
LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________
for November 9, 2016 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 384H

PROPOSAL: A request per Section 27.63.530 for expansion of a residential health
care campus to add two 19-bed small house facilities

LOCATION: Generally Located at South 48th Street and Randolph Street

LAND AREA: 14.3 Acres more or less

EXISTING ZONING: R-2 Residential District, R-4 Residential District

CONCLUSION: The proposed expansion is appropriate as a continuation of the
existing residential health care campus and allows Tabitha to remain
a viable and important part of the neighborhood and the City. 

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lots 8-10, Peterson Place; Lots 1 and 2, Tabitha Addition; Lots
83-84, 98-102, and 114-119 Witherbee Gardens except the South ½ of Lot 119, all located
in the NW 1/4 of Section 29-10-07 and Lot 175 IT and Lot 158 in the SW 1/4 Section 29-10-
07, Lincoln, Lancaster County, Nebraska.

EXISTING LAND USE: Residential Health Care Facility

SURROUNDING LAND USE AND ZONING:

North: R-2 Residential Single Family Residential
South: R-2 Residential Apartments/Single Family Attached
East: R-2/B-1 Single Family Residential/Commercial 
West: R-2 Residential Single Family Residential/Duplex

HISTORY:

July 1969 Special Permit 384 approved by Resolution A-57520 for the enlargement of
a Health Care Facility.

May 1979 Before the zoning update, this property was zoned Two Family District,
Single Family District and Local Business District.  After the update, the
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zoning was R-4 Residential, R-2 Residential and B-1 Local Business.

July 1982 Special Permit 384A approved for an on-site day-care facility for employee’s
children.

Dec 1986 Special Permit 384B approved for additional parking and revised vehicular
circulation with the site.

Dec 1988 Special Permit 384C approved to amend the development and occupancy
permit for the paving of certain parking lots.

May 1990 Special Permit 384D approved to expand the existing health care facility with
a north addition and provide additional parking stalls.

Apr 2003 Special Permit 384E approved to allow a four-story addition to the main
building.

Oct 2006 Change of Zone 06045 was approved from B-1 and R-4 to R-2 for the
Tabitha campus as part of the larger Witherbee down zoning.

Jan 2009 Special Permit 384F was approved to allow an additional 63-bed assisted
living facility and to create additional parking on the main campus.

Dec 2009 Special Permit 384G was approved to allow the addition of a 12-bed hospice
care facility, and expand the campus to include two, 12-bed assisted living
units.

COMPREHENSIVE PLAN SPECIFICATIONS:

P 1.9 - This area is shown as Urban Density Residential.

P 5.3 - Expansions of existing health care locations are expected and a wide variety of new facilities will
likely come forward over time.

P 8.2 - Develop Lincoln as a major network of quality regional health care services at reasonable costs.

P 8.2 - Encourage health care service facilities to meet the demand of the community’s growing and aging
population base.

P 8.2 - Medical services, including physical and mental health care services, should be integrated and
accessible within the community.

P 8.2 - Many of the existing medical facilities are located near existing residential neighborhoods and are
expected to remain the vital core of health care services in the county and region.

P 8.7 - Provide for accessible physical and mental health care services in appropriate areas in and around
residential neighborhoods.
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P 8.7 - Plan for further construction on medical campuses.

UTILITIES: Public utilities are available.

TRAFFIC ANALYSIS: The Comprehensive Plan identifies Randolph and 48th Streets as
Minor Arterials.

ANALYSIS:

1. This is a request to expand the existing Special Permit for additional residential
health care facilities.  The new facilities would be dedicated to skilled nursing,
including adding two new small house residential care facilities for 17-19
residents each between J and L Streets adjacent South 48th Street and adding
new parking in three different campus locations.  This will involve the demolition
of 11 existing homes and 1 multi family structure.

2. Lincoln Municipal Code (LMC) §27.63.530 Permitted Special Use: Health Care
Facilities, Residential, requires the following:

(a) Parking shall be in conformance with Chapter 27.67 unless modified
under the condition of the special permit, provided that no parking shall be
permitted in the required front or side yards.

Chapter 27.67 requires for Residential Healthcare Facilities one space for every
four residents and two spaces for every three employees on the largest shift. 
Provided parking exceeds minimum Code requirements as 207 total stalls are
required and 397 total parking stalls are provided. 

(b) Residential healthcare facilities shall be licensed to comply with all state
requirements.

Tabitha will be required to comply by the State of Nebraska with applicable State
requirements for residential health care facilities.

(c) The total number of client or employee residents shall not exceed the lot
area ratio below except as provided for in this section, and provided that all
facilities may have up to four individuals sixty years of age or older and
one family acting as the residential caretaker:
(i) AG zoning district: One person for 5,000 square feet of lot area;
(ii) R-1 zoning district: One person per 3,000 square feet of lot area;
(iii) R-2 and R-3 zoning districts: One person per 2,000 square feet of lot
area;
(iv) R-4 zoning district: One person per 1,000 square feet of lot area;
(v) R-5 through R-8 zoning districts: One person per 750 square feet of lot
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area.

The R-2 zoned areas include a total of 583,891 square feet and would allow up
to 292 residents.  328 residents are proposed for the R-2 area.

The R-4 zoned areas include 40,063 square feet of area which would allow up to 
40 residents.  20 residents are requested for the R-4 area.

So 332 are allowed and 348 residents in total are requested which would only be
a 5% increase over total allowable residents by Code. 

(d) Depending on the character of the development and impacts on
adjacent land uses, the Planning Commission may grant an increase in the
number of residents allowed in (c) above where the site plan and building
plans comply with the barrier-free standards in the design standards as
adopted by the City Council. Such increase shall not exceed fifty percent.

In this case, the requested increase over the total allowable residents would not
negatively impact the character of the development or adjacent land uses as it
represents only a 5% increase with the new proposed buildings subject to the
Neighborhood Design Standards and screening requirements.  Therefore, the
additional residents may be permitted subject to the plans complying with the
barrier-free standards as adopted by the City Council.  This would be verified by
Building & Safety Department at time of building permit submittal.

(e) The height and lot requirements of the district in which the proposed
use is located shall apply provided, however, that if the area of the lot is
one acre or more, the height requirement of the district may be adjusted to
provide flexibility in the design of buildings and to provide compatibility
with surrounding uses except that solar access to adjacent buildings or
potential buildings on land under other ownership shall not be reduced by
such adjustment. In the AG zoning district, residential healthcare facilities
shall be located on a lot having a minimum of five acres. 

No height adjustment is requested.  The new buildings will comply with Zoning
Ordinance height limitation of 35 feet for the R2 District.

3. A request for an approved alternate to Chapter 28.03 will be submitted to Public
Works Department for the stormwater quality relating to parking area.

4. A waiver is requested to the storm water detention requirements for new
buildings.  The applicant notes that the increase in proposed runoff from the
existing parking lots and the proposed buildings is negligible and the downstream
storm sewer system is sized adequately to discharge the runoff from the
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contributing area. 

5. 12 on-street parking spaces are proposed between L Street and J Street on the
East side of South 47th Street.  These would be for Tabitha use for access to the
area of the two new small house facilities.  An Executive Order will be required
for the work in the Right of Way on S. 47th Street.  Public Works - Engineering
Services otherwise does not have any concern with the proposed parking in the
right of way which Tabitha would maintain by agreement. 

6. The applicant included a letter from the Witherbee Neighborhood Association
indicating their support of the project (see attached).  Association members had
the opportunity to review the plans for the project and ask questions at their
August 4, 2016 meeting.  The letter further noted that Tabitha demonstrated
willingness to make adjustments to the plan to address neighbor concerns.

7. The applicant included a letter from the home owner at 401 South 48th Street
which is included as part of the project area.  The home owner, Augustine Arrigo,
supports the plan contingent upon relocation.  The property owner plans to sell
the property to Tabitha.

8. The applicant included a letter from the home owner at 401 S. 47th Street which
is adjacent to the project area.  The property owner, Donna Westlund, does not
oppose the plan.

9. The Special Permit area is subject to the Neighborhood Design Standards.  The
review for compliance with those standards occurs at the time of building permit,
and this project will be subject to the standards. 

10. The Special Permit area includes along S. 48th Street and Randolph Street
Building Line District lines related to possible future right of way expansion which
buildings and parking setbacks would use for measurement.

11. The Comprehensive Plan acknowledges that many of the existing medical
facilities are located near existing residential neighborhoods and are expected to
remain. With additional landscaping which will include privacy fencing installed
along the perimeter where next to existing residential use the impact on the
surrounding neighbors should be minimal.  The site improvements will help
Tabitha  meet the needs of patients and remain viable at this location as
recommended by the Comprehensive Plan.

CONDITIONS OF APPROVAL:

Per Section 27.63.530 this approval permits a Residential Health Care Facility in the R-
2 and R-4 Residential zoning districts with increase in number of allowable residents to
348 residents and with waiver for storm water detention.
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Site Specific Conditions:

1. Before receiving building permits the developer 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 Clarify the half circle feature as shown as projecting into the 25' setback
for the two new small house facilities. If these are part of the structure they
would need to meet building setbacks.

1.2 Provide project building elevations.

1.3 Note 8 needs to be removed at this time since it related to a front yard
setback that cannot be granted under current Code.

1.4 Note 7: Add sentence that the landscape plan will include installation of
missing street trees in areas of new construction and identify existing
street trees to be preserved.

1.5 Label rear and side yard setbacks in addition to labeling the front yard
setbacks.

1.6 Add a note that the 12 residents in the Future Small House in Area 4 and
at least 4 more elsewhere in the Special Permit area will comply with the
barrier-free standards in the design standards subject to final density table
verification.

1.7 Update plan to show easements to the satisfaction of LES.

1.8 Provide agreement acceptable to the Public Works - Engineering Services
for maintenance of the parking stalls in the S. 47th Street right of way.

1.9 Provide landscaping plan acceptable to the Planning Director.

1.10 Clarify by updating the Plan that setbacks versus S. 48th Street and
Randolph Street are measured from the building line district line for
buildings and parking.  Remove J Street building line district note as it is
S. 48th and Randolph Streets only that are in said district.  Also add note to
general notes that parking spaces, other than required minimum parking,
may be located within a building line district but that the property owner
shall agree to remove the parking spaces at no cost to the City for
removing the parking which exceed the costs the City would normally incur
in the widening of such street without the existence of such parking
spaces.
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1.11 Add note that the number of residents includes the additional residents
allowed where the site plan and building plans comply with the barrier-free
standards in the design standards as adopted by the City Council which is
subject to verification at time of building permit.

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

2.1 Verification from the Register of Deeds that the letter of acceptance as
required by the approval of the special permit has been recorded.

3. Prior to the issuance of a building permit:

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

Standard Conditions:

4. The following conditions are applicable to all requests:

4.1 Before occupying the buildings all development and construction shall
substantially comply with the approved plans.

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

4.3 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.

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

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

4.6 The site plan as approved with this resolution voids and supersedes all
previously approved site plans, however all prior resolutions approving this
permit remain in full force and effect as specifically amended by this
resolution.
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Prepared by

George Wesselhoft, Planner
(441-6366, gwesselhoft@lincoln.ne.gov)
October 27, 2016

APPLICANT: Same as contact

OWNER: Tabitha, Inc.
4720 Randolph Street
Lincoln, NE 68510

CONTACT: Nathaniel Buss, Olsson Associates
601 P Street, Suite 200
Lincoln, NE 68508

F:\DevReview\SP\SP384H Tabitha.gjw.wpd
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O-1
O-2
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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
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 

Zoning Jurisdiction Lines

Area of Application

Lancaster County Jurisdiction

PDF: F:\Boards\PC\Internet\out\

Special Permit #:  SP384H
Tabitha
S 48th St & Randolph St






























	1Staff
	2Map
	3attachments

