
City Council Introduction: Monday, February 22, 2010
Public Hearing: Monday, March 1, 2010, at 3:00 p.m. Bill No. 10R-63

FACTSHEET

TITLE: SPECIAL PERMIT NO. 10001, for historic
preservation, requested by Karolyn Howard, to
adjust the parking and yard requirements for the
Tuttle-Schaupp House located at 3008 “O” Street.

STAFF RECOMMENDATION: Conditional
Approval.

ASSOCIATED REQUEST: Change of Zone No.
10001 HP (10-17).

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 02/10/2010
Administrative Action: 02/10/2010

RECOMMENDATION: Conditional Approval 
(5-0: Gaylor Baird, Taylor, Cornelius, Esseks and
Francis voting ‘yes’; Partington, Sunderman,
Larson and Lust absent).  

FINDINGS OF FACT:

1. This request for special permit for historic preservation and the associated Change of Zone No.
10001 HP for landmark designation were heard at the same time before the Planning Commission.

2. This is a request to adjust the parking and yard requirements of a historic landmark property to allow
commercial use of the Tuttle-Schaupp House located on B-1 Local Business zoned property located
at 3008 “O” Street.  The intended use of the property is a small boutique of home decor and gift items
for retail sale.  The parking adjustment would allow 8 parking stalls rather than the required 11 or 12;
and the adjustment to the yard requirements would allow the existing garage encroaching upon the
side and rear yards to remain on the site.

3. The staff recommendation of conditional approval is based upon the “Analysis” as set forth on p.3-5,
concluding that the special permit is in conformance with the Comprehensive Plan and the Lincoln
Municipal Code.  The staff presentation is found on p.7.

4. The Historic Preservation Commission has reviewed this application and recommends approval,
subject to continued review of the rehabilitation of the property.  

5. Testimony on behalf of the applicant is found on p.8 and 9.  Other neutral testimony is also found on
p.8.  

6. There was no testimony in opposition.  

7. On February 10, 2010, the Planning Commission agreed with the staff recommendation and voted
5-0 to recommend conditional approval as set forth in the staff report (Partington, Sunderman, Larson
and Lust absent).

8. On February 10, 2010, the Planning Commission also voted 5-0 to approve the associated landmark
designation, Change of Zone No. 10001HP (See Factsheet for Bill #10-17).  

FACTSHEET PREPARED BY:  Jean L. Preister DATE: February 16, 2010
REVIEWED BY:__________________________ DATE: February 16, 2010
REFERENCE NUMBER:  FS\CC\2010\SP.10001+
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________
for February 10, 2010 PLANNING COMMISSION MEETING

PROJECT #:           Special Permit No. 10001–Tuttle-Schaupp House

PROPOSAL: Special Permit for Historic Preservation to adjust parking and yard
requirements

LOCATION: 3008 O Street

LAND AREA: 14,279 square feet, more or less

EXISTING ZONING: B-1 Local Business District

WAIVER /MODIFICATION REQUEST: To accept the site plan showing 8 parking stalls and
commercial use (shipping & receiving) of existing garage in side & rear yard setbacks.

CONCLUSION: This Special Permit is in conformance with the Comprehensive Plan and the
Lincoln Municipal Code.  Site plan increases on-site parking while allowing full
utilization of existing buildings under current zoning.

RECOMMENDATION FOR SPECIAL PERMIT #10001:        C o n d i t i o n a l
Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Tuttles Subdivision, Block 5, Lots 7 and 8 except 25.7 square feet for
street, located in the southwest quarter of Section 19-10-7, Lincoln, Lancaster County,
Nebraska..

EXISTING LAND USE: Under rehabilitation for commercial use, formerly multifamily
residential.

SURROUNDING LAND USE AND ZONING:   B-1 Local Business District to east, west, and
south across O Street; R-5 Residential District to north.  Land north and east is in multi-family
and single-family residential use; properties to west and south are in commercial use.  

ASSOCIATED APPLICATION: Landmark application for designation of the Tuttle-Schaupp
House as a Landmark (Change of Zone 10001).

HISTORY: Constructed ca. 1902 as a single family home, converted to apartments in mid-20th
century.
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COMPREHENSIVE PLAN SPECIFICATIONS: 
This area is shown as Commercial on the Future Land Use Map (19).

Preservation and renewal of historic buildings, districts, and landscapes is encouraged.  Development and
redevelopment should respect historic patterns, precedents, and boundaries in towns, cities and existing
neighborhoods. (9)
 
AESTHETIC CONSIDERATIONS: The Tuttle-Schaupp House is large, prominently sited, rare
remnant of the original residential uses along “east” O Street.  It has suffered deferred
maintenance.

ALTERNATIVE USES: The application does not change the uses allowed in the B-1 district
but adjusts the parking requirements and yard to reflect the existing development.  House
could be removed to redevelop site for any B-1 use or house could be partially rehabilitated
to utilize a portion, commensurate with land available for parking.

ANALYSIS:

1. This application is for a special permit to allow commercial use of the whole house while
providing 8 parking stalls on site.  The site plan also reflects retention and commercial
use (shipping and receiving) of the existing garage.  

2.  This special permit will require designation of the property as a landmark by City
Council of Change of Zone (historic) 10001.

3. A Special Permit for Historic Preservation under LMC 27.63.400 is to be evaluated
under the following six criteria:

• The significance of the historic structure or site and the degree of variation sought
from the permitted uses of the district; 

The Preservation Commission recommends that the house meets the criteria of LMC
27.57.120 for a landmark as a prominently sited, early American Foursquare style
house, reflecting early residential development of O Street.  The degree of variation
requested is modest, not affecting permitted uses in the main building but adjusting
required parking from 11 or 12 stalls to 8 stalls on-site and permitting commercial use
of an existing garage located in required rear and side yards.

 
• The extent to which economic factors necessitate the change in use; 

The applicant wishes to utilize the existing house fully as a gift-shop/home decorating
center, which are permitted uses in the district but occupy more space than the site has
available parking.
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• The extent of proposed exterior change to the structure or site;

The applicant proposes a full rehabilitation of the house and yard, under the review of
the Historic Preservation Commission.

• The impact on the surrounding area; 

The proposal may increase traffic on N. 30th Street and result in some on-street
parking when on-site parking is full.

• The compatibility of the proposed use to the structure or site and the surrounding
area;

 
The Historic Preservation Commission voted unanimously on January 21, 2010 to
recommend approval of the application, conditioned on continuing review of the
rehabilitation of the property.  The site is zoned for commercial use and is located on
busy O Street, with fairly dense multi-family residential uses to the north and east.   The
proposal appears generally consistent with the existing zoning and beneficial through
the rehabilitation and improved maintenance of the property.

• The manner in which the public will be benefitted by such proposed use.

Upgrading the property should increase its valuation and remove the blighting factor of
a poorly maintained structure.  The applicant is an experienced entrepreneur and
bringing to Lincoln an additional location to her expanding business has potential
economic benefit to her and the community.  Retaining and improving a handsome
residential structure while converting it to commercial use permitted by its existing
zoning retains an element of Lincoln’s historic development in a highly visible location.

4. The Preservation Commission and the City Staff find that the applicant’s request to
waive or modify requirements of the Zoning Ordinance are justified and acceptable.
The Planning Commission’s action is a recommendation to the City Council to accept
the waiver of parking and yards.

5. Public Works staff indicates the site plan meets or exceeds requirements in terms of
layout and circulation, with a reminder that a curb cut permit will be required for the
commercial-width driveway shown on the site plan.

6. Staff recommends conditional approval  of Special Permit #10001 in concurrence with
the recommendation of Historic Preservation Commission.   The Commission
recommended that design details of the rehabilitation of the site and the building be
reviewed for Certificates of Appropriateness, including the siding, windows, ground sign,
fence, and sidewalks.
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If Planning Commission elects to recommend the application to City Council, the
following conditions of approval are suggested.

CONDITIONS OF APPROVAL (Special Permit #10001):

Site Specific Conditions:

1. Approval would permit development of the site based on the submitted plan in terms of
parking, circulation, sign location, and use of the existing garage.

2. Any modifications to the building exteriors or to the proposed site plan must be
submitted and approved for a Certificate of Appropriateness by the Preservation
Commission.

3. The City Council approves the associated request for Change of Zone 10001HP
designating the Tuttle-Schaupp House as a landmark.

4. Uses of the site permitted under this approval are office buildings, mail order catalog
sales, and stores or shops for the sales of goods at retail (not including motor vehicles)
as ordinarily permitted in the B-1 Local Business District.  

5. Other uses permitted in the B-1 Local Business District may be allowed by
administrative amendment to this permit.

Standard Conditions:

6. The following conditions are applicable to all requests:

6.1 Before occupying the improvement all development and construction shall
substantially comply with the approved plans.

6.2 All privately-owned improvements shall be permanently maintained by the
owner.

6.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, and similar matters.

6.4 The terms, conditions, and requirements of this resolution shall run with the land
and be binding upon the Permittee, its successors and assigns.

6.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 60 days following the approval of the special permit, provided, however,
said 60-day period may be extended up to six months by administrative
amendment.  The City Clerk shall file a copy of the resolution approving the
special permit and the letter of acceptance with the Register of Deeds, filling fees
therefor to be paid in advance by the applicant. 
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Prepared by:

Edward F. Zimmer, Ph. D., Historic Preservation Planner
441-6360, ezimmer@lincoln.ne.gov

APPLICANT: Karolyn Howard
802 N. 7th Street
Beatrice, NE 68310
(402)239-9633
Karolyn@greatfinds.biz

CONTACT: John Alfredson
525 1st Street
Friend, NE 68359
(402)641-8358
pictureperfectconst@windstream.net

OWNER: Karolyn & Michael Howard
Same as applicant.
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CHANGE OF ZONE NO. 10001HP
and

SPECIAL PERMIT NO. 10001

PUBLIC HEARING BEFORE PLANNING COMMISSION: February 10, 2010

Members present:  Gaylor Baird, Cornelius, Esseks, Francis and Taylor; Larson, Lust,
Partington and Sunderman absent.

Ex Parte Communications: None.

Staff recommendation: Approval of the landmark designation and conditional approval of the
special permit.

Staff presentation:  Steve Henrichsen of Planning staff presented the proposal in the
absence of historic planner, Ed Zimmer.  The change of zone is for historic designation, with
a recommendation of approval from the Historic Preservation Commission.  The HPC has
reviewed the application and found that it is worthy of designation as a local landmark.  The
house was built in 1902 and is one of the oldest and largest examples of a home still standing
on O Street.  The property is already zoned B-1 and is located on the northeast corner of 30th

& O Streets.  With the B-1 zoning, the applicant would have the ability to tear down the existing
house and put up a business on the property.  In this case, we are fortunate that the applicant
has decided to preserve the home and take the steps of returning the home to a lot of the
grandeur it had before, such as removing asbestos siding and putting some of the porches
back in place.  All of the work on the exterior comes with review for compliance with the historic
preservation guidelines.  

The second application for the special permit allows the use of the property under historic
preservation.  There is a specific site plan with two adjustments that need to be made:  1) to
allow the property to have 8 parking stalls rather than the required 11 or 12, and 2) to allow an
existing garage to remain on the site, even though it is in the side and rear yards.  Otherwise,
there are not a lot of things on the site plan that would be different from the use as a typical
business.  It is important to retain the garage even though it is within the setback – and, it is
only in the setback for use as a business.  There is no encroachment on the setback as a
house.  

Esseks wondered how to justify the reduced parking.  Henrichsen explained that it is not
unusual for a local landmark to come for a reduction in parking because the building takes up
a large portion of the property.  In this case, with the use being shown, it may not be a
business as intensive as some of the other type of retail operations, so the staff felt it would
not be a benefit to the historic preservation of the property to tear down the garage to gain the
two extra stalls.  
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Proponents

1.  Anita Bartels appeared on behalf of the applicant, Karolyn Howard, to answer any
questions.  Bartels serves as a manager of a number of Ms. Howard’s businesses.  

Cornelius inquired as to the intended use of the property.  Bartels indicated that it will be used
as a small boutique of home decor and gift items for retail sale.  It will not be a consignment
store.  

Other public testimony

1.  Rosalind Morris, 3018 O Street, testified stating that she is not really in opposition but
wants information.  She lives in the court just east of this property at the corner of 30th & O
Streets.  There is very little space on the back side of her property between the sidewalk and
the property line, so she wanted to know the location of the true property line.  There is a
mulberry hedge that she has taken care of for many years that may be right in the middle of
the property line.  There is an oak tree which she believes to be on her property which she
would not want to see removed, and she has been allowed to use the landscaping and is
hopeful that the evergreens can be preserved.  There are three large trees between her
property and the house and she wondered whether they would be taken down.  She wondered
what landscaping would be required.  She also understands that there will be a fence between
the properties and she is hopeful that it will not be a tall board fence.  

There was no testimony in opposition.

Staff questions

Henrichsen showed an aerial photo of the area of application.  He could not identify exactly
where the property line would be, but it appears the court buildings to the east are very close
to the property line.  The site plan that will be required to be followed shows the existing house
with an addition on the back side; the garage is on the back of the property and will remain in
place.  That garage is already about 3' off of the property line.  The site plan did not show the
hedges along the eastern side, but several of the trees on the site are shown, particularly those
along the eastern side, and it appears that those trees will remain on the site.  The fence that
will be added on the front and west sides is listed as a wrought iron fence and would be
reviewed by the Historic Preservation Commission. He does not believe the HPC would be
interested in a board fence.  The site plan does not show a board fence on the property to the
east.  The hedge may not be shown on the site plan because it is a smaller planting.  

Response by the Applicant

Bartels clarified that the fence will be a 3 to 4 ft. wrought iron fence going along O Street on
the south and the west side, more for aesthetics than anything else.  It is not a privacy fence.
It is just ornamental.  There is no plan for a fence on the east side of the property.  All existing
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trees will remain in place unless they are a safety hazard.  There is no intent to remove any
of the trees.  

CHANGE OF ZONE NO. 10001 HP
ACTION BY PLANNING COMMISSION: February 10, 2010

Gaylor Baird moved approval, seconded by Taylor.

Gaylor Baird commented that it is nice to see them taking this property and restoring its glory.

Taylor believes it will be a great improvement for the area and it speaks very well of the
applicant for going through such terrific effort to restore this property.  

Cornelius commented that he has a somewhat personal relationship with this house because
he passes it every day.  He appreciates it being restored and it will be an asset to the
community.

Motion for approval carried 5-0:  Gaylor Baird, Cornelius, Esseks, Francis and Taylor voting
‘yes’; Larson, Lust, Partington and Sunderman absent.  This is a recommendation to the City
Council.
  
SPECIAL PERMIT NO. 10001
ACTION BY PLANNING COMMISSION: February 10, 2010

Motion made by Francis to approve the staff recommendation of conditional approval as set
forth in the staff report, seconded by Taylor.

Cornelius observed that it appears that it is not atypical for a local historic landmark to make
some adjustments to allow for restoration and to maintain the historic characteristics in light
of its alternative use commercially.  

Motion for conditional approval carried 5-0:  Gaylor Baird, Cornelius, Esseks, Francis and
Taylor voting ‘yes’; Larson, Lust, Partington and Sunderman absent.  This is a
recommendation to the City Council.
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32286 3rd Street 
Holmesville. Nebraska 68310 
USA 
402·228·7007 
402-288-2700 (fax) 

QctoberlS,2009 

Karolyn Howard, owner of the property at 3008 0 Street:, Is applying for landmark designation. 

Karolyn has a personal passion for restoring and preserving historical buildings. Karolyn's personal 
residence is a restored home In the historical area of Beatrice Nebraska. Karolyn has incorporated 
restored Victorian homes in both of her businesses. The business offices for Great Finds Inc. are in a 
home she moved to the busIness location in Holmesville, Nebraska. The Beatrice retail store for Good 
Thinss is also a restored Victorian home. Photographs are attached fer your reference. Both of these 
homes were completely restored with woodwork and other details, from the period the homes were 
buill These complete restoratkms were to both the interior and the exterior 

Karolyo's plans for the property at 3008 0 Street, Uncoln, Nebraska Is to restore this home back to It's 
period of architecture. Upon completion, the plans for this home will be to use it as a retail Home Dkor 
and Gift Shop. This will be a slster store to the Beatrke Nebraska store. Karotyn Will not be using this 
property as a restaurant, fast food or otherwise. 

Karolyn rates great pride In preserving our Nebraska history and restoring Victorian homes to the 
original snow places they ooce were. 

If additional information or presentations are needed. we will be happy to comply. 

Th.~~ 
Anita Bartels 

Business Manager 

Great Finds, Inc" 
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COLUt.ANS 
AND PORCH 
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"" EAST ELEVATION January 19, 2010 

SCAlE: 1/6"-1'-0" 

GABLE ENOS TO BE 
RE~;lQEO TO UATCH 
ORIGINAL SIDING, 
WHICH IS BEUEVEO 
TO BE SHINGLES AS 
SHOWN BUT Will 
BE OmR"INED BY / / 1JJITIJHIHIHI 
FURTHER RESEARCH.~

BEXISTING WINDOWS 
AND TIRIM TO BE 

RESTORED OR 

REPUCATED TO _, 

MATCH ORIGiNAl ./ 

WINDOWS ~ 
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EXISTING WINDOWS AND TIRI" 
TO BE RESTORED OR 
REPUCATED 10 "ATCH 
ORIGINAl. WINDOWS 

NOTE: 
EXTERIOR OF BUILDING TO BE 
RESTORED TO RESPECT nHAT 
OF lHE ORIGIN.4l FACADES IN 
TERMS OF PERIOD, Sfl1..E AND 
AESTHETIC. SEE ACCOMPANYING 
PHOTOS OF PR~OUS 
RENOVAnONS THAT HAVE BEEN 
DONE BY mE OWNER AND 
EXPECT A SIMIlAR ATTENTION 
TO DETAIL AND RESPECT FOR 
CRAFTMANSHIP AND 
HISTORICIIY. 
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Good Things 

Home Decor & Gift Store 

1123 Court Street 

Beatrice, Nebraska 

Great Finds Inc. 

Business Offices 

32286 lrd Street 

Holmesville, Nebraska 




