


LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________
for FEBRUARY 3rd, 2016 PLANNING COMMISSION MEETING

**As Revised and Adopted for Conditional Approval
by Planning Commission: 02/03/16**

PROJECT #:  Special Permit No. 1219M

PROPOSAL: A request per Section 27.63.080 for expansion of a Non-Residential Health Care
Facility to construct a 93,286 square foot medical office building and associated
parking. 

LOCATION: 1600 S. 48th Street

LAND AREA: 34 acres more or less (expanding the Special Permit area by approximately 8.3
acres)

EXISTING ZONING: R-2 Residential, R-1 Residential

WAIVER /MODIFICATION REQUEST:
Increase the maximum height to 74 feet for the new building.    

CONCLUSION: This request will provide for the near and longer term growth of the Bryan
Medical Center East Campus. The removal of 50th Street from the intersection of
Cotner Boulevard and A Street along with the potential dedication of additional
right-of-way should assist with future transportation improvements in the adjacent
streets. The proposal is in conformance with the Lincoln Municipal Code and the
Comprehensive Plan. 

RECOMMENDATION: Conditional Approval
Waivers/modifications: 

Increase the maximum height to 74 feet for the new building.         Approval
      

GENERAL INFORMATION:

LEGAL DESCRIPTION: 
Lots 116, 117, and 259 Irregular Tracts, and Lots 1-33, Block 3, Lots 1-19, Block 4, Lots 1 -18, Block 5
and Lots 1-24, Block 6, 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 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, together with 50th Street, from the south line of A Street to the 
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north line of Lot 29, Block 3, Shurtleff’s Piedmont Park; and Washington and Everett Streets from the east
line of 50th to the west line of 52nd Street, 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 and vacant land. (As of the date of this report most of the
single family dwellings in the expansion area had been demolished.)

SURROUNDING LAND USE AND ZONING:  

North: R-1, R-2, Residential Church, Single Family Dwellings, Fire station
B-1, Local Business Automobile Service Station

South: R-2, Residential Single Family Dwellings
East: P, Public; R-1 Residential Elementary School, Single Family Dwellings
West: R-2, Residential Single Family Dwellings

ASSOCIATED APPLICATIONS: Street and Alley Vacation SAV15006

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.
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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.

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. 1219F, 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. 1219I 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. 1219H, 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%.

September 16, 2013 City Council approved Special Permit 1219L, which reduced the front yard
setback from 25 feet to 6 feet on S. 48th Street and from 33.8 feet to 0 feet
on Sumner Street.

COMPREHENSIVE PLAN SPECIFICATIONS:

The expansion area is designated a “Public & Semi-Public” in the 2040 Comprehensive Plan. This designation was approved
due to Bryan Medical Center’s request to show this area of housing for expansion of their campus. 

Expansions of existing health care locations are expected and a wide variety of new facilities will likely come forward over time
(p. 5.3 of the 2040 Comprehensive Plan).

Develop Lincoln as a major network of quality regional health care services at reasonable costs (p. 8.2).
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Encourage health care service facilities to meet the demand of the community’s growing and aging population base (8.2).

Medical services, including physical and mental health care services, should be integrated and accessible within the community
(8.2).

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 (8.2).

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).

Plan for further construction on medical campuses (8.7).

New medical office buildings have been constructed in many areas of the city. This trend is likely to continue into the immediate
future as the demand for health care services increases as a result of the community’s growing and aging population (8.6 - 8.7).

TRAFFIC ANALYSIS: Cotner Boulevard and A Street are classified as a Minor Arterials.  A traffic impact
study was submitted by the applicant to address traffic flow at the Cotner Boulevard and A Street
intersection. Recommendations from that study are included in the conditions of approval. Portions of
Everett, Washington, and South 50th Streets to be vacated are classified as local roads. Their primary
purpose was to serve the housing that is being removed.

PUBLIC SERVICE:  The nearest fire station is across the street on the north side of A Street on the east
side of S. Cotner Boulevard. 

ANALYSIS:

1. This application is to substantially expand the area of the Bryan Medical Center East Campus by
approximately 8 acres. The new construction would add an approximately 94,000 sq. ft. medical
office building and 370 parking stalls. 

2. The expansion area at one time contained 35 single family dwellings. As of the date of this report,
most of the dwellings had been demolished. The three local streets within this area are being
vacated by Street and Alley Vacation #15006. Within the expansion area Washington Street from
50th Street to 52nd Street would be removed. Everett Street and the southern portion of 50th Street
would be converted to a private driveway.

3. Bryan has been acquiring these houses for over twenty years. They have purchased them as they
became available for sale. The expansion area is designated a “Public & Semi-Public” in the 2040
Comprehensive Plan. This designation was approved due to Bryan Medical Center’s request to
show this area of housing for expansion of their campus. The last of the houses was just recently
acquired. 
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4. Bryan held a neighborhood meeting in 2015 with the residents on the east side of 52nd Street to
review with them this expansion plan. There was not apparent opposition to the proposal at the
meeting. 

5. The concept plan includes a new driveway on A Street and 52nd Street. The expanded area
doesn’t show any internal connections. As a result, all traffic to and from the office area must use
either A Street or 52nd Street to reach the new office building. The site and grading plans needs
to be revised to show at least one internal connection from the hospital area to the new expansion
area. This will provide at least for some limited internal circulation and reduce the traffic on S. 52nd

Street past the houses and Holmes Elementary School to the east.  The current Bryan campus
doesn’t have any driveways to S. 52nd Street.

6. The S. 50th Street connection to the intersection of A Street and S. Cotner Boulevard would be
removed. This intersection currently has six “legs” and entering traffic often experiences delays
due to the multiple turning movements. Bryan would build a new driveway connection to A Street
to the east of the intersection. The removal of the 50th Street connection will improve the
functioning of the intersection.  

7. In addition to the removal of 50th Street south of A Street, the City proposes to close 50th Street
at the intersection north of A Street. This local public street would remain open to serve the 12
homes on 50th Street between A and C Street. However, 50th Street would no longer connect to
A Street. 50th Street would be open to C Street and would function as a cul-de-sac, though in
practice residents will still be able to reach S. Cotner Blvd. through the Piedmont Shopping Center.
The shopping center has a driveway from 50th to S. Cotner Blvd. toward the southern end of the
center. Approval of this special permit does not close 50th Street north of A Street. That closing
will be handled by a separate action after a more specific closing plan is drafted and input is
sought from the property owners along 50th Street.  

8. The City is considering additional transportation improvements in this area. Bryan has agreed to
provide additional right-of-way and move any signs or other improvements at the intersection of
48th & Cotner and A Street & Cotner. This will help facilitate transportation improvements which
will help address the increase in traffic generated by this expansion and the overall traffic
generated by Bryan. The City is considering eliminating the traffic signals and installing
roundabouts at 48th & Cotner, A Street & Cotner and 48th and Sumner Street. At this point, it is still
early in the transportation improvement planning process. Bryan is also agreeing to dedicate land
for a right hand turn lane, for north to east bound turn lane at 48th and Sumner Street. 

9. Section 27.63.080 (b) (1) requires “Buildings shall not occupy over thirty-five percent of the total
land area covered by the special permit.” In 2002 the building coverage was approved to increase
to 42% by the City Council. With this expansion and the new multi-story building the coverage is
only 33% of the allowed 42% coverage. 

10. The new parking lot of approximately 370 stalls will bring the total for the site up to 2,993 stalls.
They show a peak demand of under 2,400 stalls after the expansion or an excess of over 500
stalls. 

11. The new building is proposed for a maximum of 745 feet in height. In 1990, Special Permit 1219,
allowed a previous Bryan expansion up to 78 feet in height. The Comprehensive Plan encourages
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that the health care facility expand upward to limit the horizontal expansion into the neighborhood.
The attached elevations show that the new building will be several stories shorter than some of
the other buildings on campus. The nearest residential uses to the new building will be at least 350
feet away to the west and north. 

12. The new turn lane on A Street did not meet the Access Management policy standards for length.
However, the Public Works and Utilities Department has approved a deviation request to allow the
shorter turn lane due to the lack of available space for a full length turn lane. 

CONDITIONS OF APPROVAL:

Per Section 27.63.080 this approval permits the expansion of a Non-Residential Health Care Facility to
add a new 93,286 sq. ft. medical office building with a maximum permitted height of 74 feet.

Site Specific Conditions:

1. The City Council approves associated request:

1.1 Street & Alley Vacation No. 15006.

2. Before receiving building permits the permittee shall cause to be prepared and submitted to the
Planning Department a revised and reproducible final plot plan including 3 copies with all required
revisions and documents as listed below:

2.1 Provide a legal description for the revised 50th Street vacation that excludes the land for
the Cotner Blvd. and A Street roundabout. 

2.2 Along the entire A Street frontage, identify the distance between curb of the turn lane
and sidewalk to verify there is at least 9 feet for street trees. 

2.3 Identify a sidewalk from the north side of the new office building to the parking structure
and campus to the west.

2.43 Revise the note at 48th and Sumner to state: “Potential future right-of-way dedication
that would accommodate a north to east right hand turn lane. (Dedication to run full
length of west lot line, not all of which is shown on this exhibit.)” 

2.5 If required by Public Works and Utilities Department, revise the future right-of-way
dedication (which did not have time to review the dedication as of the time of this
report.)

2.64 Revise the landscape plan to relocate the landscaping outside of the detention pond. 

2.75 Provide a vehicular connection from the new parking lot existing parking garage to the
former Everett 50th Street driveway and to the new parking to lot to allow for vehicular
circulation within the site.
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3. Before receiving building permits provide the following documents to the Planning Department: 

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

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, shall be permanently
maintained by the Permittee.

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.

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, filing fees therefor
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

_____________________________
Stephen Henrichsen, Development Review Manager

DATE: January 25, 2016 REVISED: February 3, 2016

APPLICANT: Bryan Medical Center
David Reese
1600 S. 48th Street
Lincoln, NE 68506
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OWNER: Bryan Medical Center and
JNW Properties, LLC
3901 Village Court
Lincoln, NE 68506
(Current owner of 1507 S. 52nd Street which has been sold to Bryan)

CONTACT: DaNay Kalkowski
1111 Lincoln Mall, Suite 350
Lincoln, NE 68508
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SPECIAL PERMIT NO. 1219M

SPECIAL PERMIT NO. 1219M
TO EXPAND BRYAN MEDICAL CENTER EAST CAMPUS
ON PROPERTY GENERALLY LOCATED AT
SOUTH 50TH STREET AND A STREET.
PUBLIC HEARING BEFORE PLANNING COMMISSION: February 3, 2016

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

Staff recommendation: Conditional Approval.

AND

STREET AND ALLEY VACATION NO. 15006
TO VACATE SOUTH 50TH STREET BETWEEN A AND EVERETT STREETS
AND EVERETT AND WASHINGTON STREETS BETWEEN 50TH AND 52ND STREETS
ON PROPERTY GENERALLY LOCATED AT
SOUTH 50TH STREET AND A STREET.
PUBLIC HEARING BEFORE PLANNING COMMISSION: February 3, 2016

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

Staff recommendation: Conformance with the Comprehensive Plan

There were no ex parte communications disclosed.

Staff Presentation: Paul Barnes of the Planning Department stated both of these items are
related to an expansion of the Bryan East Hospital campus. The driving project is a new 93,286
square foot medical office building. The expansion area includes approximately eight acres just
northeast of the existing campus. This area has been shown as Public & Semi-Public on the
Future Land Use map. In anticipation of an expansion, staff has been working with Bryan for
some time, knowing that they have been acquiring these properties. The single-family homes
that were located in the site area are now demolished.

There is a request to waive the height of the district up to 74 feet for the new building. Given its
distance of over 300 feet from remaining residential areas and the taller buildings already within
the campus, staff does not see this proposed height as having a major impact; it will fit in with
the surrounding campus.
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The vacation request includes a portion of 50th Street that currently connects to the intersection
of Cotner and A Streets, a 6-leg intersection with traffic signals. The City has been looking at
this intersection for some time. Given the different turning movements that occur there, staff is
supportive of closing 50th Street with this request; it will be an improvement and enhancement
of the intersection. On a related note, the City is looking at a connection of 50th to the north of
this intersection, but that vacation and closure will not happen with this action. The other
requests for vacation include Everett and Washington Streets between 50th Street and 52nd

Street. These were local streets serving the single family homes that were previously there, so
staff is also supportive of vacating these segments. There are some utilities within the rights-of-
way and easements that will be retained. A new easement will be dedicated to accommodate a
connection of sewer that comes along Washington Street.

Planning and Public Works have been discussing additional road improvements with Bryan,
including the areas of Cotner and A, 48th and A, and 48th and Sumner. These are areas for
potential future dedication of right-of-way and roundabouts to help with traffic flow, though these
discussions are preliminary at this point, and much work needs to be done.

Barnes went on to discuss the conditions for approval. The eight acres of expansion is
somewhat self-contained from the rest of the campus. Staff considers connectivity for
pedestrian and vehicle traffic an important feature and has therefore recommended areas of
connection not currently shown on the site plan, including vehicle access connecting up and
through the existing parking lot, and a pedestrian connection that connects to an existing
sidewalk, so that people could get to the new office building from existing areas. These are not
huge areas of connection, but will make a big impact in terms of connectivity. 

Beecham asked if there is a stoplight at 52nd and Sumner. Barnes said there is not a light at the
intersection, but near there, there is a signal for pedestrian traffic. Beecham asked if that signal
stops traffic for pedestrians. Barnes said yes. 

Beecham wondered if Holmes Elementary was approached regarding their drop-off and pick-up
times. She has concerns about closing down 50th Street and creating traffic problems by
funneling drivers past the elementary school. Barnes said that the Planning Department has not
met directly with the school, but they would have received a notice. There could be two ways
traffic exiting the medical office can go. One is north to A Street where a left or right turn could
be taken. With the closure of 50th, there is a new access that was proposed on A Street. That
required a deviation request which was approved by Public Works due the overall constraints of
the site and the benefits of that added access. There is also an access proposed on 52nd Street.
Cars could go south and pass the school, but they could also go north to A Street. Beecham
reiterated her concern that it is such a busy area and she doesn’t want to set up a situation
where people are always going to go to Sumner. Even a sign that indicates “local traffic only”,
for example, to discourage that flow of traffic from running directly past the school would be
helpful. She stated she would feel better if she knew that the principal of the school had been
involved. 
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Harris asked if the height waiver was to raise the height of the building to 74 feet. Barnes said
yes. She asked for clarification regarding a discrepancy between that height and the 75- foot
height given in the Staff Report. Barnes said it is an error in the report. He confirmed that the
correct height requested is 74 feet. 

Proponents:

1. Danay Kalkowski, 1111 Lincoln Mall, Suite 350, came forward on behalf of Bryan Hospital.
She introduced the team that has assisted with this expansion. David Reese and Don Sheets of
Bryan Hospital, Wade Stange of Davis Design, and Mark Palmer of Olsson Associates were all
on hand to answer questions.

2. David Reese, Vice President of Clinical and Support Services, Bryan Healthcare, 
stated he has worked with Bryan Medical Center for nineteen years and in that period, he has
worked with Planning staff to discuss where the future growth of Bryan would go. This northeast
area was always under consideration. During that time frame, Bryan began purchasing houses
as they came up for sale. Within the past year, Bryan has been more proactive in acquiring the
remaining seven houses. Once all were obtained, the process of seriously looking at this area
for campus growth began. There has been a need to move forward as the campus, the hospital
services, and the City as a whole have grown.  

Reese went on to say that the proposed building will be a stand-alone facility where patients will
go to receive same-day services and then leave; there will be no overnight stays. Neighborhood
meetings were held August 27th and November 10th to provide updates about the purchases,
why this project is necessary, and to talk through any issues. Holmes School was consulted a
few years back relating to the changes to the emergency area. The principal of the school did
not attend these recent meetings, but he has been kept apprised of this growth. We also did
personal visits with immediate neighbors to make sure there were no questions. Bryan strives
to be a great neighbor. 

Kalkowski stated there have been extensive meetings with the neighbors and City staff, the first
of which occurred over a year ago. They picked-up in earnest last summer and the team and
staff has continued to meet to go over the site conditions and to address issues. The schedule
was delayed to work through issues. For the most part, they have been resolved. Bryan has
worked hard to compromise. 

The remaining issue that continues to be problematic is the recommended pedestrian and
vehicle connections from the existing parking to the west, across 50th Street, as suggested by
Staff. A Motion to Amend has been distributed requesting the deletion of 2.3, which is the
pedestrian connection. Also requested is the deletion of 2.5, which Planning agrees with. That
condition was to allow Public Works time to review the revised plans, which they have done, so
we do not want to leave it open ended beyond Planning Commission. Our final request is an
amendment to 2.7. Instead of making a connection to the west, Bryan is proposing to make a
connection to the south, which would address some of the concerns brought up by
Commissioner Beecham.
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The two main issues with creating the connection to the west are both physical and functional.
First, there are significant grade issues from the west edge of the new parking lot to the east
edge of the existing. Second, the connection is not desired by Bryan from both functional and
operational standpoints. The parking lot to the west is for employees and was not laid out in a
manner conducive to through-traffic and does not connect to 50th Street. From a use standpoint,
Bryan wants the visitors of the new building to use the parking adjacent to that building. There
is a proposed skywalk from the existing parking garage to the new building, so adding more
connection is not as critical. The addition of the connection to the south provides vehicular
connectivity.

3. Wade Stange, David Design, stated the new building will house offices that provide stand-
alone services where people come and leave during the same day. Most traffic comes from
Cotner and 48th to the hospital and medical plaza. In recent years, Bryan has done a good job
of organizing the campus graphically so that people know where they are going to go. The
hospital is designated “Zone A” and the parking on 48th Street is also designated “Zone A”.
Likewise, the medical plaza and Edwards Medical office buildings are designated “Zone B”, with
a “Zone B” parking structure on Cotner. It is very clear. The area to the north where Staff has
suggested a new connection is really an egress area from that parking deck. Patients do park in
the upper levels to reach the Plaza area, but the lower level is tenant only. As mentioned, there
are significant grade issues. 

4. Mark Palmer, Olsson Associates, said there is approximately 35 feet of elevation
difference from vacated Everett back down to the potential access on 50th Street. This building
will have two access points on two different levels. It is a walkout-style building that makes use
of and accounts for 15 feet of the grade. The elevation is seven feet higher than the road and
the existing garage is recessed below 50th Street, so the grades for making a connection are
difficult to attain. Stairs are not of interest to Bryan due to the nature of services they provide.
There is a network of sidewalks and interior connectivity. With the addition of a skywalk, there
are multiple ways to get places.

Stange said there is a 40-foot drop on the site from southeast to northwest, along Everett to the
west and then north to A Street. To make the site functional for a healthcare facility, earth was
moved to level it out. The parking could not be too steep. The best use of the site has been
made in terms of where entrances are established. The first level walkout area to the north will
be outpatient services. The second level entrance will be for clinical services. Parking is
designed to be close to the entrances for each of those uses. Bryan is very sensitive to the
need for having close entrances with good access. The other challenge in this situation is the
mix of two different uses. If we tie them together too much, we are mixing public access with
service access, which is the reason part of 50th Street was kept as service only for trash pick-
up, supplies, oxygen tanks, and other hospital needs. Farther north, along the east side of the
“Zone B” parking garage, is where snow removal is located, so that needs to remain accessible
for those vehicles and to dump snow. 

Beecham asked if there is a parking lot egress from parking onto Everett. Stange said yes, it
was not part of the original Special Use Permit request and it was added to create better
access. 
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Lust asked  what street leads out from the Everett access to the south. She asked if it was 51st

Street. Stange said it was 51st, but is internal now. Lust asked if it would connect all the way
down to Sumner. Stange said yes.

Scheer asked for clarification about south or westerly movement from the parking lot out to
Everett. He wondered where it leads west from south of Everett Street. He asked what happens
if drivers get into parking lots and want to head west. Palmer said it would take you back to
Sumner; there is no connection back.

Harris asked for confirmation of the 74-foot height. Stange said he could not confirm off the top
of his head, but he will provide that confirmation. 

Opponents:

There was not testimony in opposition.

Staff Questions:

Corr asked how Staff feels about the Motion to Amend submitted by the applicant. Barnes said
the Everett connection helps. Corr asked if staff is okay with getting rid of the connection 
across 50th Street. Barnes said the Planning Department would still like to see the connection to
the west. Even though it is not intended to be a primary connection for everyday use, it is still an
important factor, maybe even used by some of the staff. We would still like to see it in addition
to the Everett connection. 

Scheer wondered if there is a design standard or criteria that the City requires parking lots on a
contiguous site to have internal connections in order to avoid vehicles exiting onto a public
street to enter a separate lot on the property. Barnes said there is a design standard for
pedestrian circulation in industrial and commercial developments. Scheer wondered about
vehicular. Barnes said staff considers the circulation principles found in the Comprehensive
Plan and what makes the most sense from a planning perspective. This is not necessarily a
design standard or a request to waive a standard, but in terms of thinking about circulation
throughout the entire campus, this is how we came to the recommendations. 

Lust asked for confirmation that staff accepts the deletion of 2.5. Barnes said yes. Planning 
talked with Public Works, who reviewed the plan since the Staff Report was drafted, and they
are also fine with the removal.

Beecham asked to be shown where the additional connection across 50th Street is suggested.
Barnes said vacated 50th Street is shown as a service drive. There is a return shown
approximately halfway along that. There is a paved area along the east of the employee
parking, so by estimation, the connection that seems likely would be at that return and through
the center area. Beecham asked if that was for vehicular. Barnes confirmed. He stated that staff
is not saying how the connection should be done, but in looking at the entire 8 acre site that is
being regraded and redeveloped, there should be some opportunity to accommodate these.
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Lust asked if the roof shown in an image belonged to the parking garage. Barnes said yes. Lust
wondered if people needed to drive through the employee parking area to get out of the garage.
Barnes said he thinks there are points to the north where they can exit. The employee area has
access to the garage. 

Lust wondered if the existing exit points are designed to lead people exiting the garage to turn
left and head back to Cotner to exit the facility. She speculated that if a connection were built to
the east, it will lead people to drive back through campus instead exiting. Barnes said he does
not believe it would lead them in that direction, it would just provide the option. The connection
would not lead to a large driving aisle like the existing 50th Street right-of-way; it connects to a
service drive and is not a main thoroughfare through the campus. 

Hove asked if they are or are not in favor of eliminating Condition 2.3, eliminating the sidewalk.
Barnes said staff would still like to see the sidewalk connecting to the north side of the building
from the west. Hove wondered, given the grade issues, if there will be ADA issues to think
about. Barnes said yes. ADA standards would have to be reviewed and met with. We ask what
the options are for providing connection in some fashion. 

Beecham asked where staff would like the pedestrian access to attach. Barnes said the point is
to get a connection. There is an existing sidewalk along 50th Street. All we are saying is that
movement should continue farther to the east so someone could get to the entrance of the new
building. It is not a long connection. 

Lust wondered where people would be coming from when trying to get to that entrance. Barnes
said they could be coming from a number of places like the public sidewalk, or from other areas
on campus. 

Beecham asked if people can walk on the sidewalk on the west side of the street. Barnes said
yes, there is a sidewalk along 50th  Street that they could take farther east, but he was unsure
of how it would line up with Everett. Beecham asked to be shown where the entrances are. 
Barnes said the building entrances are on the east and the north. Lust said so there is no
entrance along what used to be 50th Street. Barnes said right, there is no entrance along the
western facade or the southern portion, other than maybe some service entrances. There are
some sidewalks shown, but they do not appear to be intended for patient use.

Corr said she could not envision from the Staff Report how the dedication of land for a right-
hand-turn lane from north to eastbound on 48th and Sumner Streets would look. She asked for
clarification of that location. Barnes said it is at the intersection of 48th Street and Sumner. This
expansion area amends the entire Special Permit area, so we look at all of the intersections
potentially impacted by this expansion. The north-to-east movement is coming up north on 48th

and then making an east movement onto Sumner, so that would impact the corner property that
is owned by Bryan. Corr asked for confirmation that Bryan owns the impacted corner lot.
Barnes said that is correct. 
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Applicant Rebuttal:

Reese stated that the Zone B parking garage structure exits out of the west side and then goes
to the north to exit on Cotner. The lowest level is tenant parking and that is the flat lot that is
lower. From Bryan’s perspective, visitor and patient safety is the main concern with having a
sidewalk there. Snow maintenance is another consideration. That is why there are enclosed
walkways which allow for safe passage in an enclosed area with no grade issues.

Reese went on to say that if patients heading to the new building are parking in the existing lots,
then we did not do a good job in our signage. The goal is to get them to the correct spot, right
up to the door. If they are dealing with oxygen or compromised health, they need to be in the
right place on the first try. The area was deliberately set up this way to avoid confusion

Beecham said it is easy to get lost in the garages, especially with all of the changes. She
wondered, in situations where someone does park in the wrong area, if it makes sense to have
a way to get over, rather than having to get back in their car and go around. There could be
benefit to having that small connection. Reese said that is a great point, and it is the reason the
skywalk is included in this plan. It is more desirable for people to go through the climate-
controlled skywalk where, if someone should fall, there are people around to respond versus
being outside, traversing a sidewalk. Beecham asked if there will be clear signage to lead
people to the skywalk if they park in the wrong area. Reese said absolutely. Most who park
there would be staff, but if patients parked there, they could utilize that skywalk easily.

Kalkowski added that in theory, it seems simple enough to just make a connection, but that is
not the case. There are utilities that will remain in 50th Street which also create some
constraints. Additionally, the walk would have to be some type of switchback in order to
accommodate the grade; it wouldn’t be a straight, easy crossing. It doesn’t make sense for
Bryan in terms of how they would like to get their patients into their buildings. In closing, we
have worked a lot on the site. Bryan has made many compromises. The suggested connections
simply create a situation that does not fit in with Bryan’s vision of how this site needs to function
in terms of getting patients as close to the front door as possible. Adding the connection
potentially adds additional confusion.   

Corr asked if the first-floor entrance with the canopy has a barrier at the end so people do not
continue on and turn onto the service drive. Kalkowski said the grade prevents that. There will
be no road connection. They have to swing back through the lot. There are a couple of
handicapped parking stalls along that side.

SPECIAL PERMIT NO. 1219M
ACTION BY PLANNING COMMISSION: February 3, 2016
  
Lust moved approval, as amended by the Applicant; seconded by Beecham.
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Beecham said she likes the connection using what would be 51st Street. If you have been near
that elementary school during drop-off and pick-up, it is bedlam, so encouraging traffic to avoid
52nd Street is positive. She requests that the applicant reaches out to the principal because it is
possible they may want to change their strategy in light of these changes. She is comfortable
with not requiring the vehicular connection because, as Commissioner Lust stated, the existing
lots and garages are designed to lead people to the correct exits. Adding an additional
connection may cause people to get more lost. She is more on the fence about the pedestrian
connection because it seems possible that someone would try to access the new area on foot.

Lust said she does not think a new sidewalk in the proposed location makes much sense.
Normally, she would support something like that. But in this case, that connection would not
lead to any entrance of the building. At most, it would lead them to another parking lot which is
more confusing. Not having the option is a better approach, especially when the garage will
direct people to the right place. Bryan does a good job with the garages. If you are somewhat
lost, the minute you enter a building there is someone available to help you find you way. An
indoor connection is a better option.

Scheer said that he is not thrilled with the connectivity for vehicles or pedestrians. Having said
that, and in looking at the property and the way in which it was necessary to piecemeal areas of
growth together, it is a challenging site. He feels sure that if there was a better way, the design
team would have thought of it. He agrees that confusion could potentially occur if extra modes
of connectivity were added in this situation. It is unfortunate, but it is what we have to work with.

Corr stated she has a problem with the connectivity. She understands the difficulty of piecing
the areas together, however, now is the time to attempt that while the grading is being done.
We have seen the many changes that have occurred here, such as with the emergency area
renovation, and there may come a time in the future where we wish that connection was there.
It is easier to do it now than later down the road.

Hove stated he plans to support this application as amended. This is a large project, and Bryan
has implemented great things for the community. He hates to get wrapped up in the sidewalk
and road. If there is a demand for those things, he feels sure Bryan will recognize that and react
accordingly. 

Motion carried, 8-0: Beecham, Cornelius, Corr, Harris, Lust, Scheer, Sunderman, and Hove
voting ‘yes’; Weber absent.
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