


LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

for May 11, 2016 PLANNING COMMISSION MEETING

PROJECT #: Comprehensive Plan Conformance No. 16003

PROPOSAL: To review as to conformance with the 2040 Lincoln-Lancaster 
County Comprehensive Plan, the proposed "University Place South
Redevelopment Plan".  The University Place South Redevelopment Plan
area is  generally located between N 48th and N 49th Streets, Holdrege
Street to Garland Street, including University Place Park.

LOCATION: N 48th Street and Holdrege Street

LAND AREA: 37 acres, more or less

CONCLUSION: The redevelopment plan is in conformance with the Comprehensive Plan.

RECOMMENDATION: In conformance with the Comprehensive Plan.

GENERAL INFORMATION:

LEGAL DESCRIPTION: Block 129, University Place Addition; Block 4, Lots 7-
10, and Block 5, Mills Subdivision; Blocks 6 -10, Block 11 except
north 71.5' of Lots 1 and 2, Blocks 21-22, and Block 35, Mills
Addition to University Place, Lincoln, Lancaster County, Nebraska.   

EXISTING ZONING:        B-1 Local Business, O-2 Suburban Office, H-2 Highway 
Business, R-2 Residential, P Public

EXISTING LAND USE: Commercial, Residential, Vacant, Park

SURROUNDING LAND USE AND ZONING:

North: Commercial, Residential B-3 Commercial, O-2 Suburban Office, R-5
Residential, R-2 Residential

South: Commercial H-2 Highway Commercial
East: Residential R-2 Residential
West: UNL - East Campus P Public

COMPREHENSIVE PLAN SPECIFICATIONS:  

p. 1.9 The area along N 48th Street is shown is commercial on the Future Land Use map. The area further to
the east is shown as urban density residential and University Place Park is shown as green space.

p. 5.2 Seek to efficiently utilize investments in existing and future public infrastructure to advance economic
development opportunities.

Encourage and provide incentives for mixed uses in future developments.
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p. 5.16 Encourage efforts to find new uses for abandoned, under-utilized or “brownfield” sites that are
contaminated, through redevelopment and environmental mitigation.

p. 6.2 Mixed Use Redevelopment should:

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

Occur on sites supported by adequate road and utility capacity.

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.

p. 6.5 Intersection of N 48th and Holdrege Streets identified as commercial area appropriate for dwelling
units/mixed use.

p. 6.10 Strategies for facilitating infill development:

Develop subarea plans for specific areas that set a framework for development, including
advance blight studies, redevelopment plans, identification of infrastructure needs and
public/private roles.

Work with state and local government to extend financial incentives to designated locations
within the built environment.

Develop incentives to reduce the cost and risk of infill and redevelopment.

Support and enhance existing infrastructure and amenities (p. 6.11).

p. 7.9 Strategies for redevelopment in existing neighborhoods:

Encourage increased density of existing apartment complexes and special needs housing
where there is land available for additional buildings or expansions.

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

ANALYSIS:

1. This is a request to review the University Place South Redevelopment Plan for a
determination of conformity with the Lincoln and Lancaster County 2040
Comprehensive Plan.

2. The proposed redevelopment plan is in the same area as the South University Place
Redevelopment Area Blight and Substandard Determination Study (MISC #16001).
The Planning Commission recommended approval of the blight study on April 13,
2016 and it is scheduled for City Council public hearing on May 9, 2016.

3. Applications for a Planned Unit Development (PUD) (CZ #16016) and alley vacation
(SAV #16002) are associated with this application. The PUD and alley vacation are
consistent with the redevelopment activities outlined in the proposed University Place
South Redevelopment Plan. The proposed PUD is located in the southernmost block
of the redevelopment area. Tax Increment Financing will be utilized to fund some
public improvements associated with this project.
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4. The redevelopment area includes 31 structures, 23 of which were identified in the
blight study as being in deteriorating or dilapidated condition. The area includes
approximately 1.5 acres of vacant land.

5. The adjacent uses and existing sidewalk network create the opportunity for walkable
mixed-use redevelopment. The area includes approximately 3.8 acres of commercial,
1.9 acres of single family residential, and 21.2 acres of park space. The East
Campus of University of Nebraska is located across N 48th Street, and Nebraska
Wesleyan University is located three blocks to the north.

6. The site is centrally-located within the city and served by N 48th and Holdrege
Streets, which are both classified as minor arterials.

7. This redevelopment plan is in conformance with the Comprehensive Plan. It meets
several goals/strategies of the Comprehensive Plan including utilizing investments in
existing infrastructure, removing blighted conditions, and developing mixed use in a
way that is compatible with the existing neighborhood. The Comprehensive Plan
identifies the site as a commercial area appropriate for dwelling units/mixed use. 

Prepared by:

Andrew Thierolf, Planner, 441-6371, athierolf@lincoln.ne.gov
May 2, 2016

APPLICANT/ Wynn Hjermstad, 402-441-8211, whjermstad@lincoln.ne.gov
CONTACT: Urban Development Department

555 S. 10th Street, Ste. 205
Lincoln, NE 68508
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COMPREHENSIVE PLAN CONFORMANCE NO. 16003

COMPREHENSIVE PLAN NO. 16003
TO REVIEW“UNIVERSITY PLACE SOUTH REDEVELOPMENT PLAN
AS TO CONFORMANCE WITH THE 2040 COMPREHENSIVE PLAN
ON PROPERTY GENERALLY LOCATED AT
NORTH 48TH AND HOLDREGE STREETS
PUBLIC HEARING BEFORE PLANNING COMMISSION: May 11, 2016

Staff recommendation: Conformance with the Comprehensive Plan.

CHANGE OF ZONE NO. 16016
FROM B-1, H-2 AND O-2 DISTRICTS TO B-3 PUD COMMERCIAL BUSINESS DISTRICT
ON PROPERTY GENERALLY LOCATED AT
NORTH 48TH AND HOLDREGE STREETS
PUBLIC HEARING BEFORE PLANNING COMMISSION: May 11, 2016

Staff recommendation: Conditional Approval.

AND

STREET AND ALLEY VACATION NO. 16002
TO VACATE TWO ALLEYS
ON PROPERTY GENERALLY LOCATED AT
NORTH 48TH AND HOLDREGE STREETS
PUBLIC HEARING BEFORE PLANNING COMMISSION: May 11, 2016

Staff recommendation: Conformance with the Comprehensive Plan.

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

Corr disclosed that she attended the Developer’s Open House on Tuesday, March 1, 2016.

Staff presentation: David Landis of the Urban Development Department stated Urban
Development Department is the applicant for the Redevelopment Plan; the Change of Zone
and Alley Vacation are work of the developer. We examined this area several weeks ago
and declared it Blighted and Substandard and showed that the area is ripe for
redevelopment. Yesterday, the City Council agreed unanimously with Planning Commission
that the area is Blighted and Substandard. 

Today, the question is whether or not the plan is in conformance with the Comprehensive
Plan of the City and we argue that it is. Normally, you would see us here with a specific
project like this that would come to you in the form of an amendment to an existing plan
because we have those plans in all of the TIF districts. This is a new area that was just
declared blighted and substandard. For that reason, we need to create a plan for the area.
When we have a specific project, that project would then be amended into the plan. Today,
we collapsed those steps into one. The plan identifies things that would be helpful to the
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area and it has a specific project. The Redevelopment Agreement will be the next step. In
other words, this will be the only opportunity this body has to critique the proposed project
because it will then be embedded in the plan. 

This amounts to $16 million of private investment. It includes 20,000 square feet of retail
and restaurant space on the ground floor. It consists of approximately 98 market-rate
apartment units on the upper four floors. The project faces 48th Street with the garages and
landscaping behind, so it abuts the property in a way that we like. It contains 190 parking
spaces which is sufficient to meet the standards. There is no set of design standards that
apply here. However, if you look at those standards, you would find an overlap, such as the
transparency on the first floor, walkability, and high-end materials up to 20 feet. It replaces
the old Tastee Inn and the old Q.P. Store. This project is the rationale for why the underlying
plan is being brought to you. 

We want to do this and the developer has done the preliminary work to allow the City to
assist with TIF funds of about $1.7 million. The relationship of private-to-public dollars is
$9.80 of private to $1.00 of public investment. We find it consistent in a number of ways that
are outlined in the Staff Report.

Lust asked if it is allowable to include design standards as part of a redevelopment plan. 
You mentioned there were none and I’m glad it is a beautiful building. Landis said he
believes that is a City Council function, however, when given a project, this body can say
that your approval is conditional on ‘x’, which could be design standards. 

Harris asked if this will appear before the Urban Design Committee. Landis said yes,
whenever there is a TIF project, it is a requirement to appear before Urban Design. This has
gone to them, and they did approve. 

Proponents:

1. Tom Huston, 233 S. 13th Street, came forward on behalf of the applicant, 48th Street
Investments, which is a company comprised of Schafer Richardson located in Minneapolis,
and Greenleaf Properties of Lincoln. Also present today are Sara Joy Proppe, Project
Manager, and  Maureen Michalski, Director of Development, both of Schafer Richardson, as
well as Don Linscott of Greenleaf Properties, and Tim Gergen, Project Engineer from Clark
Enersen Partners. 

The Redevelopment Plan is the second step. The question before you today with regard to
the Comprehensive Plan Conformance item,  is whether the redevelopment plan is
consistent with the Comprehensive Plan for the City – this project is in many ways. It will
use existing infrastructure, does not require additional investment by the City; will incentivize
a mixed-use development; will identify a new use for a under-used piece of property; and,
will increase residential and commercial density in conjunction with making sure the project
is compatible with the neighborhood. 

The Change of Zone is to clean up the mixed zoning that currently exists. We request a
change to the B-3 PUD Commercial Business District which is what is required for a mixed-
use project of this nature. This is a market rate project with retail. The building footprint has
been oriented to the front right-of-way of N. 48th Street. Adjacent to the building itself is the
parking lot containing 187 stalls including garages and landscaping. 
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The east facade will also be important in providing outdoor dining and coffee shop
opportunities.

The important aspect of the change of zone is that there are waivers requested – one for
height to permit the increased density to make it compatible with the neighborhood. The
conditions indicate that the building will be 215 feet away from the homes on the east. The
PUD prohibits commercial use on the east half of the block and it requires screening. The
second waiver deals with parking. The site is over-parked at this point. The site only
requires 142 stalls. The waiver is that they be allowed to allocate 1 stall per 600-feet of
commercial use, regardless of that use. The last waiver is to waive on-site detention due to
the small size of the building footprint, and the fact that it is adjacent to Dead Man’s Run. 

Huston handed out a proposed Motion to Amend the Site Specific Condition No. 4 that
requires the final platting of the property before the building permit.  I am asking that this be
revised to require the final plat prior to the certificate of occupancy because we want to be
under construction in August of this year. We have the consent of Planning on that item.

The alley vacation is for the L-shaped alley that was platted in the 1890s and is no longer
needed. It is being permitted because we are burying all utility lines. 

Corr said that 70 feet seems high for 5 stories. I heard you mention that 20 feet on the first
story. She asked how high the building will really be. Huston said the height will really
depend on the parapet wall that is required to shield and screen mechanical equipment on
the top floor. He believes the building will be right up to the 70-foot height. The first floor will
have higher ceilings but, for this type of construction, those types of spans are required to
cover HVAC and other equipment. 

Corr said there is a taller dark section shown at the top. She asked if those are apartments.
Huston said yes. Corr asked if the level down where there is some empty space will house
the mechanical equipment. Huston said he believes there could be patios on the ends of the
roofs. The mechanical equipment is located at the very top.

Corr said there is talk about replacing a storm drain pipe to allow the waiver for storm
drainage. Huston said that is a typical requirement. Corr said she is concerned that one of
the conditions for being blighted is that some of the water mains and storm drains are
dilapidated. She wondered if this project will fix those things to solve those blighted
conditions. Huston said there is no need to replace the sanitary sewer, but the storm sewer
improvement required by the Site Specific Condition is required to allow this project to
comply with the storm sewer requirements.

2. Tim Gergen, Clark Enersen Partners, stated that they worked with the Water
Department. The water mains within 48th Street are within 10 years old. The sanitary sewer
is within its life expectancy. The storm sewer has a Condition for Approval because we had
to have a lot of the building  storm sewer go to a storm sewer system in 48th Street rather
than in Aylesworth. At that point, we needed to change our pipe size and material in order to
meet the City standards. We had no problem with that condition. Corr said that for this
portion of the blighted area, there were not any bad pipes. Gergen agreed that was the case
in this block. 
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3. Sara Joy Proppe, Project Manager at Schafer Richardson, thanked the
Commissioners. The Lincoln market is new for us, but we have had a long-term relationship
with Don Linscott of Greenleaf Properties. We were established in 1995. Our development
team has over 100 years of combined experience. We manage a mix of office, commercial,
and multi-family properties throughout the upper Midwest, including over 1,000 units of
multi-family houses, ranging from condos to historic rehabilitation,  affordable housing and
market rate units. We also own and manage 1.7 million feet of commercial and retail space
in the Twin Cities. We have 245 units under construction. We have a very positive
reputation within communities because we think it is important to engage the local residents
in the process. To that end, we have already had a neighborhood open house including
University Place and some of the East Campus business associations in the area. We are
very excited to be part of this project.

Corr said there are glass fronts on 48th Street and at the back of the building. She wondered
if it is intended for a single store, or if it is split. Proppe said she thinks it will be one. 

Opponents:

1. Chuck Early, 5219 Garland Street, stated that from what he has gathered, it is too big
for the area. We have properties in University Place that are rentals, as well as three lots
that he is preparing to build apartments on when there is need for them. We rent to
students. This could suck the life out of rentals in a heavily rented college neighborhood.
That will suck the life out of the neighborhood. I also have concern about the zoning. It does
not conform with that. It is higher than 45 feet since it abuts residential. The floor plan is also
not to have sales and office space greater than 4,000 square feet. If there are apartments
over that, it would be a minimum of 60,000 square feet on top of the retail below. This will
add congestion to the area. The parking does not seem like it will be enough. It looks like it
will work out to 800 square feet for each parking spot. I do not think it will be good for the
neighborhood. We know something needs to go into the area, but this project is too big. 

2. Nancy Early, 5219 Garland Street, came forward to state that they live in the
neighborhood and they knew nothing about this project until it was in the newspaper. That
really bothered her and her husband because they own nine lots in the area, including
smaller apartments. The main concerns are the congestion and also the height, because
there is nothing of a similar character in the neighborhood. At one point, University Place
had issued saying something stating that any new structures needed to be compatible with
the neighborhood.  It is also very close to the street.

Hove asked how close they are to this development. Nancy Early stated they live a block
and a half from their rentals on Garland and Walker. Chuck Early said that from what he
understands, they will not be targeting students but that seems like a stretch. Nancy Early
added that they also did not know about the neighborhood meeting that was held. 

Staff Questions:

Harris asked how Staff feels about the Motion to Amend. 
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Andrew Thierolf of the Planning Department came forward to state that was discussed
with the applicant, and Staff is comfortable with it. 

Applicant Rebuttal:

Huston stated this project is a market-rate project, not designed for students; the pricing will
probably exclude a lot of the student population. The project density is one of the  questions
of the neighbors. This is the type of project the Comprehensive Plan seeks. Increasing
density along two arterial streets, on a site that is underutilized and we can use existing
infrastructure. The B-3 zoning is the type of zoning request that has to be made to allow a
mixed-use project like this. It permits the height waiver, which is consistent to allow the
density of the project and with other similar buildings in the Wesleyan and East Campuses.
The site will have more parking spots than is required under the code. The fact that the site
is dense will lead to more traffic, but it is along two arterial streets, which is really where a
project like this should be located. Schafer Richardson is a long-term owner. They do not
buy and sell, so they have a vested interest in making sure the project is well-maintained
and in taking care of their investment. This meets Comp Plan objectives for things like
sustainability, increased opportunities, and public transportation. It does not cost the City a
dime since there is no additional infrastructure the City needs to install. 

Lust said it would be helpful to define “market rate”. Huston said it means that the units are
not subsidized and the tenants will be qualified based on their own income. These are not
hugely expensive, but they are not targeted to students. There will be a combination of 1-
bedroom, studio, and a few 2-bedroom units. There is interest from seniors and young
professionals in the vicinity. 

Corr asked how many apartments will be in the building. Huston said 98, as currently drawn,
with approximately one-third of each type of unit. Corr asked how many square feet are in
the largest units. Huston said 1,200 square feet. 

Corr asked if the building across from East Campus just up Holdrege Street is subsidized for
student housing. Huston said it is his understanding that it is not. 

Corr asked how far the turn lane runs on 48th Street. She wonders if the intersection will
need to be widened. Huston said this project was reviewed by traffic engineers and they
believe the existing infrastructure will handle it without any additional improvements. 

Corr asked if getting rid of a level was an option. Huston said it dramatically changes the
economics of the project and it would not proceed. 

COMPREHENSIVE PLAN NO. 16003
ACTION BY PLANNING COMMISSION: May 11, 2016

Harris moved approval, seconded by Lust.

Hove said this project conforms to the Comprehensive Plan. The density and economics of
the project make sense and he will support it. 
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Motion carried, 7-0; Cornelius, Corr, Harris, Lust, Sunderman, Weber and Hove voting ‘yes’;
Scheer abstaining; Beecham absent. 

This is a recommendation to the City Council.

CHANGE OF ZONE NO. 16016
ACTION BY PLANNING COMMISSION: May 11, 2016

Lust moved approval as amended by the Applicant, seconded by Cornelius.

Corr said she does have concerns about the height, because it is residential in that area
where the existing buildings are primarily single and two-story buildings. However, this is on
a major street and there is a lot of setback from the residential. As things continue to
develop to the north, the building will not stand out so much as it might at first. 

Lust said this is a good project for the area. She understands the neighbors’ concerns, but
she feels that with the addition of the nice retail, residential, and coffee shops, they may find
that  the college-oriented rentals will actually benefit by having these types of facilities
nearby, and it will be more attractive for students. They may even be able to charge more in
rent.

Cornelius said he is excited for this project in this part of town as a resident of north-central
Lincoln. It does differ from the surrounding area to some extent. But the enthusiasm with
which it supports the goals of the Comprehensive Plan make it a valuable addition to the
area. He supports the project. 

Harris added that we are seeing a lot of demand for this type of housing from Millenials and
Baby Boomers. It also represents infill, which is something we are always looking for. She
hopes it acts as a catalyst for the neighborhood and will bring additional businesses and 
restaurants to the area.

Weber agrees with Corr about the height, but the orientation of the building and the
setbacks are sufficient to alleviate those concerns. 

Hove said he echos what others have said and he intends to support the project.  

Motion carried, 7-0; Cornelius, Corr, Harris, Lust, Sunderman, Weber and Hove voting ‘yes’;
Scheer abstaining; Beecham absent. 

This is a recommendation to the City Council.

STREET AND ALLEY VACATION NO. 16002
ACTION BY PLANNING COMMISSION: May 11, 2016

Cornelius moved approval, seconded by Weber. Motion carried, 7-0; Cornelius, Corr, Harris,
Lust, Sunderman, Weber and Hove voting ‘yes’; Scheer abstaining; Beecham absent. 

This is a recommendation to the City Council.
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