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COMPATIBILITY WITH THE COMPREHENSIVE PLAN  
The project is consistent with the goals in the Comprehensive Plan; specifically, promoting Downtown Lincoln as a 
vibrant mixed use neighborhood, focus on new residential reuse, infill, and redevelopment, strengthening the 
Downtown and support and implementation of the Antelope Valley Redevelopment Plan. 
 
  

LINCOLN/LANCASTER COUNTY PLANNING COMMISSION STAFF REPORT 
FROM THE LINCOLN/LANCASTER COUNTY PLANNING DEPARTMENT, 555 S. 10TH STREET, SUITE 213, LINCOLN, NE 68508 

 
 

APPLICATION NUMBER 
Comprehensive Plan Conformance 17017 
 

FINAL ACTION? 
No 

DEVELOPER/OWNER 
B&J Partnership and Nelnet 

PLANNING COMMISSION HEARING DATE 
October 25, 2017 

RELATED APPLICATIONS 
None 

PROPERTY ADDRESS/LOCATION 
Generally between M and O, 20th Street to 
the Antelope Valley Channel 

 

 

RECOMMENDATION: IN CONFORMANCE WITH THE COMPREHENSIVE PLAN 
 

 
BRIEF SUMMARY OF REQUEST 
Review as to conformance with the 2040 Lincoln-Lancaster County 
Comprehensive Plan, a proposed amendment to the Antelope Valley 
Redevelopment Plan that identifies the Telegraph District Phase 2 
Redevelopment Project.  The project includes up to five areas with 
building and parking improvements and connecting streetscape 
enhancements generally located south of O Street, east of S 20th 
Street and west of Antelope Creek including M and N Streets. 

 

 

JUSTIFICATION FOR RECOMMENDATION 
The project is consistent with Change of Zone No. 16045 Telegraph 
District PUD, the Comprehensive Plan, Downtown Master Plan, and the 
Antelope Valley Redevelopment Plan through encouragement of mixed 
use infill redevelopment with new buildings, associated parking and 
connecting streetscape enhancements that will strengthen Downtown 
Lincoln. 
 
 

 
 
 

 
APPLICATION CONTACT 
Wynn Hjermstad, AICP,(402)441-8211 or 
whjermstad@lincoln.ne.gov 
 
STAFF CONTACT 
George Wesselhoft, (402) 441-6366 or 
gwesselhoft@lincoln.ne.gov 
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COMPREHENSIVE PLAN SPECIFICATIONS: 
 
p 1.2 The community continues its commitment to a strong Downtown.  A strong, vital Downtown provides a common 
center for all of Lincoln and Lancaster County and will be a catalyst for future growth.  Lplan 2040 acknowledges 
Downtown’s unique role and will guide decisions that will maintain Downtown’s vitality and enhance its contribution to 
the quality of life of all Lincoln and Lancaster County. 
 
p. 1.3 Downtown Lincoln continues to serve as the heart of our community and is an asset for all Nebraska residents. 
 
p. 1.3 Downtown Lincoln continues to serve its role as the central location for commerce, government, entertainment 
and the arts. 
 
p. 1.3 Downtown Lincoln is promoted as vibrant mixed use neighborhood, offering choices for residential lifestyles and 
daily needs commerce in a walkable and bicycle-friendly environment. 
 
p. 1.9 The area is shown as Commercial on the Future Land Use map. 
 
p. 2.7 Lincoln will continue to have managed and contiguous growth, including strengthening our Downtown core. 
 
p. 2.8 Mixed use redevelopment, adaptive reuse, and well-designed and approximately-placed infill development, 
including residential, commercial and retail uses, are encouraged. 
 
p. 5.4 The City should preserve and enhance Downtown’s role as...A major focus for new residential reuse, infill, and 
redevelopment. 
 
P. 6.1 The primary focus for new dwelling units is the “Greater Downtown” which includes Downtown proper, Antelope 
Valley, the Haymarket, South Haymarket, Telegraph District and Innovation Campus. 
 
P. 6.3 Support development and implementation of the Downtown Master Plan, South Haymarket Neighborhood Plan 
and the Antelope Valley Redevelopment Plan. 
 
p. 6.3 Strategies for Greater Downtown...Maintain the urban environment, including a mix of land uses with a major 
focus on residential uses. 
 
 
DOWNTOWN MASTER PLAN SPECIFICATIONS: 
 
p. 20 A Mix of Uses: The framework encourages mixed use development wherever feasible.  Mixed-use buildings with 
housing on upper floors support the retail uses on their ground floors, and benefit from nearby transit services. 
 
P 31 The Housing Framework meets the current and future demands of downtown Lincoln.  It brings economic vitality 
to downtown by fostering 24-hour activity and lively, vibrant streets.  Urban dwellers financially help support 
downtown retail, restaurants and other services. 
 
P. 31 Housing in downtown Lincoln - with its easy access to transit and a variety of other goods, services, and activities 
- is highly desirable to a new demographic....Key requirements for the Housing Framework including providing: A 
vertical mix - housing over retail and/or parking. 
 
P. 37 A healthy downtown supports and is supported by its surrounding neighborhoods.  At its eastern edge, Downtown 
Lincoln abuts the Antelope Valley area, and this junction is of crucial importance to both of these essential parts of 
Lincoln. 
 
P. 37 The adopted Antelope Valley redevelopment plan maps the area between 17th Street and the new Antelope Creek 
channel/park as serving a generalized “Mixed Use”... 
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ANTELOPE VALLEY REDEVELOPMENT PLAN SPECIFICATIONS: 
 
P 57 The Mixed Use (MU) area east of traditional downtown is intended to accommodate a wide variety of land uses 
compatible with adjacent residential areas and supportive of downtown as the community’s center.  Within this wider 
area, certain subdistricts should be encouraged through incentives and regulations.  Residential uses are encouraged 
throughout the MU area to capitalize on public investment and to provide a variety of housing options near the 
downtown core.  In particular, high-density, high-amenity urban residential uses are very desirable between 17th St. 
and the new Antelope Creek and park.  Improvements in the “triangle” bounded by 19th St., the Creek, and O Street 
should be strongly encouraged to foster development of an “urban village”  - Haymarket without the history.  South of 
O Street and east of 17th Street there is an opportunity to strengthen housing in proximity to the Capitol and other 
employment centers. 
 
P. 58 Another noteworthy Mixed-Use area is along the west side of the waterway south of “O” Street.  This land 
benefits by proximity to open space and the Creek and from the possibility of assembling some larger tracts than in 
traditional downtown.  This area offers opportunities for high-quality office, residential or mixed-use development. 
 
P. 68 C. Urban Design Principles: 1. Development should avoid a suburban style and instead be pedestrian oriented and 
varied with strong streetscapes reinforced by quality buildings. 
 
P. 68 C. Urban Design Principles: 2. Building entrances should be given emphasis or “pride of place”, placed on the 
street to enhance street level activity. 
 
P. 68 C. Urban Design Principles: 5. Streetscapes should be designed as attractive public spaces with ample room for 
sidewalks and street trees, encouraging pedestrian movement. 
 
P. 68 C. Urban Design Principles: 6. Buildings should be designed to be compatible, in form and proportion, with the 
neighboring buildings and should include a variety of forms, materials and colors, yet these elements should be 
composed to maintain a complementary appearance. 
 
P 68 C. Urban Design Principles: 7. Buildings should include a richness of architectural detail to help define their scale 
and extend to the sidewalk in front of the property for pedestrian access and visual rhythm and interest. 
 
P 68 C. Urban Design Principles: 12 Include a variety of uses in places that receive the most foot and car traffic to 
strengthen the most interesting and vital parts of town.  

 

ANALYSIS 

1. This is an amendment to the Antelope Valley Redevelopment Plan that identifies the Telegraph District Phase 2 
Redevelopment Project and amends CPC17009 approved in July of 2017 by incorporating more into the 2nd 
phase than previously identified.  Total area of the Project, which includes public rights of way, is 
approximately 16 acres.  Previously with CPC17009 it included four building areas: Telegraph Flats, Telegraph 
Lofts East, Telegraph Lofts West and Telegraph Lofts South.  The proposed amendment includes five areas:   
 
a) Telegraph Flats Commons rehabs and reuses the former Fisher Foods campus, creating a mixed-use 

residential and retail area located southeast of the S. 20th Street and N Street intersection.  It should be 
noted that the Fisher Foods Dairy building is being demolished as the developer has determined that it is in 
very poor condition, making rehabilitation uneconomical.  This building demolition would not be prohibited 
as part of redevelopment. 

 
b) Telegraph Lofts East will be a new, approximately 147,870 square foot, four to five story mixed-use 

building providing for first floor retail/restaurant uses and live/work loft and multi-family housing with 
upper floors containing about 60 residential units and office space located on the southeast corner of S. 
21st and N Street. 

 
c) Telegraph Lofts West is a proposed companion building providing approximately 84 residential units in a 
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four or five-story building and parking located at the southwest corner of S. 21st and N Street. 
 
d) Telegraph Lofts South is another proposed mixed use building, located on the northwest corner of S. 21st 

and M Street, including approximately 30 residential units in a four or five story building, retail space and 
associated parking. 
 

e) 1935 O Street will also provide a mix of uses in the existing two story building, formerly the Awards 
Unlimited building. 

 
2. The Project Area also includes the City-owned Muny Building and surrounding area, just west of the Antelope 

Creek channel.  The site is encumbered by Land and Water Conservation Funds.  As a result, reuse of the 
building and surrounding area for purposes other than those related to parks and recreation will require a 
conversion process through the U.S. National Park Service.  Phase 2 proposes a public parking lot on the west 
side of the Muny Building with landscaping added adjacent to the building. 
 

3. Upon completion of the Telegraph District Phase 2 projects, private investments will range from $51 million to 
over $61 million.  In turn, the assessed value of the property is expected to increase by an estimated $44 to 
$54 million.  This will result in an estimate range of $6.1 to $8.8 in Tax Increment Financing (TIF) over 15 years 
to help fun public improvements.  Thus for every City TIF dollar invested, there will be $7.00 to $7.21 of 
private investment.  The TIF dollars will help fund potential public improvements ranging from $13 to $14 
million, with private investments funding the balance of the public improvements. 
 

4. The project is consistent with the goals of the Antelope Valley Redevelopment Plan.  Specifically, mixed use 
development and the creation of a distinct subdistrict place with streetscaping and other public space 
amenities. 
 

5. The project is consistent with goals in the Comprehensive Plan and Downtown Master Plan; specifically, 
promoting Downtown Lincoln as a vibrant mixed use neighborhood, focus on new residential reuse, infill, and 
redevelopment, strengthening the downtown and support and implementation of the Antelope Valley 
Redevelopment Plan.   

 
EXISTING ZONING:   
 
B-4 Lincoln Center Business District 
 
EXISTING LAND USES:   
 
Commercial, Light Industrial, Vacant Land, Utility Facility, Public 
 
SURROUNDING LAND USE AND ZONING: 
 
North:  Commercial, Light Industrial, Vacant; B-4 
South:  Commercial, Light Industrial; B-4, B-3 
East:  Park Land, Public; P 
West:  Commercial, Light Industrial, Parking Lots; B-4 
 
APPLICATION HISTORY 
 
1924  The Fisher Foods building (Dairy Building) was built in 1924 for Roberts Sanitary Dairy Company. 
 
May, 1979 This property was rezoned from Light Industrial District (K), Multiple Dwelling District (D), and 

Commercial District (I) to B-4. 
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2000  The Antelope Valley Project was a large-scale, multiple agency improvement effort in the core of 
Lincoln accomplishing flood control, transportation enhancements, and neighborhood 
revitalization.  The Joint Antelope Valley Authority (JAVA) that oversaw the effort was created by an 
interlocal agreement approved in 2000.  

 
Nov 2004 The Antelope Valley Redevelopment Plan was approved to describe and assist in the community 

revitalization portion of the Antelope Valley Project, which was envisioned to continue beyond the 
completion of the infrastructure improvements of flood control and transportation.  Numerous projects 
have been initiated under this plan in North Bottoms, Malone/Hawley, and on the east side of 
downtown, including the Assurity headquarters, Antelope Village housing by NeighborWorks Lincoln, 
and the Aspen Heights student housing project around 18th & P Streets.  Other projects are currently 
underway, including the Telegraph District in the vicinity of 21st and N Streets.   

 
2016  The first Phase of the Telegraph District Redevelopment was approved in 2016 and is under 

construction at 21st and L, providing office space for Nelnet at 401 S. 21st and associated 
redevelopment at 333 S. 21st.  ALLO is occupying improved space in the former LT&T Warehouse at 330 
S. 21st St. 

 
July, 2016 JAVA completed its work and terminated in July 2016. 
 
February, 2017 City Council approved Comprehensive Plan Conformance No. 16012 – Amendment to the Antelope 

Valley Redevelopment Plan to add the Telegraph District Phase 2: Telegraph Flats and Telegraph Loft 
East Redevelopment Project. 

 
April, 2017 City Council approved Change of Zone No. 16045 Telegraph District PUD which modified portions of the 

Zoning Ordinance relating to signs and to Design Standards, modified Design Standards related to design 
review and to lighting, to foster a distinctive, mixed-use neighborhood within Downtown. 

 
July, 2017 City Council approved Comprehensive Plan Conformance 17009 Antelope Valley Redevelopment Plan 

Amendment which included four areas with connecting streetscape within the project, including 
Telegraph Flats, Telegraph Lofts East, Telegraph Lofts West and Telegraph Lofts South. 

 
APPROXIMATE LAND AREA: 16 acres 
 
Prepared by 
  
___________________________ 
George Wesselhoft, Planner 
(402) 441-6366 or gwesselhoft@lincoln.ne.gov 
   
Date:  October 12, 2017 
 
Applicant: Urban Development Department 
  City of Lincoln 
  555 S. 10th Street, Suite 205 
  Lincoln, NE 68508 
 
Contact: Wynn Hjermstad, AICP, Community Development Manager 
  (402) 441-8211 or whjermstad@lincoln.ne.gov 
 

F:\DevReview\CPC\17000\CPC17017 Antelope Valley Redevelopment Plan Amendment.gjw.docx 
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