
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________

for July 9, 2003 PLANNING COMMISSION MEETING

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.

P.A.S.: -Annexation #03004 - To annex approximately 13.3. acres.
-Change of Zone #3387 - From AGR to R-3
-Special Permit #1992 - For a Community Unit Plan (CUP) for attached
and detached single-family residences.
-Preliminary Plat #02023 Edenton Woods - Creates 46 lots for
residential development, and five outlots.

PROPOSAL: To develop an approximately 13 acre parcel to accommodate 46 lots for
single-family and attached single-family residential units.

LOCATION: Northeast of the intersection of Ashbrook Drive and Highway 2 (adjacent
to the west of Pine Lake S.I.D.)

WAIVER REQUESTS:

1. Minimum Lot Area.
2. Turn-arounds for private roadways.
3. Lot lines not radial to roadways.
4. Double-frontage lots.
5. Intersection approach grades.
6. Sidewalks.
7. Block length.

LAND AREA: Approximately 13.3 acres.

CONCLUSION: With modifications, these requests comply with the Zoning and Land
Subdivision Ordinances, and the Comprehensive Plan.

RECOMMENDATION:  

Annexation #03004 Conditional Approval
Change of Zone #3387         Approval
Special Permit #1992 Conditional Approval

Waiver:
Minimum Lot Area         Approval
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Preliminary Plat #02023 Conditional Approval
Waivers:

Turn-arounds for private roadways Denial
Lot lines not radial to roadways         Approval
Double-frontage lots         Approval
Intersection approach grades         Approval
Sidewalks         Approval
Block length         Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: See attached.

EXISTING ZONING: AGR Agricultural Residential

EXISTING LAND USE:  Undeveloped

SURROUNDING LAND USE AND ZONING:  

North: Residential R-1, P
South: Undeveloped AGR
East: Residential AGR
West: Church AGR

COMPREHENSIVE PLAN SPECIFICATIONS:

Page F25 - This site is designated for urban residential land uses in the Land Use Plan.

Page F27 - Urban Growth Tiers - This site is within the City’s Future Service Limit.

Page F156 - Subarea Planning - Southeast Lincoln/Highway 2 Subarea Plan.

Southeast Lincoln/Highway 2 Subarea Plan:
Figure 2 - Designates urban residential uses for this site.

Page 9 - Retention of low density residential character; Changes from low density to urban residential.
Encourages the type of development being proposed with these applications.
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UTILITIES: All utilities are available to the site.  The trunk sewer line constructed to serve this
development is also being extended to connect the Pine Lake S.I.D. and provide that
development with sanitary sewer service.

HISTORY:  

May 30, 2003, the preliminary plat was re-submitted in response to the Director’s Letter.
November 13, 2002, the Director’s Letter review was sent to the applicant.
October 15, 2002, the preliminary plat was originally submitted.
March 26, 2001, the Southeast Lincoln/Highway 2 Subarea Plan was approved by City
Council.

TRAFFIC ANALYSIS:  The Subarea Plan shows Ashbrook Drive extended to Highway 2.
A portion of the extension will be constructed with this plat, and the City is facilitating the
design of the remainder of the extension to provide the connection to Highway 2.  A street
connection to Pine Lake S.I.D. via Northshore Drive is also shown.  Ashbrook Drive and
Northshore Drive within the boundary of this plat are public streets; Bo Creek Bay and Bo
Creek Court are shown as private roadways.

ENVIRONMENTAL CONCERNS: This development is downstream of the Pine Lake dam
structure.  A dam breach analysis was required to be completed to ensure this development
was not creating lots that may be threatened by failure of the dam.  Also, preservation of the
existing trees and the drainage channel through the site was a concern.

ANALYSIS:

1. This area is contiguous to the city and the proposed annexation is in conformance with
the Comprehensive Plan.  It is within the Future Service Limit, and the developer’s
financial responsibility regarding off-site infrastructure improvements will be addressed
in the annexation agreement.

2. The special permit for a community unit plan is consistent with the subarea plan that
designates urban residential uses for this site, shows the street connection to
Northshore Drive, and provides for the eventual extension of Ashbrook Drive to
Highway 2.

3. The waiver to minimum lot area will allow for some of the lots to be smaller than the
5,000 square foot minimum required in the R-3 district when associated with a CUP.
Generally, these lots will be used for attached single-family residences.  The remaining
lots are for detached residences, and the majority of them exceed 6,000 square feet
in area.  Providing a mix of housing types is encouraged, and this waiver will facilitate
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that and should be granted.  The average lot area including open space exceeds the
minimum lot area of the R-3 district.

4. A waiver to turn-arounds was requested, and pertains to Bo Creek Bay and Bo Creek
Court.  However, the Design Standards do not include a specific requirement that turn-
arounds be provided for private roadways so a waiver is not required.  But recognizing
the need for all vehicles including emergency responders to be able to turn around at
the end of a street without either backing-up of pulling into a driveway, a minimum 30'
radius turn-around is recommended.  The plat shows hammerhead turn-arounds at the
ends of both streets, but should be revised to show 30' radius cul-de-sacs.

5. A waiver to lot lines not radial to streets is requested to facilitate the construction of
attached residences.  This affects only Lots 15 and 16, Block 1 and is appropriate.

6. The proposed layout preserves the existing drainage through the site and backs
homes onto it.  This means the street serving Lots 11-16, Block 2 is placed on the east
side of the lots.  The result is that the adjacent lots in Pine Lake S.I.D. become double-
frontage lots.  Given the choice of having the street along the drainage or  as shown,
the proposed location is more appropriate.  However, as the back yard of the existing
residences in Pine Lake S.I.D. will abut this street, it’s appropriate that it be screened
to mitigate the impact of automobile traffic.  The position of the private roadway would
allow the abutting lots in Pine Lake to subdivide and use the private roadway as
access to the new lots.

7. The connection to Northshore Drive is shown, and extends to Ashbrook Drive.
Constructing this connection means utilizing existing grades that are established within
Pine Lake, and they do not allow for compliance with current Design Standards without
significant fill on lots within the S.I.D.  A waiver to Design Standards has been
requested, and Public Works is recommending approval. 

8. A waiver to block length is requested, and applies to Block 1.  The property adjacent
to the west is owned by the Berean Church, and staff has been informed by the Church
that there are future plans to expand the church.  This expansion will be accompanied
by an expanded parking lot that will eventually extend up to the west boundary of this
plat.  The likelihood of any future street extending across the Church property is
remote, so the need to provide a street connection to the west through this
development is eliminated.  Likewise for a pedestrian connection through Block 1 to
the Berean Church property, as there is no need to provide a pedestrian connection
to a private parking lot.  As a result, waivers to both block length and pedestrian
connection are appropriate.  
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9. A request to waive the sidewalk along the east side of the private roadway adjacent
to Pine Lake S.I.D. is also requested - a sidewalk along the west side is being
provided.  If the adjacent lots in the S.I.D. were to be subdivided, the sidewalk should
be provided.  However, given the location of the residences on the lots in Pine Lake,
it is unlikely those lots can be subdivided and homes would face upon the private
roadways.  Additionally, there are not sidewalks within Pine Lake S.I.D., so there will
be no sidewalk connection east of the intersection of Northshore Drive and the private
roadway at this time.  However, in the event sidewalks are constructed in the future, the
sidewalks shown along Northshore Drive within this plat must be extended to the east
boundary of the plat.

10. This development is located adjacent to Pine Lake S.I.D., and west of the Pine Lake
dam structure.  It is important that this development take into account the existence of
the dam, and be designed to account for a failure of that structure.  As a result, the
developer was required to perform a breach analysis to simulate a dam failure to
ensure that this development would not be creating lots that are potentially in harms
way, and that it would not intensify flooding downstream during such an event.

During the review of this project, several issues relating to drainage and the breach
analysis were raised that must be addressed.  The attached reviews from Public
Works and Utilities and Watershed Management note these deficiencies.  These items
must be addressed to the satisfaction of Public Works and Utilities prior to these
applications being forwarded to the City Council.  This will include the plat being
revised to show the dam spillway, no portion of any lot within the 100-year floodplain,
and the minimum opening elevations for all lots adjacent to any drainage area.  The lot
layout may need to be further revised depending upon how the noted deficiencies are
addressed.  

CONDITIONS:

Annexation #03004

1. The developer will enter into an annexation agreement with the City.

Special Permit #1992

Site Specific:

1. After the applicant completes the following instructions and submits the documents and
plans to the Planning Department and the plans are found to be acceptable, the application
will be scheduled on the City Council's agenda:
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1.1 Revise the site plan to show:

1.1.1 A 6' tall fence screen along the east boundary of the CUP for the extent
of the private roadways.

1.1.2 Indicate the width of the access easement where the private roadways
and sidewalk are located.

1.2 A revised landscape plan that includes a note stating “OUTLOTS A,  B,   AND
C TO BE MAINTAINED BY THE DEVELOPER OR FUTURE HOMEOWNERS
ASSOCIATION.”

2. This approval permits 46 single-family and attached single-family units with a waiver
to minimum lot area.

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan
including 5 copies and the plans are acceptable.

3.2 The construction plans shall comply with the approved plans.

3.3 Final Plats shall be approved by the City.

4. The following conditions are applicable to all requests:

4.1 Before occupying the dwelling units all development and construction shall have
been completed in compliance with the approved plans.

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

4.3 The site plan accompanying this permit shall be the basis for all interpretations
of setbacks, yards, locations of buildings, location of parking and circulation
elements, and similar matters.

4.4 This resolution's terms, conditions, and requirements bind and obligate the
permittee, its successors and assigns.
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4.5 The applicant shall sign and return the letter of acceptance to the City Clerk
within 30 days following the approval of the special permit, provided, however,
said 30-day period may be extended up to six months by administrative
amendment.  The 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.

Preliminary Plat #02023

Site Specific:

1. After the subdivider completes the following instructions and submits the documents
and plans and 6 copies to the Planning Department office, the preliminary plat will be
scheduled on the City Council's agenda:  (NOTE:  These documents and plans are
required by ordinance or design standards.)

1.1 Revise the preliminary plat to show:

1.1.1 That area subject to inundation in the event of a dam breach based upon
the breach study.

1.1.2 The 100-year storm for the north-south drainage through the site
delineated on the plat.

1.1.3 No portion of any lot within the 100-year storm or that area subject to
inundation by a dam breach.

1.1.4 The dam spillway delineated on the plat.

1.1.5 Turn-arounds with a minimum 30' radius at the ends of both Bo Creek
Bay and Bo Creek Court.

1.1.6 Utility easements required by the June 12, 2003 L.E.S. review.

1.1.7 A signed surveyor’s certificate.

1.2 A revised grading and drainage plan approved by Public Works and Utilities
including Watershed Management.

2. The City Council approves associated requests:

2.1 Annexation #03004.
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2.2 Change of Zone #3387.

2.3 Special Permit #1992.

2.4 An exception to the design standards to permit intersection approach grades
in excess of design standards.

2.5 A modification to the requirements of the land subdivision ordinance to permit
lot lines not radial to streets; double frontage lots; sidewalks; and block length.

General:

3. Final Plats will be scheduled on the Planning Commission agenda after:

3.1 You have completed or posted a surety 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.

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

3.2.1 You must complete, or post a surety 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 erosion control measures, storm water detention/retention
facilities, drainageway improvements, street lights, landscaping
screens, street trees, temporary turnaround and barricades, and street
name signs, at your own expense, in conformance with adopted design
standards and within the time period specified in the Land Subdivision
Ordinance.

3.3 You must agree:

3.3.1 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.

3.3.2 To complete the private improvements shown on the preliminary plat and
Community Unit Plan.
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3.3.3 To maintain the outlots and private improvements on a permanent and
continuous basis.  However, the subdivider may be relieved and
discharged of this maintenance obligation upon creating in writing a
permanent and continuous association of property owners who would be
responsible for said permanent and continuous maintenance.  The
subdivider shall not be relieved of such maintenance obligation until the
document or documents creating said property owners association have
been reviewed and approved by the City Attorney and filed of record
with the Register of Deeds.

3.3.4 To continuously and regularly maintain the street trees along the private
roadways.

3.3.5 To submit to the lot buyers and home builders a copy of the soil analysis.

3.3.6 To pay all improvement costs except those costs the City Council
specifically subsidizes as follows:

3.3.6.1  The cost to oversize the water main in Ashbrook Drive
from the 6" water main shown to a 12" water main.

3.3.6.2   The cost to extend a water main in North Shore Drive
from the east limit of this plat to West Shore Drive.

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

3.5 To protect the trees that are indicated to remain during construction and
development.

3.6 To properly and continuously maintain and supervise the private facilities which
have common use or benefit, and to recognize that there may be additional
maintenance issues or costs associated with providing for the proper
functioning of storm water detention/retention facilities as they were designed
and constructed within the development, and that these are the responsibility
of the land owner.
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Prepared by:

_______________
Brian Will, AICP
Planner
June 26, 2003

APPLICANT
OWNER: Caseyco

c/o Pat Mooberry
225 North Cotner Blvd
Lincoln, NE 68505

CONTACT: Robert Dean
EDC
2200 Fletcher Avenue Suite 102
Lincoln, NE 68521

F:\FILES\Planning\PC\PP\02000\PP02023 Edenton Woods.bjw.wpd
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Zoning:

Zoning Jurisdiction Lines

City Limit Jurisdiction

R-1 to R-8
AG
AGR
R-C
O-1
O-2
O-3
R-T
B-1
B-2
B-3
B-4
B-5
H-1
H-2
H-3
H-4
I-1
I-2
I-3
P

Residential District
Agricultural District
Agricultural Residential District
Residential Convervation District
Office District
Suburban Office District
Office Park District
Residential Transition District
Local Business District
Planned Neighborhood Business District
Commercial District
Lincoln Center Business District
Planned Regional Business District
Interstate Commercial District
Highway Business District
Highway Commercial District
General Commercial District
Industrial District
Industrial Park District
Employment Center District
Public Use District 
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Sec. 15 T9N R7E
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