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66th and Highway 2
Commercial Center

Applicant Location Proposal

Tom Huston on behalf of UNO
Properties Inc. (not associated
with University of Nebraska)
and Apple’s Way LLC

S. 66th Street and south of
Highway 2.

Change from Urban Residential
to approximately 60 acres of
Commercial use.

Recommendation: Denial
This proposal for commercial use is contrary to the approved Southeast Lincoln/ Highway 2 Subarea
Plan which will have a negative impact on nearby roads and the overall road network.

Status/Description

The applicant is proposing Commercial designation over the majority of the 63 acre site. A portion
on the southern and eastern ends is proposed for detention ponds and designation as Green Space. The
applicant has submitted a site plan proposing approximately 400,000 sq. ft. (SF) of commercial space,
including 257,000 SF of retail space, including a 136,000 SF “big box” store and 143,000 SF of office space.

An application for commercial development on this property have been presented several times and
denied several times over the past nine years. The first application, for Shopko and Menards as part of
290,000 SF of commercial space, was proposed in 1993 and was denied by the City Council in 1994.  Several
requests for commercial use were considered rejected after the development of the 1994 Comprehensive
Plan. The last request for commercial use was considered and turned down in the adopted “Southeast
Lincoln/Highway 2 Subarea Plan” in March 2001.

Comprehensive Plan Implications

The “Southeast Lincoln/Highway 2 Subarea Plan” adopted subarea plan on Page 11 specifically notes
that significant commercial development on this property could “impact Highway 2, the overall road network
and adjacent residential properties.”

Another guiding principle of the subarea plan was to respect the character of the existing low density
residential areas. This property was designated for urban residential uses, though, that did not mean the entire
site would be appropriate for dense urban uses. The City approved R-1 Residential zoning on a small parcel
adjacent to Country Meadows as an appropriate land use. Only the northwest corner of this site is designated
as a potential site for “Special Residential” uses such as a “churches, domiciliary care facilities, retirement
apartments, child care facilities, townhomes or other uses permitted by special permit... in more urban settings,
which are further from existing single family residences, apartments may be also appropriate.” (page 10 of
Subarea Plan.)
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The proposed site plan provides a buffer of ponds, trees, office uses and increased setbacks to
provide a land use transition to the Country Meadows neighborhood. This proposal may provide an adequate
buffer from the noise and light impacts of the project. However, the 400,000 SF of commercial use will have
an impact on the transportation network that the neighborhood relies on and may have a traffic impact on S.
66th Street through the neighborhood as well. The applicant has not proposed any direction road connections
from the project to the neighborhood. Yet, persons exiting the proposed commercial site to head west may
find that traveling along S. 66th Street, through the neighborhood, is faster and easier than taking a left out of
the site, through three traffic signals and the congested intersection of 56th Street -Old Cheney and Highway
2.

Public Works and Utilities is opposed to a traffic signal at this location. If the applicant proceeded
with a use permit and change of zone for this property, they would need to submit a traffic study as well.
However, Public Works notes that “the land use plan as identified in the Comprehensive Plan designates this
specific  area as residential. This proposed land use (commercial) would significantly increase the number of
vehicular trips generated and as a result, improvements to Highway 2 would be needed.”

The vicinity of 56th and Highway 2 is designated as a Community Center in the Comprehensive Plan
(page F 41). Community Centers have less than 1 million square feet. The 56th and Highway 2 Community
Center provides a wide variety of commercial services to this subarea of Lincoln. Adding 400,000 SF of space
would move this center into the Regional Center designation. The Plan states that Regional Centers should
be spaced four to six miles apart. This intersection is within 2 miles of the Regional Centers at 84th and
Highway 2 and 27th and Pine Lake Road. There is considerable space for additional commercial uses at 84th

and Highway 2.

The proposed site plan would provide several benefits to the adjacent Trade Center by providing an
area for additional parking and access to Highway 2. These benefits could be provided even with residential
development of the site. Regardless of the benefits to the Trade Center, these do not warrant the negative
impact on the community’s overall road network.

Public Works Watershed Management notes that they “are in the midst of discussions with the
Country Meadows neighborhood about the creation of water quality wetlands on their outlot to the south.
These could be constructed with or without the road connection identified between Country Meadows and
the Apple’s Way site.” Both City and the Lower Platte South NRD note that the applicant on this property
has also expressed an interest in a water quality enhancement project.  However, an enhancement project
is not dependent on the land use — it could proceed with either residential or commercial development.

Letters in opposition to this proposal were received from the Country Meadows Homeowners
Association, the Pine Lake Homeowners Association and property owners in the adjacent Country Meadows
neighborhood association.

Conclusion

It has been nearly ten years since the first application in 1993 for commercial use on this property.
Since that time, traffic on Highway 2, Old Cheney Road and South 56th Street has increased. As development
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in this area continues, projected traffic volumes on these roads is anticipated to increase, significantly
impacting the functioning of the 56th - Old Cheney Road - Highway 2 intersections. One of the main reasons
the original 290,000 SF Shopko proposal was denied, was due to the significant traffic impact on the road
network.

Highway 2 will be at capacity in the future, even assuming that the South Beltway is open and  a
significant amount of through traffic uses the beltway instead of Highway 2. 

The traffic modeling done in 1993 and ever since that time have reinforced that additional commercial
development near the intersection of Old Cheney Road, S. 56th and Highway 2 will have a negative impact.
One of the main principles of the Southeast Lincoln/ Highway 2 Subarea Plan is to have “efficient use of the
transportation network: land use decisions must consider the impacts on the transportation network.”
Additional traffic impact studies are not required in order to determine that 400,000 SF will have a significant
negative impact. It has been shown that there is not capacity in the adjacent road network for additional trips
brought on by commercial development.

There have been proposals for residential use of this land, however, interested buyers have stated
that the property owner has refused to sell the land below commercial zoning value. This property is not zoned
for commercial use and has never been approved or designated for commercial use. The property is zoned
AGR Agricultural Residential. This property is suitable for zoning to an urban residential use, such as R-1
Residential, which is compatible with the adjacent neighborhood. Due to the impact on the overall road
network and nearby roadways, this property should remain for urban residential use and not commercial uses.
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