
City Council Introduction: Monday, August 8, 2005
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FACTSHEET

TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
05013, by the Director of Planning, at the request of
Engineering Design Consultants on behalf of Stone
Bridge Creek, LLC, to amend the 2025
Lincoln/Lancaster County Comprehensive Plan to
change the land use designation from Commercial and
Industrial to Urban Residential, generally located along
Humphrey Avenue between N. 14th and N. 27th Streets. 

STAFF RECOMMENDATION: Approval.

ASSOCIATED REQUESTS: Annexation No. 05009
(05R-190); Annexation Agreement (05R-191); and
Change of Zone No. 04081 (05-120).

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 04/27/05, 05/11/05 and 06/08/05
Administrative Action: 06/08/05

RECOMMENDATION: Approval (6-0: Taylor, Pearson,
Krieser, Sunderman, Carroll and Carlson voting ‘yes’;
Larson, Bills-Strand and Esseks absent).  

1. This proposed Comprehensive Plan Amendment to change from Commercial and Industrial to Urban
Residential was heard before the Planning Commission in conjunction with an associated annexation, change
of zone, the Stone Bridge Creek Villas Community Unit Plan and an amendment to Use Permit No. 139, to
allow the development of 124 dwelling units and 478,455 sq. ft. of employment center floor area. 

2. The staff recommendation of approval is based upon the “Comprehensive Plan Implications and Conclusion”
as set forth on p.2-4, concluding that the Comprehensive Plan encourages development of light industrial
locations for “employment centers”.  Economic development locations such as this, that have utilities, high
visibility, are located near highway corridors and that will not impact residential uses, should be preserved. 
This amendment reduces the area for the employment center, but retains at least 75 acres for I-3
Employment Center zoning in the future.  The proposal to change Commercial to Urban Residential at the
southern end of the project is in conformance with the goals and principles of the Comprehensive Plan and
the original subarea plan. 

3. The applicant’s testimony is found on p.6.  

4. There was no testimony in opposition; however, the record consists of one letter in opposition to the waiver of
minimum lot width and lot area on the associated community unit plan (p.14). 

5. On June 8, 2005, the Planning Commission agreed with the staff recommendation and voted 6-0 to
recommend approval of the Comprehensive Plan Amendment (Taylor, Pearson, Krieser, Sunderman, Carroll
and Carlson voting ‘yes’; Larson, Bills-Strand and Esseks absent).

6. On June 8, 2005, the Planning Commission also voted 6-0 to recommend approval of the associated
annexation and change of zone requests.  

7. On June 8, 2005, the Planning Commission also adopted Resolution No. PC-00929 approving the associated
community unit plan, and Resolution No. PC-00930 approving the associated amendment to Use Permit No.
139.  Neither of these resolutions were appealed.  
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Comprehensive Plan Amendment No. 05013
14th -27th & Alvo Road

Stone Bridge Creek Residential

Applicant Location Proposal

Jason Thiellen, Engineering ,
Design Consultants for Stone
Bridge Creek LLC

Generally on the south side of
Humphrey Avenue, north of
Interstate 80 between N. 14th to
N. 27th Street

Change from Commercial and
Industrial to Urban Residential 

Recommendation: Approval
The revised plan makes a few changes in the overall arrangement of land uses. The area of industrial
use is reduced, but 75 acres for Employment Center zoning are still retained.

Status/Description

The entire area from 14th to 27th Street was the focus of a subarea plan approved in March 2000. On page 4
of the subarea plan it noted that even though the northern area was designated as industrial, that this part of the
employment center would be more oriented to office and retail uses, allowed in the I-3 Employment Center zoning. The
subarea plan designated the following general land uses for Stone Bridge Creek:

Stone Bridge Creek
Land Use Type    Acres Potential Floor Area
Employment Center  100

Industrial       –    550,000 SF
Office       –    300,000 SF      
Retail       –    150,000 SF

Urban Village: Retail & Office   35    300,000 SF
Total 135 1,300,000 Square Feet

The area designated for industrial uses in the Comprehensive Plan was approximately 100 acres.

In July 2003 the City Council and County Board approved Comprehensive Plan Amendment (CPA) 03010
which did the following:

1) A change of approximately 20 acres from Urban Residential to Commercial use on the southern end
of the project at about N. 17th and Humphrey Avenue.

2) Minor modification to the boundaries between Commercial and Urban Residential uses in the central
area, without generally increasing the amount of commercial acres.

This proposed amendment will reverse the first portion of CPA 03010 and return the land to the original urban
residential designation on the southern end. This land on the south is already approved for residential development with
the Stone Bridge Creek Community Unit Plan approved in May 2004.  This proposed amendment is associated with
the Stone Bridge Creek Villas CUP Special Permit 04067, Use Permit 139A, Change of Zone 04081 and Annexation
05009.
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Comprehensive Plan Implications

The approved subarea plan for the property from 14th to 27th Street, north of Interstate 80 was included as
a subarea plan as part of the 2025 Comprehensive Plan. The main aspects of the subarea plan include:

? An employment center location

? Land uses and commercial floor area that can be supported by the future road network

? A mix of industrial, office, retail and housing types

? An adequate buffer between light industrial and residential use

? Landscaping, building design guidelines, preservation of wetlands and other measures to provide a
good entryway corridor along I-80

? Development of an “urban village” neighborhood commercial center

? Potential inclusion of a movie theaters in conformance with the theater policies and standards of the
community

? A buffer for and retention of natural and to environmentally sensitive areas

This amendment would decrease the commercial acres by about 20 acres and the industrial area by about
23 acres. This will result in a reduced amount of floor area in the center. The relative mix of commercial and
industrial uses would remain basically the same.

This area is designated as a future Community Center commercial center. The Comprehensive Plan  states
that new Community centers are generally 300,000 to 500,000 square feet. The Plan offers an incentive for projects
to develop with more square feet, if certain criteria are met. As of this time, a site plan for the majority of this site
has not yet been developed to determine if this site meets the criteria.

Potential Floor Area in Stone Bridge Creek Per This Amendment
        

Land Use Type    Acres Potential Floor Area
Employment Center    75

Industrial       –    375,000 SF
Office       –    225,000 SF *     
Retail       –    150,000 SF *

Urban Village: Retail & Office   35    300,000 SF
Total 110 1,050,000 Square Feet

* Note: the I-3 Employment Center allows a maximum of 30% of floor area to be office and 20% retail. 

Use Permit 139A includes approximately 478,000 square feet of floor area. It does not yet state the land
use designations of the floor area. This will leave 575,000 square feet for the remaining commercial and industrial
area.

Environmental Concerns in Area 

In the past, the Game and Parks Commission, Lincoln Parks and Recreation Department and the Fish and
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Wildlife Service have noted that there is  natural and environmentally sensitive designation on the northeastern part
of this property that contains several wetlands. There are rare saline wetlands and Salt Creek Tiger Beetle locations
nearby this site.

Previously, in CPA #03010, Public Works and Utilities Watershed Management notes:

“The northeast portion of this site is in the floodplain of Little Salt Creek and has been identified as an
environmental resource in the Lincoln/Lancaster County Comprehensive Plan.  There are NWI freshwater
wetlands and previously identified farmed wetlands in the northeast portion of the site...  Stormwater runoff
from this site has the potential to have greater adverse impacts on saline wetlands downstream of this site
without the buffer area in place.”

This change from Commercial and Industrial to Urban Residential uses does not change the environmental
designation in the Comprehensive Plan. The Use Permit 139A staff report will cover the specific treatment of the
wetlands as part of the development.

Conclusion

The Comprehensive Plan encourages the development of light industrial locations for “employment
centers.” Economic development locations, such as this that have utilities, high visibility, are located near highway
corridors, and won’t impact residential uses should be preserved. This amendment reduces the area for the
employment center, but retains at least 75 acres for I-3 Employment Center zoning in the future. The proposal to
change Commercial to Urban Residential at the southern end of the project is in conformance with the goals and
principles of the Plan and the original subarea plan.

Amend the Comprehensive Plan as follows:

1. Amend the”Lincoln/Lancaster County Land Use Plan”, figure on pages F23 and F25, to change the land
use designation from Commercial and Industrial to Urban Residential as shown on the attached drawing.

Prepared by

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

Prepared April 14, 2005
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COMPREHENSIVE PLAN AMENDMENT NO. 05013,
ANNEXATION NO. 05009,

CHANGE OF ZONE NO. 04081,
SPECIAL PERMIT NO. 04067,

STONE BRIDGE CREEK-THE VILLAS COMMUNITY UNIT PLAN,
and 

USE PERMIT NO. 139A

PUBLIC HEARING BEFORE PLANNING COMMISSION:                                                                                        April 27, 2005

Members present: Carroll, Pearson, Marvin, Krieser, Sunderman, Carlson, Taylor, Larson and Bills-
Strand.

Staff recommendation: Approval of the Comprehensive Plan Amendment and Change of Zone;
approval of the Annexation, subject to an annexation agreement; and conditional approval of the
community unit plan and amendment to the use permit.

Ex Parte Communications: None.

The Clerk announced that the applicant has submitted a written request for a two-week deferral.

Taylor moved to defer, with continued public hearing and action scheduled for May 11, 2005,
seconded by Marvin and carried 9-0:  Carroll, Pearson, Marvin, Krieser, Sunderman, Carlson,
Taylor, Larson and Bills-Strand voting ‘yes’.   

There was no public testimony.

CONT’D PUBLIC HEARING BEFORE PLANNING COMMISSION: May 11, 2005

Members present: Carroll. Pearson, Marvin, Krieser, Sunderman, Carlson, Taylor, Larson and Bills-
Strand.

Staff recommendation: Approval of the Comprehensive Plan Amendment; approval of the
Annexation, subject to an Annexation Agreement; approval of the Change of Zone; and conditional
approval of the Community Unit Plan and amendment to the Use Permit.

Ex Parte Communications: None.

Becky Horner of Planning staff submitted a letter from the applicant requesting a four-week delay to
revise the application, which will require new advertising and a new staff report.  

Horner also submitted a letter from an adjacent neighbor in opposition to one of the waiver
requests.  
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Taylor moved to defer, with continued public hearing and action scheduled for June 8, 2005,
seconded by Pearson and carried 9-0: Carroll, Pearson, Marvin, Krieser, Sunderman, Carlson,
Taylor, Larson and Bills-Strand voting ‘yes’.   

CONT’D PUBLIC HEARING BEFORE PLANNING COMMISSION: June 8, 2005

Members present: Taylor, Pearson, Sunderman, Carroll, Krieser and Carlson; Larson, Bills-Strand
and Esseks absent.

Staff recommendation: Approval of the Comprehensive Plan Amendment; approval of the
annexation, subject to an annexation agreement; approval of the change of zone; and conditional
approval of the community unit plan and amendment to the use permit.

Ex Parte Communications: None.  

Becky Horner of Planning staff submitted a letter citing concerns about the smaller lot sizes.  

Proponents

1.  Jason Thiellen appeared on behalf of Stone Bridge Creek, LLC.  Stone Bridge Creek Villas
is a continuation of the Stone Bridge Creek development.  This will be a great addition to the
development.  The applicant withdrew the request to waive the sidewalk on one side of the private
roadway and will install sidewalks on both sides.  Thiellen agreed with all conditions of approval.  

Pearson asked Thiellen to show her where the environmentally sensitive area is located on the
map.  Thiellen pointed it out in the northeast portion of the site, and advised that it is outside of the
use permit; however, it runs all the way up to Alvo Road.  It is a fresh water, three pond system upon
which the applicant worked with the Corps of Engineers in terms of enhancing the area.  

2.  Bob Lewis of Stone Bridge Creek, LLC, explained that it is a saline wetland area that abuts
27th and is located south of Arbor Road.  He concurred that they have been working with the Corps,
Game and Parks, and Fish and Wildlife.  The saline wetlands had been farmed for quite some time
and they are enhancing, rehabbing and enlarging that area and taking some smaller wetlands
throughout the site and bringing them to the one location.  It is approximately 30 acres.  The area
abuts 27th, just west of 27th and just south of Arbor Road.  

There was no testimony in opposition.  

COMPREHENSIVE PLAN AMENDMENT NO. 05013
ACTION BY PLANNING COMMISSION: June 8, 2005

Carroll moved to approve, seconded by Krieser and carried 6-0:  Taylor, Pearson, Krieser,
Sunderman, Carroll and Carlson voting ‘yes’; Larson, Bills-Strand and Esseks absent.  This is a
recommendation to the City Council and the Lancaster County Board.
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ANNEXATION NO. 05009.
ACTION BY PLANNING COMMISSION: June 8, 2005

Carroll moved approval, subject to an annexation agreement, seconded by Krieser and carried 6-0: 
Taylor, Pearson, Krieser, Sunderman, Carroll and Carlson voting ‘yes’; Larson, Bills-Strand and
Esseks absent.  This is a recommendation to the City Council.  

CHANGE OF NO. 04081
ACTION BY PLANNING COMMISSION: June 8, 2005

Carroll moved approval, seconded by Krieser and carried 6-0:  Taylor, Pearson, Krieser,
Sunderman, Carroll and Carlson voting ‘yes’; Larson, Bills-Strand and Esseks absent.  This is a
recommendation to the City Council.  

SPECIAL PERMIT NO. 04067
ACTION BY PLANNING COMMISSION: June 8, 2005

Carroll moved to approve the staff recommendation of conditional approval, seconded by Pearson
and carried 6-0:  Taylor, Pearson, Krieser, Sunderman, Carroll and Carlson voting ‘yes’; Larson,
Bills-Strand and Esseks absent.  This is final action unless appealed to the City Council.

USE PERMIT NO. 139A
ACTION BY PLANNING COMMISSION: June 8, 2005

Carroll moved to approve the staff recommendation of conditional approval, seconded by Krieser.

Carlson commented that this approves 124 dwelling units and 500,000 sq. ft. of employment
center.  We are looking for smart growth and this is the direction it needs to go.  

Motion carried 6-0:  Taylor, Pearson, Krieser, Sunderman, Carroll and Carlson voting ‘yes’; Larson,
Bills-Strand and Esseks absent.  This is final action unless appealed to the City Council..  
















