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FACTSHEET

TITLE: SPECIAL PERMIT NO. 1219L, requested by
Bryan Medical Center, for the expansion of a Non-
Residential Health Care Facility, on property generally
located at South 48th Street and Sumner Street.  

STAFF RECOMMENDATION: Conditional Approval.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 08/21/13
Administrative Action: 08/21/13

RECOMMENDATION: Conditional Approval (7-0: Corr,
Weber, Beecham, Scheer, Lust, Hove and Cornelius
voting ‘yes’; Sunderman absent).
 

FINDINGS OF FACT:

1. This is a request by Bryan Medical Center to allow the expansion and renovation of the existing Emergency
Department at Bryan Medical Center East by reducing the front yard setback along South 48th Street from 25
feet to 6 feet, and by reducing the front yard setback along Sumner Street from 33.8 feet to zero feet. 

2. The staff recommendation of conditional approval is based upon the “Analysis” as set forth on p.5-6, concluding
that approval of this special permit amendment will allow Bryan East Medical Center to renovate and expand
the existing Emergency Department in order to meet current standards and to meet the growing number of
patients.  The proposal will provide additional off-street parking for visitors to the Emergency Department,
provide a covered entrance for patients and visitors, and provide a separate enclosed entrance for ambulances. 
The applicant is proposing additional landscaping on South 48th Street to screen the new parking lot and a new
retaining wall and landscaping along Sumner Street.  This proposal is in conformance with the Comprehensive
Plan and should have no significant impact on surrounding properties.   The staff presentation is found on p.9.

3. The applicant’s testimony is found on p.9-12.

4. There was no testimony in opposition.  

5. On August 21, 2013, the Planning Commission agreed with the staff recommendation and voted 7-0 to
recommend conditional approval (Sunderman absent).  

6. The conditions of approval are found on p.7-8.  

FACTSHEET PREPARED BY:  Jean L. Preister DATE: September 3, 2013

REVIEWED BY: Marvin Krout, Director of Planning  DATE: September 3, 2013

REFERENCE NUMBER:  FS\CC\2013\SP1219L



LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for August 21st, 2013 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 1219L

PROPOSAL: A request per Section 27.63.080 for expansion of a Non-Residential Health
Care Facility

LOCATION: 1600 S. 48th Street

LAND AREA: 25.83 acres more or less

EXISTING ZONING: R-2 Residential

WAIVER /MODIFICATION REQUEST:

1. Reduce the Front Yard Setback on S. 48 th Street from 25 feet to 6 feet
2. Reduce the Front Yard Setback on Sumner Street from 33.8 feet to 0 feet

CONCLUSION: Approving this Special Permit will allow Bryan East Medical Center to renovate
and expand the existing Emergency Department in order to meet current
standards and to meet the growing number of patients. The proposal will
provide additional off-street parking for visitors to the Emergency Department,
provide a covered entrance for patients and visitors, and provide a separate
enclosed entrance for ambulances. The applicant has proposed additional
landscaping on S. 48th Street to screen the new parking lot and a new retaining
wall and landscaping along Sumner Street. This proposal is in conformance
with the Comprehensive Plan and should have no significant impact on
surrounding properties.

RECOMMENDATION: Conditional Approval

Waivers/modifications:

1. Reduce the Front Yard Setback on S 48 th Street from 25 feet to 6 feet          Approval

2. Reduce the Front Yard Setback Sumner Street from 33.8 to 0 feet        Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION:

Lots 116, 117, 259 I.T., and Lots 1-33, Block 3, Shurtleff's Piedmont Park, the vacated portions of
Washington and Everett Streets west of the west line of S. 50th Street, including the cul-de-sac at
the west intersection of said streets, a triangle area of property bounded on the east by S. 50th
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Street, Everett Street on the south and Washington Street on the north, the vacated portion of S.
51st Street from the north line of Sumner Street to the south line of Everett Street, and Lots 1-24,
Block 6, Shurtleff's Piedmont Park, all located in the Northeast Quarter of Section 32-10-7,
Lancaster County, Nebraska, generally located at South 48th Street and Sumner Street.

EXISTING LAND USE: Health Care Facility

SURROUNDING LAND USE AND ZONING:

North: R-2, Residential Church and Single Family Dwellings
South: R-2, Residential Single Family Dwellings
East: P, Public Elementary School
West: R-2, Residential Single Family Dwellings

HISTORY:

August 16, 1971 City Council approved Special Permit No. 565 granting Bryan Hospital
authority to enlarge the hospital.

October 11, 1976 City Council approved Special Permit No. 565A granting Bryan Hospital
authority to enlarge their facilities, increase their functions, and to
increase the geographic area of coverage of the hospital campus.

December 6, 1976 City Council approved Special Permit No. 565B granting Bryan Hospital
authority to erect and maintain a bus passenger waiting shelter.

July 24, 1978 City Council approved Special Permit No. 822 granting Bryan Hospital
authority to increase off-street parking facilities.

May 1979 This property was converted from A-2, Single-Family Dwelling District,
to R-2, Residential District, during the 1979 Zoning update.

June 8, 1981 City Council approved Special Permit No. 928 granting Bryan Hospital
authority to enlarge and extend an existing health care facility, to adjust
the front yard requirements along Sumner Street, to construct additional
parking areas, and to enlarge the School of Nursing and Center for
Health Education.

May 11, 1987 City Council approved Special Permit No. 1219 granting Bryan Hospital
authority to construct a medical office building with a day care center
and a separate parking deck.

January 15, 1990 City Council approved Special Permit No. 1219A granting Bryan
Hospital authority to construct an outpatient and medical office building,
to construct two multi-level parking structures, to enlarge the pre-
existing energy plant, and to adjust height, area and yard requirements.
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1990 Special Permits No. 1219 B and C were approved by the Planning
Commission granting Bryan Hospital employees, students and staff
permission to use parking lots in the nearby vicinity to the hospital
during construction of the medical office building.

1992 Special Permits 1219 No. D, E, and G were approved by the Planning
Commission granting Bryan Hospital employees, students and staff
permission to use parking lots in the nearby vicinity to the hospital
during construction of the medical office building.

June 29, 1992 City Council denied Special Permit No. 1219 F, which would have
allowed Bryan Hospital permission to use the parking lot at Christ
United Methodist Church during construction. 

August 27, 1997 City Council approved Special Permit No. 1219 - I for authority to
expand the hospital campus in order to construct a parking lot generally
located at 51st and Sumner Streets.

August 4, 1997 City Council denied Special Permit No. 1219 H, which would have
allowed Bryan Hospital to increase the height and size of two signs.

June 4, 2001 City Council approved Special Permit No. 1219J, which increased
building coverage on the site to 38.2%, and added a parking structure
and medical offices.

May 13, 2002 City Council approved Special Permit 1219K to expand the School of
Nursing to accommodate 250 students and increased the maximum
building coverage from 38.2% to 42%.

COMPREHENSIVE PLAN SPECIFICATIONS:
Expansions of existing health care locations are expected and a wide variety of new facilities will likely come forward
over time (p. 5.3).

Develop Lincoln as a major network of quality regional health care services at reasonable costs (p. 8.2).

Encourage health care service facilities to meet the demand of the community’s growing and aging population base
(8.3).

Medical services, including physical and mental health care services, should be integrated and accessible within the
community (8.3).

Many of the existing medical facilities are located near existing residential neighborhoods and are expected to
remain the vital core of health care services in the county and region (8.3).

Provide for accessible physical and mental health care services in appropriate areas in and around residential
neighborhoods (8.7).

Any hospital expansion will need to take into consideration the impact on adjacent neighborhoods (8.7).

Hospitals should plan on using parking garages and multi-story construction in order to maximize the use of the land
(8.7).
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Plan for further construction on medical campuses (8.7).

The demand for health care services increases as a result of the community’s growing and aging population (8.7).

TRAFFIC ANALYSIS: S. 48th Street is classified as a Minor Arterial and Sumner Street is
classified as a Collector.

PUBLIC SERVICE: The nearest fire station is located at S. Cotner Boulevard and A Street.

AESTHETIC CONSIDERATIONS: The temporary parking lot at the Bryan Home site will be
removed and replaced with enhanced landscaping, within 6 months of project completion.

The new retaining wall along Sumner Street will include stone masonry and a landscaping area to
soften the visual impact on the surrounding properties.

ANALYSIS:

1. This is an application to expand the Emergency Department facilities for Bryan East Medical
Center. Several issues currently impact the utilization of the existing Emergency Department
which would be addressed with the proposed modifications. The hospital proposes to
renovate and expand the existing Emergency Department to meet current standards and
future demand.

The proposal includes modifications to several portions of the site along S. 48th Street and
Sumner Street. The modifications include an expanded parking lot and enclosed walkway,
a new ambulance garage, a new patient entry and canopy, a new drive aisle and retaining
wall, and a temporary parking lot and Emergency Department entrance on the Bryan Home
site.

Special Permit 1219K was approved in 2002 and allowed for up to 42% building coverage.
This request will increase the building coverage to 41.42%. A total of 2,055 parking spaces
are required on site with a total of 2,623 spaces provided.

2. The new ambulance garage along Sumner Street and the expanded parking lot along S. 48th

Street both require adjustments to the front yard setbacks. Expansion on the site is limited
by the Bryan Home to the east S. 48 th Street to the west and Sumner Street to the south.

The existing Emergency Department parking lot along S. 48th Street would be expanded
from 14 to 30 spaces and designed as a double-loaded facility with 90 degree parking. The
front yard setback along S. 48th Street is 25 feet and would be reduced to 6 feet. Since S.
48th Street is a 40 foot Building Line District the 6 foot front yard setback is measured to the
Building Line District, not the property line. So there is another 10 feet of green space,
currently between the parking and sidewalk in addition to the setback. 

The landscape plan shows the existing trees to remain, and additional landscaping is
proposed along S. 48th Street to mitigate the visual impact of the larger parking lot.
Additionally, the existing outdoor ramp adjacent to the parking lot would be replaced with an
elevator and enclosed access to the Emergency Department.  There is also a narrow band
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of landscaping along Sumner between the ambulance garage/ driveway area and the
sidewalk. 

3. The new ambulance bay proposed along Sumner Street would replace the existing
ambulance bay within the building. The new ambulance bay would provide an enclosed
facility that is more private for patient care. The ambulance bay would be constructed to the
south property line, thus reducing the setback along Sumner Street from 33.8 feet to 0 feet. 

A new canopy is proposed to the west of the ambulance bay for a designated patient drop-
off and visitor entrance. The canopy would provide covered access to patient drop-off and
would clearly define the public entrance.

4. The reduced setback along S. 48th Street and Sumner Street is for this location only. This
action is not reducing the setback along the entire length of either street. 

5. The applicant is proposing to construct a new retaining wall along Sumner Street.  The
proposal would add masonry material to the wall and all landscaping adjacent to the
sidewalk. These measures are proposed in order to soften the visual impact of the new
retaining wall. The existing sidewalk along Sumner Street is proposed to remain.

6. A temporary parking lot is proposed on the Bryan Home site. The temporary parking lot
would provide a patient drop off while the existing Emergency Department is renovated and
the new entrance and canopy are constructed.

The Historic Preservation Commission (HPC) reviewed the use of the yard for a temporary
parking area.  The HPC accepted the proposal upon assurances that the use is temporary
and that the yard will receive an enhanced landscape treatment following the removal of the
parking. The future landscape plan for the Bryan Home site will be reviewed by the HPC and
approved by the Planning Director, prior to obtaining a building permit. The parking lot will
be removed and landscaping improvements will be completed within 6 months of project
completion. This note has been included on the plan.

7. The project is proposed to be completed in two phases. Phase I would include construction
of the ambulance garage and the temporary entrance on the Bryan Home site. Phase II
would complete the remaining improvements and include the parking lot expansion, the
enclosed walkway, and the new patient entrance and canopy. The temporary parking lot at
the Bryan Home site would be utilized during Phase II improvements.

8. The Public Works and Utilities Department initially had concerns about the sight distances
at the two exit points onto Sumner Street. The applicant has met with Public Works and
Utilities staff, and the applicant has revised the plans to address those concerns.

9. The Comprehensive Plan acknowledges that many of the existing medical facilities are
located near existing residential neighborhoods and are expected to remain. With additional
landscaping and retaining wall treatments the impact on the surrounding neighbors should
be minimal.  The site improvements will help the hospital meet the needs of patients and
remain viable at this location as recommended by the Comprehensive Plan.
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CONDITIONS OF APPROVAL:

Per Section 27.63.080 this approval permits a Non-Residential Health Care Facility in the R-2
Residential zoning district, and front yard setback waivers from 25 feet to 6 feet along S. 48th Street
and from 33.8 feet to 0 feet along Sumner Street in the locations as shown on the site plan.

Site Specific Conditions:

1. Before receiving building permits the developer shall cause to be prepared and submitted
to the Planning Department a revised and reproducible final plot plan including 5 copies
with all required revisions and documents as listed below:

1.1 Remove the parking lot striping in the lot adjacent to S. 48 th Street.

1.2 Add to the General Notes, "The landscaping shown along the parking lot at S. 48th

Street shall be installed per the approved plan".

2. Before receiving building permits provide the following documents to the Planning
Department:

2.1 Verification from the Register of Deeds that the letter of acceptance as required by
the approval of the special permit has been recorded.

3. Prior to the issuance of a building permit:

3.1 The construction plans must substantially comply with the approved plans.

Standard Conditions:

4. The following conditions are applicable to all requests:

4.1 Before occupying the buildings all development and construction shall substantially
comply with the approved plans.

4.2 All privately-owned improvements, including landscaping and recreational facilities,
shall be permanently maintained by the owner or an appropriately established
homeowners association approved by the City.

4.3 The physical location of all setbacks and yards, buildings, parking and circulation
elements, and similar matters be in substantial compliance with the location of said
items as shown on the approved site plan.

4.4 The terms, conditions, and requirements of this resolution shall run with the land
and be binding upon the Permittee, its successors and assigns.
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4.5 The applicant shall sign and return the letter of acceptance to the City Clerk. This
step should be completed within 60 days following the approval of the special
permit.  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
therefore to be paid in advance by the applicant. Building permits will not be
issued unless the letter of acceptance has been filed. 

4.6 The site plan as approved with this resolution voids and supersedes all previously
approved site plans, however all prior resolutions approving this permit remain in
full force and effect as specifically amended by this resolution.

Prepared by

Paul Barnes, Planner

DATE: August 12, 2013

APPLICANT: Bryan Medical Center
David Reese
1600 S. 48th Street
Lincoln, NE 68506

OWNER: Same as Applicant.

CONTACT: Davis Design
Deb Hansen
1221 N Street, Suite 600
Lincoln, NE 68508

DaNay Kalkowski
1111 Lincoln Mall, Suite 350
Lincoln, NE 68508
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SPECIAL PERMIT NO. 1219L

PUBLIC HEARING BEFORE PLANNING COMMISSION: August 21, 2013

Members present: Corr, Weber, Beecham, Scheer, Lust, Hove and Cornelius; Sunderman
absent.

There were no ex parte communications disclosed.

Staff recommendation: Conditional approval.

Staff presentation:  Paul Barnes of Planning staff presented the proposal for an
amendment to the special permit to expand Bryan Medical Center East to renovate and
expand the existing Emergency Department, with most of the changes taking place along
Sumner Street and South 48 th Street.  The expansion of the existing ambulance bay will
reduce the setback along Sumner Street down to zero just for the portion containing the
ambulance bay and not the entire site.

Barnes explained that the other reduced setback is for the proposed expansion of the
parking lot along South 48th Street which currently accommodates 14 vehicles.  The proposal
is to expand that parking lot to 30 parking spaces.  That part of the site is subject to a 40'
building line district along South 48th Street, so in measuring from the building line district to
that setback, it would reduce the setback to 6 feet.  There would still be 10 feet of green
space area between the setback and the property line to South 48th Street.  

Barnes also explained that this is a two-phase project so that the Emergency Department
can remain in operation during the expansion.  The first phase will be the expansion of the
parking lot, followed by the ambulance bay as well as a temporary parking lot located on the
Bryan Home lawn.  In conjunction with the first phase,  there is a staff recommendation to
have a landscape plan for the temporary parking lot to be submitted prior to obtaining a
building permit.  That landscaping plan would be reviewed by the Historic Preservation
Commission and then reviewed and approved by the Planning Director.  The Historic
Preservation Commission is aware of this project and, with the historic significance that
relates to the Bryan Home, the Historic Preservation Commission  is in concurrence with the
staff recommendation.  

Barnes suggested that the Comprehensive Plan does acknowledge that hospitals and health
care facilities are located within residential areas and encourages that they remain in the
future and remain viable for the demand and the need of the community.  Staff believes that,
with the conditions of approval, this application is in conformance with the Comprehensive
Plan and in keeping Bryan Medical Center East viable at this location.

Proponents

1.  David Reese, Vice-President of Clinical Support Services for 16 years for Bryan Medical
Center, presented on behalf of the applicant, stating that the reason for this project includes
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issues with the Emergency Department from a facility perspective.  One of the biggest issues
has to do with access into the emergency room.  They currently have 34,000 emergency
room visits on east campus per year, and this continues by multiple percents over the years.
The existing 14 parking stalls for the Emergency Department do not even cover the patients
seen in the emergency room now.  The biggest difficulty for patients is that they have to walk
up a ramp from the parking lot if they are not dropped off at the door.  In addition, it is very
difficult to maintain the ramp in the winter months and inclement weather.  

Beyond the shortage of parking and the ramp from the parking lot, Reese explained that
another issue is confusion.  The front of the Emergency Department is also the ambulance
bay.  This is not good from a confidentiality standpoint, and visitors are confused as to
whether they can go into that area because they see the ambulances.  Then they go to the
parking lot and have to walk up the ramp.  

Reese also observed that security is another issue that needs to be improved, especially in
the ambulance bay.  The proposal includes a garage door that goes up and down for the
ambulance bay.  

Reese then displayed the footprint of the existing Emergency Department.  This project will
expand the number of rooms and the capacity for storage.  The reason the Emergency
Department is kept on second floor is because that is where the radiology, cardiac and
surgery departments are located.  The services on second floor will also be expanded.  

2.  Wade Stange also testified on behalf of the applicant.  He explained that there are also
some internal issues driving this proposal.  He showed the current layout of the Emergency
Department.  With patient volumes increasing, the project will increase the number of rooms
from 16 to 23, a 50% increase.  The demographics at East Campus show a need for better
access and privacy to protect the dignity of the patients.  

Stange then explained the external improvements to help address some of the issues.  The
reduced setback along South 48th Street will allow them to double-load the parking lot.  By
expanding the parking lot to the north and to the west, they can expand it to 30 cars for off-
street parking.  

In addition, they will remove the ramp and enclose the walkway and create a stair and
elevator tower that can be accessed from the parking lot.  There will be a covered patient
drop-off for visitors that are not arriving by ambulance, which is particularly important to the
elderly patients.  There will be an ambulance garage to protect patient privacy and provide a
better working environment for the EMT workers bringing patients to the hospital.  

Stange reiterated that the synergy on second floor is very important.  Because of the
proximity to the cardiac, radiology and surgery departments, second floor is the optimum
location for the Emergency Department.  The expansion will  increase the Emergency
Department in size by double, increasing the number of beds from 16 to 23.  The rooms will
be more similarly sized than they are now, with a few identified for quick-in and quick-out
access.  This will provide better collaboration of services in a central core.  
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With regard to phasing, Stange explained that the existing Emergency Department will
remain as-is in Phase 1.  The access drive off of Sumner Street and the existing parking will
also remain in Phase 1.  The first phase will include construction of the new ambulance
garage with new curbcut off Sumner Street.  At the end of Phase 1, they will need to borrow
the south lawn of the William Jennings Bryan Home for a period of time, with access to the
Emergency Department off of Sumner Street.  A temporary drive will be created with some
limited parking.  During Phase 2, the Emergency Department will be moved to an abandoned
cardiac ICU area with 16 rooms.  Phase 2 includes renovation of the existing Emergency
Department area; construction of the parking lot, expanding to 30 stalls; and enclosing the
new walkway and entrance canopy.

Following occupancy, Stange stated that the site will be fully restored.  The applicant is in the
process of developing a landscape plan for review by the Historic Preservation Commission
and approval by the Planning Director prior to building permit.  The screening along South
48th Street will be improved so that the neighbors will not see vehicle headlights.  Vehicles
will access along the west side, and egress off the east side of the ambulance garage.  

Reese and Stange expressed appreciation to the Planning Department staff.  This has been
a three-year project and they have met with staff multiple times.  It was a great collaborative
effort.  Reese also advised that they held neighborhood meetings in June, and will meet with
them again as the project is phased out.  

Corr inquired how the applicant decided who to invite to the neighborhood meeting.  Reese
stated that they included a broad spectrum of the neighborhood from South Street to A
Street, from Cotner Boulevard to South 52nd Street, knowing that to be the biggest
component that would be affected.  They also invited the contact for the South 48th Street
Neighborhood Association.  There were a total of 8 people who attended the neighborhood
meetings, and they were very supportive.  The physician of the Emergency Department also
attended the neighborhood meeting.  There were a lot of comments about the
inconveniences now.  Corr confirmed that the people across on 48 th Street were notified and
the applicant indicated that they were.  

Lust inquired as to what percentage is ambulance drop-off versus private drop-off.  Reese
estimated it to be about 40% ambulance.  

Beecham commented that she has been to this emergency room and it is really confusing on
where to enter, so this is a great idea.  She referred to the picture of what the south side of
the ambulance garage will look like.  Will there be windows on the garages?  Reese stated
that there will be windows but they will be higher up for privacy purposes.  

Beecham inquired about the height of the landscaping.  She does not want someone to be
looking out at an 8' brick wall across the street.  Stange showed a photograph of what exists
today and what is being proposed.  They will have to reconstruct a concrete retaining wall
but will put in some stone for a base and provide more pedestrian scale plantings.  They will
need to be cautious of the sight line by Sumner Street where people exit the garage as well 
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as egress from the ambulance bay.  Reese added that the goal is to make it as pleasant and
pleasing as possible.  Bryan wants to be a good neighbor.  The windows are placed higher
for safety purposes as well as confidentiality.  

Beecham expressed appreciation to the applicant for being so careful with the historical
building and restoring it afterwards.  

There was no testimony in opposition.  

ACTION BY PLANNING COMMISSION: August 21, 2013

Hove moved to approve the staff recommendation of conditional approval, seconded by
Beecham.  

Lust believes this looks like a great project for the community that is much needed. 
Improving the Emergency Department and the public space for patient drop-off is a great
idea and it appears to have been carefully thought through.  

Motion for conditional approval carried 7-0:  Corr, Weber, Beecham, Scheer, Lust, Hove and
Cornelius voting ‘yes’; Sunderman absent.  This is a recommendation to the City Council.
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