
City Council Introduction: Monday, July 14, 2008
Public Hearing: Monday, July 21, 2008, at 1:30 p.m. Bill No. 08R-161

FACTSHEET
TITLE: COMPREHENSIVE PLAN AMENDMENT NO.
08014, by the Director of Planning, at the request of the
Lancaster County Agricultural Society, Inc., to amend
the 2030 Lincoln-Lancaster County Comprehensive
Plan by designating land located at the southeast corner
of North 84th Street and Havelock Avenue as
Commercial in the Land Use Plan.  

STAFF RECOMMENDATION: Approval, subject to a
Memorandum of Understanding between the City and
the Lancaster County Agricultural Society.  

ASSOCIATED REQUESTS: Memorandum of
Understanding (08R-160); Annexation No. 08004 (08-
89); and Change of Zone No. 08025 (08-90) 

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 06/18/08
Administrative Action: 06/18/08

RECOMMENDATION: Approval, subject to a
Memorandum of Understanding between the City and
the Lancaster County Agricultural Society (8-0:  Esseks,
Sunderman, Taylor, Larson, Partington, Francis,
Cornelius and Carroll voting ‘yes’; Gaylor Baird absent).

FINDINGS:
1. This Comprehensive Plan Amendment was heard by the Planning Commission in conjunction with the

associated requests, except for the Memorandum of Understanding, which requires hearing and action only by
the City Council.  

2. This is a request by the Lancaster County Agricultural Society to amend the Land Use Plan in the 2030
Comprehensive Plan to designate land as Commercial located on the southeast corner of 84th Street and
Havelock Avenue.  The Lancaster Event Center is on the southeast corner of 84th and Adams Street and
currently hosts special events such as the Lancaster County Fair, horse expositions, and trade and home
shows. The Ag Society owns over 160 acres south of Havelock Ave. between 84th Street and east to Stevens
Creek. A 12-acre portion of the overall site is proposed for commercial development. The Event Center
envisions future restaurants, retail and a hotel on the proposed site. About half of the proposed site includes
internal driveways for the Event Center, which would be used for access to the commercial area as well. The
application envisions a maximum of 40,000 square feet of retail space, 8,000 sq. feet of restaurants and 150
motel rooms.

3. The staff recommendation to approve this Comprehensive Plan Amendment is based upon the “Analysis” and
“Summary” as set forth on p.3-5, concluding that the proposed amendment to the Land Use Plan is in
conformance with the 2030 Comprehensive Plan.  The recommendation is conditional on the approval of a
Memorandum of Understanding which addresses broader issues related to the future expansion of the
Lancaster Event Center, which is exempt from City zoning control.

4. The applicant’s testimony is found on p.8-9.  

5. There was no testimony in opposition.  

6. On June 18, 2008, the Planning Commission agreed with the staff recommendation and voted 8-0 to
recommend approval, subject to a Memorandum of Understanding (Gaylor Baird absent).  Commissioners urged
that the agencies involved in negotiating the Memorandum of Understanding protect the interests of Lincoln as
set forth in the Comprehensive Plan, i.e. maintain Downtown as a focus of events and activities (See Minutes,
p.10).

7. As of July 8, 2008, the applicant and staff are still discussing one of the provisions of the Memorandum of
Understanding regarding the coordination of plans for and operation of the proposed downtown arena and a
possible arena at the Lancaster Event Center.  The applicant has requested that this issue proceed to the City
Council for a decision as the discussions continue.  Staff will send additional information on this issue to the
Council before the hearing date.

FACTSHEET PREPARED BY:  Jean L. Preister DATE: July 8, 2008
REVIEWED BY:__________________________ DATE: July 8, 2008
REFERENCE NUMBER:  FS\CC\2008\CPA.08014+
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LINCOLN /LANCASTER COUNTY PLANNING STAFF REPORT
for June 18, 2008 Planning Commission Meeting

                                                   
PROJECT #: Comprehensive Plan Amendment #08014

PROPOSAL: Amend the 2030 Lincoln/ Lancaster County Comprehensive Plan to designate
land as Commercial in the Land Use Plan on the southeast corner of 84th and
Havelock Avenue. 

CONCLUSION: The amendment to the Land Use Plan is in conformance with the 2030
Lincoln-Lancaster County Comprehensive Plan

RECOMMENDATION:        Approval of the proposed amendment, 
subject to a Memorandum of Understanding between the City and Ag. Society

GENERAL INFORMATION:

LOCATION: Southeast corner of 84th and Havelock Avenue. 

EXISTING LAND USE: Vacant land next to the Lancaster County Events Center parking lot. 

HISTORY: 
In March 2002, the Ag Society submitted a request that this 14 acres be designated as

commercial as part of the development of the 2025 Lincoln/ Lancaster County Comprehensive Plan.
The Planning Commission reviewed this request and others and recommended they be held until
after the Comprehensive Plan was adopted.  The City Council and County Board adopted the 2025
Comprehensive Plan in May 2002.  On October 16th, 2002 the Planning Commission held a public
hearing on this proposal as Comprehensive Plan Amendment #02002.9 and recommended denial
by a 6-3 vote. The Ag Society then withdrew the request.

On March, 28th & 29th, 2005  the City Council and County Board adopted Comprehensive
Plan Amendment #05001 which refined the boundary of the Green Space designation to match the
updated floodplain information developed through the Stevens Creek Watershed Master Plan. 

In January 2005, the Lancaster County Agricultural Society (“Ag. Society”) submitted
Comprehensive Plan Amendment #05011. The Planning Commission recommended  approval,
subject to a Memorandum of Understanding (MOU) by a 5-4 vote in September 2005. This
application did not include any specific information on floodplain other than an exhibit showing a
previous floodplain fill permit. The application did include for the first time a traffic study and site
plan for the overall Ag Society land for review.  In December 2005 the City Council voted to place
the amendment, along with a proposed MOU on pending indefinitely.  

In May 2008, after the decision by State Legislature to move the State Fair to Grand Island,
the City Council voted to send the Comprehensive Plan Amendment back to the Planning
Commission for review for conformance with the 2030 Comprehensive Plan. Since Amendment
#05011 was previously reviewed for conformance with the 2025 Plan, it was determined to withdraw
that amendment and start a new Comprehensive Plan Amendment #08014. 
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Along with Amendment #08014, the Ag. Society has submitted Change of Zone 08025,
Special Permit 08025 and Annexation 08004 for the property proposed for commercial use.  All four
of these items will have public hearing together.  In addition, the City and Ag. Society are in the
process of updating and revising the MOU to address previous issues regarding land use,
improvements and transportation impacts. 

COMPREHENSIVE PLAN SPECIFICATIONS:   Some of the relevant language from the
Comprehensive Plan includes:

“Overall Guiding Principles for Business and Commerce:

Commercial and industrial districts in Lancaster County shall be located:

• within the City of Lincoln or incorporated villages

• outside of saline wetlands, signature habitat areas, native prairie and floodplain areas (except for
areas of existing commercial and industrial zoning)

• where urban services and infrastructure are available or planned for in the near term

• in sites supported by adequate road capacity – commercial development should be linked to the
implementation of the transportation plan

• in areas compatible with existing or planned residential uses

• in areas accessible by various modes of transportation (i.e. automobile, transit and pedestrian)

• so that they enhance entryways or public way corridors, when developing adjacent to these
corridors

• in a manner that supports the creation and maintenance of green space as indicated in the
environmental resources section of this Plan.” (Page 35)

“Principles for Downtown 
The City should preserve and enhance Downtown’s role as:

• the major office and service employment center of the City
• the focus of all levels of government
• the City’s principal cultural, entertainment, and tourism center
• the hotel and convention center for the City
• the City’s financial center
• a hub of higher education
• specialty retail geared toward employees, area residents, convention visitors and

University population” (Page 36)

ANALYSIS:

1. The Lancaster Event Center is on the southeast corner of 84th and Adams Street and
currently hosts special events such as the Lancaster County Fair, horse expositions, trade
and home shows. The Lancaster County Agricultural Society (Ag Society) owns over 160
acres south of Havelock Ave. between 84th Street and east to Stevens Creek. A 14 acre
portion of the overall site is proposed for commercial development. The Event Center
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envisions future  restaurants, retail or motels on the proposed site. About half of the
proposed 14 acre site includes internal driveways for the Event Center, which would be used
for access to the commercial area as well. The application envisions a maximum of 40,000
square feet of retail space, 8,000 sq. feet of restaurants and 150 motel rooms.

2. Traffic: The traffic study included a future new “main arena” with 6,000 permanent seats in
a 113,000 square feet building. It also included a third pavilion of 160,000 square feet, in
addition to two existing pavilions and the existing 65,950 square feet exhibition hall at the
time. The traffic study noted that “the major trip generator of the facility (would be)... the
future 6,000 seat arena...” 

3. There is already a significant amount of commercial space approved or designated in the
Comprehensive Plan along the N. 84th Street corridor. From south of O Street (State Farm
offices) to Leighton Avenue there is over 2 million square feet of office and retail space
approved – over half of which is not yet built. 

4. Additional commercial development along North 84th Street could potentially add to traffic
delays on this roadway, particularly at the intersection of 84th and Havelock. Particularly
during large events, over 95% of the traffic is assumed to leave either west on Havelock or
south on 84th Street. 

5. North 84th Street, from O Street to Cornhusker Highway, is currently 4 lanes, but is shown
in the Plan for 6 lane development due to projected traffic volumes in the future. Since there
are probably not enough customers at periodic events to support the proposed 52,000 sq.
ft. of commercial space plus a motel, most of the proposed commercial development would
be on the arterial streets, not internal to the site. 

6. The Ag Society and City are nearing completion of a Memorandum of Understanding (MOU)
in which the Ag Society would agree to fund traffic improvements in Havelock Avenue and
N. 84th Street in order to address the impact of their development. The Ag Society has stated
they would require the private developers of the commercial area to fund the improvements.

7. Floodplain: The first floodplain permit issued for the Lancaster County Event Center in 1999
showed little or no grading in the northwest corner of the property adjacent to 84th and
Havelock Streets and was thus generally consistent with the Land Use Plan in this area.  In
2003, a floodplain permit to fill the area west of the north-south driveway was applied for and
approved  prior to an overall development plan for the site. 

8. Less than half of the 14 acres proposed for commercial development is in the FEMA 100
year floodplain. The City is in the process of submitting information to FEMA to update the
100 year floodplain based on information developed as part of the adopted Stevens Creek
Watershed Master Plan. Approximately 3.7 acres of the 14 acres proposed are in the new
flood prone area. The Ag Society has agreed to dedicate a conservation easement over
twice as many acres due to the impact of filling in the flood prone area. 

9. New Arena: The Event Center proposal includes a traffic study and site plan for a described
future 6,000 seat arena. The traffic study doesn’t list what type of events could be in the
arena. The arena could be used for ceremonies, uses accessory to the Event Center’s horse
shows and other agricultural or livestock oriented events. It could also host concerts as part
of the Lancaster County fair.  However, the arena could also be used for hosting concerts,
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sporting events, trade shows and other entertainment events not related to agriculture or
livestock. Many of these could be events that are currently hosted in the Downtown or could
be in the future.

10. One of the key guiding principles for the “Comprehensive Plan Vision” is that the Downtown
is the heart of the community.  This means that the Downtown should serve as the central
focus for the community and special activities, such as entertainment, festivals, parades,
celebrations, or conventions. The role of the Downtown is stated in the Plan on page 7 and
8: 

“Downtown Lincoln - the Heart of our Community

Downtown Lincoln continues to serve its role as the central location for commerce,
government, entertainment and the arts.”

11. Previously, the Chamber of Commerce funded a study of local event facility needs and
concluded with a recommendation for a new larger arena in the Downtown area to replace
Pershing Auditorium. The adopted Downtown Master Plan includes potential arena sites in
the Downtown and emphasizes the arena’s  importance to the Downtown and the community
as a whole.

12. The Lancaster County Agricultural Society as a governmental agency should work
cooperatively with the City and other government agencies on the arena plans for the entire
community. Cooperation among government agencies will be the most efficient and
ultimately cost effective for the citizens of the community as a whole. Various agencies
independently making plans for potentially overlapping facilities is wasteful and may
ultimately lead to all of the facilities failing. On of the guiding principles of the Comprehensive
Plan and the “One Community Vision” as stated on page 5 is that:

“All of the communities and people of Lancaster County work together to implement a
common plan providing for mutual benefit.”

SUMMARY:

The City and Ag Society are concluding an agreement that will address the traffic, floodplain
and use concerns that have been previously raised about the proposed commercial use and also
how it relates to use of the entire Ag. Society property and the impact on the community as a whole.
The Ag. Society has worked with the City to agreement on the major points. A separate
Memorandum of Agreement will be forwarded to the City and will address the following:

T Addressing the impact of commercial development on the floodplain
T Providing a conservation easement at a 2 to1 ratio to mitigate floodplain impacts
T Provide for transportation improvements in both North 84th Street and Havelock Avenue
T Provide for a future sanitary sewer easements and also a water main construction if

warranted
T Provide for a future trail easement
T Provide for future LES easements and relocation if necessary
T Avoid duplication of arena facilities and competition for the same events
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PROPOSED AMENDMENTS:

Amend the 2030 Lincoln-Lancaster County Comprehensive Plan as follows:

1. Amend on the Lancaster County Future Land Use plan on page 17 and the Lincoln Area
Future Land Use plan on page 19 to reflect the change from Green Space and Public &
Semi-Public to Commercial use as shown in the exhibit on the next page.

Prepared by:

Stephen Henrichsen
441-6374
Principal Planner
shenrichsen@lincoln.ne.gov June 10, 2008

APPLICANT:
Alan Wood, attorney for

Marvin Krout, Director at request of Lancaster County Agricultural
Planning Department  Society
555 S. 10th Street 301 S. 13th Street, Suite 400
Lincoln, NE 68508 Lincoln, NE 68508-2571
(402) 441-7491 (402) 476 -1000
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COMPREHENSIVE PLAN AMENDMENT NO. 08014,
ANNEXATION NO. 08004,

CHANGE OF ZONE NO. 08025
and

SPECIAL PERMIT NO. 08025

PUBLIC HEARING BEFORE PLANNING COMMISSION: June 18, 2008

Members present: Cornelius, Larson, Taylor, Sunderman, Esseks, Partington, Francis and Carroll;
Gaylor Baird absent.

Ex Parte Communications: None.

Staff recommendation: Conditional approval, subject to a Memorandum of Understanding between
the City and the Lancaster County Agricultural Society.

Staff presentation:  Brandon Garrett of Planning staff submitted a correction to the staff report,
adding language from the special permit report to the change of zone report regarding “Regional
Issues”.

Esseks expressed concern about the part of the proposed development being in the floodplain.  It
appears that there will be a lot of impermeable surfaces.  He wondered whether the conservation
easement proposed is adequate and whether the hydrology is such that 7.8 acres are enough to
achieve the new growth area standard of “no net rise”.  Chad Blahak of Public Works and Utilities
explained that the existing proposed conservation easement was to deal with the replacement of
green space as identified in the Comprehensive Plan.  The new growth area flood standards will be
addressed at a future date when there is a final site plan and final grading plan provided by the
applicant.  He does not believe the existing conservation easement was meant to account for the
flood standards.

Esseks pondered whether there is any reason to believe that the developer could not engineer a
design for this property, through compensatory storage, for example, in order to achieve “no net
rise”.   Blahak believes that will be the intent, but the applicant has not yet gone to that level of
analysis.

Esseks pointed out the concern expressed by Lincoln Fire and Rescue about the lack of facilities,
both fire suppression and medical, that allows timely response that the citizens expect.  How far
away is the closest station that can provide these services?  Garrett indicated that the nearest
station is #5 located at the intersection of Touzalin Avenue and Fremont Street.  The approximate
distance for travel by fire truck would be just over 2 miles.  

Referring to the annexation, Carroll inquired whether there are any existing buildings left out of the
annexation proposal.  Garrett stated “no”.  He showed the area of annexation on the map.  The
applicant owns additional property beyond the existing buildings all the way to Stevens Creek, so
there is still significant acreage that is not proposed to be annexed at this time, but there are no
existing buildings or short term plans to build in that area.  That area is also significantly in the
floodplain so it is just being used for parking for now.  
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Proponents

1.  Alan Wood, attorney for the applicant, Lancaster County Agricultural Society, first addressed
the issue of “no net rise”.  The green space was originally agreed to be 1.5 times the amount
coming out of the floodplain, and that was increased to two times.  He referred to Analysis #6 in the
staff report on the special permit, which requires that the applicant comply with the “no net rise”
regulations.  “We are not only providing green space but also complying with the ‘no net rise’
regulations.”  

Wood then proposed additional language for Condition #2.1.20 of the special permit as follows:  

2.1.20 Revise the site plan to show a 250' north to eastbound right turn lane in N. 84th Street
at Havelock Avenue, a 350' east to southbound right turn lane in Havelock Avenue,
a 250' west to northbound right turn lane in Havelock Avenue, 200' right turn lanes at
the proposed driveways off of Havelock Avenue, and a minimum of 250' of left turn
storage for the left turn lanes for the driveways off of Havelock, or such other
dimension to the satisfaction of Public Works. 

The additional language leaves open the possibility of future discussions regarding a minimum of
250 feet of left lane storage for the left turn lanes for the driveway off of Havelock Avenue
proceeding west and turning left into the driveways of the Event Center.  

He believes that Public Works is in agreement with the additional language. If conditions change
with regard to that street, this language would provide the ability to at least discuss that item in the
future.  

Wood also advised that the Memorandum of Understanding has not yet been finalized and is still
under negotiations.  

Wood went on to state that this corner commercial development has been a part of the site plan of
the Lancaster County Fairgrounds and the Event Center since before the first phase was
constructed in 1999-2000.  It was the thought by the Ag Society Board that reserving this corner for
future development would provide income to the Ag Society to support the activities of the County
Fair and provide for cash flow and perhaps to develop a reserve for maintenance.  The Board feels
strongly that it is necessary to account for depreciation with regard to the buildings and the more
they can reserve the better off they will be in the future.

Wood explained that under state statute, agricultural societies are not able to sell county fairgrounds
unless the proceeds are used to acquire other county fairgrounds.  This corner will not be sold.  The
Ag Society will develop a RFP for interested developers and request a long term lease to provide
a stream of income.  The Ag Society will not be involved in any way in operating this commercial
venture or managing it.  

Wood advised that the Traffic Study will be attached to the Memorandum of Understanding.  The
Traffic Study was done in 2005 and references a 6,000 seat arena.  The Ag Society has no plans
as this time with regard to development of an arena and has no plans to develop an arena of 6,000
seats.  Wood acknowledged that there may be a need for arena space in the future, and, at this
point in time, the Ag Society anticipates that could be 6,000 seats.  The general future plans call for
an arena of 3,500 permanent seats, which would more accurately accommodate their needs.
However, at this point in time, in view of all of the circumstances surrounding the Haymarket arena
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and development that may occur, it is difficult for the Ag Society to agree to anything with regard
to an arena.  It is premature.  The Ag Society is not  comfortable making any binding decisions with
regard to the Lancaster Event Center arena.  The Ag Society is open to cooperation with other
arena developments in town.  It is difficult to agree to anything binding at this point.  The
Memorandum of Understanding has not been completed; however, there is no language therein
dealing with seating, but simply a general concept of attempting to avoid duplication of facilities and
competition with regard to the Downtown arena.  The Event Center arena will be in the future – not
now.

Wood also commented that normally, the Event Center does not host concerts.  But that is not to
say that concerts might occur if held in connection with another activity, e.g. the County Fair.  The
Ag Society does not believe there can be any steps taken to restrict the Ag Society from attracting
and accommodating the events that this property was designed to accommodate.  

Wood clarified that the special permit provides for 40,000 sq. ft. of retail; 6,000 to 8,000 sq. ft. in
restaurant and a hotel of 75-150 rooms.  The applicant does not know what kind of retail will be
involved.  That will be up to the developers.  

Sunderman noted that the “Analysis” talks about the Ag Society having an interest in maintaining
some control over the hotel’s booking operations.  Wood explained that that goes to football
Saturdays when there might also be events going on at the Event Center for which they need
rooms.  This issue will be addressed in the RFP.  

2.  Jeremy Williams of Design Associates, referred to Condition #2.1.20 of the special permit and
discussed the developer’s concerns with the requested turn lanes that differ from the traffic analysis
submitted with the original application. 

Carroll noted that the Traffic Study was done in 2005 and he inquired as to why it was not updated
with this application.  Williams stated that the developer has not made any significant modifications
to the trip generations since that time and there has been no change in the amount of square feet
being requested, except that there would actually be a decrease in the trips considered in the 2005
study.  The 2005 Traffic Study did consider the new building and accounted for all existing facilities
as well as future facilities.  

There was no testimony in opposition.

Cornelius inquired as to what other agencies and entities are involved in negotiating the
Memorandum of Understanding.  Garrett stated that the parties are the Planning Department, the
Lancaster County Agricultural Society and LES. 

Response by the Applicant

Wood clarified that when the 2005 Traffic Study was completed, it contemplated a 6,000 seat arena
– that arena was placed on permanent hold because of the Mayor’s task force study, the decision
with regard to the State Fair Park, etc.  The Traffic Study was developed based on the commercial
corner being in existence and based on the buildout that the Event Center is currently doing.  They
are basically downsizing the campus, yet some of the traffic design is increasing.  The applicant
believed they could abide by the recommendations of the 2005 Traffic Study.  
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Carroll confirmed that the additional language to Condition #2.1.20 of the special permit deals with
the easternmost driveway if proceeding west on Havelock and you want to turn left or south into that
driveway.  Wood agreed.  The staff is requesting 250' and the developer does not believe that the
traffic volume would justify the need for a 250' storage lane for left hand turn at that point.  

COMPREHENSIVE PLAN AMENDMENT NO. 08014
ACTION BY PLANNING COMMISSION: June 18, 2008

Larson moved approval of the staff recommendation, seconded by Francis.  

Cornelius noted that one of the concerns raised in the staff report was that of the direction that we
are given by the Comprehensive Plan to maintain Downtown as a focus of events and activities in
Lincoln.  He understands that this issue is being addressed through the Memorandum of
Understanding and urged the Planning Department and other agencies involved in the drafting of
that agreement to protect the interests of Lincoln as set forth in the Comprehensive Plan.  

Carroll agreed with Cornelius.  Since the Planning Commission does not have any authority in the
Memorandum of Understanding, the Planning Commission would ask that the Comprehensive Plan
be followed as much as possible; that any green space and environmental space in that area be
protected; and that the community’s guidelines be followed which the Planning Commission is here
to uphold.  

Motion for approval, subject to a Memorandum of Understanding between the City and the
Lancaster County Agricultural Society, carried 8-0: Cornelius, Larson, Taylor, Sunderman, Esseks,
Partington, Francis and Carroll voting ‘yes’; Gaylor Baird absent.  This is a recommendation to the
City Council.

ANNEXATION NO. 08004
ACTION BY PLANNING COMMISSION: June 18, 2008

Taylor moved approval, subject to the Memorandum of Understanding, seconded by Francis and
carried 8-0: Cornelius, Larson, Taylor, Sunderman, Esseks, Partington, Francis and Carroll voting
‘yes’; Gaylor Baird absent.  This is a recommendation to the City Council.  

CHANGE OF ZONE NO. 08025
ACTION BY PLANNING COMMISSION: June 18, 2008

Cornelius moved approval, subject to the Memorandum of Understanding, seconded by Esseks and
carried 8-0: Cornelius, Larson, Taylor, Sunderman, Esseks, Partington, Francis and Carroll voting
‘yes’; Gaylor Baird absent.  This is a recommendation to the City Council.  

SPECIAL PERMIT NO. 08025
ACTION BY PLANNING COMMISSION: June 18, 2008

Taylor moved approval of staff recommendation of conditional approval, with the amendment to
Condition #2.1.20 as requested by the applicant, seconded by Cornelius.
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Esseks clarified that the amendment pertains to the easternmost driveway when proceeding west
on Havelock and turning left/south into that driveway.

Motion for conditional approval, with one amendment, carried 8-0: Cornelius, Larson, Taylor,
Sunderman, Esseks, Partington, Francis and Carroll voting ‘yes’; Gaylor Baird absent.  This is final
action unless appealed to the City Council within 14 days.
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