
City Council Introduction: Monday, October 13, 2003
Public Hearing: Monday, October 20, 2003, at 1:30 p.m. Bill No. 03R-292

FACTSHEET

TITLE:  SPECIAL PERMIT NO. 1960, Grandview
Heights Community Unit Plan, requested by Olsson
Associates on behalf of the property owners, for 63 52
dwelling units, with a request to waive the design
standards to eliminate the recreation component, on
property generally located on the northwest corner of No.
14th Street and Superior Street. 

STAFF RECOMMENDATION: Conditional Approval.

ASSOCIATED REQUESTS: Preliminary Plat No. 02004,
Grandview Heights (03R-293).

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 11/13/02 and 11/27/02
Administrative Action: 11/27/02

RECOMMENDATION: Conditional Approval (7-0:
Steward, Larson, Krieser, Bills-Strand, Carlson,
Newman and Schwinn voting ‘yes’; Duvall and Taylor
absent).  

FINDINGS OF FACT:  

1. This community unit plan and the associated annexation and Preliminary Plat No. 02004, Grandview Heights,
were heard at the same time before the Planning Commission.  The original request involved the subdivision of
22 lots on 110 acres into 63 lots, and the annexation of 14 acres in the northwest corner of the tract, near 7th

Street and Morton; the remainder already having been annexed.

2. The staff recommendation of conditional approval, including approval of the waiver of the recreation component,
is based upon the “Analysis” as set forth on 4-6, concluding that the proposal is generally in conformance with
the Comprehensive Plan.  The requested waivers on the associated preliminary plat are for the most part
consistent with similar developments of rural character, such as Hawkswood Estates.  Build-through is not a
requirement of this subdivision; however, the layout is conducive to further subdivision, although additional streets
will be required to provide frontage and access to new lots. 

3. The applicant’s testimony is found on p.8-9.  The applicant agreed with the staff recommendation and conditions
of approval.  

4. There was no testimony in opposition.

5. On November 27, 2002, the Planning Commission agreed with the staff recommendation and voted 7-0 to
recommend conditional approval.

6. Subsequent to action by the Planning Commission, the applicant withdrew the associated annexation request
and revised the legal description and the site plan accordingly, reducing the number of dwelling units from 63 to
52 (p.12, 14, 15).  The applicant withdrew the annexation request to avoid the possibility of assessment to
improve Morton Street.

7. The Site Specific conditions of approval required to be completed prior to scheduling this application on the City
Council agenda have been satisfied.

FACTSHEET PREPARED BY:  Jean L. Walker DATE: October 7, 2003

REVIEWED BY:__________________________ DATE: October 7, 2003

REFERENCE NUMBER:  FS\CC\2003\SP.1960 Grandview Heights CUP
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT

___________________________________________________

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 #02008 *** DATE: October 24, 2002 
Special Permit/Community Unit Plan #1960
Preliminary Plat #02004

**As Revised by Planning Commission: 11/27/02**
***As Revised by the Planning Department: 10/03/03***

SCHEDULED PLANNING COMMISSION MEETING: DATE: November 13, 2002 

PROPOSAL:  To preliminary plat an acreage development with a special permit for a community unit
plan for 63 52 lots on approximately 110 acres on the NW corner of N. 14th and Superior Streets, and
annexing approximately 14 acres at N 7th and Morton Streets***.

WAIVER REQUEST:
Special Permit/Community Unit Plan
Design Standards for Community Unit Plan recreational component

LAND AREA: Annexation: 14 acres, more or less ***
Preliminary Plat/Special Permit : 110 acres, more or less

CONCLUSION: Generally, in conformance with the 2025 Comprehensive Plan.  The requested
waivers are for the most part consistent with similar developments of rural character, such as
Hawkswood Estates.  Build through is not a requirement of this subdivision, however the layout is
conducive to further subdivision, though the street system will later need to be expanded to make
connections throughout the property.

RECOMMENDATION:  
Annexation***, Special Permit, Preliminary Plat Conditional Approval

GENERAL INFORMATION:

Preliminary Plat/Special Permit: Lots 2 and 7, Grandview Heights Addition, the remaining portion of
Lots 3 and 6, Grandview Heights Addition, Lots A-E, Lots H, Lots J-K, and the remaining portion of
Lots L-P, all of Replat of Lots 4 and 5, Grandview Heights Addition, Lots 1-2 Grandview Heights 1st

Addition, Lot 1 and Outlot A Luff 1st Addition***, and a vacated portion of Stanton Street right-of-way,
all located in the northeast quarter of Section 2, T10N R6E.
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LOCATION: Generally located between N. 7th and N. 14th Streets, north of Superior.

APPLICANT: Stephen Clymer
Olsson Associates
1111 Lincoln Mall
Lincoln, NE 68508
(402)474-6311

OWNER: See attached list of owners

CONTACT: Stephen Clymer

EXISTING ZONING:  R-1, Residential

EXISTING LAND USE: Acreages, church.

SURROUNDING LAND USE AND ZONING:  

North: Acreages, undeveloped R-3, Residential
South: Residential, school R-2, R-3, Residential, P, Public 
East: Residential, agricultural R-3, Residential
West: Acreage R-1, Residential

COMPREHENSIVE PLAN SPECIFICATIONS: Shown as low density residential in the 2025
Comprehensive Plan (F-25).  The 2025 Comprehensive Plan indicates that low density residential areas
are for densities ranging from 1-5 acres per dwelling unit with a typical density of 3 acres per dwelling
unit (F-27).  

The 2025 Comprehensive Plan calls for new neighborhoods to have parks and open space within
walking distance, pedestrian orientation, shorter blocks, and sidewalks on both sides of the street (F-
67).

The 2025 Comprehensive Plan indicates that all areas of the community should have safe and secure
and reasonably direct pedestrian connections (F-91), and indicates a bike trail proposed along N. 14th

Street (F-95).

Guiding principles of wastewater services “prohibits the pumping of wastewater across basin
boundaries” (F-77).

Strategies for new and existing Urban areas indicates that “new construction should continue the architectural
variety, but in a manner that is sympathetic with the existing neighborhoods” (F-71).

HISTORY:  
Date when Preliminary Plat was submitted: February 15, 2002
Date when Planning Director’s letter was sent: March 15, 2002
Date when revised preliminary plat was submitted: October 8, 2002
***Date annexation removed and site plan revised: September 29, 2003***
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Change of Zone #2571 from R-3, Residential to R-1, Residential to preserve the wooded areas and
open spaces was approved September 17, 1990 by the City Council. 

Changed from A-2, Single Family Dwelling district to R-3, Residential during the 1979 zoning update.

UTILITIES:   There are existing 24" water mains in Superior Street(south side) and Ogden Road and
a 6" water main in Superior Street(north side).  An 8" water main exists in N. 14th Street.  Oversized
water mains are proposed in N. 7th and Morton Streets (12"), the city agrees to subsidize the cost of
mains over 6".  Internally, the site receives water through standard sized mains(6").  

Standard sized sanitary sewer mains(8") are proposed to serve the site.  There are existing 8" sanitary
sewer mains in N. 7th, N 14th Streets and Ogden Road.  There is no proposed over-sized sanitary
sewer mains in the development.  

TRAFFIC ANALYSIS:  N. 14th Street is a rural cross-section road that must be improved to urban
standards, and including any temporary improvements to the rural paving.  Morton Street and*** N. 7th
Street are gravel roads adjacent to the plat.  They should be improved to urban standards with curb and
gutters as a condition of this plat.

The 2025 Comprehensive Plan shows Superior Street as an urban/rural principal arterial (F-103) and
N. 14th Street as an urban/rural minor arterial.  Principal arterials serve the major portion of inter-
community and intra-community traffic movement within the urban area and are designed to carry high
traffic volumes (F-102).  Superior Street is shown as a 4 lane plus center turn lane roadway.  Minor
arterials serve trips of moderate length and offers lower levels of mobility than principal arterials.  N.
14th Street is shown in the proposed urban improvements (F-109) with 120 feet of right-of-way.   

Internal streets are proposed as substandard public streets.  The Public Works & Utilities Department
indicates that if substandard streets are approved, all internal streets should be revised to show private
streets with private maintenance.  The Public Works & Utilities Department does not want maintenance
responsibility for substandard roadways.

PUBLIC SERVICE:  Goodrich Middle School is south of Superior Street and a public library is east
of N. 14th Street.

AESTHETIC CONSIDERATIONS: The developers wish to maintain the rural characteristics of the
area by maintaining larger lots, large tree masses and limited road systems through the site.  Due to
this desire, the developer requests numerous waivers.  The owners express no desire to subdivide into
smaller lots for some time, however, the assumption must be made that at some point in the future this
area will become more urbanized with higher densities closer to a standard city subdivision.  The
proposed layout does enable streets to be connected in the future when further subdivision occurs.

ANALYSIS:
1. ***The applicant requested to remove the request for annexation and portion of the application

currently outside the city limits.  Staff does not oppose this request. *** 

2. This is a request to subdivide 22 existing acreage lots into 63 52 smaller acreage lots.  The
owners wish to maintain the rural condition of the area.  (***Reduced to 52 lots subsequent
to action by the Planning Commission***)
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3. This is similar to the recently approved plat of Hawkswood Estates at 70th and Old Cheney
Road which received modifications or waivers to street lighting, intersection platforms,
sidewalks on one side, roadway design standards, water and sanitary sewer main locations,
storm sewers to allow roadside ditches, sanitary sewers to allow the transfer to another basin,
block lengths, and to increase the length of permanent dead end streets.  Planning staff
recommended denial of the increased block lengths and permanent dead end streets but the
Planning Commission and City Council approved these waivers.  

4. The area of Grandview Heights is nearly three times larger than the land area of Hawkswood
Estates.  Due to the nature of the subdivision and large lot layout, the request to waive block
lengths, pedestrian access easements, sidewalks on one side of the street seems reasonable.
At such time as the subdivision redeveloped into smaller lots and becomes more urban all of
the design standards and subdivision requirements could be applied at that time.

5. The Public Works & Utilities Department had the following comments:
a. The flag lots create long distances from fire hydrants exceeding design standards.  The

large lots being created can be further subdivided potentially requiring longer cul-de-
sacs.  The flag lots should have common access driveways.  The 30' frontage for two
driveways does not leave sufficient frontage.

b. Ogden Road, N. 7th ***and Morton Streets*** must be paved with curb and gutter when
a street from this plat that takes access to one of the streets is platted.  The paving, as
a minimum, will need to be from the intersection back to a paved street.  Paving districts
are not a viable option to accomplish this paving due to lack of frontage.  The plan must
be revised to show these streets paved including showing the required storm sewer.
The grading plan  must be revised to show the necessary grading based on appropriate
street paving.

c. The right-of-way dedication along N 14th Street must be revised to 65' of dedication
within 700' of Superior and 60' of dedication for the remainder.  The intention of the
proposed dedication shown on the plat is unclear.  N 14th Street is not paved to urban
standards.  Public Works & Utilities Department requests a contribution of ½ the
equivalent cost of a suburban cross section for the frontage of this plat.  If final plats are
approved prior to the construction of an urban section, an exception to the subdivision
standards must be approved.  

d. If substandard streets are the desire of this development, Public Works & Utilities
Department recommends that all the streets be private.  Public Works & Utilities
Department does not want the responsibility for maintaining rural cross-section streets
with open drainage ditches and driveway culverts. 

e. The sanitary sewer alignment south of Grandview Court is unsatisfactory.  The sewer
alignment is shown partially aligned along the flow line of a drainage ditch, other portions
are along the steep side slopes of a pond.  A large portion of the public sewer is being
built to serve Lots 16 and 17, which are unconventional flag lots.  Large portions of this
sewer are through a tree mass proposed to be saved but which will require a 20-30'
cleared area to build the sewer.  This is a lengthy portion of sewer to maintain outside
the standard street location necessary to serve 2 lots.
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f. The sewers shown through Lots 6 and 7, Block 1 may not be able to access the sewer
because of the drainage ditch between these lots and the existing houses.

g. Lots 25-28 should access the sanitary sewers that front their lots rather than build
additional cross country sewers that the City must maintain.

h. Specific locations need to be noted for the sanitary sewer waivers.  Depths of sewers
for the locations shown appear to be excessive.  Any sewers not meeting design
standards need to be identified.

i. Minimum floor elevations or openings must be shown.

j. A 5-year design for roadside ditches is indicated.  Design standards require that 100-
year storm flows and buildable areas of lots are shown to be protected.  If storm water
leaves the right-of-way, it will flow across private property.  If rural streets are approved
with open drainage ditches, the plat must make property owners responsible for the
grading and maintenance.  

6. The Parks and Recreation Department indicated that the development has access to Keech
Park, east of N. 14th Street and no additional recreation is needed.  Parks and Recreation
Department also noted that due to the nature of the existing heavily wooded area street trees
were unnecessary at this time and recommended approval of the waiver.

7. The Comprehensive Plan indicates a bike trail in N. 14th Street.  This must be shown on the site
plan.  Additionally, provisions must be made for pedestrian access within the site by providing
some type of internal trail system for those in the north portion of the site to access the south
without having to drive or walk out onto the major streets.  Retail and a school are located
relatively close to this area and pedestrian access should be provided.

8. Academy Way must be renamed as Lewis Avenue as required by the Subdivision Ordinance
§26.23.110(a).

9. The area north of Morton Road is currently in the process of annexation and preliminary platting.
At such time as Pine Crest Preliminary Plat is approved, the area not included in this plat and
indicated as Nebraska Academy of Sciences should be annexed because is will be completely
surrounded by the city limits.

Special Permit CONDITIONS

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 sit plan to show:
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1.1.1 All changes required to the preliminary plat.

2. This approval permits sixty three fifty-two (52) dwelling units and an exception to the design
standards to eliminate the recreation component for Community Unit Plans.  (***Reduced to
52 dwelling units subsequent to Planning Commission action***)

General:

3.  Before receiving building permits:

3.1 The permittee shall have submitted a revised and reproducible final plan including 6
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.

STANDARD CONDITIONS:

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.

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.

Prepared by:

Becky Horner
Planner



-8-

ANNEXATION NO. 02008;
SPECIAL PERMIT NO. 1960; and
PRELIMINARY PLAT NO. 02004,

GRANDVIEW HEIGHTS

PUBLIC HEARING BEFORE PLANNING COMMISSION: November 13, 2002

Members present: Newman, Carlson, Larson, Duvall, Steward, Taylor and Schwinn; Bills-Strand and
Krieser absent.

Staff recommendation: Deferral to advertise additional waiver request.

Carlson moved to defer, with continued public hearing and administrative action scheduled for
November 27, 2002, seconded by Newman and carried 7-0: Newman, Carlson, Larson, Duvall,
Steward, Taylor and Schwinn voting ‘yes’; Bills-Strand and Krieser absent.

CONT’D PUBLIC HEARING BEFORE PLANNING COMMISSION: November 27, 2002

Members present: Steward, Larson, Krieser, Bills-Strand, Carlson, Newman and Schwinn; Duvall and
Taylor absent.

Staff recommendation: Approval of the annexation; and conditional approval of the community unit plan
and conditional approval of the preliminary plat, as revised adding Condition #3.2.11.

Proponents

1.  Jack Lynch of Olsson Associates appeared on behalf the 16 property owners who are making this
application for the area bounded by 7th on the west, 14th on the east, Morton on the north and Superior
on the south.  This is a case of property owners who are sitting on 5 acre tracts or larger wanting to
insure that their quality of life/neighborhood says in tact based upon future development.  The property
owners have all come to agreement that they need a preliminary plat that covers their properties which
allows each property owner to develop if he or she may in the future, but which recognizes the desires
of each adjoining property owner.  Given the amount of waivers being requested, Lynch acknowledged
that it sounds like they wish to redesign the design standards, but this is the same kind of project that
was approved at Hawkswood Estates, which basically maintains the rural roads that exist in this
neighborhood and provides sidewalks on one side of the street.  The property is heavily treed so there
is no need for additional landscaping and the street lighting system is a little less than the typical urban
development.  These property owners have agreed to leave the most sensitive areas out of the
development.  This gives all of the property owners assurance that when the property owners want to
develop, they can develop in a consistent manner that has been agreed upon.
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Lynch agreed with the staff recommendation and conditions of approval, including the new Condition
#3.2.11.  They want to keep rural section roads.  The property owners would agree to maintain the
ditches and he believes this is consistent with the additional Condition #3.2.11 recommended by staff.

There was no testimony in opposition.

Steward sought clarification that Condition #3.2.11 takes care of the complete rural section road
condition.  Horner confirmed that Condition #3.2.11 relates to the internal streets.  

Pubic hearing was closed.

ANNEXATION NO. 02008
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: November 27, 2002

Larson moved approval, seconded by Bills-Strand and carried 7-0: Steward, Larson, Krieser, Bills-
Strand, Carlson, Newman and Schwinn voting ‘yes’; Duvall and Taylor absent.

SPECIAL PERMIT NO. 1960,
GRANDVIEW HEIGHTS COMMUNITY UNIT PLAN.
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: November 27, 2002

Carlson moved to approve the staff recommendation of conditional approval, seconded by Newman
and carried 7-0: Steward, Larson, Krieser, Bills-Strand, Carlson, Newman and Schwinn voting ‘yes’;
Duvall and Taylor absent.

PRELIMINARY PLAT NO. 02004
GRANDVIEW HEIGHTS
ADMINISTRATIVE ACTION BY PLANNING COMMISSION: November 27, 2002

Carlson moved to approve the staff recommendation of conditional approval, as revised adding
Condition #3.2.11, seconded by Newman.  

Steward believes compliments are in order to all the property owners and the engineering services
applied to this development proposal, and especially the preservation of the sensitive areas within the
context of this urbanizing strategy.  We’ve all been concerned about the acreages around Lincoln and
how we move to higher density, urbanized and more appropriate use of the land in our new
Comprehensive Plan.  He believes that this Grandview Heights development is worthy to note as a
model.

Motion for conditional approval, as revised, carried 7-0: Steward, Larson, Krieser, Bills-Strand,
Carlson, Newman and Schwinn voting ‘yes’; Duvall and Taylor absent.






















































