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ITEM NO. 5.4: SPECIAL PERMIT NO. 16565C

OPPOSITION
(p-163 - Public Hearing - 5/28/14)

RECEIVgp

May 21, 2014 MAY 2 9 2014

Lincoln/Lancaster County Planning Department
Lincoln/Lancaster County Planning Commission
County-City Building

555 South 10" Street

Lincoln, Nebraska 68508

Re:  Application of Chateau Development for Change of Use of Outlot B, Van
Dorn Meadows Second Addition (the “Application™)

Ladies and Gentlemen:

The Ad Hoc Committee of Fox Hollow and Sherman Homeowners (the “Committee”)
directly represents approximately 60 residential units abutting or near the subject property
of the Application. We also believe that we represent dozens of other area homeowners, as
evidenced by the petitions signed within the neighborhood. (See Exhibit 1)

Preliminary Statement

Members of the Committee have attended two public meetings, and held one private
meeting with Stephan Gaspar of Chateau Development regarding his proposals to build
apartments on Outlot B, a property that has historically and consistently been represented
as designed for “future townhome development”. We have consistently stated that we
opposed “leapfrogging” apartment units into the middle of a neighborhood of luxury
townhomes and single family residences. -

All of the present owners of the Sherman Townhomes and the homes on Fox Hollow
Road, Fox Hollow Circle with the inclusion of any homes abutting/surrounding Outlot B will
state that when they bought or built their homes they were told Outlot B would be developed
for more luxury townhomes. Mr. Gaspar has not denied that he originally marketed
townhomes on Sherman Street and Sherman Place by representing that Outlot B was for
“future townhome development”. (See Exhibit 2 and Exhibit 3) He stated at the last public
meeting that he has a right to change his mind and that as a businessman he is guided by

what produces the greatest profit to him.

In response, we proposed a compromise for building 9 or 10 duplexes on Outlot B.
This would effectively double the density we had expected, and would change the
transitional pattern by inserting two-story rental units between one-story luxury
townhomes and single family homes. We believe this would be a sufficient “change of
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mind” to balance Mr. Gaspar’s financial pursuits against the quality of life in a long-
established neighborhood.

Statement of Objections to the Application

1. Density

The Chateau proposal will increase population density beyond anything previously
imagined. If the Application did not represent a departure from existing standards it would
not be necessary. It is ironic, indeed, that Chateau is relying on areas of “green space” in its
calculation of density limits. Promotional literature for the Sherman Townhomes utilized in
the mid and late 1990°s describes the neighborhood as “surrounded by open spaces and a
beautiful view” allowing “you to enjoy beauty and serenity . . . because of the open
surroundings.” Now Chateau proposes that 30 rental units, including an apartment building,
be “leapfrogged” into these same “open surroundings”.

2.  Transitions

Chateau Development’s plan does not honor well established best practices in city
planning for appropriate transitions from Commercial to Apartment to Duplex to Single
Family homes, allowing for ample green space and compatibility of use. Instead, the
proposed plan negates present transitions and “leapfrogs” apartments into a lot abutting
single family homes.

There are already seven apartment complexes, comprising over 1,250 units in the
arca. None is built entirely in a residential area. All the others border at least one major
arterial street. Only two border against single family residences on even one side. The
proposal for Outlot B would have townhomes or single family homes surrounding the
apartment building and parking lot on three sides and a residential street on the fourth

side,
3. Infrastructure

We can understand the city’s desire to use existing infrastructure when possible.
However, the Application does not represent an “either/or” scenario that could result in
the need for more infrastructure elsewhere if not approved. Building only duplexes on
Outlot B would seem to utilize some existing infrastructure efficiently. However, apartment
units, with the related parking lot, create issues of traffic and drainage (discussion below)
that outweigh the use of other aspects of infrastructure. Also, if “infrastructure” is properly
defined to include schools, we note that overcrowding already exists in area schools such
as Morley and Maxey elementary schools and, especially, Lux Middle School.
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4. Reliance

Chateau Development’s plan fails to honor the commitment made by Chateau
Development to Fox Hollow neighbors and to Sherman Estates townhome owners to build
townhouses on the land on which they now propose building apartment units and a parking
lot. Further, approval of Chateau’s plan at this juncture would fail to follow an approved
community unit plan in place for over 20 years, upon which many of us based our decisions
to purchase our homes neighboring this site.

5. Drainage

Chateau Development’s plan raises concern regarding adequate protection of the
Holmes Lake watershed. In an area in which homeowners have been actively encouraged
to utilize rain barrels and rain gardens to minimize runoff, building the proposed apartments
and parking lot instead of the previously planned single family or townhomes places higher
stress on the watershed and drainage, and is counterproductive to recent civic efforts to clean
and protect Holmes Lake.

6. Traffic and Safety

Chateau Development’s plan raises concerns for increased traffic and diminished
safety. Holmes Park Road, Sherman Street, Fox Hollow, Hillside, and 75" Street carry
automobile and pedestrian traffic to and from Lux Middle School, Rickman’s Run dog park,
and Holmes Park. The increased volume of traffic in and out of the proposed development
will adversely affect traffic in and out of the Fox Hollow neighborhood. There is
considerable anecdotal evidence that during prime commuting hours, traffic from the
intersection of 70" Street and Holmes Park Road is already backed up to Sherman Street, a
distance of over three blocks.

7.  Quality of Life

Chateau Development’s new plan will adversely affect the quality of life for Sherman
Townhome owners and Fox Hollow home owners, creating excess light, noise, and
population density, and invading our privacy in ways that the current approved plan for
single family or townhomes would not.
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Conclusion

In 1997, Chateau Development proposed to build the Park One office building on 70"
Street, south of the Russ’s IGA and a strip mall, north of the Holmes Lake Apartments and
west of Chateau’s own Alena Court apartments. The transitional pattern for the
neighborhood was described in the Planning Commission’s minutes as follows:

“Mr. Gaspar also contends that this project gives a textbook transition from
commercial to office to high density multi-family to four-plex to single
family; from multi-family to duplex to single family. One cannot plan any
better to make sure the impact is buffered.”

While we might not agree that the existing transition pattern is “textbook”, we do agree
that it is adequate to protect the existing interests of those in the neighborhood. The current
Chateau proposal represents a dramatic deviation from the existing transition pattern. This
proposal, with the inherent devaluation of neighborhood properties, will result in an
involuntary transfer of wealth from area homeowners to Chateau Development. For this
reason, and the other reasons stated above, the Application should be denied.

Respecttully submitted,

\\ \\\;\ *« im \Lf cw\L \\ \

Rev. Dr. Rebecca McNeil

Chairperson

Fox Hollow and Sherman Townhomes
Ad Hoc Committee

i

Attachments:
Exhibit 1: Petitions Opposing the Application
Exhibit 2: Chateau Development Marketing Brochure for Sherman Townhomes
Exhibit 3: Chateau Development/Home Real Estate Marketing Brochure for
Sherman Townhomes '
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Petitions Opposing the Application
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Petition in Opposition to Construction of Apartment Bui!dingy/
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Chateau : e The plan does not honor well-established best practices in city planning for appropriate
Development transitions and compatibility of use. Instead, the proposed plan negates present
_ g’;;p;?::; 32?;;'“9 | transitions and "leap-frogs" an apartment building and duplexes into a lot abutting single
apaftment - | family homes.
; buﬂ(im;g, detached | ¢ The plan fails to honor commitments made by Chateau Development to build luxury
garages,and ten | town homes on the land. Further, it requires the city to disregard the approved
duplex units on | community use plan in place for over 20 years, upon which we, in large part, based our
'.ggﬁgﬁrmé; decisions to p.urchase our homes:
Street and | }-fq{mgs | o The plan raises concern regarding adequate protection of the Holmes Lake
Park Road | watershed.
| @ The plan raises concern for increased traffic and diminished safety.
e The plan adversely affects the quality of life for neighbors, creating air, light and noise
- | pollution, disruption of natural habitats, invasion of privacy, gross impediment of the
| view, and other aesthetic concerns.
Mﬁm peﬁﬁmed We, the undersigned, are concerned citizens who urge our leaders fo act now to reject plans to
B build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in

Lincoln, NE.
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Petition in Opposition to Construction of Apartment Buildings

 Chateau
B’evefopment o
praposes buzidmg
one twenty umt g
| apartment
.fbuﬂdmg,detacheﬁ
nd:

dupiex units ;m
the souﬁwasﬁ

corner. eef Sherman
Street and Hoimes

; Park Roaﬂ

e The plan does not honor well-established best practices in city planning for appropriate

| transitions and compatibility of use. Instead, the proposed plan negates present

| transitions and "leap-frogs" an apartment building and duplexes into a lot abutting single
family homes.

e The plan fails to honor commitments made by Chateau Development to build luxury
town homes on the land. Further, it requires the city to disregard the approved

= | community use plan in place for over 20 years, upon which we, in large part, based our

1| decisions to purchase our homes.
e The plan raises concern regarding adequate protection of the Holmes Lake

| watershed.

e The plan raises concern for increased traffic and diminished safety.
e The plan adversely affects the quality of life for neighbors, creating air, light and noise
pollution, disruption of natural habitats, invasion of privacy, gross impediment of the

: _| view, and other aesthetic concerns.

;ﬁttton peﬁﬁmeﬁ | We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to
--for e build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in
] Lincoln, NE.
Printed Name | Signature _ | Address Comment | Date
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Petition in Opposition to Construction of Apartment Buildings

| Chateau
Bevgtopmen‘t; S
- proposes building

e The plan does not honor well-established best practices in city planning for appropriate
transitions and compatibility of use. Instead, the proposed plan negates present
transitions and "leap-frogs" an apartment building and duplexes into a lot abutting single

- | family homes.
| o The plan fails to honor commitments made by Chateau Development to build luxury
| town homes on the land. Further, it requires the city to disregard the approved

g:ip“!exfmits?n community use plan in place for over 20 years, upon which we, in large part, based our
,cér:e;-: : ofl Shserma a decisions to p:urchase our homes: .
Street and Holmes | ° The plan raises concern regarding adequate protection of the Holmes Lake
ParkRoad | watershed.
| e The plan raises concern for increased traffic and diminished safety.
: e The plan adversely affects the quality of life for neighbors, creating air, light and noise
| pollution, disruption of natural habitats, invasion of privacy, gross impediment of the
At | view, and other aesthetic concerns.
_ Acttonpeﬂfiaﬂed | We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to
for Lo el build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in
Al | Lincoln, NE.
Printed Name | Signature _ Address [Comment | Date
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Petition in Opposition to Construction of Apartment Buildings

Chateau e The plan does not honor well-established best practices in city planning for appropriate
Deveiopment transitions and compatibility of use. Instead, the proposed plan negates present
g::?iwu S:hst;n;i;?:ng | transitions and "leap-frogs" an apartment building and duplexes into a lot abutting single
3§artfﬁént i | family homes.
building, detached | ® The plan fails to honor commitments made by Chateau Development to build luxury
garages, and fen | town homes on the land. Further, it requires the city to disregard the approved
?hipls?ugg:s?n | community use plan in place for over 20 years, upon which we, in large part, based our
corner of Sherman decisions to Qurchase our homes: .
| Street and Holmes | ® The plan raises concern regarding adequate protection of the Holmes Lake
ParkRoad = | watershed.
o e o The plan raises concern for increased traffic and diminished safety.
e The plan adversely affects the quality of life for neighbors, creating air, light and noise
| pollution, disruption of natural habitats, invasion of privacy, gross impediment of the
B ey view, and other aesthetic concerns.
Action peﬁhoﬁed | We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to
for o F Baniin build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in
: ~ | Lincoln, NE.
Printed Name | Signature Address ; Comment . | bate
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Petition in

Opposition to Construction of Apartment Buildings

A

]

Chateau e The plan does not honor well-established best practices in city planning for appropriate
Development transitions and compatibility of use. Instead, the proposed plan negates present
proposes building | . \.itions and "leap-frogs" an apartment building and duplexes into a lot abutting single

_one twenty unit i :
apartment family homes.

: bmzdmg, detached | ® The plan fails to honor commitments made by Chateau Development to build luxury
garages, and ten | town homes on the land. Further, it requires the city to disregard the approved
duplexunitson | community use plan in place for over 20 years, upon which we, in large part, based our
the southeast ¥ deois t T b
corner efﬁt;erman | decisions to purchase our homes. _

Sﬁeetgnd H@]mes e The plan raises concern regarding adequate protection of the Holmes Lake
?aﬂc R;oad | watershed.
e The plan raises concern for increased traffic and diminished safety.
| o The plan adversely affects the quality of life for neighbors, creating air, light and noise
pollution, disruption of natural habitats, invasion of privacy, gross impediment of the
e - | view, and other aesthetic concerns.
‘.Aﬁtm peﬁizoaed - | We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to
for i build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in
Lincoln, NE.
' Printed Name | Signature Address Comment | Date
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Petition in Opposition to Construction of Apartment Buildings

e The plan does not honor well-established best practices in city planning for appropriate
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Z Ndud Ddiren

11230 Shew mAn sl

| Chateau
-Development transitions and compatibility of use. Instead, the proposed plan negates present
PIOpOSeS building | \..sitions and "leap-frogs" an apartment building and duplexes into a lot abutting single
one fwenty unit .
apartment family homes.
building, detached | * The plan fails to honor commitments made by Chateau Development to build luxury
garages,andten | town homes on the land. Further, it requires the city to disregard the approved
ﬁ;ﬁ;’g;“ | community use plan in place for over 20 years, upon which we, in large part, based our
R decisions to purchase our homes.
| Street and Holmes | ® The plan raises concern regarding adequate protection of the Holmes Lake
ParkRoad | watershed.
i e e The plan raises concern for increased traffic and diminished safety.
e The plan adversely affects the quality of life for neighbors, creating air, light and noise
| pollution, disruption of natural habitats, invasion of privacy, gross impediment of the
Sl | view, and other aesthetic concerns.
ﬁﬂ&iog!p'eﬁﬁone‘d | We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to
for | build apartment buildings and duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in
i Lincoln, NE.
Printed Name | Signature : Address oy Comment | Date
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Petition in Opposition to Construction of Apartment Buildings

it . |  The plan does not honor well-established best practices in city planning for appropriate transitions and
| compatibility of use. Instead, the proposed plan negates present transitions and "leap-frogs" an apartment building
-| and duplexes into a lot abutting single family homes,

sx /| ® The plan fails to honor commitments made by Chateau Development to build luxury town homes on the land.
st | Further, it requires the city to disregard the approved community use plan in place for over 20 years, upon which
| we, in large part, based our decisions to purchase our homes.

» The plan raises concern regarding adequate protection of the Holmes Lake watershed.

¢ The plan raises concern for increased traffic and diminished safety.

e The plan adversely affects the quality of life for neighbors, creating air, light and noise pollution, disruption of
natura) habitats, invasion of privacy, gross impediment of the view, and other aesthetic concerns,

| We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to build apartment buildings and
- | duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in Lincoln, NE.
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Petition in Opposition to Construction of Apartment Buildings

Chateau Development
| proposes buildingone

twenty unit apartment - | and duplexes into a lot abutting single family homes.

building, detached
garages, and ten duplex
_units on the southeast
corner of Sherman

Street ang:l Holme F'at'k.‘,=

"Road

- | © The plan raises concern for increased traffic and diminished safety.
| © The plan adversely affects the quality of life for neighbor,
| natural habitats, invasion of privacy, gross impediment of the\view, and other aesthetic concemns.

() The plan does not honor well-established best practices in city planning for appropriate transitions and
compatibility of use. Instead, the proposed plan negates present transitions and "leap-frogs" an apartment building

D The plan fails to honor commitments made by Chateau Development to build luxury town homes on the land.

Further, it requires the city to disregard the approved community use plan in place for over 20 years, upon which
‘we, in large part, based our decisions to purchase our homes.

® The plan raises concern regarding adequate protection of the Holmes Lake watershed.

creating air, light and noise pollution, disruption of

Action petifioned for

| We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to build apartment buildings and

duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in Lincoln, NE.
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Petition in Opposition to Construction of Apartment Buildings

3

Chateau Development
proposes building one
twenty unit apartment
building, detached
garages, and ten duplex
units on the southeast
corner of Sherman
Street and Holmes Park
Road '

¢ The plan does not honor well-established best practices in city planning for appropriate transitions and
compatibility of use. Instead. the proposed plan negates present transitions and "leap-frogs" an apartment building
and duplexes into a lot abutting single family homes.

e The plan fails te honor commitments made by Chateau Development to build luxury town homes on the land.
Further, it requires the city to disregard the approved community use plan in place for over 20 years, upon which
we, in large part, based our decisions to purchase our homes.

¢ The plan raises concern regarding adequate protection of the Holmes Lake watershed.

e The plan raises concern for increased traffic and diminished safety.

 The plan adversely affects the quality of life for neighbors, creating air, light and noise pollution, disruption of
natural habitats, invasion of privacy, gross impediment of the view, and other aesthetic concerns.

" Action petitioned for

We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to build apartment buildings and
duplexes on Van Dorn Meadows First Addition, Block 2 Outlot B in Lincoln, NE.
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Petition in Opposition to Construction of Apartment Buildings

Chateau Development
proposes building one
twenty unit apartment
building, detached
garages, and ten duplex
units on the southeast
corner of Sherman
Street and Holmes Park
Road

* The plan does not honor well-established best practices in city planning for appropriate transitions and

compatibility of use. Instead, the proposed plan negates present transitions and "leap-frogs" an apartment building
and duplexes into a lot abutting single family homes.

* The plan fails to honor commitments made by Chateau Development to build fuxury town homes on the land.

Further, it requires the city to disregard the approved community use plan in place for over 20 years, upon which
we, in large part, based our decisions to purchase our homes.

* The plan raises concern regarding adequate protection of the Holmes Lake watershed.
* The plan raises concern for increased traffic and diminished safety.

* The plan adversely affects the quality of life for neighbors, creating air, light and noise pollution, disruption
of natural habitats, invasion of privacy, gross impediment of the view, and other aesthetic concerns.

Action petitioned for

We, the undersigned, are concerned citizens who urge our leaders to act now to reject plans to build apartment buildings and
duplexes on Van Dorn Meadows First Addition, Block 2 Qutlot B in Lincoln, NE.

Printed Name Signature Address Comment Date
Pad L Mussde K | Chod A Iecasack |3io( S 74T g1 570
Linda M%#@f%w,éu Mﬁ)ﬂf&w 33 8 29" §/ ~ S /7%
RWWJFMHWU[ M\ 7170 9 " gy 9’/'[«?/[[{
T34 b S-HY
2¢31 5 74 St7-1¢
250( S. 7Y S=/1¥
Colbon maac\ 1Léej s, 7{1’7‘—4 5;£ ‘3'”/1-2/;9
[avrs %S'T\“j %M&/\o\, f]@%c@ VY10 Wren Civ e >y




Pinted Name Signature Address Commentt Dare
Lowra Wekdmon |Jon Adplbnee | 340r s 35 * st S/24
Tero 1 ddment g, Ut doa | 3401 5,765 S& Tl
Towes Klein A e @A . | 351 S.FER U g/’*‘*/"{
el Plen | Ao aig 4500C. Y6t ¢y St
Phond Rlank MM 7 500 Coopan froe s /iy
Q\L.SSQH BLG\QK Q}?\W &wﬂé‘/ 8o Cﬁ’;ﬂh Res ‘/914‘//\,/
M 780 Lo e S
Shav Stokey Q}M\&\Aﬂuﬁ 1310 COC'JFJJL Ave 'S/ZCH‘
Wzt (Y70 2020 %Wwp 22! Looirme o Soafrst
ver\%&[ﬂm 75 2) (oeopney ‘/;,4 5"3’/“/"/'
7019 fBerson %jﬁjﬁ: 7 (m}g{; A 5= YAy
Olelbra Weaholr| Uebtcllp, | 3749 £ Streer S-87y
Boniamh D Eran |ompmin, D2.Beusy| 341 Fex tollow Road 527/14
uite ke | Diciad to. Ye)LsO 39 v, Aollow P 1/
[, PN | R Zror 3P trdf " Z/27]
| ‘\

g&l



6EU

Printed Name. | Signature . oo Address. ., ool R R

EV el L(»éyw f\l/ﬂ(ﬁwf&tﬁn ‘7539 N/Vw/l«ﬂ N M

e 4 7 s ' fp b P
(—M (SW L-k l\ EAN GHQ &"‘l 5 AL SWeammend %\’[ . (\‘C F{CL LAY G




EXHIBIT 2

Chateau Development Marketing Brochure for Sherman Townhomes
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Luxury Townhomes ...
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COMMON AREA

5000' | 5000" | 50.00° | 5500

5600'[5006’

50,00

5000

35.08] 5000,

ENT TYPE LOT NUMBER

T 2,3,4,5,6,7,8
HT ' 1,9,10,11,12,13,14,15,16 i
17,18
s

(Future)
Townhome Development
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EXHIBIT 3

Chateau Development/Home Real Estate
Marketing Brochure for Sherman Townhomes
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For those who want beautiful surroundings and none of the upkeep...

Sherman Estates

Luxury Townhemes -
A Lifestvie You Will Love

Discover a new style of living, surrounded
by open spaces and a beautiful view, but
none of the upkeep. Townhomes built
with quality vou will appreciate and feel
sood about.

|
(5] for]

70TH STREET

08 mwlswr s000 [ sa00 | sso0 |

', & g 2
Ao 6JF
g 1548|5000 | %000

A view of Holmes Lake, walking trails,
and a spring fed pond will allow you to
enjoy beauty and serenity. You won't feel
iike you are in a townhouse because of
the open surroundings.

A

. " BASEMENT TYPE LOT NUMBER
Your choice of walkout, daylite, or level
WALKOUT 2,3,4,56,7,8

lots. You select the size and amount of fin- L B tanasagdisie
ish you need. Come and see the plans '
already available. They are refreshingly
spacious and open, designed for comfort-
able, easy living. We will also be glad to
build vour own custom plan with your

ideas .

(Future)
Townhome Developmsent

...Built with Quality Materials and Techniques
by Chateau Development

Exterior
* All Brick » m Clad Windows * Large Redwood Deck » Concrete Patio *
« Cedar Shake Roof * Metal Soffits & Trim * Landscaped Yard with Underground Sprinkler °
* Perimeter Drain Tile ° Beautiful View of Holmes Lake Area °

Construction Techniques
* Energy Ffficient Gas Fumace * 8" Extra - High Ceiling in Lower Level
«14” Floor Trusses and Ceiling Trusses for Strength * 50 Gallon Water Heater * 1" Water Service °
V4
Interior Features ~
« High Quality Floor Coverings * Varying Ceiling Lines ° Wired ftr/Seculity/Intercom .
» Kitchen appliances (selfcdleaning range, dishwasher, disposal and built in microwave)
‘High Quality Cabinets with choice of finish ¢ Kohler® Plumbing Fixtures * Moen® Faucets °

» Deluxe Millwork (frim & moldings) * Steel Insulated Garage Doors with Garage Door Opener °

* Premium Schlage® Brass Hardware * Choice of Wood or Gas Fireplace °

For further information contact;

Nelda Hunmt Paul Hunt

430-6897 430-9222 a7 044
sndavs-fron 20—
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