoning District Map 

(RZN22-0002)
• Approve Ordinance for the amendments to Sec. L-II 4.2.3 of the 

Nevada County Land Use and Development Code (ORD22-3).
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