
City Council Introduction: Monday, March 14, 2011
Public Hearing: Monday, March 21, 2011, at 3:00 p.m.  Bill No. 11R-63

FACTSHEET

TITLE: A Resolution approving and adopting a
proposed amendment to the NORTHWEST
CORRIDORS REDEVELOPMENT PLAN, requested by
the Director of the Urban Development Department, to
add the “University of Nebraska Technology Park
Project #3: World’s Foremost Bank Project”, on property
generally located north of the existing bank location at
4800 N.W. 1st Street.  

STAFF RECOMMENDATION: A finding of conformance
with the Comprehensive Plan.

ASSOCIATED REQUEST: Street & Alley Vacation No.
11001 (Bill #11-28)

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: Consent Agenda: 02/23/11
Administrative Action: 02/23/11

RECOMMENDATION: A finding of conformance with
the Comprehensive Plan (8-0: Partington, Taylor,
Gaylor Baird, Cornelius, Lust, Francis, Esseks and
Sunderman voting ‘yes’; Larson absent).

FINDINGS:  

1. The purpose of this proposed amendment to the Northwest Corridors Redevelopment Plan is to add the
“University of Nebraska Technology Park Project #3: World’s Foremost Bank Project”, which is located within
the University of Nebraska Technology Park and includes the construction of a 40,000 sq. ft. office/commercial
building and a parking lot, on property generally located north of the existing bank location at 4800 N.W. 1st

Street. 

2. The staff recommendation to find the proposed amendment to be in conformance with the Comprehensive Plan
is based upon the “Analysis” as set forth on p.3-4, concluding that the proposed development will utilize
undeveloped land with available infrastructure.  The proposed amendment is found on p.7-9.  The Cost Benefit
Analysis is found on p.10-12. 

3. On February 23, 2011, this application appeared on the Consent Agenda of the Planning Commission and was
opened for public hearing.  No one came forward to speak.  

 
4. On February 23, 2011, the Planning Commission agreed with the staff recommendation and voted 8-0 to find

the proposed amendment to the Northwest Corridors Redevelopment Plan to be in conformance with the
2030 Comprehensive Plan (Comprehensive Plan Conformance No. 11002).

5. On February 23, 2011, the Planning Commission also voted 8-0 to find the proposed vacation of a portion of
Highland Circle to be in conformance with the Comprehensive Plan (Street & Alley Vacation No. 11001, Bill #11-
28).

 

FACTSHEET PREPARED BY:  Jean L. Preister DATE: March 7, 2011

REVIEWED BY:__________________________ DATE: March 7, 2011

REFERENCE NUMBER:  FS\CC\20111\CPC11002+ Redev Plan
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 LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

for February 23, 2011 PLANNING COMMISSION MEETING

PROJECT #: Comprehensive Plan Conformance No.11002 

PROPOSAL: Amendment to the Northwest Corridors Redevelopment Plan for a project
located within the University of Nebraska Technology Park.

LOCATION: East of NW 1st Street and W. Highland Blvd. 

LAND AREA: 19.32 acres, more or less

CONCLUSION: The proposed amendment is in conformance with the Comprehensive Plan.
The proposed development will utilize undeveloped land with available
infrastructure.  

RECOMMENDATION: In conformance with the Comprehensive Plan.

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1 and Outlot A, Highland Coalition 2nd Addition, located in the
Southeast 1/4 of Section 3-10-6, Lancaster County, Nebraska.

EXISTING ZONING: O-3, Office Park District

EXISTING LAND USE: Office and undeveloped

SURROUNDING LAND USE AND ZONING:

North: O-3, Office Park Undeveloped
South: O-3, Office Park Office
East: O-3, Office Park Undeveloped
West: O-3, Office Park Office and day care

ASSOCIATED APPLICATIONS:
Street and Alley Vacation #11001 to vacate Highland Circle
Administrative Amendment #11006 to Use Permit #80B to revise the site plan 

HISTORY:  
August 25, 2008 Comprehensive Plan Conformance #08018 for an amendment to the

Northwest Corridors Redevelopment Plan was approved by the City Council.

November 6, 2006 The Northwest Corridors Redevelopment Plan was approved by the City
Council.
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October 24, 2005 The Northwest Corridors Blight Study was approved by the City Council.

COMPREHENSIVE PLAN SPECIFICATIONS:  
Maximize the community’s present infrastructure investment by planning for residential and commercial development
in areas with available capacity. (p.9)

The land use plan shows this area as industrial and commercial. (p.19)

The land use plan displays the generalized locations of each land use. It is not intended to be used to determine the
exact boundaries of each designation. The area of transition from one land use is often gradual. (p.23)

The City should work with developers interested in providing new industrial and office development sites. These sites
are important for new companies to come to town and to help existing businesses to relocate within Lincoln. (p.29)

The City should emphasize the following in order to encourage economic development in the community:
The creation of office sites is an important aspect of job growth for the community.
The community actively encourages public-private partnerships, strategic alliances and collaborative efforts such
as the UN Technology Park. (p.29-30)

The community actively encourages public-private partnerships, strategic alliances and collaborative
efforts (such as the Lincoln Partnership for Economic Development and the UN Technology Park including all relevant
partners such as the University of Nebraska, City of Lincoln, Lancaster County, the Lincoln Chamber of Commerce,
Lincoln Independent Business Association, Downtown Lincoln Association, small business representation, and Lincoln’s
working men and women) as a means to accomplish its future economic objectives. (p.30) 

The Urban Design Committee should serve as an advisory board on the design of city buildings and other public
projects, major public/private developments and any private projects constructed on city right-of-way or other city
property. (p.129) 

The following is from the Northwest Corridors Redevelopment Plan:

From Guiding Principles;
Redevelopment should occur in ways that strengthen and support the existing business community in the
Northwest Corridors Redevelopment Area.

Preserve and enhance entryway corridors into Lincoln.

ANALYSIS:

1. This is a request to review a proposed amendment to the Northwest Corridors
Redevelopment Plan for a determination of conformity with the Comprehensive plan. The
boundaries of the amendment are identified in the attached map.

2. The amendment consists of an office building of approximately 40,000 square feet which will
be located immediately north of the existing building on Lot 1, Block 1, Highlands Coalition
2nd Addition. In addition, there will be a 4 to 5 acre lot for future expansion of an additional
40,000 sq. ft. in a future phase. 

3. Total cost of this project is estimated at $6.2 million, this includes $850,000 of public
investment. The source of public funds for these improvements will be Community
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Improvement Financing generated from private development within the project area.  Public
investment may include site acquisition, site preparation, public infrastructure and the
reconstruction of vacated Highland Circle.

4. Per the recommendations of the adopted 2030 Comprehensive Plan, as a major
public/private development, the Urban Design Committee usually would review, but defers
to other design boards when appropriate. The University of Nebraska Technology Park has
their own design review committee that reviews all buildings.  

 

Prepared by:

Tom Cajka
Planner

DATE: February 8, 2010

APPLICANT: Urban Development Department
555 S. 10th St. Room 204
Lincoln, NE 68508

CONTACT: Wynn Hjermstad
Urban Development Department
555 S. 10th St. Room 204
Lincoln, NE 68508
(402) 441-8211

OWNER: World’s Foremost Bank
One Cabela Dr.
Sidney, NE 69160
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COMPREHENSIVE PLAN CONFORMANCE NO. 11002

CONSENT AGENDA
PUBLIC HEARING & ADMINISTRATIVE ACTION
BEFORE PLANNING COMMISSION: February 23, 2011

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

The Consent Agenda consisted of the following items: COMPREHENSIVE PLAN CONFORMANCE
NO. 11001, COMPREHENSIVE PLAN CONFORMANCE NO. 11002, STREET AND ALLEY
VACATION NO. 11001, COUNTY CHANGE OF ZONE NO. 10026, CHANGE OF ZONE NO.
11003, COUNTY CHANGE OF ZONE NO. 11004, WAIVER NO. 11002 AND COUNTY WAIVER
NO. 11003.

Ex Parte Communications: None

Taylor moved approval of the Consent Agenda, seconded by Francis and carried 8-0:  Gaylor Baird,
Cornelius, Esseks, Francis, Lust, Partington, Sunderman and Taylor voting ‘yes’; Larson absent.

Note: This is final action on Waiver No. 11002, unless appealed to the City Council by filing a letter
of appeal with the City Clerk within 14 days of the action by the Planning Commission.
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Proposed Amendment to the 

Northwest Corridors Redevelopment Plan 


University of Nebraska Technology Park Project 3 


(Page 28, University of Nebraska Technology Park Project 3, the Northwest 
Corridors Redevelopment Plan) 

5. World's Foremost Bank Project 

Project Description 

The World's Foremost Bank Project will consist of an office buildinj of approximately 
40,000 square feet located on Lot 1, Block 1, Highland's Coalition 2n Addition generally 
north of the existing bank location at 4800 N.W. 1st Street within the Technology Park. 
In addition, the World's Foremost Bank will be acquiring Outlot A, Highland's Coalition 
2nd Addition and constructing a parking lot on this site. An approximately 4 - 5 acre 
parcel will be separately platted for future expansion purposes and a second phase of 
the project. Thus, the Project site shall be approximately 14.5 acres. In order to 
facilitate this Project, certain public improvements will be required. The Project site is 
shown on Exhibit 3b attached and incorporated by this reference. The Project site will 
require the vacation of Highland Court for which the applications have been filed. 

In addition to the public infrastructure items, the Project will involve the installation of 
street trees, ornamental street lighting, and landscaping in the public right-of·way as 
required by the Lincoln Municipal Subdivision Ordinance. 

Public investment may assist in eligible expenditures, which may include site 
acquisition, site preparation, public infrastructure and the reconstruction of the vacated 
Highland Court. 

Statutory Elements 

A. Property Acquisition, Demolition, and Disposal 

No public acquisition of private property, relocation of families or business, or the sale 
of property is necessary to accomplish this Project. 

B. Population Density 

The proposed development at the Project site contains no residential units and no 
residential units are envisioned. The Project consists of an office/commercial 
development which will not affect population density in the Project area. 
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C. Land Coverage 

The Project site is currently vacant, but will be developed with the Project. Based upon 
the Project consisting of approximately 40,000 square feet of building on the Project 
site, the Project would have a floor to area ratio within or below the requirement of Use 
Permit #80B, which sets a standard floor to area ratio of 30%. Thus, the Project is well 
within the land-coverage ratio envisioned by Use.Permit #80B. 

D. Traffic Flow, Street Layouts, and Street Grades 

It is anticipated that the Project will increase traffic and that the current status of N.W. 
1st Street will be adequate to provide access to the Project site. The intersection of 
Highlands Boule,(ard and N.W. 1st Street has been signalized. Additional traffic control 
measures, such as a deceleration lane to the Project site, is being considered based on 
the traffic analysis. 

E. Parking 

Use Permit #80B identifies certain parking envelopes available for the location of 
parking for development projects within the University of Nebraska Technology Park. 
The private parking will be developed as a part of the Project and will exceed the 
parking requirements set forth in the 0-3 Office Park zoning classification. 

F. Zoning, Building Code, and Ordinances 

The Project site includes an approximately 19.32 acre parcel which is within the 
coverage of Use Permit #80B. Additional zoning changes shall not be necessary. No 
other changes are contemplated to local codes or ordinances. As the specific details of 
the Project are finalized, an administrative amendment to Use Permit #80B will be 
required to demonstrate that the Project complies with Use Permit #80B. 

G. Financing 

The estimated total cost to implement this office/commercial redevelopment is 
approximately $6,200,000 which will yield incremental tax revenues sufficient to support 
approximately $850,000 of City public investment. The source of public funds for these 
improvements will be Community Improvement Financing, estimated to be $850,000, 
generated from the private development within the project area. 

4845-8926-8232. v. 2 
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Exhibit 3b 
University of Nebraska Technology Park Project 3 

Project Area _ Building Footprints 

Created by: UDD 
Created on: 01/25111 o 
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Cost Benefit Analysis 

World's Foremost Bank 


January, 2011 


The World's Foremost Bank Project (the "Project") is identified in the Northwest 
Corridors Redevelopment Plan, University of Nebraska Technology Park Project #3. 
The Project is to be located on approximately ten (10) acres within the University of 
Nebraska Technology Park, generally north of the existing World's Foremost Bank 
location at 4800 N.W. 1st Street, Lincoln, Nebraska. Included in the project is the 
construction of a 40,000 square foot office building and all associated improvements, 
including a parking lot sufficient to support the new office building. 

As required by Nebraska Community Development Law (Neb.Rev.Stat. §18-2113), the 
City has analyzed the costs and benefits of the proposed Project including: 

Tax Revenues. 

Tax Increment Financing Analysis 

Oeseri tion 
$4914700 
$6,200,000 
$9,254 700 
$4,340,000 
$ 86,600 
$ 852,000 

The assessed value of the property within the project area will increase by an estimated 
$4.34 million as a result of the projected $6.2 million private investment. This 
incremental tax value will result in an estimated annual increase of $86,600 in property 
tax collections that will be available for debt service on "TIF" indebtedness incurred for 
the construction of eligible public improvements related to the project during the 14 year 
TIF period. The public investment of a projected $852,000 in TIF funds will leverage 
$6,200,000 in private sector financing: a private investment of $7.25 for every City 
dollar spent. 

Public Infrastructure and Community Public Service Needs Impacts. It is not 
anticipated that the Project will have an adverse impact on existing public infrastructure. 
The Project entails the capture of the incremental tax revenues for the purposes of 
acquisition of the Redevelopment Project Site, among other eligible uses. The public 
infrastructure in the area surrounding the Project is sufficient for the Project. Traffic 
studies and models have been completed for the area. Based on projected 
employment, existing traffic controls and infrastructure are sufficient. The City of 
Lincoln installed and activated traffic control with intersection improvements at N.W. 1st 
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Cost Benefit Analysis 

World's Foremost Bank Project 

Page 2 


Street and Highlands Boulevard to help control the traffic volumes on the adjacent 

arterial streets. 


It is not anticipated that the Project will have any adverse impact on such City services, 

but will generate substantial revenue providing support for those services. 


Employment Within the Project Area. It is not anticipated that the Project will have 

an adverse impact on employers and employees of firms locating or expanding within 

the boundaries of the area of the redevelopment project. The Project is anticipated to 

create significant additional employment in the community by creating approximately 

400 new jobs with a projected annual payroll expense of $12,400,000. The projected 

annual benefits are projected to be approximately 20% of direct payroll or $2,500,000. 

When secondary employment effects in other employment sectors are added, the total 


. employment effects are expected to be significantly higher. 

Employment in the City Outside the Project Area. Approximately 136,102 persons 

living in the City of Lincoln were employed, according to the 2009 American Community 

Survey. The median household income for the City in 2009 was $44,702. 


The impact of an additional estimated 400 jobs will have minimal impact on the overall 

employment in the City. 


Other Impacts. 

The Project will retain and create new jobs, increase business and tax base without 

adverse effect on either public or private entities. There will be a material tax shift 

because of the use of tax increment financing, but there will also be significant personal 

property tax and other municipal revenue generated for the immediate benefit of the 

community. The Project will facilitate the development of additional undeveloped areas 

in the City, without the incurrence of significant public cost. 


The Project will create tax and other public revenue for the City and other local taxing 

jurisdictions. While the use of tax increment financing will defer receipt of a majority of 

new ad valorem real property taxes generated by the Project, the Project will include a 

substantial amount of personal property that will be on the property tax rolls upon its 

acquisition and installation. The personal property will generate immediate tax growth 

to all local taxing jurisdictions. It is projected that approximately $1,000,000 dollars of 

personal property will be installed at the Project, which at estimated levy rates would 

generate total new property taxes in the first year of approximately $20,000. 
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Cost Benefit Analysis 
World's Foremost Bank Project 
Page 3 

In addition to new personal property tax revenues, the Project will also contribute to 
municipal revenues through excise taxes, fees, licenses, sales taxes, and other taxes 
that occur and are paid in the course of the normal operation of a business. 

The Project should have a positive impact on private sector businesses in and around 
the area outside the boundaries of the redevelopment project. The Project is not 
anticipated to impose a burden or have a negative impact on other local area 
employers, but should increase the need for services and products from existing 
businesses. Most notably, the Project will involve substantial ongoing maintenance and 
service functions along with a general need for parts and supplies. Once constructed, 
the Project would purchase significant amounts of goods and services per year. The 
Project will also include requirements for the purchase of food, paper products, and 
janitorial services. It is also anticipated that business contacts and visitors to the facility 
will be spending dollars on a local basis for lodging, food and peripheral needs. 

4850-7351-3736. v. 2 
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