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FACTSHEET

TITLE: CHANGE OF ZONE NO. 11005, from R-2
Residential District to R-4 Residential District,
requested by Park Ridge Apartments Too, LLC, on
property generally located at S.W. 8th Street and West
C Street.

STAFF RECOMMENDATION: Approval

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 03/09/11
Administrative Action: 03/09/11

RECOMMENDATION: Approval (9-0: Gaylor Baird,
Cornelius, Esseks, Francis, Larson, Lust, Partington,
Sunderman and Taylor voting ‘yes’).
 

FINDINGS OF FACT:

1. This change of zone request was heard before the Planning Commission at the same time as the
associated amendment to the Muff 3rd Addition Community Unit Plan (CUP).  

2. This is a change of zone request from R-2 Residential to R-4 Residential to add approximately 6.25 acres,
more or less, to the existing Muff 3rd Addition CUP, increasing the allowed density from 5.80 to 13.93
dwelling units per acre.  The associated amendment to the Muff 3rd Addition CUP retains two existing single-
family houses on the site and adds up to 83 apartment units.  The property is generally located at S.W. 8th

Street and West C Street.  

3. The staff recommendation of approval is based upon the “Analysis” as set forth on p.3-4, concluding that the
proposed change of zone from R-2 to R-4, located behind existing single family residential dwellings and
south of the floodplain, is in conformance with the Comprehensive Plan and should have no impact on the
surrounding neighborhood.  The staff presentation is found on p.6.

4. The applicant’s testimony is found on p.6-7.  The applicant agreed with the staff recommendation and the
conditions of approval on the associated amendment to the CUP.  

5. There was no testimony in opposition; however, the record consists of one e-mail message with concerns
about the impact of the traffic from the additional apartment units on West C Street, between South Folsom
and S.W. 8th Street, as well as concerns about adequate street maintenance or width of the street to
accommodate the additional traffic (See p.11).  Testimony on behalf of the Public Works Department
indicated that West C Street is the normal 27 ft. wide street and that the street extension shown on the site
plan from this development out to Folsom eventually will relieve some of the traffic at the other minor
intersections (p.7). 

6. On March 9, 2011, the Planning Commission agreed with the staff recommendation and voted 9-0 to
recommend approval of the change of zone request.  

7. On March 9, 2011, the Planning Commission also voted 9-0 to adopt Resolution No. PC-01227, approving
the associated amendment to the Muff 3rd Addition Community Unit Plan (Special Permit No. 1733D).  A
copy of the site plan is attached for reference (p.13).  The approval of this change of zone by the City
Council is a condition of approval of Special Permit No. 1733D.  As of this date, no appeal has been filed to
Resolution No. PC-01227.  
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LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT
_________________________________________________

for March 9, 2011 PLANNING COMMISSION MEETING

PROJECT #:  Change of Zone No. 11005

PROPOSAL: From R-2 Residential  to R-4 Residential   

LOCATION: SW 8th Street and W. C Street

LAND AREA: 6.25 Acres more or less

EXISTING ZONING: R-2 Residential

CONCLUSION: The change of zone from R-2 Residential to R-4 Residential located behind existing
single family residential dwellings and south of the floodplain is in conformance with the
Comprehensive Plan and should have no impact on the surrounding neighborhood.

RECOMMENDATION: Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See Attached 

EXISTING LAND USE: There are two single family houses on the property and the rest of the 6.25
acres is vacant.  A portion of the property is in the floodplain and will need to remain as open space.

SURROUNDING LAND USE AND ZONING:  

North: I-1 Industrial Floodplain, Seacrest Range
South: R-2 Residential Single and two family dwellings
East: R-2 Residential Single and two family dwellings
West: R-3 Residential Multifamily and townhouses (attached single family)

ASSOCIATED APPLICATIONS: SP1733D Amendment to the Muff 3rd Addition Community Unit
Plan to incorporate the area of the Change of zone and to add up to 85 additional units.

HISTORY: This area was converted from A-2 Single Family Dwelling to R-2 Residential in the 1979
Zoning Update.

COMPREHENSIVE PLAN SPECIFICATIONS:
The Lincoln Area Future Land Use Map shows this area as Urban Residential (page 19)

Overall Guiding Principles (page65)
A safe residential dwelling should be available for each citizen: the efficiency apartment and the country estate, the small
single family “starter” home and the large downtown apartment suite, the most affordable and the most expensive 
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dwelling unit, completely independent living and living within the care of others. Provision of the broadest range of
housing options throughout the community improves the quality of life in the whole community

New residential development is generally discouraged in areas of environmental resources such as endangered species,
saline wetlands, native prairies and in floodplain corridors. It is also strongly encouraged that adequate spacing be
provided from pipelines and areas where hazardous chemicals could be used and stored. Property owners and residents
along the pipeline should be notified about hazards and emergency actions.

Provide different housing types and choices, including affordable housing, throughout each neighborhood for an
increasingly diverse population.

Guiding Principles for Existing Neighborhoods (page 68)
Promote the preservation, maintenance and renovation of existing housing and neighborhoods throughout the city, with
special emphasis on low and moderate income neighborhoods. Maintain and enhance infrastructure and services in
existing neighborhoods. While acknowledging the need for affordable housing, recognize that broad economic diversity
within existing neighborhoods encourages reinvestment and improves quality of life for all residents.

Preserve the mix of housing types in older neighborhoods.

Encourage a mix of compatible land uses in neighborhoods, but similar uses on the same block face. Similar housing
types face each other: single family faces single family, change to different use at rear of lot.

Encourage a mix of housing types, including single family, duplex, attached single family units, apartments, and elderly
housing all within one area. Encourage multifamily near commercial areas.

Encourage retention of single family uses in order to maintain mix of housing.

Maintain existing pattern of streets.

UTILITIES: Existing

TOPOGRAPHY: Relatively flat

TRAFFIC ANALYSIS: SW 8th Street, Hanneman Drive and W C Street are local streets. 

REGIONAL ISSUES: There is Industrial zoning and floodplain adjacent to this site to the north. 

ALTERNATIVE USES: Remain R-2 Residential zoning.

ANALYSIS:

1. The proposed change of zone would increase the allowed density with a Community Unit
Plan (CUP) from 5.80 dwelling units per acre to 13.93 dwelling units per acre.
Per the zoning ordinance, lots created in the R-4 district can be up to 1000 square feet
smaller than in the R-2 district.  Required setbacks are the same in R-2 and R-4.  R-4 does
not allow apartments or townhouses without a special permit for a Community Unit Plan.

2. This change of zone is associated with a special permit for a Community Unit Plan that would
retain the existing houses on this site and use the vacant land for up to 83 apartments.
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3. In general the City discourages increasing density next to industrial uses. Although this site
is adjacent to Industrial zoning directly to the north, that property is open space, owned by
the City.  That property would be more appropriately zoned P for Public Use.

4. The proposed apartment units associated with this change of zone is will be located just over
300 feet from Lincoln Industries, an industrial user to the north east.  Health Department
commented that a 300 foot separation would be adequate here.

5. The Overall Guiding Principles of the Residential Chapter of the 2030 Comprehensive Plan
stresses the importance of providing different housing choices throughout each
neighborhood for an increasingly diverse population. It also stresses the importance of not
developing in environmentally sensitive areas including floodplains and wetlands.  This
change of zone meets both of these principles.  It allows  for additional development utilizing
the land to its highest and best use without disturbing the surrounding environmental
features.

6. It is important to note that one of the strategies in the Comprehensive Plan states that 
“In existing neighborhoods, retain existing predominately single family blocks in order
to maintain the mix of housing types. The current mix within each neighborhood
provides ample housing choices. Because existing neighborhoods have significantly
greater populations and residential densities than other areas of the community,
intensification will be detrimental to the neighborhoods and exceed infrastructure
capacities. Codes, zoning and regulations that encourage changes in the current
balance of housing types, should be revised to retain the existing character of the
neighborhoods and to encourage maintenance of established older neighborhoods,
not their extensive conversion to more intensive uses.” 

The intent of this language was to address downzoning and to make it clear that blocks
of existing single family houses should remain and not be zoned to encourage their
conversion to multi-family.  In this case the applicant is not rezoning existing single family
houses to encourage their conversion. The redevelopment will be on vacant land.

7. There was no objection from any City Departments on this change of zone.

Prepared by:

Christy Eichorn, Planner
402-441-7603 
ceichorn@lincoln.ne.gov

DATE: February 24, 2011
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APPLICANT: Bob Stephens
1542 S. 1st Street
Lincoln, NE 68502
402-475-8087

OWNER: Park Ridge Apartments Too LLC
1524 S. 1st Street
Lincoln, NE 68502

CONTACT: Erin Bright
Olsson Associates
1111 Lincoln Mall, Suite 111
Lincoln, NE 68501
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CHANGE OF ZONE NO. 11005
and

SPECIAL PERMIT NO. 1733D,
AN AMENDMENT TO THE

MUFF 3RD ADDITION COMMUNITY UNIT PLAN,

PUBLIC HEARING BEFORE PLANNING COMMISSION: March 9, 2011

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

Ex Parte Communications:   None.

Staff recommendation: Approval of the change of zone and conditional approval of the
amendment to the community unit plan.

Staff presentation:  Christy Eichorn of Planning staff presented the proposal to amend an
existing special permit to add 6.25 acres to an existing CUP.  The existing CUP is zoned R-3,
consisting of both apartment buildings and townhouses, or attached single family dwelling units.
The 6.25 acres to be add and included in the CUP is the property located to the north, a portion
of which is located in the floodplain.  The applicant is requesting R-4 zoning for the added area
versus the R-3 zoning in the existing CUP to take advantage of the area that he can be built due
to the floodplain limitations.

There is a clubhouse shown in the southwest corner of the new addition, and it will be in a style
consistent with the neighborhood.  The addition includes two existing single family residential
houses on the north side of West C Street, which will remain, so the character of C Street would
continue to be that of single or two-family residential.

The potential density would be 87 with two of the units being the existing houses.  

Proponents

1.  Bob Stephens, the applicant, agreed with the findings and conclusions in the staff report.
He showed a photograph of a clubhouse he developed on another site that is similar to what
he is proposing on this site, depicting that its appearance and construction will be residential
in nature.  

Lust noted that the Commission did receive one letter in opposition, primarily concerned about
traffic on South Folsom in the area.  Have you looked into how much additional traffic this
development will add to the area?  Stephens stated that they have not put any numbers to it;
however, the project has been designed such that in the long run S.W. 8th will continue on to
Folsom Street.  Assuming he is able to acquire “the property next door”, Stephens believes the
traffic will actually be relieved from what it is today.  
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Esseks confirmed with Stephens that he owns the property being rezoned. 

Esseks then asked to see the area of the floodplain and how they will do the excavating.
Stephens showed the area that has been removed from the floodplain in the existing CUP, and
then showed the new floodplain line.  Only a small corner of the new property will still be in the
floodplain.  Erin Bright of Olsson Associates explained that everything built within the
floodplain will be elevated.

Esseks inquired whether there would be compensatory water detention for the area being
excavated.  Bright pointed out that there is a detention cell which has been designed in
accordance with the city’s drainage criteria manual.  

There was no testimony in opposition.

Staff questions

Esseks inquired about the possible traffic overload at the West C Street, Hanneman and S.
Folsom intersection.  The correspondence received indicates that there is already a problem
with accidents.  What could the neighborhood do about this if the total traffic loads becomes a
problem?  Buff Baker of Public Works shared a status report on the accidents at that
intersection.  Since January of  2007 until November of 2010, there were five crashes within that
area from E Street to B street — only 2 of which were at the West C intersection.  He did not
know what angle crashes they were.  The criteria to generate a traffic study to determine the
need for stop signs is three or more right angle crashes within a 1-year period or 1500+ volume
on the major thoroughfare.  Esseks assumed then that the neighborhood would not have to put
pressure on Public Works for four-way stop signs.  Baker suggested that it would not
necessarily be four-way, but they would analyze the intersection to at least require a two-way.
It would require a study first.  

Baker agreed that the extension from this development out to Folsom will relieve some of the
traffic at the other minor intersections.  

Esseks wondered whether the public could go to Public Works and request the study.  Baker’s
response was “yes”.  

Esseks then inquired whether the neighbors could pay for the signs.  Baker’s response was
“no”.  It would be the city’s responsibility to install and maintain the stop signs, but they would
only be installed if the criteria exists, i.e. three or more right angle crashes in any one-year
period or 1500+ vehicle trips in a day.  

Francis also noted that the letter received is concerned about the width of C Street.  Is it any
narrower than any other residential street?   Baker stated that C Street is 27 feet wide, the
same as a normal residential street.  Francis also inquired whether there is anything special
about C Street such that it has not been maintained like any other street.  Baker was not aware
of anything.  
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Eichorn clarified that the change of zone to R-4 is only on the 6.25 acres being added to the
CUP.  The rest of the existing CUP will remain R-3 zoning.

Eichorn also clarified that there is a small amount of fill (up to 35%) allowed in the floodplain in
the northwest corner of the added property. The amount of fill is based on a subarea plan.  On
any individual property within that area, they can only fill 35% of the volume so that it does not
impact downstream.  There is a condition of approval that requires the applicant to revise the
grading plan to make sure they in compliance.  

CHANGE OF ZONE NO. 11005
ACTION BY PLANNING COMMISSION: March 9, 2011

Larson moved approval, seconded by Francis.

Sunderman commented that this appears to be an appropriate zoning change.  It uses the area
well, taking into account protecting the floodplain and get the density in that area with the
infrastructure we have in place.  

Motion for approval carried 9-0: Larson, Francis, Taylor, Gaylor Baird, Lust, Esseks, Partington,
Cornelius and Sunderman voting ‘yes’.  This is a recommendation to the City Council.
  
SPECIAL PERMIT NO. 1733D
ACTION BY PLANNING COMMISSION: March 9, 2011

Larson moved to approve the staff recommendation of conditional approval, seconded by
Francis and carried 9-0: Larson, Francis, Taylor, Gaylor Baird, Lust, Esseks, Partington,
Cornelius and Sunderman voting ‘yes’.  This is final action unless appealed to the City Council
within 14 days.
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CHANGE OF ZONE 


LEGAL DESCRIP110N 


A LEGAL DESCRIPTION FOR A TRACT OF LAND COMPOSED OF LOTS 106 I.T., 
107 I.T., AND 40 loT., ALL LOCATED IN THE SOUTHWEST QUARTER OF SECTION 
27, TOWNSHIP 10 NORTH, RANGE 6 EAST OF THE 6TH P.M., CITY OF LINCOLN, 
LANCASTER COUNTY, NEBRASKA, AND MORE PARTICULARLY DESCRIBED AS 
FOLLOWS: 

COMMENCING AT THE NORTHEAST CORNER OF SAID LOT 107 I.T., SAID POINT 
BEING THE TRUE POINT OF BEGINNING; THENCE SOUTHERLY ALONG THE 
EAST LINE OF SAID LOT 107 LT., ON AN ASSUMED BEARING OF SOO0;25'02"W, A 
DISTANCE OF 651.78' TO A POINT OF INTERSECTION WITH THE NORTH RIGHT
OF-WAY LINE OF WEST "C" STREET; THENCE N89~0'08"w ALONG THE NORTH 
LINE OF SAID RIGHT-OF-WAY, SAID LINE BEING THE SOUTH LINE OF LOTS 107 
I.T.,4O I.T., AND 106 LT., A DISTANCE OF 421.72' TO THE SOUTHWEST CORNER 
OF SAID LOT 1061.T.; THENCE NOO00J5'14"E ALONG A WEST LINE OF SAID LOT 
106 I.T., A DISTANCE OF 54.52' TO A WEST CORNER OF SAID LOT 106 I.T.; 
THENCE S89~3'25"E ALONG A NORTH LINE OF SAID LOT 1061.T., A DISTANCE 
OF 2.86' TO A WEST CORNER OF SAID LOT 106 I.T.; THENCE N000:36'35"E 
ALONG A WEST LINE OF SAID LOT 106 LT., A DISTANCE OF 595.00' TO THE 
NORTHWEST CORNER OF SAID LOT 106 I.T.; THENCE S89°40'24"E ALONG THE 
NORTH LINE OF SAID LOT 106 I.T., A DISTANCE OF 303.66' TO THE NORTHEAST 
CORNER OF SAID LOT 106I.T., SAID POINT BEING THE NORTHWEST CORNER 
OF LOT 107 LT.; THENCE N89"05'47"E ALONG A NORTH LINE OF SAID LOT 107 
I.T., A DISTANCE OF 2.85' TO A POINT; THENCE S890a2'05"E ALONG A NORTH 
LINE OF SAID LOT 107 I.T., A DISTANCE OF 110.50' TO THE POINT OF 
BEGINNING, SAID TRACT CONTAINS A CALCULATED AREA OF 272,220.86 
SQUARE FEET OR 6.25 ACRES, MORE OR LESS. 
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http:272,220.86


OPPOSITION ITEM NO. 4.1a&b: CHANGE OF ZONE NO. 11005 
SPECIAL PERMIT NO. 11003.-' (p.43 - Public Hearing - 3/09/11)

Jean Preister 

To: Jean Preister 
Subject: FW: Letter on Opposition 

From: Lee Ann [mailto:leeannstover@windstream.netl 
Sent: Monday, February 28, 2011 1 :31 PM 
To: Christy J. Eichorn 
Subject: RE: more information about zoning change for SW 8th St and Hanneman drive 

My opposition to this conversion is that we do not have adequate street maintenance or width to accomodate a doubling 
of traffic on West C Street, between South Folsom and SW 8th street. Already the traffic to and from the existing 
apartments makes for a busy street. Traffic traveling south and north on Folsom travels too fast and accidents are 
common in this intersection. The type of residents apartment complexes draw do not have a vested interest in the 
neighborhood, and throw beer bottles and trash out of their cars onto the homeowners lawns on a daily basis. I know this 
will increase with additional apartments added. We have worked very hard to make residential improvements to our 
properties as homeowners, and changing the zoning regulations will undermine all of our efforts. I respectfully ask that 
you reconsider and deny this request to rezone. 
Lee Ann Stover 
701 West C Street 
Lincoln, NE 68522 

From: Christy J. Eichorn [mailto:ceichorn@lincoln.ne.gov] 

Sent: Monday, February 28, 2011 12:42 PM 

To: 'Lee Ann' 

Subject: RE: more information about zoning change for SW 8th St and Hanneman drive 


Thank you for your enquiry. Park Ridge Apartments Too has submitted an application to the City that would allow them 

to change the residential zoning from R-2 to R-4 on property north of W. C Street and east of S.W. 8th Street. They will 

be amending their existing special permit for a Community Unit Plan to add up to 84 additional apartment units on the 

R-4 zoned land. The existing houses along W. C Street are to remain as part of their plan. 


For all information that has been submitted to the City regarding this project please visit: 

http://www.lincoln.ne.gov/asp/city/plan/permapp.asp?cmd=Search%20Application%20Number&AppNum=SP1733D 

(scroll to the bottom of the page and click on the 'blue' words) 


If you have any additional comments or questions please do not hesitate to contact me. This application is scheduled 

for a public hearing on Mach 9th at 1:00 in the City Council Chambers at 555 S. 10th Street, in the County/ City Building. If 

you would like to provide comments in opposition or support of this project, and are unable to make it to the public 

hearing, you can submit those Comments via mail or e-mail to the Planning Department and we will distribute those 

Comments to the Commission. 


From: Lee Ann [mailto:leeannstover@windstream.net] 
Sent: Saturday, February 26,2011 4:32 PM 
To: Christy J. Eichorn 
Subject: more information about zoning change for SW 8th st and hanneman drive 

I recieved a letter in the mail about a zoning change for the area of SW8th st and hanneman drive today in my mail. I am 
concerned about what this means for me as a homeowner on West C Street. Can you please tell me what this has been 
changed to, as it is currently a residential zone. We live on a narrow street (West C) and traffic is already high and 
dangerous in front of my home. I would like to know what the builders are currently trying to do in this corner of our 
residency. 

1 011 

mailto:mailto:leeannstover@windstream.net
http://www.lincoln.ne.gov/asp/city/plan/permapp.asp?cmd=Search%20Application%20Number&AppNum=SP1733D
mailto:mailto:ceichorn@lincoln.ne.gov
mailto:leeannstover@windstream.netl


Thank you,... 
Lee Ann Stover 
701 West C Street 
Lincoln, NE 68522 

CONFIDENTIALITY NOTICE: This e-mail message, including any attachments, is for the sale use of the intended recipient(s) and may contain confidential and 
privileged information. Any unauthorized review, use, disclosure or distribution is prohibited. If you are not the intended recipient, please contact the sender by 
reply e-mail and destroy all copies of the original message. 
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