
Comprehensive Plan Amendment No. 06001

N.56th (US-77) & Interstate 80

Location Proposal

Generally between N. 40th and
N. 56th Street, north of Interstate
80 and south of Bluff Road 

Amend the 2025 Lincoln/ Lancaster County
Comprehensive Plan to 

1) Change land from Agricultural to Industrial and
Commercial between N. 40th and N. 56th Street,
north of Interstate 80 and south of Bluff Road 

2) Change land from Agricultural to Low Density
Residential on the south side of Bluff Road 1/4 mile
west of N. 56th Street 

3) Designate all of the land in the proposal as Tier I,
Priority A and inside the Future Service Limit for
Lincoln

Recommendation:  Approval

Status/Description

This application is for over 400 acres of Industrial use and 125 acres of Commercial use
between N. 40th and N. 56th Street, from Interstate 80 to Bluff Road. It also adds a small area of
Low Density Residential on the south side of Bluff Road, about a 1/4 mile west of 56th Street.
Finally, it adds all of these land uses of over 600 acres to the Future Service Limit. 

This amendment expands upon a previous amendment which added 200 acres of
Industrial use to the Future Service Limit on the northwest corner of 56th and I80. The previous
application, Comp Plan Amendment #05009, was approved by the City Council and County
Board on June 20, 2005. It made the following changes to the Comprehensive Plan for the area
of about 200 acres:

a. Amended the “Lincoln/Lancaster County Land Use Plan” to add a “site specific”
Light Industrial Center designation on the northwest corner of N. 56th Street (US
Highway 77) and Interstate 80,

b. Amended the “Urban Growth Tier”, to change the land  on the northwest corner of
N. 56th Street (US Highway 77) and Interstate 80 from Tier II to Tier I, Priority A
within the City’s Future Service Limit,

c. Amended the “Existing and Proposed Industrial Centers” map to add a “site
specific” Light Industrial Center designation on the northwest corner of N. 56th
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Street and I80 and amended the list of “Proposed Locations” for future Industrial
Centers to add a center at N. 56th Street and I80

The additional area of about 400 acres in this application, compared to the previously
approved amendment, is in a different sub-basin and is designated Tier II.  The entire area is
west of the City of Lincoln Bluff Road Landfill Facility.

The primary purpose of this application is to provide nearly 500 acres of industrial zoning
in order to potentially provide large economic development sites. Initially, the main interest is in
marketing the site to large warehouses. In addition, the application includes 125 acres of
commercial land that could be retail uses, such as hotels, restaurants, truck stops and gas
stations.

Comprehensive Plan Implications

During the past year, the City and the applicant have been discussing providing infrastructure
to this year. As part of the process of funding the improvements for this project, the City declared
this land and surrounding area as blighted in October 2005, so that “Tax Increment Financing” (TIF)
could be used to fund improvements. The “North 56th Street and Arbor Road Redevelopment Plan”
is associated with this request (see staff report Comprehensive Plan Conformance #06008) and
is the next step in the TIF process.

A large portion of the applicants’ land naturally drains to the west into the Little Salt Creek
sub-basin.  The Little Salt Creek sub-basin provides habitat for the Salt Creek Tiger Beetle and
Saltwort through the many Saline Wetlands located in the watershed.  The Salt Creek Tiger Beetle
and Saltwort are State listed Endangered Species.  The Comprehensive Plan acknowledges the
importance of these sensitive natural resources, and  whose safeguarding for future generations
in indispensable. The City, County, the Lower Platte South NRD and the State have implemented
programs to protect and preserve the unique habitat offered by saline wetlands. Attached is a July
2005 letter from the Nebraska Game and Parks Commission outlining some of the issues that will
have to be addressed in the future in regards to the development of this site in order to minimize
impact on saline wetlands. 

This proposal places industrial uses potentially immediately adjacent to existing and future
Low Density Residential uses.  The Health Department in the past has recommended against
placing industrial zoning within 300 feet of residential uses. 

The industrial and commercial uses in this application have over a mile of frontage along
Interstate 80, which is a main entry into Lincoln. Page F 19a of the Plan also identifies a “Capitol
View Corridor” extending to this location.  The existing Nebraska Department of Road (NDOR) rest
stop is oriented to this View Corridor. It appears NDOR is interested in removing the rest stop in the
future and the applicant intends to include that land in the future industrial development. The
Comprehensive Plan notes on page F 19:

“Preserve and enhance entryways corridors into Lincoln and Capitol View Corridors.”

Public Works and Utilities also notes concerns about the impact of this large industrial and
commercial development on Highway 77 and unimproved roads along N. 40 th Street, Arbor Road
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and Bluff Road.  Neither N. 40th nor Bluff Road are shown for improvement in the 2025 Road
Network, thus this application will add to future road needs.  (See attached Public Works and Utilities
memo) The Road Network in the Plan will be updated as part of the 2030 Comprehensive Plan
update currently underway.

It is recommended that in the future this area be developed under the provisions of the
Employment Center District (I-3) zoning standards.  This use permit district could address adequate
setbacks to the residential uses, landscaping along the entryway, view corridors and future
transportation concerns as part of the use permit process – while still allowing commercial and
industrial development to proceed. 

Change designation from Tier II to Tier I, Priority A:

The Comprehensive Plan does not include a method to evaluate changes from Tier II to Tier
I.  However, the criteria used to evaluate changing land from Tier I, Priority B to Priority A, can be
reasonably applied to Tier II areas.  The Plan states that Tier II Priority Areas should be considered
first for addition to Tier I.  The Comprehensive Plan states the following about priority areas on page
F 29:

“Priority A of Tier I
Areas designated for near term development are generally contiguous to existing
development and should be provided with basic infrastructure within 12 years of the adoption
of the plan. Some of the infrastructure required for development may already be in place.
This area includes some land already annexed, but is still undeveloped and without
significant infrastructure. Areas with this designation are the next priority for infrastructure
programming. Some infrastructure improvements may be done in the near term while
others, such as road improvements that are generally more costly, may take longer to
complete. 

Priority B of Tier I 
The next area for development beyond Priority A, which currently lack almost all of the
infrastructure required to support development. In areas with this designation, the
community will maintain present uses until urban development can commence.
Infrastructure improvements to serve this area will not initially be included in the City's CIP,
but will be considered in the long term capital improvement planning of the various city and
county departments.”

The Comprehensive Plan then addresses how the priority areas are to be used to guide
infrastructure financing and utility planning.  In particular, on page F 29 and 30 the Plan states:

“The principles for prioritization and the individual priority areas are described as follows:

• The top priority for the City’s CIP is to maintain existing infrastructure, provide for new
neighborhood improvements and to complete needed improvements for areas already
under development...
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• Generally, adequate infrastructure improvements should be completed in all Priority A areas
where there is development interest prior to beginning infrastructure in Priority B areas.

• It is anticipated that there may be some unique circumstances to warrant consideration
of development of land in Priority B, prior to the full completion of improvements in
Priority A.  The community will consider development in a sub-basin in Priority B areas,
before completing the infrastructure in Priority A areas, if all of the following conditions are
met:

1)  the project is contiguous to the City and proposed for immediate annexation, and is
consistent with principles of the Comprehensive Plan,

2)  the developer provides information demonstrating how the necessary infrastructure
improvements to serve the sub-basin would be provided and financed.  The City shall
contact other public agencies to obtain their report on the infrastructure necessary to serve
the sub-basin including utilities, roads, fire service, public safety, parks, trails, schools and
library needs.

3)  the impact that development in the sub-basin will have on capital and operating budgets,
level of service, service delivery and Capital Improvement Programs is addressed, 

4)  there is demonstrated substantial public benefit and circumstances that warrant approval
of the proposal in advance of the anticipated schedule.” (Emphasis added)

There are several issues in regards to extending water and sanitary sewer infrastructure
to this site.  Some initial improvements are included in the draft 2006 Capital Improvement Program
(CIP) to serve the land both north and south of Interstate 80.  In addition, the proposed
redevelopment plan, which accompanies this application and includes this land plus land south of
I80, it proposes TIF financing for some of these improvements. The potential need for a water pump
station and a private sanitary sewer lift station to serve this area will be reviewed as part of a more
specific application.

Conclusion

In regards to the request to change from Tier II to Tier I Priority A, the draft CIP has already
included water and sewer improvements to serve some of this application area. While I80 and
Highway 77 will have capacity to serve this area, other needed road improvements to Arbor Road,
N. 40th Street and Bluff Road are not included and will be added to the growing list of unfunded but
needed road improvements.  As this project develops, it will probably be necessary for the developer
to construct some of these improvements as the adjacent land develops.

Approval of this amendment is also based on the fact that: 

C The draft CIP is based on numerous water and sewer rate increases, new financing
sources for the arterial streets, continued revenue from impact fees, and approval
of general obligation bonds to pay for watershed, park and fire station improvements.
If any of these financing mechanisms are not approved or available, then
improvements and services to Priority A areas will be further delayed, and
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C It is important that the community move toward the goal of concurrency in
improvements — providing utilities to an area in one year, with roads, schools, fire
protection and parks lagging years afterward provides citizens with poor service and
is contrary to the goals of the Plan.

Industrial and commercial uses are appropriate adjacent to the I80 and the landfill. The
proposed site next to I80 fulfils a key location criteria for some industries and distribution centers the
City is targeting to expand or locate in Lincoln. 

Finally, a future use permit would be the appropriate venue to address more specific issues
in regards to the potential impact of the industrial and commercial uses on saline wetlands, adjacent
residences, the entryway and Capitol View Corridor as well as infrastructure and Highway 77
access issues. 

Amend the Comprehensive Plan as follows:

1. Amend the “Lincoln/Lancaster County Land Use Plan”, figures on pages F23 and
F25, to, as shown on the attached Exhibit 1.

2. Amend the “Urban Growth Tier”, figures on pages F27, F31, and F33, to change the
land  on the northwest corner of N. 56th Street (US Highway 77) and Interstate 80
from Tier II to Tier I, Priority A within the City’s Future Service Limit, and other maps
accordingly, to include the land shown as Commercial, Industrial and Low Density
as shown on attached Exhibit 1.

Prepared by:

Stephen Henrichsen, AICP shenrichsen@lincoln.ne.gov 
Planning Department, (402) 441-6374

Date: July 18, 2006

Applicant: Mark Hunzeker, Pierson/ Fitchett Law Firm
1045 Lincoln Mall, Suite 200
Lincoln, NE 68509
(402) 476- 7621
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