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NOTICE: The Lincoln/Lancaster County Planning Commission will hold a public
hearing on Wednesday, April 13, 2016, at 1:00 p.m., in Hearing Room
112 on the first floor of the County-City Building, 555 S. 10th St.,
Lincoln, Nebraska.  For more information, call the Planning
Department, (402) 441-7491.

The Lincoln/Lancaster County Planning Commission will meet on
Wednesday, April 13, 2016, immediately following the regular Planning
Commission meeting, to discuss the LRTP/Comprehensive Plan Updates, in
Studio Room 113 of the County-City Building, 555 S. 10th Street, Lincoln,
Nebraska. 

**PLEASE NOTE: The Planning Commission action is final action on any
item with a notation of “FINAL ACTION”. Any aggrieved person may appeal
Final Action of the Planning Commission to the City Council or County
Board by filing a Notice of Appeal with the City Clerk or County Clerk within
14 days following the action of the Planning Commission. 

The Planning Commission action on all other items is a recommendation to
the City Council or County Board. 

AGENDA 

WEDNESDAY, April 13, 2016

Approval of minutes of the regular meeting held March 30, 2016. 

1. CONSENT AGENDA 
(Public Hearing and Administrative Action): 

ANNEXATION AND RELATED APPLICATIONS:

1.1a Annexation No. 16005, to annex approximately 22.36 acres, more or less,
Page on property generally located at West Silverado Court and Highway 34.
01 Staff recommendation: Conditional Approval

Staff Planner: Andrew Thierolf, 402-441-6371, athierolf@lincoln.ne.gov

1.1b Change of Zone No. 16013, from AG Agricultural District to R-3 Residential
Page District, for development of single-family lots, on property generally located
01 at West Silverado Court and Highway 34.

Staff recommendation: Approval
Staff Planner: Andrew Thierolf, 402-441-6371, athierolf@lincoln.ne.gov



1.1c Preliminary Plat No. 16001, Highland View 1st Addition, to reflect
Page alterations to the street network to comply with the current block-length
15 standards and modifications to the previously submitted grading and

drainage plans, on property generally located at West Silverado Court and
Highway 34. 
**FINAL ACTION**
Staff recommendation: Approval
Staff Planner: Andrew Thierolf, 402-441-6371, athierolf@lincoln.ne.gov

SPECIAL PERMITS:

1.2 Special Permit No. 16008, to allow for the conversion of an existing
Page single-family dwelling into a dwelling for up to four members of a religious
33 order, on property generally located at 543 South 46th Street. 

**FINAL ACTION** 
Staff recommendation: Conditional Approval
Staff Planner: Rachel Jones, 402-441-7603, rjones@lincoln.ne.gov

1.3 Special Permit No. 16011, for the construction and operation of a fiber optic
Page utility building, on property generally located at the southwest corner of
41 South 70th Street and Old Cheney Road. **FINAL ACTION**

Staff recommendation: Conditional Approval
Staff Planner: Brian Will, 402-441-6362, bwill@lincoln.ne.gov

1.4 Special Permit No. 16013, for the installation of a 100-foot flag pole, on
Page property generally located at 400 NW 56th Street**FINAL ACTION**
51 Staff recommendation: Conditional Approval

Staff Planner: Andrew Thierolf, 402-441-6371, athierolf@lincoln.ne.gov

2. REQUESTS FOR DEFERRAL:

3. ITEMS REMOVED FROM CONSENT AGENDA 
(Public Hearing and Administrative Action): 

3.1 ____________________

3.2 ____________________



4. PUBLIC HEARING AND ADMINISTRATIVE ACTION

MISCELLANEOUS:

4.1 Miscellaneous No. 16001, to review the proposed determination that the
Page South University Place Redevelopment Area", as set forth in the South
61 University Place Redevelopment Area Blight and Substandard 

Determination Study be declared a blighted and substandard area as 
defined in the Nebraska Community Development Law.  The study area
includes an estimated 37 acres, which consists of vacant and occupied
commercial use, park/open space, single-family residential, vacant land and
public uses, generally bounded by Holdrege Street and Francis Street, and
48th Street to 49th Street.
Staff recommendation: Finding of Substandard and Blighted Conditions
Staff Planner: Andrew Thierolf, 402-441-6371, athierolf@lincoln.ne.gov

AT THIS TIME, ANYONE WISHING TO SPEAK ON AN ITEM
NOT ON THE AGENDA, MAY DO SO

* * * * * * * * * *

Adjournment

PENDING LIST: Special Permit No. 15064, to allow Avalon Event Paradise to be used
for special events on property generally located at 12788 W. Roca Road.
[01/06/15: Planning Commission voted 7-0 (Beecham and Lust absent) to place this
item on Pending until such time that the applicant is ready to move forward.]



Planning Dept. staff contacts: 

David Cary, Director . . . . . . . . . . . . . . . . . . . . . . . . 402-441-6364 . . . . . dcary@lincoln.ne.gov 
Stephen Henrichsen, Development Review Manager . 402-441-6374 . . . . shenrichsen@lincoln.ne.gov  
Paul Barnes, Long Range Planning Manager . . . . . . . 402-441-6372 . . . . . pbarnes@lincoln.ne.gov 
Michael Brienzo, Transportation Planner . . . . . . . . . . 402-441-6369 . . . . . mbrienzo@lincoln.ne.gov 
Tom Cajka, Planner . . . . . . . . . . . . . . . . . . . . . . . . . 402-441-5662 . . . . . tcajka@lincoln.ne.gov
Brandon Garrett, Planner . . . . . . . . . . . . . . . . . . . . . 402-441-6373 . . . . . bgarrett@lincoln.ne.gov
Stacey Groshong Hageman, Planner . . . . . . . . . . . 402-441-6361 . . . . . slhageman@lincoln.ne.gov 
Rachel Jones, Planner . . . . . . . . . . . . . . . . . . . . . . . 402-441-7603 . . . . . rjones@lincoln.ne.gov 
Andrew Thierolf, Planner . . . . . . . . . . . . . . . . . . . . . 402-441-6371 . . . . . athierolf@lincoln.ne.gov 
Brian Will, Planner . . . . . . . . . . . . . . . . . . . . . . . . . . 402-441-6362 . . . . . bwill@lincoln.ne.gov
Kellee Van Bruggen, Transportation Planner . . . . . . . 402-441-6363 . . . . . kvanbruggen@lincoln.ne.gov
Ed Zimmer, Historic Preservation Planner . . . . . . . . . 402-441-6360 . . . . . ezimmer@lincoln.ne.gov 

* * * * *
The Planning Commission meeting

which is broadcast live at 1:00 p.m. every other Wednesday
will be rebroadcast on Wednesdays at 7:00 p.m., Thursdays at 12:00 a.m. and

Sundays at 12:30 p.m. on 5 City TV, Cable Channel 5.
* * * * *

The Planning Commission agenda may be accessed on the Internet at
http://www.lincoln.ne.gov/city/plan/pcagenda/index.htm 

ACCOMMODATION NOTICE 

The City of Lincoln complies with Title VI of the Civil Rights Act of 1964 and Section 504 of the Rehabilitation Act of 1973 guidelines.
Ensuring the public’s access to and participating in public meetings is a priority for the City of Lincoln. In the event you are in need of
a reasonable accommodation in order to attend or participate in a public meeting conducted by the City of Lincoln, please contact
the Director of Equity and Diversity, Lincoln Commission on Human Rights, at 402 441-7624 as soon as possible before the
scheduled meeting date in order to make your request. 



LINCOLN/LANCASTER COUNTY PLANNING STAFF REPORT

for April 13, 2016 PLANNING COMMISSION MEETING

PROJECT #: Annexation #16005 and Change of Zone #16013

Note: This is a combined staff report for related items.  This report contains a single
background and analysis section for all items.  However, there are separate conditions
provided for each individual application. 

PROPOSAL: To annex approximately 22.36 acres and change the zoning from AG
Agriculture to R-3 Residential on approximately 1.96 acres.  

LOCATION: West Silverado Drive and Highway 34

LAND AREA:  Annexation: 22.36 acres
Change of Zone: 1.96 acres

CONCLUSION:  The subject property is adjacent to the city limits, and the full range of
municipal services can be provided if annexed.  A change of zone to
R-3 is consistent with the Future Land Use Map and compatible with
adjacent development.  Both requests comply with the Zoning
Ordinance and are consistent with the Comprehensive Plan. 

RECOMMENDATION:
Annexation #16005          Conditional Approval
Change of Zone #16013       Approval 

PROPOSED CITY COUNCIL DISTRICT ASSIGNMENT: District #4

GENERAL INFORMATION:   

LEGAL DESCRIPTION:  See attached.  

EXISTING ZONING: AG Agriculture, R-3 Residential

SURROUNDING LAND USE AND ZONING:

North: Agriculture AG Agriculture
South: Residential R-3 Residential
East: Agriculture AG Agriculture, R-3 Residential
West: Agriculture AG Agriculture

EXISTING LAND USE: Agriculture
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Annexation #16005 PAGE 2
Change of Zone #16013

COMPREHENSIVE PLAN SPECIFICATIONS:

P. 1.8 - This site is shown as Urban Density Residential on the Future Land Use Map.

P. 11.2 - Continue the City’s growth policy of contiguous urban growth; urban development will occur in areas
immediately abutting the city that reflect a logical and timely extension of urban infrastructure.

P. 12.6 - This site is shown as Tier I Priority A on the Priority Growth Areas Map.

The ANNEXATION POLICY- page 12.14 of the 2040 Comprehensive Plan.

Annexation policy is a potentially powerful means for achieving many of the goals embodied in the Plan’s
Vision. Annexation is a necessary and vitally important part of the future growth and health of Lincoln.  The
annexation policies of the City of Lincoln include but are not limited to the following:

The provision of municipal services must coincide with the jurisdictional boundaries of the City – in short, it
is not the intent of the City of Lincoln to extend utility services (most notably, but not necessarily limited to,
water and sanitary sewer services) beyond the corporate limits of the City.

The extension of water and sanitary sewer services should be predicated upon annexation of the area by
the City. City annexation must occur before any property is provided with water, sanitary sewer, or other
potential City services.

The areas within Tier I Priority A that are not annexed serve as the future urban area for purposes of
annexation per state statute and are appropriate for immediate annexation upon final plat.  These areas
have approved preliminary plans.

To demonstrate the City’s commitment to the urbanization of land in Tier I Priority B, the City should annex
land that is contiguous to the City and generally urban in character, as well as land that is engulfed by the
City.  Land which is remote or otherwise removed from the limits of the City of Lincoln will not be annexed. 

Annually the City should review for potential annexation all property in Priority B for which basic
infrastructure is generally available or planned for in the near term.

Annexation generally implies the opportunity to access all City services within a reasonable period of time. 

Voluntary annexation agreements may limit or otherwise outline the phasing, timing or installation of utility
services (e.g., water, sanitary sewer), and may include specific or general plans for the private financing of
improvements to the infrastructure supporting or contributing to the land uses in the annexed area.  The
annexation of large projects may be done in phases as development proceeds.

The character of existing residential areas should be respected as much as possible during the annexation
process. When low density “acreage” areas are proposed for annexation due to the City’s annexation
policy, additional steps should be taken to ease the transition as much as possible, such as public
meetings, advance notice and written explanation of changes as a result of annexation. In general, many
aspects of acreage life may remain unchanged, such as zoning or covenants. However, any annexation of
existing residential areas will include some costs which must be the responsibility of property owners.

Annexation to facilitate the installation of improvements and/or possible assessment districts is appropriate
if it is consistent with the annexation policies of the Plan listed above.
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Annexation #16005 PAGE 3
Change of Zone #16013

Plans for the provision of services within the areas considered for annexation shall be carefully
coordinated with the Capital Improvements Program of the City and the County. 

HISTORY:  

August 2005 Preliminary Plat #05003 was approved for the Highland View
subdivision, which covered approximately 155 acres.

June 2006 Change of Zone #05022 from AG to R-3 was approved for
approximately 50 acres in the southern portion of the Highland View
subdivision. 

Annexation #05004 was approved for approximately 30 acres in the
south and east portions of the Highland View subdivision. 

Conditional Zoning and Annexation Agreement (Bill No. 06R-114)
was approved for the entire Highland View subdivision.

July 2008 Final Plat #05111 Highland View Addition was approved in the
southern portion of the Highland View subdivision.

May 2015 Administrative Amendment #15012 to Preliminary Plat #05003
Highland View was approved to change the lot layout of two blocks
and convert a cul-de-sac to a through street.

August 2015 Final Plat #15036 Highland View 1st Addition was approved in the
southern portion of the Highland View subdivision.

ASSOCIATED REQUEST: Preliminary Plat #16001

SPECIFIC INFORMATION:  

UTILITIES & SERVICES:  
Water and sewer are available immediately adjacent to the site. They will be extended
into the area by the developer.

A. Sanitary Sewer: A 10" sanitary sewer main is adjacent to the site along
Highway 34.

B. Water: A 16" water main is adjacent to the site along Highway 34.

C. Roads: Access to the site is through a temporary access point off
Highway 34. Per the existing Conditional Annexation and Zoning
Agreement, two permanent access points will need to be added as the
development is final platted.

3



Annexation #16005 PAGE 4
Change of Zone #16013

D. Parks and Trails: No future parks or trails are planned in this area.

E. Fire Protection: The area is currently in the Raymond Rural Fire District.
After annexation, fire protection will be provided by Lincoln Fire and
Rescue. 

TRAFFIC ANALYSIS: W Alvo Road and NW 12th Street are classified as urban
collectors in the 2040 Comprehensive Plan. W Alvo Road is a gravel rural section road,
and NW 12th Street has not been constructed south of Alvo Road. The streets are
identified as a future project in the Comprehensive Plan to convert to two lanes plus turn
lanes. The project is not given an anticipated date in the 2014/2015-2019/2020 Capital
Improvement Program.                                                                                                       
          
ANALYSIS:

1. This request is to annex approximately 22.36 acres and change of zone from AG
to R-3 on approximately 1.96 acres. 

2. Approximately 20.4 acres of the proposed annexation area had a change of zone
from AG to R-3 in 2006, but was not annexed. This application proposes to
annex the existing R-3 area as well as an additional 1.96 acres that would also
be subject to a change of zone from AG to R-3.

3. Preliminary Plat #05003 was approved in 2005 for the Highland View subdivision.
The southern portion of that plat has been final platted and developed into single
family residences. The purpose of the annexation and change of zone is to
continue development of single family residential in the Highland View
subdivision.

4. Preliminary Plat #16001 Highland View 1st Addition is associated with this
application. It modifies the existing Highland View Preliminary Plat, including
areas within this annexation and change of zone request. Approximately 44
single family residential lots are shown in the annexation area.

5. A Conditional Annexation and Zoning Agreement (Bill No. 06R-114) was
approved in 2006 for the entire area of Preliminary Plat #05003. The agreement
applies to the area of this application.

4



Annexation #16005 PAGE 5
Change of Zone #16013

6. The land is contiguous to the City limits on the south and east.  The area is within
the future service limits and Tier I Priority A as identified in the Comprehensive
Plan.  Tier I reflects the “Future Service Limit” where urban services and
inclusion in the city limits is anticipated within the 30-year planning period. 
Priority A is comprised of undeveloped land within the City limits, as well as areas
that are not yet annexed but which have approved preliminary plans such as
preliminary plats, use permits, community unit plans, or planned unit
developments. 

7. The site is located within the Raymond Rural Fire District. Under State law, the
District can petition for compensation from the annexing municipality for lost
revenue based upon the amount of service area annexed.  For voluntary
annexations such as this one, any costs due to the district are to be borne by the
developer.  In this case, staff has conducted the financial analysis and there is
$69.08 due to the District. 

8. The site is designated for future urban density residential land uses on the Future
Land Use Map, and these requests comply with the requirements of the Zoning
Ordinance and Comprehensive Plan.

CONDITIONS OF APPROVAL:
Annexation #16005:

Before the City Council approves the annexation:

1. The applicant pays the City the $69.08 due to the Raymond Rural Fire District.

Prepared by:

Andrew Thierolf, Planner
April 4, 2016

APPLICANT: Starostka-Lewis, LLC
429 Industrial Lane
Grand Island, NE 68803

CONTACT: Mike Eckert
Civil Design Group
8535 Executive Woods Drive
Lincoln, NE  68512

F:\DevReview\AN\16000\AN16005 and CZ16013 Highland View.adt.wpd       
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for April 13, 2016 PLANNING COMMISSION MEETING

PROJECT #: Highland View 1st Addition Preliminary Plat #16001

PROPOSAL: Preliminary plat for 571 single-family lots on approximately 156.97 acres.

LOCATION: West Silverado Drive and Highway 34

LAND AREA: 156.97 acres, more or less

CONCLUSION: With conditions the preliminary plat is in conformance with the
Comprehensive Plan, Zoning Ordinance and Subdivision Ordinance.

RECOMMENDATION:  Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached. 

EXISTING ZONING: AG Agriculture, R-3 Residential

EXISTING LAND USE:  Agriculture, Single Family Residential

SURROUNDING LAND USE AND ZONING:  

North: Agriculture AG Agriculture
South: Residential R-3 Residential
East: Agriculture AG Agriculture, R-3 Residential
West: Agriculture AG Agriculture

ASSOCIATED APPLICATIONS: Annexation #16005, Change of Zone #16013

COMPREHENSIVE PLAN SPECIFICATIONS:

P. 1.8 - This site is shown as Urban Density Residential on the Future Land Use Map.

P. 11.2 - Continue the City’s growth policy of contiguous urban growth; urban development will occur in areas
immediately abutting the city that reflect a logical and timely extension of urban infrastructure.

P. 12.6 - This site is shown as Tier I Priority A on the Priority Growth Areas Map

15



Preliminary Plat #16001 Page 2
Highland View 1st Addition 

HISTORY:

August 2005 Preliminary Plat #05003 was approved for the Highland View
subdivision, which covered approximately 155 acres.

June 2006 Change of Zone #05022 from AG to R-3 was approved for
approximately 50 acres in the southern portion of the Highland View
subdivision. 

Annexation #05004 was approved for approximately 30 acres in the
south and east portions of the Highland View subdivision. 

Conditional Zoning and Annexation Agreement (Bill No. 06R-114) was
approved for the entire Highland View subdivision.

July 2008 Final Plat #05111 Highland View Addition was approved in the
southern portion of the Highland View subdivision.

May 2015 Administrative Amendment #15012 to Preliminary Plat #05003
Highland View was approved to change the lot layout of two blocks
and convert a cul-de-sac to a through street.

August 2015 Final Plat #15036 Highland View 1st Addition was approved in the
southern portion of the Highland View subdivision.

UTILITIES:  Water and sewer are available immediately adjacent to the site. They will be
extended into the area by the developer.

TRAFFIC ANALYSIS:  W Alvo Road and NW 12th Street are classified as urban collectors
in the 2040 Comprehensive Plan. W Alvo Road is a gravel rural section road, and NW 12th

Street has not been constructed south of Alvo Road. The streets are identified as a future
project in the Comprehensive Plan to convert to two lanes plus turn lanes. The project is
not given an anticipated date in the 2014/2015-2019/2020 Capital Improvement Program. 

PUBLIC SERVICE: The nearest fire station is at 5435 NW 1st Street, approximately 0.2
miles from the entrance of the subdivision . The nearest schools are Schoo Middle School
and Kooser Elementary School. 

16



Preliminary Plat #16001 Page 3
Highland View 1st Addition 

ANALYSIS:

1. The Highland View Preliminary Plat #05003 was approved in 2005. Administrative
Amendment #15012 revised the lot layout for two blocks and reconfigured one
street. Highland View 1st Addition Preliminary Plat revises the lot layout and grading
for a majority of the subdivision.

2. The Highland View 1st Addition Preliminary Plat shows 571 single-family lots. Eighty-
eight lots have been final platted in the southern portion of Highland View with many
of them already built.

3. A Conditional Annexation and Zoning Agreement (Bill No. 06R-114) was approved
in 2006 for the entire area of Preliminary Plat #05003. The agreement applies to the
area of this application. Several items from the Agreement should be added to the
Preliminary Plat cover sheet for clarity. Those items are listed as conditions of
approval.

4. The Planning Commission approved three waivers in 2005: 
(1) To allow sanitary sewer to run opposite of street grade for W Banff Street, W
Dubois Street, NW Tahoe Drive, and NW 13th Street.
(2) To allow sanitary sewer to be constructed at a depth greater than 15 feet for W
Dubois Street, W Silverado Drive, and NW Tahoe Drive.
(3) To allow block lengths to exceed 1,320 feet between cross-streets for Block 10.

A fourth waiver was approved by the Planning Commission with Waiver #15003 in
2015:
(4) Lot width to depth ratio.

Waiver 3 is no longer required with the reconfigured block lengths. Waivers 1, 2, and
4 will continue if this preliminary plat is approved. Waivers 1 and 2 need to be
modified to reflect revised street names, and Waiver 4 should be revised to provide
more clarity about specific areas that do not meet the width to depth ratio.

5. Portions of this plat are in the airport inner approach zone, outer approach zone, or
“shaded” turning zone per LMC 27.59. All structures within the inner approach zone
are required to obtain a height permit prior to construction. A single height permit is
requested for the remaining portions of the plat located within the outer approach
and “shaded” turning zones. The airport zoning regulations allow a maximum
building elevation of 1,368.7 feet. Based on the grading plan for the site, all
structures within the R-3 district maximum height would be lower in elevation than
1,368.7 feet.

17



Preliminary Plat #16001 Page 4
Highland View 1st Addition 

6. Block 21 has a block length of 1,504 feet. Per LMC 26.23.125 a pedestrian way is
required for any block that exceeds 1,000 feet in length, although there are
exceptions for blocks located along major streets. The block is located along two
collector streets and would be exempt from the requirements of LMC 26.23.125;
however, it serves as an important pedestrian connection to a future trail/sidewalk
along Alvo Road that would allow access to Schoo Middle School and the Fallbrook
subdivision, and a pedestrian way should be provided.

7. Banff Street is shown as one of the primary roads in the plat, and “Banff” may be
confusing to spell. The applicant should consider replacing or swapping street
names for W Banff Street to reduce potential confusion.

8. Public Works and Utilities reviewed the grading and drainage plan and had several
comments, which are attached. Their comments must be addressed as a condition
of approval.

CONDITIONS OF APPROVAL:

Site Specific:

1. The subdivider shall complete the following instructions and submits the documents
and plans and 3 copies to the Planning Department office: 

1.1 Revise the preliminary plat as follows:

1.1.1 Change the name of the plat to Highland View 1st Addition and remove
language referencing Preliminary Plat #05003.

1.1.2 Add a note to Sheet 1 that reads: “No point on any structure may
exceed 1,368.7 NAVD88 per LMC 27.59. A height permit shall be
approved by Building and Safety prior to the first final plat. A single
height permit for the entire Preliminary Plat is in lieu of height permits
for individual platted lots.”  

1.1.3 Add a note to Sheet 1 that reads: “No lots abutting NW12th Street shall
be final platted until NW 12th Street adjoining the lots has been graded
to match the lots, and no lots abutting NW 12th Street north of West
Little Bear to Alvo Road shall be final platted until NW 12th Street
adjoining those lots has been constructed as an Arterial Street Impact
Fee Facility Improvement. No lots abutting Alvo Road shall be final
platted until Alvo Road adjoining those lots has been constructed or
a surety has been posted as an Arterial Street Impact Fee Facility

18



Preliminary Plat #16001 Page 5
Highland View 1st Addition 

Improvement.” These conditions are from the 2006 Conditional Zoning
and Annexation Agreement (Bill No. 06R-114).

1.1.4 Modify Site Specific Note 15 to add the sentence: “No more than 400
lots shall be final platted until there is a second permanent access
paved road from this development to a system of continuous paved
streets.” This condition is from the 2006 Conditional Zoning and
Annexation Agreement (Bill No. 06R-114).

1.1.5 The following north-south streets should be renamed to numbered
streets per LMC 26.23.110:
NW Bitteroot Drive
NW Denali Street
NW Red Castle Street
NW Tahoe Drive
NW Grand Teton Road
W Silverado Drive renamed to NW 13th Street north of W Missoula
Street

1.1.6 Change NW Horton Court to W Beartooth Court.

1.1.7 Show street connecting W Silverado Drive and W Lander Drive as NW
Tempest Drive.

1.1.8 Update waivers 1 and 2 to reflect revised street names.

1.1.9 Delete waiver 3.

1.1.10 Update waiver 4 to read: “Lincoln Subdivision Regulation Title 26,   
Section 26.23.140 to revise the lot width to depth ratio for Blocks 13
and 23.”

1.1.11 Provide acreage numbers for Outlots.

1.1.12 Provide pedestrian way through Block 21.

1.1.13 Straighten the pedestrian way in Outlots K and O to enhance   
pedestrian safety.

1.1.14 Delete General Site Notes 3, 7, 8, 11, and 12.

1.1.15 Update graphical representation of site plan items on Sheets 1-3 to
match legend key.
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Preliminary Plat #16001 Page 6
Highland View 1st Addition 

1.1.16 Revise grading and drainage plan to the satisfaction of Public Works
and Utilities.

2. Final Plats will be approved by the Planning Director after:

2.1 The required improvements are completed or a surety is posted to guarantee
the completion of the public streets, private roadway improvements,
sidewalks, sanitary sewer system, water system, drainage facilities, land
preparation and grading, sediment and erosions control measures, storm
water detention/retention facilities, drainageway improvements, street lights,
landscaping screens, street trees, temporary turnaround and barricades, and
street name signs. 

The subdivider has signed an agreement that binds the subdivider, its
successors and assigns:

to complete the street paving of public streets, and temporary turnarounds
and barricades located at the temporary dead-end of the streets shown on
the final plat within two (2) years following the approval of this final plat.

to complete the paving of private roadway, and temporary turnarounds and
barricades located at the temporary dead-end of the private roadway shown
on the final plat within two (2) years following the approval of this final plat.

  
to complete the installation of sidewalks along permanent outlots and
pedestrian ways as shown on the final plat within four (4) years following the
approval of this final plat.

to complete the installation of sidewalks along Alvo Road and NW 12th Street
as shown on the final plat within two (2) years following the approval of this
final plat.

to complete the public water distribution system to serve this plat within two
(2) years following the approval of this final plat. 

to complete the public wastewater collection system to serve this plat within
two (2) years following the approval of this final plat.

  
to complete the enclosed public drainage facilities shown on the approved
drainage study to serve this plat within two (2) years following the approval
of this final plat.

20



Preliminary Plat #16001 Page 7
Highland View 1st Addition 

to complete land preparation including storm water detention/retention
facilities and open drainageway improvements to serve this plat prior to the
installation of utilities and improvements but not more than two (2) years
following the approval of this final plat.

to complete the installation of public street lights along streets within this plat
within two (2) years following the approval of this final plat.

to complete the planting of the street trees along local streets within six (6)
years following the approval of this final plat.

to complete the planting of the street trees along Alvo Road and NW 12th

Street as shown on the final plat within two (2) years following the approval
of this final plat.

to complete the installation of the street name signs within two (2) years
following the approval of this final plat.

to complete the installation of the permanent markers prior to construction on
or conveyance of any lot in the plat. 

to timely complete any other public or private improvement or facility required
by Chapter 26.23 of the Land Subdivision Ordinance which have not been
waived but which inadvertently may have been omitted from the above list of
required improvements.

to submit to the Director of Public Works a plan showing proposed measures
to control sedimentation and erosion and the proposed method to temporarily
stabilize all graded land for approval.

to comply with the provisions of the Land Preparation and Grading
requirements of the Land Subdivision Ordinance.

to complete the public and private improvements shown on the preliminary
plat.

to keep taxes and special assessments on the outlots from becoming
delinquent.

to maintain the outlots and private improvements in a condition as near as
practical to the original construction on a permanent and continuous basis.
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to maintain the sidewalks in the pedestrian ways and all associated elements
in a condition as near as practical to the original or as constructed condition
in order to provide the user with a safe and convenient facility on a
permanent and continuous basis.

to retain ownership of and the right of entry to the outlots in order to perform
the above-described maintenance of the outlots and private improvements
on a permanent and continuous basis.  However, Subdivider(s) may be
relieved and discharged of such maintenance obligations upon creating in
writing a permanent and continuous association of property owners who
would be responsible for said permanent and continuous maintenance
subject to the following conditions:

(1) Subdivider shall not be relieved of Subdivider’s maintenance
obligation for each specific private improvement until a register
professional engineer or nurseryman who supervised the installation
of said private improvement has certified to the City that the
improvement has been installed in accordance with approved plans.

(2) The maintenance agreements are incorporated into covenants and
restrictions in deeds to the subdivided property and the documents
creating the association and the restrictive covenants have been
reviewed and approved by the City Attorney and filed of record with
the Register of Deeds.

Prepared by:

Andrew Thierolf, Planner
April 4, 2016

APPLICANT: Starostka-Lewis, LLC
429 Industrial Lane
Grand Island, NE 68803

CONTACT: Mike Eckert
Civil Design Group
8535 Executive Woods Drive
Lincoln, NE  68512

F:\DevReview\PP\16000\PP16001 Highland View 1st.adt.wpd
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for APRIL 13, 2016 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 16008

PROPOSAL: A request per Section 27.63.090 Dwellings For Members of a
Religious Order.

LOCATION: 543 South 46th Street

LAND AREA: 0.19 acres more or less

EXISTING ZONING: R-2 Residential Zoning

CONCLUSION: This special permit for a dwelling for members of a religious order,
allowing up to 4 residents, should have no significant negative impact
on surrounding properties. The house will continue to look like a single
family dwelling.  The house is within 1,000 feet of Cristo Rey Catholic
Church, limiting traffic generation. The proposal is in conformance
with the 2040 Comprehensive Plan and the Zoning Ordinance.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: The south ½ of Lot 121, Witherbee Gardens, located in the NW
1/4 of Section 29-10-7, Lincoln, Lancaster County, Nebraska.

EXISTING LAND USE: Single Family Residential

SURROUNDING LAND USE AND ZONING: This property is surrounded by R-2
Residential zoning consisting of single family residential uses.  Tabitha Health Care
Services is located across the intersection to the southeast.

HISTORY:
May 1979 This area was changed from B Two-Family Dwelling District to R-2

Residential District.

COMPREHENSIVE PLAN SPECIFICATIONS: 
P. 1.8 - This property is shown as Urban Density Residential in the 2040 Lincoln Area Future Land Use Plan.

P. 7.4 - Strategies for Neighborhoods and Housing

• Create housing opportunities for residents with special needs throughout the city that are
integrated into and compatible with residential neighborhoods.
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• Design and locate special needs housing to enhance the surrounding neighborhood.

UTILITIES: All utilities are available.

TRAFFIC ANALYSIS: South 46th Street and J Streets are local streets.

AESTHETIC CONSIDERATIONS: The outside of the house will not change.  The inside
of the house will be renovated to include two additional bedrooms.

ALTERNATIVE USES: Remain a single family residential use.

ANALYSIS:

1. This is a special permit for a Dwelling for Members of a Religious Order for Cristo
Rey Catholic Church.  This permit will allow the sisters to use an existing house
as a single dwelling for up to four persons. The house is located approximately
1,000 feet from the Cristo Rey Church.

2. The special permit sets a ratio to determine density.  Today the ratio for the R-2
zoning district is 1 resident per 2,000 square feet of lot area. This site has 8,070
square feet of lot area.   This special permit would allow a maximum of four
persons based on this ratio. 

3. This application meets the two requirements of the special permit including that
the dwelling be a single housekeeping unit and that the parking requirements of
27.67 be met.  Two additional bedrooms will be constructed in the basement. 
The basement is already equipped with two egress windows and a fire sprinkler
system will be installed per building code.

4. The parking requirement for a Dwelling for Members of a Religious Order is one
space for every three residents.  Four residents would require two parking stalls. 
There is a standalone two stall garage on the lot that satisfies the parking
requirement.

5. The impact of this change will be minimal on the neighborhood.  The sisters are
within walking distance of the church so there will be no significant increase in
traffic.

CONDITIONS OF APPROVAL:

Per Section 27.63.090, Dwellings for Members of a Religious Order this approval
permits up to 4 persons for members of a religious order in a single family dwelling.

34



Special Permit #16008 Page 3

Site Specific Conditions:

1. 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:

1.1 Add to the General Notes: “Significant changes to the foot print of the
house will require an administrative amendment.”

1.2 Add to the General Notes,  "Signs need not be shown on this site plan, but
need to be in compliance with chapter 27.69 of the Lincoln Zoning
Ordinance, and must be approved by Building & Safety Department prior
to installation".

2. Provide 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:

3. The following conditions are applicable to all requests:

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

3.2 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.

3.3 The terms, conditions, and requirements of this resolution shall run with the
land and be binding upon the Permittee, its successors and assigns.

3.4 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 therefor to be paid in advance by the applicant.
Building permits will not be issued unless the letter of acceptance has been
filed. 

Prepared by

Rachel Jones, Planner
402-441-7603
rjones@lincoln.ne.gov

DATE: March 30, 2016
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Special Permit #16008 Page 4

APPLICANT: Catholic Bishop of Lincoln
P.O. Box 80328
Lincoln, NE 68501-0328

CONTACT: Rev. Ramon Decaen
4245 J Street
Lincoln, NE 68510

OWNER: Same as applicant

F:\DevReview\SP\16000\SP16008 J Street Convent Renovation.rkj.wpd
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for April 13, 2016 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 16011 - Allo Communications at Sheridan
Lutheran Church 

PROPOSAL: A request per Section 27.63.225 for Public Utility and Cable
Television Purposes

LOCATION: 6955 Old Cheney Road

LAND AREA: 17.26 acres more or less

EXISTING ZONING: R-3 Residential

CONCLUSION: While not a public utility company, Allo Communications will be
a utility provider for digital communications services via a fiber
optic network. The network in now under construction and will
be designed to serve residential, commercial and public
customers. The proposed shelter is similar in size and shape
to a typical out-building for storage found in both residential
and commercial areas, where it is a permitted accessory use.
Given it is located in an open area at the edge of a parking lot,
and has ancillary facilities such as a back-up generator and
utility box, screening is appropriate to buffer the visual impact
of the facility to make it less visible.  Screened and built
according to the design guidelines listed in the recommended
conditions of approval, this use at this location complies with
the Zoning Ordinance and is consistent with the
Comprehensive plan.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 1, Hawkswood Estates 2nd Addition, Lancaster County,
Nebraska.

EXISTING LAND USE: Church and associated parking lot.
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SURROUNDING LAND USE AND ZONING:  

North: Church parking lot R-3
South: Single-family Residential R-1
East: Single-family Residential R-3
West: Single-family Residential R-1

ASSOCIATED APPLICATIONS:

COMPREHENSIVE PLAN SPECIFICATIONS: 

Page 1.9 - The future Land Use Map of the Comprehensive Plans designates urban residential land uses for
this area.

Page 4.4 - Placemaking - Current Practice 

-The community values efficient and effective telecommunications while also desiring to minimize adverse
impacts of this rapidly evolving infrastructure on our rural and urban environments. Capitol view corridors,
historic landmarks and districts, environmentally sensitive areas, and predominantly residential
neighborhoods are not preferred locations. Unobtrusive locations on public property; co-locations on
existing towers, buildings, and structures; and commercial and industrial areas with minimal impact on
residences are preferred. The City has adopted zoning provisions to state the community’s preferences.
Combined with guidance from the design review boards, community residents and the telecommunications
industry can be well-served.

Page 11.3 - Information Technology Guiding Principles

-Information technology programs and regulations must be flexible enough to adapt to advances in
technology. 

-The development of a well designed fiber optic network to serve residential, business, education, and
public facilities is very important. This network is a priority to ensure a high quality of life, serve as an
economic development tool, and provide efficient public services. 

Page 11.19 - Information technology

-Information technology is subject to rapid and dramatic change. The nature of the industry continues to
push the limits of the technology. Various technologies converge to create new, integrated products and
services. The concept of “telecommuting” portends a city where people may be able to work from most
any site – including their own home. In the economy of the future, information is likely to become the
primary product. This product can be “manufactured” at sites other than traditional factories and offices. 

Page 11.20 - Strategies for Information Technology

-Support efforts to maintain, expand, and upgrade the community’s information technology infrastructure. 

-Explore efforts to increase access to information technology for all members of Lincoln and Lancaster
County, especially within minority, low income, disabled, rural, and aging communities. 

-Further the cooperation between the City and County and local universities and colleges in applying
information technology throughout the community. 
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-Encourage the underground placement of existing wired facilities, thus supporting a more reliable
information technology infrastructure. 

-Promote regional cooperation in the formation of information technologies alliances. 

-Endorse the on-going cooperation of City, County, and State governments to integrate information
technology in the delivery of their services to the community. 

-Investigate means for expanding the maintenance, development, and application of Geographic
Information Systems data among public and private sector users. 

-Consider ways to maximize use of the public rights-of-way and public easements that support multiple
applications including information technology facilities. This can include consideration of right-of-way
management for utility separation, coordination of work in the ROW, and compensation for usage.

ANALYSIS:

1. Allo Communications is beginning construction of a fiber optic network to provide
tv, internet and phone service. The system will require several fiber optic utility
buildings throughout the city for the purpose of management of the system.

2. The subject facility is located near the southern portion of the 17-acre Sheridan
Lutheran Church site. Located just off the south edge of the parking lot, the
facility occupies a 65' x 50' (3,250 sq. ft.) lease area.  The application notes that
the utility building is a concrete modular structure with a shingled pitch roof.

3. The site plan shows a 14.25' x 30' (428 sq. ft.) utility building, with an external
backup generator and utility box. No landscaping is shown, but the application
notes it will have grass and landscaping surrounding the building. There is a lack
of vegetation on this part of the site, and any structure would be highly visible
without screening. The building does not warrant a solid screen around the entire
lease area, but adequate landscaping is necessary enhance compatibility with a
generally residential-in-character area. Included as a recommended condition of
approval is the requirement that the applicant provide a landscape plan to the
satisfaction of the Planning Department to accomplish this.

4. The outside generator is noted as needing to operate once week for
approximately 30 minutes. The operating sound level is noted to be 61db at 23
feet. That noise level is equivalent to conversation in a restaurant, background
music, or an air conditioning unit at 100'. At that level, it is consistent with typical
daytime noise levels found in residential neighborhoods. The hours of operational
testing should be limited to daytime hours, however.

5. The applicant provided a list of additional design criteria which the building is
intended to meet. It includes the following:
A.  100% brick exterior to match the existing church building.
B.  Paint color scheme to match the existing church building.
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C.  The building will have two exterior wall mounted air conditioning units.
D.  The building will have an asphalt shingled roof with a 6:12 pitch consistent
with the roofing materials of the church.
E.  The above grade utility boxes will not exceed 3' x 3' x 3' in size.

6. The above criteria limit the design of the building to that of an accessory structure
that would be allowed in residential areas, and is consistent with the residential
character of the area. A height limit is not included, but accessory buildings are
limited to 15' in height, and that height limit should apply here as well.

7. Accessory buildings are a permitted use in the residential zoning districts, and
can be up to 2,000 sq. ft. in area in residential neighborhoods. At approximately
430 sq. ft. in area, this building is well below that maximum limit. 

8. If constructed as proposed and with appropriate landscaping, the visual impact of
the facility from surrounding properties will be minimal. Subject to the
recommended conditions of approval, this facility complies with the Zoning
Ordinance and is consistent with the Comprehensive Plan. 

CONDITIONS OF APPROVAL:

Per Section 27.63.225 this approval permits a fiber optic utility building.

Site Specific:

1. Before receiving building permits the permittee shall cause to be prepared and
submitted to the Planning Department three copies of a revised final site plan
with all required revisions as listed below:

1.1 Add the following notes:
A.  100% brick exterior to match the existing church building.
B.  Paint color scheme to match the existing church building.
C. The building is limited to two exterior wall mounted air conditioning
units.
D.  The building will have an asphalt shingled roof with a 6:12 pitch
consistent with the roofing materials of the church.
E.  The above grade utility boxes will not exceed 3' x 3' x 3' in size.
F.  Hours of operational testing of the back-up generator unit are limited to
the hours of 6 a.m. to 6 p.m., Monday through Friday.
G. The maximum height of the utility building or any associated facilities
shall not exceed 15' in height.

1.2 Submission of a screening/landscaping plan to the satisfaction of the
Planning Director.
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Standard:

2. The following conditions are applicable to all requests:

2.1 Before starting the operation all development and construction shall
substantially comply with the approved plans.

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

2.3 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.

2.4 The terms, conditions, and requirements of this resolution shall run with
the land and be binding upon the Permittee, its successors and assigns.

2.5 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 therefor to be paid in advance by the applicant.
Building permits will not be issued unless the letter of acceptance has
been filed. 

Prepared by:

_____________
Brian Will, 441-6362, bwill@lincoln.ne.gov
Planner
March 30, 2016

CONTACT/
APPLICANT: Jeff Kuene

Allo Communications LLC
610 Broadway Street
Imperial, NE 69033
855-633-7822

OWNER: Sheridan Lutheran Church
6955 Old Cheney Road
Lincoln, NE 68516
402-926-8092 F:\DevReview\SP\16000\SP16011 Allo at Sheridan Lutheran.bjw.wpd
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for April 13, 2016 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 16013

PROPOSAL: A request per Section 27.63.250 for Permitted Use Exceeding the
Maximum Height Permitted in District to allow a 100-foot flagpole that
exceeds the maximum district height of 55 feet. 

LOCATION: 400 NW 56th Street

LAND AREA: 25 acres, more or less

EXISTING ZONING: H-4, General Commercial

CONCLUSION: This request is consistent with the requirements of the Zoning
Ordinance and Design Standards.  The pole will be required to meet
all Building and Safety Codes and be outside all required setbacks. It
should have no adverse impact on the surrounding properties.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lot 39 located in the SW 1/4 of Section 19-10-06.

EXISTING LAND USE: Light Industrial

SURROUNDING LAND USE AND ZONING:  

North: Interstate 80
South: Agriculture AG Agriculture
East: Agriculture, Commercial H-4 General Commercial, H-1 Interstate

Commercial
West: Agriculture, Commercial H-4 General Commercial

COMPREHENSIVE PLAN SPECIFICATIONS: 

Page 1.9 - This site is identified as Commercial on the Future Land Use Map.

Page 4.3 - Key entryways provide indelible “first impressions” of a community.

Page 4.3 - Site identified as a Capitol View Corridor.
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Crete Carrier Flagpole

Page 4.6 - The 400-foot State Capitol is the key historic, architectural, and geographic landmark ofthe city
and surrounding countryside. Views to the Capitol are highly valued by the people of Lancaster County
and the State of Nebraska and should be protected and enjoyed for generations.

Page 4.6 - Major entryways to Lincoln including Interstate 80 and its exits...should be studied, protected,
and enhanced to create and express community pride.

TOPOGRAPHY: The site is generally flat and the flagpole will be located at the same
grade as the surrounding buildings.
 
AESTHETIC CONSIDERATIONS: The flagpole is located within a Capitol View Corridor
and within view of Interstate 80 and Highway 6.

ANALYSIS:

1. This site is located along NW 56th Street between Interstate 80 and Highway 6.
The Crete Carrier corporate headquarters and central dispatch are located on the
site. The applicant is looking to construct three flagpoles on the site: a 100-foot
pole for a 30-foot by 20-foot American flag, and two 45-foot poles for a State of
Nebraska flag and University of Nebraska flag. This special permit is to allow a
100-foot pole that is taller than the district height. The 45-foot poles are permitted
in the district.

2. The 55-foot height limit of the H-4 district can be exceeded with an approved
special permit per Lincoln Municipal Code (LMC) Section 27.63.250.

3. This special permit has been used three previous times to allow flag poles to
exceed the maximum height of the district. 

2002 - Special Permit #1987 which permitted a 100-foot flag pole to display a 30-
foot by 20-foot American flag at N. 1th Street and W. O Street, which is in an I-1
zoning district with a 75-foot height limit. The site is located within a Capitol View
Corridor.

2003 - Special Permit #2018 which permitted a 100-foot flag pole to display a 50-
foot by 30-foot American flag at N. 84th Street and Hwy. 6, which is in an I-1
zoning district with a 75-foot height limit.

2010 - Special Permit #10027 which permitted an 80-foot flag pole to display a
30-foot by 20-foot American flag at N. 27th Street and Wildcat Drive, which is in
an H-3 zoning district with a 55-foot height limit.
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4. Chapter 3.25 of the City of Lincoln Design Standards requires that the proposal
not adversely impact views of the Capitol Building Tower. This site is within the
Capitol View Corridor that extends from downtown along West O Street and
Interstate 80. This application was reviewed by the Capitol Environs Commission
to determine level of impact on the corridor. 

Based on analysis of probable impact of a flagpole on the critical view of Capitol
tower for westbound Interstate 80 traffic, the proposal should have no negative
impact on the view of the Capitol. The Capitol Environs Commission
recommended approval by a 4-0 vote.

5. This site is within the Airport Environs District; however, no Avigation Easement
is required for flagpoles. This site is also located within the Airport Hazard Area
inside a Turning Zone. Since the flagpole is over 75 feet a Height Permit is
required.

6.  There is no fall zone specified in the LMC for flag poles; however Chapter 27.68
(Wireless Facilities) does specify a fall zone for broadcast towers equal to half
the height of the tower at its base. In this instance the fall zone would be 50 feet.
The site plan shows the flagpole set back 77 feet from the nearest lot line.
Additionally, flags are not allowed to cross property lines. A flag that is 30 feet by
20 feet as proposed by the applicant would not cross the property line.

CONDITIONS OF APPROVAL:

Per Section 27.63.250 for Permitted Use Exceeding the Maximum Height Permitted in
District this approval permits a 100-foot flagpole as shown on the site plan and exhibits
to exceed the 55-foot height limit in the H-4 district.

Site Specific Conditions:

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

1.1 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:

2. The following conditions are applicable to all requests:

2.1 Before occupying the structure all development and construction shall
substantially comply with the approved plans.
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2.2 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.

2.3 The terms, conditions, and requirements of this resolution shall run with
the land and be binding upon the Permittee, its successors and assigns.

2.4 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.

Prepared by

Andrew Thierolf
Planner

DATE: April 1, 2016

APPLICANT/ Crete Carrier Corporation
OWNER: PO Box 81228

Lincoln, NE 68501

CONTACT: Gus Ponstingl
MAPCO, Inc
PO Box 30581
Lincoln, NE 68503

F:\DevReview\SP\16000\SP16013 Crete Carrier flag pole.adt.wpd
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Special Permit #:  SP16013
NW 56th St & W O St
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for April 13, 2016 PLANNING  COMMISSION  MEETING

PROJECT: Miscellaneous #16001
South University Place Redevelopment Area Blight and Substandard
Determination Study

PROPOSAL:The South University Place Redevelopment Area Blight and Substandard
Determination Study 

CONCLUSION: The South University Place Redevelopment Area qualifies as
substandard and blighted within the definition set forth in the
Nebraska Community Development Law, Nebraska State Statutes
§ 18-2103, as determined by the South University Place
Redevelopment Area Blight and Substandard Determination Study. 
The Substandard and Blight Determination Study is consistent with
the redevelopment and revitalization activities identified in Lincoln-
Lancaster County 2040 Comprehensive Plan.

RECOMMENDATION:
Finding that there is a reasonable presence of substandard and blighted conditions in
the South University Place Redevelopment Area as per § 18-2103 (11) Nebraska
Revised Statutes.

GENERAL INFORMATION:

LOCATION: An area generally located northeast of N. 48th and Holdrege
Streets, bounded by N. 48th Street on the west and N. 49th on the
east, but also including the entirety of University Place Park.

LAND AREA: 37 acres, more or less

PURPOSE: Nebraska Community Development Law, Nebraska State Statutes
§ 18-2109 requires the Planning Commission to review whether an
area is substandard and blighted.  A recommendation of the
Planning Commission is required to be provided to the City Council
prior to a redevelopment area being declared blighted and
substandard.
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Misc. #16001 Page 2
South University Place Redevelopment Area Blight & Substandard Determination Study 

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.  

COMPREHENSIVE PLAN SPECIFICATIONS:

From the 2040 Lincoln/Lancaster County Comprehensive Plan:

Guiding Principles for Business and Economy

Promote and foster appropriate, balanced, and focused future economic growth that maintains the
quality of life of the community.

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

Guiding Principles for Mixed Use Redevelopment

Target existing underdeveloped or redeveloping commercial and industrial areas in order to
remove blighted conditions and more efficiently utilize existing infrastructure. (p. 6.2)

ANALYSIS:

1. This is a request to determine whether the South University Place
Redevelopment Area should or should not be declared substandard and blighted
per § 18-2103 (11) Nebraska Revised Statutes.  After an area is declared
substandard and blighted, the City may proceed with the preparation and
approval of a Redevelopment Plan.  Redevelopment activities may include
utilizing Tax Increment Financing (TIF) from private development to pay for public
infrastructure and improvements.

2. The Urban Development Department hired a consultant who conducted the study
to determine whether or not there was a presence of substandard or blighting
conditions in the study area per § 18-2103 (11) Nebraska Revised Statutes. 

3. The area comprises 37 acres.  According to the land use categories identified in
the Blight Study, approximately 5.1% of the land is in single family residential
use, 57.7% is park/open space, 10.3% is commercial, 23.3% is developed as
street right-of-way, and 4.0% is vacant.

4. All of the land within the study area is inside the City of Lincoln corporate limits.
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South University Place Redevelopment Area Blight & Substandard Determination Study 

5. Current zoning in the area is B-1 Local Business, O-2 Suburban Office, R-2
Residential, H-2 Highway Business, and P Public.

6. The Urban Development Department requests the determination study be
reviewed by the Planning Commission for conformance with the Comprehensive
Plan.

7. A substandard area is defined in the Nebraska Revised Statutes as containing a
predominance of buildings or improvements with at least one of four conditions
present:

1. Dilapidation/deterioration
2. Age or obsolescence
3. Inadequate provision for ventilation, light, air, sanitation or open 

spaces
4.  a)  High density of population and overcrowding; or

b)  The existence of conditions which endanger life or property by 
fire and other causes; or
c)  Any combination of such factors, is conducive to ill health,
transmission of disease, infant mortality, juvenile delinquency, and
crime, and is detrimental to the public health, safety, morals or
welfare.

8. According to the Blight Study, the area qualifies as substandard because all of
the four factors were found to have a strong presence in the study area.
A) Dilapidation, deterioration, age or obsolescence of structures is evident in

that more than 74% of structures are in deteriorated or deteriorating
condition (Blight Study Page 5).

B) Based on field evaluation 81% of structures are over 40 years of age
(Page 5).

C) Conditions which result in inadequate provision for sanitation are
evidenced by water and sewer mains which at least 45 years of age with
some segments at least 70 years of age (Page 6).

D) Conditions which endanger life or property by fire and other causes are
evidenced by the presence of flammable materials (Page 6).

9. A blighted area is defined in the Nebraska Revised Statutes as having the
presence of one or more of the twelve following conditions:

1. A substantial number of deteriorated or deteriorating structures;
2. Existence of defective or inadequate street layout;
3. Faulty lot layout in relation to size, adequacy, accessibility or

usefulness;
4. Insanitary or unsafe conditions;
5. Deterioration of site or other improvements;
6. Diversity of ownership;
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Misc. #16001 Page 4
South University Place Redevelopment Area Blight & Substandard Determination Study 

7. Tax or special assessment delinquency exceeding the fair value of
the land;

8. Defective or unusual conditions of title;
9. Improper subdivision or obsolete platting;

         10. The existence of conditions which endanger life or property by fire
or other causes;

         11. Any combination of such factors, substantially impairs or arrests the
sound growth of the community, retards the provision of housing
accommodations or constitutes an economic or social liability;

         12. Is detrimental to the public health, safety, morals, or welfare in its
present condition and use; and in which there is at least one of the
following conditions:

a)  Unemployment in the designated blighted area is at least
one hundred twenty percent of the state or national average;
b)  The average age of the residential or commercial units in
the area is at least 40 years;
c)  More than half of the plotted and subdivided property in
the area is unimproved land that has been within the City for
40 years and has remained unimproved during that time;
d)  The per capita income of the designated blighted area is
lower than the average per capita income of the city or City
in which the area is designated; or
e)  The area has had either stable or decreasing population
based on the last two decennial censuses.

11. The study found the following seven blighting factors to be present to a strong
extent in the study area:  

A) A substantial number of deteriorated or deteriorating structures
(Page 8).

B) Faulty lot layout in relation to size, adequacy, accessibility or
usefulness (Page 8).

C) Deterioration of site improvements (Page 8).
D) Improper subdivision or obsolete platting (Page 8).
E) Conditions which endanger life or property by fire and other causes

(Page 8).
F) Other environmental and blighting factors, including economically

and socially undesirable land uses with functional and economic
obsolescence (Page 8).

G) The average age of the residential and commercial units in the area
is estimated at 91 and 65 years, respectively (Page 9).
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South University Place Redevelopment Area Blight & Substandard Determination Study 

12. The study finds there is at least a reasonable distribution of all four factors that
constitute an area as substandard within the study area, and out of 12 possible
factors that constitute an area blighted, seven are strongly present in the area. 
Therefore it is the conclusion of the study that sufficient conditions and factors
meet the criteria of substandard and blight as evidenced in the Blight Study. 
These factors present a serious barrier to the planned and coordinated
development of the area, have created an environment that negatively impacts
private sector investment in the area, and serve as a detriment to the overall
healthy economic growth and physical development of the community.

13. The Blight Study is on file with the Urban Development Department and the
Planning Department.

Prepared by:

Andrew Thierolf, Planner

DATE: April 1, 2016

APPLICANT: Urban Development Department
555 S. 10th Street, Ste. 205
Lincoln, NE 68508

CONTACT: Wynn Hjermstad
Urban Development Department
555 S. 10th Street, Ste. 205
Lincoln, NE 68508
402-441-8211
whjermstad@lincoln.ne.gov

F:\DevReview\MISC\16000\MISC16001 South Uni Place Blight Study.adt.wpd
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