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FACTSHEET

TITLE:  CHANGE OF ZONE NO. 12018A,  BOARD/COMMITTEE: Planning Commission
Amendment to the Holdrege/Idylwild 
Planned Unit Development (PUD)

APPLICANT: Stallion Ventures, LLC RECOMMENDATION: Conditional Approval (6-0: 
Corr, Sunderman, Beecham, Scheer, Weber and
Lust voting ‘yes’; Cornelius, Harris and Hove
absent)

STAFF RECOMMENDATION: Approval OTHER DEPARTMENTS AFFECTED: N/A

SPONSOR: Planning Department OPPONENTS: No direct opposition, but there was 
testimony with concerns and questions 

REASON FOR LEGISLATION:

To amend the existing Holdrege/Idylwild Planned Unit Development by increasing the allowable dwelling units from
40 to 60, and by decreasing the commercial floor area from 66,000 sq. ft. to 27,750 sq. ft., on property generally
located at Idylwild Drive and Holdrege Street.

DISCUSSION / FINDINGS OF FACT:

1. The developer is requesting the increase in dwelling units due to the increased demand for housing and the
lack of interest in office space.  The east building currently has all 26 dwelling units occupied.  The west
building will have commercial on the first floor and residential on the upper floors.  The conditions of
approval in the staff report require that the first floor of the buildings shall be for commercial uses only.  Any
change from commercial to residential must be approved by administrative amendment or amendment.

2. The staff recommendation of conditional approval is based upon the “Analysis” as set forth on p.3-4,
concluding that the amended PUD will provide a mixed-use neighborhood commercial center which will
enhance the neighborhood by providing services within walking distance of the residential neighborhood. 
The mixed-use concept is in conformance with the Comprehensive Plan.  The staff presentation is found on
p.7.

3. The applicant’s testimony is found on p.7-8.

4. There was testimony in support on behalf of the East Campus Community Organization (p.8-9); however,
there were concerns raised about increased traffic and parking constraints as set forth on p.27-31.  The
owner of the 20-unit apartment building to the west also testified in support but had concerns about paving
of the alley (See Minutes, p.9).  

5. On August 6, 2014, the Planning Commission agreed with the staff recommendation and voted 6-0 to
recommend conditional approval as set forth in the staff report.  The conditions are found on p.4-6. 
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LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT
_____________________________________ ____________
for AUGUST 6, 2014 PLANNING COMMISSION MEETING

PROJECT #:  Change of Zone No.12018A Holdrege/Idylwild Planned Unit Development
(PUD)

PROPOSAL: To amend the existing PUD by increasing the dwelling units from 40 to 60 and
decreasing the commercial floor area from 66,000 sq. ft. to  27,750 sq. ft.  

LOCATION: Holdrege St and Idylwild Dr.

LAND AREA: 3.4 acres, more or less

EXISTING ZONING: B-1, R-2 and R-6

CONCLUSION: The proposed PUD will enhance the neighborhood by providing services
within walking distance of the residential neighborhood. The mixed-use
concept is in conformance with the 2040 Comprehensive Plan. 

RECOMMENDATION:           Conditional approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached

EXISTING LAND USE: Fraternity, restaurant, apartments, parking lot and undeveloped. 

SURROUNDING LAND USE AND ZONING:  

North: P Public University of Nebraska
South: R-5 and R-2 Residential Single family and multiple family 
East: R-2 Residential Single family 
West: R-5 and R-6 Residential Multiple family

HISTORY:
September 17, 2012 Holdrege/Idylwild PUD for 40 dwelling units, 66,000 sq. ft. of

commercial floor area and a fraternity was approved by the City Council

COMPREHENSIVE PLAN SPECIFICATIONS: 

STRATEGIES FOR COMMERCIAL INFILL:

Discourage auto-oriented strip commercial development and seek opportunities for residential mixed use
redevelopment. (p.5.14)

Maintain and encourage businesses that conveniently serve nearby residents while ensuring compatibility with
adjacent neighborhoods. (p.5.14)
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Avoid encroachment into existing neighborhoods during expansion of existing commercial and industrial
uses, and take steps to ensure expansions are in scale with the adjacent neighborhood, are properly
screened, fulfill a demonstrated need and are beneficial to health and safety. (p.5.14)

Ensure the priority in older areas is on retaining areas for residential development. Prior to approving the
removal of housing in order to provide for additional parking to support existing centers, alternatives such as
reduced  parking requirements, shared parking, additional on-street parking, or the removal of other
commercial structures should be explored. (p.5.14)

DETAILED STRATEGIES FOR COMMERCIAL INFILL: (p.5.15)

Encourage higher Floor Area Ratio for commercial redevelopment. 

Encourage shared driveways and interconnected parking lots where possible.

Orient buildings to the street, especially corners.

Encourage a vertical mix of residential and commercial use types. 

Encourage shared parking between land uses with different peak demand periods.

MIXED-USE REDEVELOPMENT GUIDING PRINCIPLES: (p.6.2)

Target existing underdeveloped or redeveloping commercial and industrial areas in order to remove blighted
conditions and more efficiently utilize existing infrastructure. 

Be located and designed in a manner compatible with existing or planned land uses. 

Provide a diversity of housing types and choices throughout each neighborhood for an increasingly diverse
population.

Help to create neighborhoods that include homes, stores, workplaces, schools, and places to recreate.

Encourage increased density of existing apartment complexes and special needs housing where there is land
available for additional buildings or expansion. (p.7.9)

Recognize that broad economic diversity within existing neighborhoods encourages reinvestment and improves
quality of life for all residents while acknowledging the needs for affordable housing )p.7.9)
  
Preserve, protect and promote the character and unique features of urban neighborhoods, including their historical
and architectural elements. (p.7.9)

DETAILED STRATEGIES FOR EXISTING NEIGHBORHOODS (p.7.10 & 7.11)

Encourage pedestrian orientation with parking at rear of residential and neighborhood commercial uses.

Redevelopment and infill should strive for compatibility with the character of the neighborhood and adjacent
uses.

Encourage additional density of apartment complexes and special needs housing on open adjacent land
areas. 

ANALYSIS:

1. This request is to amend the existing PUD by increasing the number of dwelling units
from 40 to 60 and decreasing the commercial floor area from 66,000 sq. ft. to 27,750 sq.
ft. 
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2. The density for dwelling units is determined by the underlying zoning. The B-1 district
requires 2,000 sq. ft. of lot area per dwelling unit. The B-1 area is 2.44 acres or 106,286
sq. ft. This allows 53 dwelling units. Per section 27.60.020(b)(3) the PUD allows the City
Council to revise the area requirements and thus increase the allowable number of
dwelling units.  

3. The dwelling units and commercial floor area are divided into two buildings. The east
building, recently built, has 26 dwelling units and 9,000 sq. ft. of commercial floor area. 

4. The developer is requesting the increase in dwelling units due to the increased demand
for housing and the lack of interest in office space. The east building has all 26 dwelling
units occupied. 

5. The west building will have commercial on the first floor and residential on the upper
floors. First floor commercial is desirable to achieve a mixed-use concept. Some of the
first floor commercial could be converted to residential at a later time by an amendment. 

6. There are two minor changes to the PUD notes. The first change is to allow the upper
floors of the building to encroach into the setback. The second modification is to change
40 dwelling unit to 60.  

7. The proposed development will provide a mixed-use neighborhood commercial center.
Future uses could include a restaurant, retail, housing and offices. The 2040
Comprehensive Plan encourages mixed-use commercial centers with buildings close to
the street and parking behind the buildings. This provides friendlier pedestrian
orientation.   

8. The proposed development is in conformance with several strategies outlined in the
2040 Comprehensive Plan for commercial infill. These strategies include orienting
buildings to the street, having a mix of residential and commercial use types, and having
shared parking between land uses with different peak demand periods.  

CONDITIONS OF APPROVAL:

Site Specific Conditions:

This approval permits 60 dwelling units, 27,750 sq. ft. of commercial floor area and a fraternity
with associated parking. 

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 upon approval of the
planned unit development by the City Council.

1.1 Remove the interior detail of the buildings. Show only the building envelope.
Identify the commercial floor area for each building.  

1.2 Remove what appears to be lot lines from the interior of the site plan.
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1.3 Show the length of the stacking for the drive-thru.

1.4 In the B-1 PUD parking table change 60,000 to 27,750 square feet. Also change it
in the note below the table. 

1.5 Add to the General Notes,  "The first floor of the buildings shall be for commercial
uses only. Any change from commercial to residential must be approved by
administrative amendment or amendment.”

1.6 Add to Section A (3) of the PUD general notes, “Street trees will be planted along
Holdrege St. and Idylwild Dr. spaced every 50 feet or as cited by the Parks and
recreation Department.”

2. Before receiving building permits, the developer shall 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 planned unit development 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 dwelling units/buildings all development and construction
shall substantially comply with the approved plans.

4.2 All privately-owned improvements shall be permanently maintained by the owner
or an appropriately established homeowners association approved by the City
Attorney.

4.3 The physical location of all setbacks and yards, buildings, parking and circulation
elements, and similar matters must 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 the ordinance shall run with the land
and be binding upon the developer, its successors and assigns.

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.
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4.6 The site plan as approved with this ordinance voids and supersedes all previously
approved site plans, however all ordinances approving previous permits remain in
full force and effect unless specifically amended by this ordinance.

Prepared by:

Tom Cajka
Planner

DATE: July 23, 2014

APPLICANT: Will Scott
Stallion Ventures, LLC
440 N. 8th St. Suite 140
Lincoln, NE 68508

OWNER: Stallion Ventures, LLC
440 N. 8th St. Suite 140
Lincoln, NE 68508

CONTACT: Erin Bright
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
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CHANGE OF ZONE NO. 12018A

PUBLIC HEARING BEFORE PLANNING COMMISSION: August 6, 2014

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

Staff recommendation: Conditional Approval.

This item was removed from the Consent Agenda at the request of a representative of the East
Campus Community Organization (ECCO).  

There were no ex parte communications disclosed.  

Staff presentation:  Tom Cajka of Planning staff explained that this application amends the
existing PUD by increasing the number of apartments/dwelling units from 40 to 60, and by
decreasing the commercial floor area from 60,000 square feet to 27,750 square feet.

The site plan shows minor modifications to the parking lot.   The east building has already been
built and is occupied with 26 dwelling units.  Part of the PUD includes the fraternity building,
which has also been built.  The west building is the only thing left to build.  It would have 34
dwelling units.  There is a condition of approval by Planning staff  that the first floor would
remain commercial but that the developer could come back at a later date if the commercial is
not successful and amend the plan to show residential units in that area.  Any additional
residential units would be included as part of the 60 units being requested with this application.  

Beecham asked staff to address the parking.  Cajka advised that the applicant is providing the
required number of parking stalls, but he did not know whether it was more or less than what
was previously approved.  

Lust inquired whether staff would expect more traffic and parking needs with additional
residential uses over the commercial uses.  Cajka noted that a drive-thru for retail/fast food is
shown on the site plan.  In most cases, commercial uses (unless office) would generate more
traffic than the apartments.  

Corr inquired as to how many residential units were originally proposed in this building.  Cajka
stated that the request was for 40 overall.  He does not believe the split between the two
buildings was ever shown.  

Proponents

1.  Brett West, 3042 Sheridan Blvd., on behalf of WRK Real Estate, testified as the applicant. 
He showed a rendering of the existing building where Valentino’s has moved in.  The top two
floors are residential, with the other building having 14 residential units.  The reason for this
amendment is because the identified office user decided not to continue in this building.  There
will be no change to the parking.  That floor being designated for office use is being changed to 
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residential use.  They were seeking to have six residential units on the first floor or keeping it all
office or commercial, depending on leasing.  

West reported that he has had great dialog with the neighborhood about the residential housing
with the live/work situation on the first floor.  He is looking for ways to liven the area.  He has
reached agreement with UNL to use the second floor of phase I as a long term hotel option. 
The residential units are completely full at this time. 

With regard to parking, West assured the Commission that what is shown is definitely within the
parking requirements.  He suggested that 14 residential units of this size versus the parking of
an office user would be substantially less.

West acknowledged that there were some concerns from the neighbors, but they had a very
good conversation and ECCO has since written a letter of support to Councilman Emery.  West
has agreed to keep the neighbors informed.  He believes that he has addressed the concerns
of the neighbors and the ECCO board.

Beecham inquired about the drive-thru, wondering whether there would be buffering between
the drive-thru and the neighborhood.  West responded that they do not yet have a tenant for
that drive-thru.  The plan shows some pretty substantial remaining trees on the south side of the
property, which they do plan to retain and maintain.  The south edge has been buffered from
the residential area.  The buffering is not a part of this amendment.  There is no change from
the previously approved plan in that regard.  This amendment relates only to the office vs.
housing.

Corr asked whether the trees are mature trees.  West showed the existing mature trees on the
site plan.  

Corr asked whether anyone at the neighborhood meeting was concerned about the drive-thru. 
West reiterated that the drive-thru was shown on the previously approved PUD.  The main
concerns on this amendment were additional housing and the need to make sure parking was
addressed.  The first building is fully rented.  

Corr confirmed that this amendment changes  the second level of the second building from
office to 14 additional residential units.  West agreed.

Corr then inquired who initiated the neighborhood meeting.  West stated that it was the ECCO
board.  He was out of town when the letter to the neighbors went out and then when he
returned, he talked with Ann Bleed and the current chair of the ECCO Board and held the
neighborhood meeting.  Staff was not present at the neighborhood meeting.

Support

1.  Vicki Wood, 4240 Starr Street, appeared on behalf  of the ECCO Board, which supports the
request to increase the residential units from 40 to 60.  The ECCO Board did meet with the
developer to discuss the reasons for this request.  The neighbors present asked many
questions.  They continue to have concerns about increased traffic and parking constraints, but
ECCO also recognizes that there are also potential positives as a result of this change, such as
improving the overall rental quality of the neighborhood.  ECCO acknowledges that WRK does
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not sell their properties and that they are interested in long term investment.  WRK has
expressed continuing interest in being a good neighbor and they have designed their rental
agreements that reduce the potential for typical student-related problems in their properties. 
Because this is a PUD, there is less chance that others may use this increase as a precedent to
increase density in other areas of the neighborhood.  The three “live and work” option proposed
for the first floor of the second building is intriguing, incorporating a bit more retail or office use
into the mix rather than six additional studio units.  

In summary, Wood stated that ECCO would have preferred the original model with more
office/retail occupancy; however, they understand the need for flexibility to convert more of the
space to residential in order for the business model to be financially viable for the developer. 
ECCO supports the proposed amendment.  Wood submitted her testimony in writing, which
also includes the questions which were asked by the neighbors at the meeting.  

2.  Beth Gaylord, 1505 StonyHill Road, who owns the 20-unit apartment building to the west on
3405 Holdrege, testified at this time, expressing concerns about paving the alley.  She
understands this developer is only going to pave half of that alley.  When the building is built,
she is worried about traffic from 60 units going through the alley.  She has been replacing the
rock in the alley as necessary.  The whole alley should be paved.  

Gaylord also inquired as to what is going to happen between the two buildings – will there be a
buffer between her building and the new proposed building?  She would want a green space
between the two buildings.  She does not want a fence built, which would affect her first floor
tenants.  

Gaylord has not had the opportunity to visit with the developer.  

Staff questions

Corr asked whether there is a minimum that has to remain in commercial use under the PUD. 
Cajka stated that there is not a minimum.  They can have a maximum of up to 27,750 square
feet.  The staff recommendation  includes a condition that the f irst floor of this building that has
not been built would be all commercial at this time.  Then, if the developer wants to change to
residential on that first floor, they would have to come back with another amendment to the
PUD, which could possibly be approved administratively.  In other words, Cajka pointed out that
the current building permit plans had shown six apartments on the first floor.  Staff is
recommending that those units not be shown at this time.  Those six units would reach the 60
dwelling units.  Everything above the first floor was going to be residential in the original PUD

Corr pondered whether changing the first floor commercial to residential defeats the mixed use
purpose.  Cajka’s response was that the site plan does not show the entire first floor as
residential.  There would still be some commercial.  Staff has discussed a “live/work” type unit
with the developer where the front part of the unit facing Holdrege would be residential and the
rear some kind of office/studio, etc.  

Corr confirmed that even if they wanted to amend the first floor, there would still be some
commercial.  Cajka stated that to be something the staff would have to consider at a later date.
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Beecham inquired about the alley.  Cajka stated that the alley within the PUD was vacated and
the developer was required to put in a public access easement next to the parking lot so people
using the alley could turn to get to Holdrege.  The alley goes all the way to 34th Street.  

Corr also sought clarification that the office/retail use would generate more traffic than
residential use.  Cajka agreed that typically, that is true.  

There was no rebuttal or response by the applicant.  

ACTION BY PLANNING COMMISSION: August 6, 2014

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

Sunderman commented that this appears to be a good modification to an already good plan.

Beecham stated that she appreciates the applicant reaching out to the neighborhood because
they will need to be flexible to some degree.  

Corr also expressed appreciation to the applicant for reaching out and respectfully suggested
that in the future the applicant should reach out to the neighborhood before filing the
application.  

Weber encouraged the applicant to talk with the neighbors to the west to see if there is
something that can be worked out with the alley.

Motion for conditional approval carried 6-0:  Corr, Sunderman, Beecham, Scheer, Weber and
Lust voting ‘yes’; Cornelius, Harris and Hove absent.  This is a recommendation to the City
Council.
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