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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
___________________________________________________
for September 28, 2016 PLANNING COMMISSION MEETING

PROJECT #:  Special Permit No. 300C

PROPOSAL: A request per Section 27.63.280 to amend an existing Special Permit
to allow for reconstruction of a non-conforming facility and to
increase the allowable square footage from 22,300 square feet to
32,000 square feet; an increase in allowable parking from 57 stalls to
88 stalls; and an increase in allowable members residing on the
premises from 80 members to 88 members plus a housemother.

LOCATION: 3601 Apple Street

LAND AREA: 1.72 Acres

EXISTING ZONING: R-2 Residential District

CONCLUSION: This is a reasonable request to allow reconstruction of a
non-conforming use which will have minimal increase in traffic impact
or negative effects on surrounding properties, provided there is
limitation to the increase of members residing on the premises and 
landscaping is installed, including setback and screening for the
expanded parking area adjacent the residential property to the east.

RECOMMENDATION: Conditional Approval

GENERAL INFORMATION:

LEGAL DESCRIPTION: Lots 1-5, Block 9, Woods Brothers University Addition; vacated
Fontenelle Street between the south right of way line of Apple Street
and the north line of right-of-way of the vacated MOPAC Railroad Co.;
and the north 50 feet of the vacated MOPAC railroad right-of-way
abutting lots 1-5, Block 9; and Lot 10 Meadow Lark Addition and the 35
foot adjacent strip to the south, all in the Northeast 1/4 of Section 19,
Township 10 North, Range 7 East of the 6th P.M., Lincoln, Lancaster
County, Nebraska.

EXISTING LAND USE:  FarmHouse Fraternity, UNL East Campus fraternal organization.

SURROUNDING LAND USE AND ZONING:  
North: Single family dwellings, Idylwild Park R-2
South: Mopac Trail, Single family dwellings R-2
East: Single family dwellings R-2
West: Multiple family dwellings R-2, R-5
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HISTORY:

MARCH 1954. Special Permit No. 11 approved for the Nebraska Farm House
Association to construct a fraternity house.

FEBRUARY 1965. Special Permit No. 300 approved, amending Special Permit No. 11
to permit additions to the existing fraternity house and to provide adequate parking.

MAY 1979. The zoning designation in this area was changed from A-2 to R-2
Residential during the 1979 Zoning Update.

MAY 1986. Special Permit No. 300A was approved to construct a two-story addition
to the fraternity.

AUGUST 1987. An administrative amendment to Special Permit No. 300A was
approved to expand the parking lot two feet to the east and to revise the parking lot
layout. 

NOVEMBER 1998. Special Permit No. 300B was approved to expand and renovate the FarmHouse
Fraternity.  This permit approved the expansion of the FarmHouse Fraternity for a total of 22,300
square feet of floor area and the associated expansion of the parking lot to 57 total spaces, provided
that no more than 80 members may reside on the site at any one time. 

COMPREHENSIVE PLAN SPECIFICATIONS:  

P. 1.9 - The 2040 Future Land Use Map shows this area as Urban Residential.

P. 7.8 - For existing neighborhoods, housing diversity is often already in place, but efforts must focus on maintaining this
balance and variety. The diversity of architecture, housing types and sizes are central to what makes existing
neighborhoods great places to live. New construction should continue the architectural variety, but in a manner that is
sensitive to the existing neighborhoods.

P. 7.9 Good design and appropriate placement are key to successful redevelopment.

P. 7.9 - Preserve, protect and promote the character and unique features of urban neighborhoods, including their
historical and architectural elements.

UTILITIES:  This site is served by existing utilities.

TRAFFIC ANALYSIS: Apple Street and Idylwild Drive are both local streets.  The expansion of
resident members from 80 to 88 plus a housemother should not substantially impact traffic. 

AESTHETIC CONSIDERATIONS: The new building will be located in the same approximate
location as the existing.  Screening will be provided to buffer the parking area from the area to the
east.  The Historic Preservation Commission reviewed preliminary building drawings and the site
layout at their September 15, 2016 meeting and recommended approval of the Special Permit
subject to their review of final design (See attached meeting minutes).
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ANALYSIS:

1. This is a request for an amendment to existing special permit for a non-conforming use to
allow the Nebraska FarmHouse Association to replace their existing facility at 3601 Apple
Street.  The applicant is requesting an increase in allowable square footage from 22,300
square feet to 32,000 square feet; an increase in allowable parking from 57 stalls to 88 stalls;
and an increase in allowable members residing on the premises from 80 members to 88
members plus a housemother.  The building will be three floors and will meet the 35' height
limit of the R-2 District.

2. The fraternity has outgrown their current building and wishes to update and improve
amenities available to their members.  Primary features of the project will include: study,
sleeping member living units, additional group study and technology rooms, added
technology and data infrastructure, additional on-site parking with minimized frontage to
Apple Street and updated mechanical and electrical systems for overall systems efficiency.

3. The fraternity proposes to demolish the existing house at 3639 Apple Street which they own
to allow for grounds expansion.  The proposed demolition will require approval of the Historic
Preservation Commission as this property is located in the East Campus Neighborhood
Historic District.  The Commission reviewed preliminary building drawings along with the site
layout of the project as a whole at their September 15, 2016 meeting and recommended
conditional approval of the Special Permit subject to the applicant submitting final design for
their review (see attached minutes).  East Campus Community Organization (ECCO)
President, Paul Johnson was in attendance at the  meeting and noted the neighborhood
group supports the current proposal.

4. Construction on the new building would start in May 2017 with the existing fraternity house
being demolished and members living off site for a year before moving back  in August 2018.

5. The November 1998 Special Permit approved an expansion of the existing FarmHouse
Fraternity for a total of 22,300 square feet of floor area and the associated expansion of the
parking lot to 57 spaces, with no greater than 80 members residing on the site at any one
time.

6. The applicant provided notes from East Campus Community Organization (ECCO) website
(see attached).  In October 2014, fraternity representatives met with neighborhood members
about their plans.  The neighbors and ECCO raised a number of concerns about these early
plans.  The conversation was then put on hold until spring of 2016.

7. The neighbors and ECCO representatives had concerns about the number of residents, the
amount of off-street parking, the footprint of the new facility, retention of character of the
neighborhood, retention of surrounding property values, including sufficient screening for
nearby homes and the image at the end of Idylwild Boulevard.   

8. In the ECCO website meeting notes provided by the applicant, it was mentioned that in 2016,
after two meetings of a working group and one meeting with the ECCO board, ECCO and
Farmhouse representatives agreed in principle to certain points. These points included as
they relate specifically to the request:  the maximum number of residents could increase from
80 to 88, the re-development should not attempt to provide on-site parking for 100% of
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members, the house should be located on the west side of the property, roughly the location
of the current house, and removing the house at 3639 Apple Street would be necessary to
get adequate green space and parking.

9. The parking requirement per 27.67.040 for a fraternity is 0.75 spaces per resident.  66
parking spaces are required.  The applicant is requesting through the Special Permit an
increase in allowable parking from 57 stalls to 88 stalls but is only proposing 80 stalls on the
site plan.

10. Stormwater quality will be required to be taken into account prior to Building and Safety
Department approval per City Code 28.03.

11. Zoning Ordinance 27.63.280 provides the following criteria shall be given specific
consideration:
(a) Effects on adjacent property, traffic, city utility service needs;
The new building will be constructed in the same general area as the existing building.  This
combined with perimeter landscape buffers and with Historic Preservation Commission
design review would provide for a context sensitive design respective of the neighborhood. 
Further, traffic and utility service needs would not substantially change with the increase of
member count by 8 persons plus a housemother, who currently resides on the premises.

(b) Density of land use zoning for the subject property and adjacent property;
The density of the land use zoning for the subject property and adjacent property would not
significantly change because the property is being expanded to add the parcel to the east
and the increase in resident members to 8 persons plus a housemother.

©) The degree of hardship upon the applicant which would be caused by failure to grant. 
Failure to grant this permit would not prohibit the current nonconforming use authorized by
prior Special Permit #300B to continue as it currently exists.  However, the ability of the
Fraternity to increase membership and expand square footage to meet current facility needs
and provide additional off-street parking and perimeter landscape screening would be limited
without approval of the request. 

 CONDITIONS OF APPROVAL:

Per Section 27.63.280, this approval permits the reconstruction of the FarmHouse Fraternity, a
nonconforming use, with an increase in allowable square footage from 22,300 square feet to 32,000
square feet; an increase in allowable parking from 57 stalls to 88 stalls; and an increase in allowable
members residing on the premises from 80 members to 88 members plus a housemother.

Site Specific:

1. Before receiving building permits the permittee shall cause to be prepared and submitted to
the Planning Department 3 copies of a revised site with all required revisions listed below:

1.1 Final design for the project shall be subject to Historic Preservation Commission
certificate of appropriateness approval with the Commission having review authority
over the demolition of 3639 Apple Street residence, the new construction and the
project as a whole.
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1.2 Add note on plans on how many approved persons for residence per the Special
Permit.

1.3 Provide screening and landscaping plan that meets Design Standards to the
satisfaction of the Planning Director.  Also, show all existing trees to remain as part
of the landscaping plan including retention of trees on west and east.

1.4 Show location of bike trail and any trail easements on the property.

1.5 Show 14' setback line for landscaping on south side of the original property.

1.6 Show dumpster location on plan along south property line in parking area further from
the residential property to the west.

1.7 Change Schematic Design Not for Construction to Special Permit #300C.

1.8 Remove building strikeout and Addition text south of the Proposed New Construction
building location.  Also, remove University text along west property line and Meadow
Lark Addition text along the east property line.

1.9 Remove all light text on building corners/periphery areas.

1.10 Identify 25' front building setback line along Apple Street right of way.

1.11 Show 20' setback line for parking lot on the east side of the property.

1.12 Add 10' utility easement as identified by LES that would be located 44' feet north of
the south property line, extending east-west through the parking area.  This is a new
easement to cover existing facilities.

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:

4 The following conditions are applicable to all requests:

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

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

4.4 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 therefor to be paid in advance
by the applicant.

Prepared by

George Wesselhoft, Planner
(441-6366, gwesselhoft@lincoln.ne.gov)
September 15, 2016

APPLICANT/ Nebraska FarmHouse Association
OWNER 3601 Apple Street

Lincoln, NE 68503

CONTACT:   Jeff Monzu
8600 Indiana Hills Drive
Omaha, NE 68114
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SPECIAL PERMIT NO. 300C

SPECIAL PERMIT NO. 300C
TO ALLOW FOR RECONSTRUCTION OF A NON-CONFORMING FACILITY
GENERALLY LOCATED AT 3601 APPLE STREET.
PUBLIC HEARING BEFORE PLANNING COMMISSION: September 28, 2016

Staff recommendation: Conditional Approval.

Members present: Cornelius, Corr, Harris, Sunderman, Weber and Scheer, present; Hove and Lust
absent.

There were not ex parte communications disclosed on these items.

Staff Presentation: George Wesselhoft of the Planning Department stated FarmHouse owns
this area south of Apple Street and southwest of Idylwild Park, including one residential property
within the special permit boundary approved in 1998. The fraternity has outgrown their current
building and wishes to upgrade their facility. Because the house is located within the East Campus
Historic District area, the applicant submitted their ideas to the Historic Preservation Commission,
who advised unanimously to approve the project with the condition that the final plans come back
to them for review. Also present at that meeting was the President of the East Campus Community
Organization. He indicated that the neighborhood supports the new plans, unlike an earlier proposal
that generated a number of concerns. There is a request to increase parking and the staff report
lists 12 conditions that must be met.

Corr asked for clarification about the discrepancy in parking numbers. Wesselhoft stated the
applicant can answer the question, but the number is in the range of 80 stalls.

Corr asked if the existing building has any historical significance, adding that she assumes that
would have been noted by the Historic Preservation Commission. Wesselhoft said he believes the
existing building is from the 1950s.

Proponents:

1. Jeff Monzu, architect with Leo A. Daly and FarmHouse alumnus, stated the intent is to
replace this fraternity facility to better suit current needs and improve technology. This also includes
improvements to on-site parking and addresses more of the amenities students are looking for. The
plan includes between 79-81 stalls depending on how the final plans develop. The historic district
runs along the north and east. The house on the property is part of that but the current frat house
is not. We plan to keep as many existing trees as possible. Creating a significant and attractive
landscape buffer is a goal of both the neighborhood and the fraternity. 

We ask that Condition 1.6 be stricken in order to provide a separate area along the west for delivery
and garbage service. The closest apartment buildings are 50 feet away from the dumpsters and,
functionally, this location works well since the kitchen is located on that side.

Cornelius asked where the dumpsters are currently located. Monzu said at the back and sometimes
they have been on the east. 

14



Harris asked about overflow parking for fraternity parties or events. Monzu said most events are for
family members and there is on-street parking. People can use the lot if there are available spots
since not every member will own a vehicle. Right now, some members use on-street parking so
moving them to the lot will free up lots of parking for the neighborhood. We hoped to eliminate on-
street parking altogether, but not even the neighborhood can control that and we will keep parking
for our residents off the street and in the lot. 

2. Paul Johnson, President of the ECCO Board, stated they have been working with  FarmHouse
for the last year and there were many working group meetings held with the building committee. We
did not like that we were losing one house, but felt that the increased parking and decreasing the
number of residents down to 88 both made up for that. At the neighborhood meeting, he was
surprised at how few questions and concerns there were and  believes that most neighbors are in
favor of the project. Though they have not seen final designs, he is confident they will continue to
work together to come up with a building everyone likes. His input regarding the dumpsters being
located at the back is that it would increase truck traffic and possibly cause the loss of parking stalls,
so the access drive is probably a good plan.

There was no testimony in opposition. 

Staff Questions:

Cornelius asked how staff feels about eliminating Condition1.6. Wesselhoft said that with the Mopac
Trail 50-foot right-of-way, if the dumpsters were placed in the south part of the lot, they would be
at a greater distance from the houses. If placed at the west, they will be closer to the apartments. 

Sunderman and Harris both wondered if there are dumpsters used by the apartments to the west.
Wesselhoft said he is not sure. 

Applicant Rebuttal:

Monzu stated the purpose of requesting this permit is to make sure there is approval to go on with
this scope of project. Final plans will go back to the Historic Preservation Commission for review.

Scheer asked if there will continue to be ongoing dialogue with neighbors. Monzu said they will
continue to update the neighborhood and will take comments and address concerns.

Corr asked if the Planning Department is fine with striking Condition 1.6, or if it can be changed in
the future. 

Steve Henrichsen of the Planning Department stated it would not be removed later. The
apartments to the west are 4-plexes with no rear dumpsters or service areas. 

Weber asked about adding conditions to address service-truck traffic. Henrichsen said that is part
of the operations and would be difficult to enforce. It would also be difficult to change later in the
process. We felt the current plan with the dumpsters in a more central location and on their own
property was better than moving them to the west side. 

Harris asked how many parking stalls the dumpsters would take up. Monzu said he is not able to
answer at this time, but it would impact the layout. It would not be anything like 10 stalls but it would
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be a few. Henrichsen added that the current site plan has them backing in with the same type of
turning movement since there is not a turn radius for trash service. Monzu said that while it is true
the trucks could back in and out, the area on the east is intended to be an entry point for residents.
Plus, most of the trash generated comes from the kitchen on the west. We will follow whatever is
required but, organizationally, and with the distance from the neighbors, we do not see it as a
problem.

SPECIAL PERMIT NO. 300C
ACTION BY PLANNING COMMISSION: September 28, 2016

Cornelius moved approval; seconded by Sunderman.

Corr stated she is inclined to be fine with striking Condition 1.6. Trash service can be heard in her
own neighborhood and is not much of a nuisance. If the neighborhood is fine with that idea, then
she would be too. She is interested to hear what other Commissioners think.

Cornelius stated he did not strike that point because he is sensitive to the people living in the
apartment complex. FarmHouse should keep their services internal instead of forcing them over to
the side. He is on the fence about it because it would push noise and smell over but then it is 50 feet
away, and he also hears trucks in his neighborhood. He tends to be more conservative when he is
on the fence about an issue. 

Harris said that as someone who has lived in both urban and quieter residential areas, there is a
lot more sound with a dumpster with large amounts of trash and glass bottles than a residential
garbage can. She would feel more comfortable if the affected adjacent neighbor were present to
comment. 

Cornelius suggested they are more comfortable if they get the extra off-street parking. 

Sunderman wondered how much more parking it creates. At this point, he is in agreement with
Commissioner Harris that the amount of noise will be quite a bit more.

Scheer agreed and stated that because the applicant is in the early stages of design, people can
come together and find a way to make this work. 

Corr took the opportunity to thank the applicant for working so extensively with the neighborhood. 

Weber said he understands the concerns about the noise but, when considering access for service
trucks, it would be easier for them to get into an area with fewer parked cars or objects to hit. 

Corr said she also considered that and suggested that perhaps the drive could go all the way to the
south. She is confident there will be still be something they can do.

Motion carried 6-0: Cornelius, Corr, Harris, Sunderman, Weber, and Scheer voting ‘yes’ (Hove and
Lust absent).
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