
   

CITY OF LA VISTA 
8116 PARK VIEW BOULEVARD  

LA VISTA, NE 68128 
 P: (402) 331-4343 

 
PLANNING COMMISSION AGENDA 

JUNE 15, 2023 – 6:30 P.M. 
 
1. Call to Order 
 
2. Approval of Meeting Minutes – May 18, 2023 
 
3.  Old Business 
 
4. New Business 
 

A. Planned Unit Development - Hubbell Development Services, Inc. – Lots 1-3 Mayfair 
2nd Addition Replat Seven and Lot 2 Mayfair 2nd Addition Replat Three (northeast of 
the intersection of S 99th Street and Hillcrest Plaza) 
i.         Staff Report –– Christopher Solberg, Deputy Community Development Director     

ii.         Public Hearing 
iii.   Recommendation  

 
B. Conditional Use Permit for Multiple Family Dwellings - Hubbell Development Services, 

Inc. – Lots 1-3 Mayfair 2nd Addition Replat Seven and Lot 2 Mayfair 2nd Addition 
Replat Three (northeast of the intersection of S 99th Street and Hillcrest Plaza) 
i.         Staff Report –– Christopher Solberg, Deputy Community Development Director 

ii.         Public Hearing 
iii.   Recommendation  

 
C. Replat - Mayfair 2nd Addition Replat Eight - Hubbell Development Services, Inc. – Lots 

1-3 Mayfair 2nd Addition Replat Seven and Lot 2 Mayfair 2nd Addition Replat Three 
(northeast of the intersection of S 99th Street and Hillcrest Plaza) 
i.         Staff Report –– Christopher Solberg, Deputy Community Development Director 

ii.   Recommendation  
 

5. Comments from the Floor 
 

6. Comments from the Planning Commission 
 
7. Comments from Staff  
 
8. Adjournment 
 
 

The public is welcome and encouraged to attend all meetings.  If special accommodations are required, please 
contact City Hall prior to the meeting at (402) 331-4343.  A copy of the Open Meeting Act is posted in the Council 
Chamber.  Citizens may address the Planning Commission about items not on the agenda under “comments from 
the floor”.  Comments should be limited to three minutes.  We ask for your cooperation in order to provide for an 
organized meeting.   



MEETING MINUTES 
CITY OF LA VISTA PLANNING COMMISSION  

8116 PARK VIEW BOULEVARD, LA VISTA, NE 68128 
P: (402) 593-6400  

 
THURSDAY, MAY 18 AT 6:30 P.M. 

  

The City of La Vista Planning Commission held a meeting on Thursday, May 18, 2023, in the Harold 
“Andy” Anderson Council Chambers at La Vista City Hall, 8116 Park View Boulevard. Legal notice of the 
public meeting and hearing were posted, distributed, and published according to Nebraska law. Notice 
was simultaneously given to all members of the Planning Commission. All proceedings shown were 
taken while the convened meeting was open to the attendance of the public. The following Planning 
Commission members were present and absent:  

PRESENT: Gayle Malmquist, Josh Frey, Harold Sargus, Mike Circo, and Mike Krzywicki  

ABSENT:   John Gahan, Patrick Coghlan, Austin Partridge, Jason Dale, Kathleen Alexander 

STAFF PRESENT: Bruce Fountain, Community Development Director; Cale Brodersen, Associate 
City Planner; Meghan Engberg, Permit Technician; and Pat Dowse, City Engineer 

Call to Order 

The meeting was called to order by Chair Sargus at 6:30 p.m. Copies of the agenda and staff 
reports were made available to the public.  

 

1. Approval of Meeting Minutes from April 18, 2023 

Motion: Malmquist moved, seconded by Krzywicki, to approve the April 18, 2023, minutes.  

RESULT: 

MOTION BY: 

SECONDED BY: 

AYES: 

NAYS: 

ABSTAINED: 

ABSENT: 

Motion carried 4-0-1 

Malmquist 

Krzywicki 

Krzywicki, Malmquist, Sargus, Frey 

None 

Circo 

Coghlan, Partridge, Gahan, Dale, Alexander 

      2.  Old Business 

None. 

       3.     New Business 



A. Conditional Use Permit Amendment for Farm Implement Sales and Service – 8701 S 145th 
Street (Lot 1 Lakeview South II Replat Five, Lot 1 Lakeview South II Replat 3, and Lot 2 
Lakeview South II Replat I) DOO, LLC d.b.a Bobcat of Omaha 

 
i. Staff Report – Cale Brodersen, Associate Planner: Brodersen stated that the request is 

for an amendment to the existing Conditional Use Permit for Bobcat of Omaha. He 
stated that the applicant received their initial CUP in 2013 and then had an amendment 
in 2018 to allow for a building expansion. They have since acquired 2 additional 
properties to the south. Unaware they needed to amend their CUP, they had started 
using one of the additional properties and were then notified by the City that they 
needed to do an amendment to account for the expansion of the use into additional 
properties.  
 
Brodersen reiterated that the amendment tonight was to both incorporate these new 
properties, and to bring them into compliance. There will be some additional 
landscaping, fencing, and paving associated with the expansion. Brodersen said that a 
ring road will also be placed on the property that will allow for easy loading and 
unloading on the site and will reduce the need to  use 145th St. for that purpose. 
 
Staff recommends approval of the amendment to the existing Conditional Use Permit 
for DOO, LLC d.b.a. Bobcat of Omaha for Farm Implement Sales and Service, as the 
request is consistent with the Comprehensive Plan and the Zoning Ordinance.  
 

ii. Public Hearing: Scott Loos, the engineer for the project, echoed what was stated in the 
staff report and said that Bobcat was excited about getting to showcase their equipment 
in a way that the city approves of.  
 
Krzywicki asked if the Conditional Use Permit required public notification.  
 
Cale said that letters were sent out to property owners within 300’,  that a sign was 
posted on the property, and that a notification was published in the newspaper in 
advance of the public hearing. 
 
Sargus asked for confirmation about another entry way being put in off 145th St.  
 
Brodersen showed on the site plan where the second entrance was being located.  

 
Chair Sargus opened the Public Hearing. 
 
Chair Sargus closed the Public Hearing as no members of the public came forward. 
 

iii. Recommendation: Frey moved, seconded by Malmquist to recommend approval of 
the amendment to the existing Conditional Use Permit for DOO, LLC d.b.a. Bobcat of 
Omaha for Farm Implement and Service, as the request is consistent with the 
Comprehensive Plan and the Zoning Ordinance. 
 
 



 
 

 

 

 

 

 

4. Comments from the Floor 
  
 None.  
 

5.  Comments from the Planning Commission 
 
Circo mentioned that he had seen ticket sales being advertised for the Astro. 
 
Krzywicki asked what the curfew for the Astro was. 
 
Fountain said that it’s 10 p.m. during the week and on Friday and Saturday it’s 10:30 p.m. 
  
 

6. Comments from the Staff 
 
Brodersen addressed the parking concern that had been brought up at the last meeting for a 
building off of West Giles Road and 125th Street. He said that he reached out to the property 
owner, and they were going to be meeting with their architect to see about building another 
building. If that happens, the additional parking lot would be  constructed concurrently with that 
project, if not, they will be paving the parking lot on its own. The owners were made aware that 
parking on un-improved surfaces is not allowed. 
 
Krzywicki asked if there were any updates to the hotel that is supposed to be going by 
Smashpark. 
 
Brodersen that no new information has been given by the developer, and that the last staff 
heard, the hotel developer was finishing up a project elsewhere before starting on the one here.  
 
Fountain said that the hotel developer is a national company out of Atlanta and that they were 
working on other hotels and were hoping to start on this one some time this summer. 
 
Brodersen said that plans for 2 other hotels in the Southport area have been submitted. 
 
Krzywicki mentioned that when that area was being developed, the city had to get permission to 
change the hotel tax and asked if the new ones would be going in at the same rate. 

RESULT: 

MOTION BY: 

SECONDED BY: 

AYES: 

 

NAYS: 

ABSTAINED: 

ABSENT: 

Motion carried 5-0 

Frey 

Malmquist 

Krzywicki, Malmquist, Circo, Sargus, Frey 
 
 
None 

None 

Alexander, Coghlan, Partridge, Gahan, Dale 



 
Brodersen said the occupation tax will not be changing.  
 
Fountain said the City Council just approved a GBOT that will tie a new area south of the former 
PayPal complex in with the sports complex and that they will be paying a little bit higher sales 
tax that will help go towards some infrastructure that’s needed around the area.  
 
Brodersen clarified that the new GBOT area is for the 2 hotels that plans were just received for, 
not the one by Smashpark.  
 
Krzywicki asked if Giles Rd. is going to be widened. 
 
Dowse said that it is anticipated that Giles will be widened to 6 lanes, but they are working 
through the CIP process to better understand timing. He mentioned that in 2022, FHU did a 
corridor study from 96th St. to Harrison to understand the demands of the next 20 years and 
they have targeted the eastbound on/off ramps to 120th St. as the initial priority for the 
widening.  
 
Krzywicki asked what was happening regarding the 132nd and West Giles Rd. improvement.  
 
Dowse said that is up in the air at the moment and that the county went through the interim 
process with the 2 offset signals and that they will also be working through the CIP process to 
get this taken care of as soon as possible. 
 
Fountain let the commission know that council approved the Enterprise Car Rental PUD and the 
rezoning for the Hubbell Realty housing development. He also mentioned that there will not be 
a meeting on the 1st of June, but there will more than likely be one on the 15th. 
 
Fountain told the commission that this was Engberg’s last meeting with the commission because 
she has taken a job with the City of Ralston. 
 

      7. Adjournment 

Chairman Sargus adjourned the meeting at 6:46 p.m.  
 

Reviewed by Planning Commission:   

 
________________________________________ 
Planning Commission Secretary 
 
 
______________________________________  _________________ 
Planning Commission Chair                                                       
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ORDINANCE NO. _____ 

AN ORDINANCE OF THE CITY OF LA VISTA, NEBRASKA, ESTABLISHING STANDARDS AND 
CONDITIONS FOR DEVELOPMENT UNDER THE FINAL PLANNED UNIT DEVELOPMENT 
PLAN; TO PROVIDE FOR SEVERABILITY; TO PROVIDE WHEN THIS ORDINANCE SHALL BE 
IN FULL FORCE AND EFFECT; AND TO PROVIDE FOR THE PUBLICATION OF THIS 
ORDINANCE IN PAMPHLET FORM.  

BE IT ORDAINED BY THE MAYOR AND CITY COUNCIL OF THE CITY OF LA VISTA, 
NEBRASKA: 

Section 1. The Planned Unit Development plan for the Sagebrook mixed residential 
development (the “Sagebrook Mixed Residential PUD”) is hereby adopted for the following 
described real estate, to wit: 

LEGAL DESCRIPTION 

See Exhibit “A” attached hereto and made a part hereof. 

Section 2.  The Sagebrook Mixed Residential PUD is hereby adopted to provide for the 
development of a multiple-family housing development that in addition to apartments, will deliver a 
variety of currently missing or lacking housing product types to the community.  The regulations 
contained in this Ordinance will facilitate development in a planned, orderly fashion so as to protect 
the public health, safety, and general welfare. All grading, installation of infrastructure, development 
and build-out shall be in strict accordance with the provisions of this Ordinance, except as shall be 
amended by the City Council in the required manner.  The underlying zoning district regulations 
shall continue to be applicable, except as provided for in this Ordinance and the attached exhibits. 

Section 3.  Definitions 

Unless a contrary intent is clearly indicated herein, the following words and phrases shall 
have the following meanings, regardless of whether or not capitalized:  

A. “Apartments” shall mean a three-story, sixty-unit multi-family unit building type. The
Apartments unit type shall utilize the detached enclosed garages provided within the
development to achieve the enclosed garage parking requirement for multi-family
developments.

B. “Cobalt Townhome” shall mean a two-story townhome style unit type specific to this
development that includes five units in a townhome-style structure with no enclosed
parking spaces. The Cobalt Townhome unit type shall utilize the detached enclosed
garages provided within the development to achieve the enclosed garage parking
requirement for multi-family developments.

C. “Della Townhome” shall mean a two-story townhome style unit type specific to this
development that includes four units in a townhome-style structure with enclosed
parking spaces on the ground floor of the building.
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D. “Developer” shall mean Hubbell Development Services, their successors and 
assigns. 

 
E. “Gateway Corridor District” or “La Vista Gateway Corridor District” shall mean the 

City’s overlay zoning district establishing basic site and building development criteria 
to be implemented within the boundaries of the overlay district. Developments within 
this overlay zoning district shall be subject to the Commercial Building Design Guide 
and Criteria dated March 2, 2021. 

 
F. “Lazio Townhome” shall mean a single-story townhome-style unit type specific to 

this development that includes three units in a townhome style of structure with 
attached, enclosed parking spaces. 
 

G. “Mixed Residential” shall mean a development consisting of a mix of apartments, 
rowhouses, townhomes, and single-story homes. Typical building heights are 1-3 
stories, with a walkable environment that provides connectivity to adjoining retail 
and services. 
 

H. “Open Space” shall mean anything on the site except buildings, parking lot and 
vehicular circulation, generally pervious, but may include well-landscaped 
pedestrian places, pools, pool decks and roof gardens. 

 
I. “Plat” or “the Plat,” shall mean the final plat of the Subdivision approved by the City 

Council or an administrative plat approved by staff. 
 

J. “Sagewood Mixed Residential PUD” shall mean the planned unit development that 
is subject to this Ordinance, as developed and approved, that outlines certain 
provisions for the development of the Subdivision and its uses.  Such plan shall 
consist of the final plat, design guideline allowances, landscaping, etc. 

 
K. “Subdivision” shall mean the 15.77 acres of land described in Exhibit “A” hereto, to 

be known as “Mayfair 2nd Addition Replat Eight”. 
 

 Section 4.  Parcel Identification Map 
 

Attached hereto and made a part of Sagewood Mixed Residential PUD for parcel 
delineation is the Parcel Identification Map for the Sagewood Mixed Residential PUD marked as 
Exhibit “B”. 
 
 Section 5.  Conceptual Site Plan 
  
 A conceptual site plan for each parcel shall be submitted to the City for approval prior to 
any lot development within said parcel. 
 
 Section 6.  Building Design Guidelines and Criteria 

 
All applications shall adhere to the requirements of the Commercial Building Design Guide 

and Criteria dated March 2, 2021, unless expressly allowed otherwise through this PUD ordinance.  
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Prior to the issuance of a building permit, the City, Developer and the applicant shall have mutually 
agreed upon a specific design plan that complies with such criteria.   
 
Allowances specific to this development provide for variation from the Commercial Building Design 
Guide and Criteria in relation to each specific building type: 
 

A. Lazio Townhome – The primary building material for the front elevation of the building 
shall be brick (clay or stone) with its color selected for harmony of the building with 
adjoining buildings within its subdivision. A three-foot base course of brick (clay or stone) 
shall be required along the side elevations. Other secondary building materials shall have 
good architectural character and shall be selected for harmony of the building with 
adjoining buildings.  
 
Architectural features such as decorative moldings, windows, shutters, dormers, 
chimneys, balconies and railings, and landscaped elements such as lattices are strongly 
encouraged to provide additional detail to a façade. However, these elements shall have 
good proportions and relationships to one another. 
 
Monotony of design shall be avoided. Variations of detail, form, and siting shall be used 
to provide visual interest.  
 

B. Cobalt Townhome – The primary building material for the front elevation of the building 
shall be brick (clay or stone) with its color selected for harmony of the building with 
adjoining buildings within its subdivision. A three-foot base course of brick (clay or stone) 
shall be required along the side elevations. Other secondary building materials shall have 
good architectural character and shall be selected for harmony of the building with 
adjoining buildings.  
 
Architectural features such as decorative moldings, windows, shutters, dormers, 
chimneys, balconies and railings, and landscaped elements such as lattices are strongly 
encouraged to provide additional detail to a façade. However, these elements shall have 
good proportions and relationships to one another. 
 
Monotony of design shall be avoided. Variations of detail, form, and siting shall be used 
to provide visual interest.  
 

C. Della Townhome – The primary building material for the front elevation of the building 
shall be brick (clay or stone) with its color selected for harmony of the building with 
adjoining buildings within its subdivision. A three-foot base course of brick (clay or stone) 
shall be required along the side elevations. Other secondary building materials shall have 
good architectural character and shall be selected for harmony of the building with 
adjoining buildings.  
 
Architectural features such as decorative moldings, windows, shutters, dormers, 
chimneys, balconies and railings, and landscaped elements such as lattices are strongly 
encouraged to provide additional detail to a façade. However, these elements shall have 
good proportions and relationships to one another. 
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Monotony of design shall be avoided. Variations of detail, form, and siting shall be used 
to provide visual interest.  
 

D. Apartments – The design of the apartment buildings within the PUD area shall meet La 
Vista’s Commercial Building Design Guide and Criteria and the Zoning Ordinance. 

 
E. Clubhouse – The design of the complex clubhouse within the PUD area shall meet La 

Vista’s Commercial Building Design Guide and Criteria and the Zoning Ordinance. 
 

F. Garages – A three-foot base course of brick (clay or stone) shall be required along the 
front (where not impeded by garage doors), back and side elevations. Garages shall also 
utilize planar differentiation to break up the long façade of the back elevation. 

 
General Additional Design Guidelines: 
 

A. Exterior building-mounted lighting shall limit impact upon adjoining properties as depicted 
within the PUD Photometric Plan included within Exhibit “B”. Exposed bulbs shall not be 
visible from adjoining residential areas. 
 
Pedestrian-scale lighting should be incorporated in outdoor areas such as pedestrian 
walkways, plazas, play lots and parking areas. 
 

B. Pedestrian, bicycle and vehicle linkages should be provided to adjacent developments 
and uses. 

 
C. Buildings should be placed to create a street presence and enhance neighborhood 

character. 
a. When adjacent to single-family residences, side and rear setbacks shall allow 

for a sufficient planter area to buffer impacts and screen undesirable views. 
 

D. Garage doors throughout the development shall be enhanced through the use of raised 
panels, windows, and/or decorative hardware. 

 
 

Unless specifically addressed above, the design criteria of the development must adhere to the 
guidelines set forth within La Vista’s Commercial Building Design Guide and Criteria and the Zoning 
Ordinance. 

 
 

 Section 7.  Conditions 
 

All uses within the Subdivision shall adhere to the underlying zoning district except as herein 
provided. 

 
A. General Conditions 

 
In addition, the following general site plan criteria shall be integrated into and made 
part of the Sagewood Mixed Residential PUD. 
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i. All subdivisions, public streets, public street rights-of-way and general 
development shall adhere to the standards and design criteria set forth in the 
La Vista Subdivision Regulations and the most current design standards 
adopted by the City of La Vista pertaining thereto unless otherwise stated 
within this Sagewood Mixed Residential PUD. 
 

ii. Unless otherwise specified herein, the development of the Sagewood Mixed 
Residential PUD shall comply with the applicable La Vista Zoning District 
Regulations or any other applicable City Codes. 

 
B. Land Use Design Criteria 
 

Unless provided otherwise in this Sagewood Mixed Residential PUD, all general use 
regulations, performance standards and provisions set forth in the La Vista Zoning 
Ordinance for the appropriate underlying zoning district shall apply to any 
development within Lot 1 Mayfair 2nd Addition Replat 8.  The negative elements of 
such uses as dumpsters, heating, ventilation, or air conditioning (HVAC) units, or 
similar electrical or mechanical appurtenances shall be designed to be screened 
and buffered from view by the general public through the use of architectural 
features or earth berming and landscaping. 

 
i. The general intent of the design and layout of Lot 1, Mayfair 2nd Addition 

Replat 8 is to develop the site for a mix of residential uses. 
 

a. Building Height.  Permitted building heights shall be the same as 
those listed in the R-3 High Density Residential District regulations 
unless otherwise approved by the City Council as part of a PUD Plan. 

b. Building Setback.  Building setbacks shall be the same as those listed 
in the R-3 High Density Residential District regulations unless 
otherwise approved by the City Council as part of a PUD Site Plan. 
Specific to the PUD Site Plan, building setbacks along Hillcrest Plaza 
and S 97th Plaza will be 15-feet from the back-of-curb of the roadway. 

c. Landscaping.  Landscape screening along the north and west edges 
of the property needs to meet or exceed that of Exhibit “B” of the 
subdivision agreement for Mayfair 2nd Addition Replat Seven. 
Landscaping throughout the PUD shall be consistent with the PUD 
Site Plan map set, Exhibit “B” and La Vista’s Commercial Building 
Design Guide and Criteria.  A complete and detailed landscape plan 
shall be reviewed as part of the City’s Design Review Approval 
process prior to building permit approval. 

d. Signage.  All signs identifying the project may be permitted with 
approval of a sign permit based upon the adopted sign regulations 
except as modified herein. 

 
C. Access and Off-Street Parking 
 

i. Access.  Driveways shall be located so that no undue interference with the 
free movement of road traffic will result, to provide the required sight 
distance, and to provide the most-favorable driveway grade.  Access points 
within the development shall be limited to what is shown on the final plat and 
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subdivision agreement.  Any deviation from this shall require the approval of 
the City. 

 
ii. Off-Street Parking.  Parking on lots in Lot 1 Mayfair 2nd Addition Replat 8 

should be provided based on the aggregate ratio of one (1) per bedroom and 
0.5 enclosed garages per unit. No parking related to the use will be allowed 
on South 99th Street, Hillcrest Plaza, S 97th Plaza, or any other off-site private 
parking area without specific approval.  

 
D. Signage 
 
 All signs may be permitted with approval of a sign permit based upon the adopted 

sign regulations, except as modified herein.  To the extent that the provisions of 
Sagewood PUD conflict with or are more restrictive than similar provisions provided 
in the La Vista Zoning Ordinance, the provisions of the Sagewood PUD shall control. 

 
 See the PUD Site Plan map set, Exhibit “B”, for the proposed site signage 

approximate locations. 
 

i. Subdivision Sign.   The development shall have one free-standing 
Subdivision Sign in the location depicted on the PUD Site Plan. However, 
the sign needs to adhere to the Sight Triangle requirements and other 
regulations for Subdivision Signs as set forth within the Zoning Ordinance. 
 

ii. Incidental On-Site Directional Signs.  Incidental On-Site Directional Signs, 
such as signs indicating exits or the clubhouse and the pool, shall be 
consistent in design and color, or incorporate aesthetic features compatible 
with the architecture of the building, and shall not exceed six (6) square feet 
of sign area per sign. 

 
Section 8.  Severability Clause.  If any section, subsection, sentence, clause or phrase of 

this ordinance is, for any reason, held to be unconstitutional or invalid, such unconstitutionality or 
invalidity shall not affect the validity of the remaining portions of this ordinance.  The Mayor and 
City Council of the City of La Vista hereby declare that it would have passed this ordinance and 
each section, subsection, sentence clause or phrase thereof, irrespective of the fact that any one 
or more sections, subsections, sentences, clauses or phrases be declared unconstitutional or 
invalid. 
 

Section 9.  That this Ordinance shall be in full force and effect after its passage, approval, 
and publication in pamphlet form as provided by law. 

 
PASSED AND APPROVED THIS 5th DAY OF JULY 2023. 

 
        CITY OF LA VISTA 
         
 
 
        __________________________ 
        Douglas Kindig, Mayor 
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ATTEST: 
 
 
 
________________________   
Pamela A. Buethe, CMC  
City Clerk 
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EXHIBIT A 
 

Lot 1, Mayfair 2nd Addition Replat Eight, located in the SE ¼, Section 16, Township 14 North, Range 
12 East of the 6th P.M. Sarpy County, Nebraska. 
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EXHIBIT B 
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CITY OF LAVISTA 
CONDITIONAL USE PERMIT 

Conditional Use Permit for Multiple Family Dwellings 
(Sagebrook Apartments) 

Lot 1, Mayfair 2nd Addition Replat Eight 

This Conditional Use Permit is issued this _____ day of _____________ 2023 by the City of La Vista, a 
municipal corporation in Sarpy County, Nebraska ("City") to Hubbell Development Services ("Owner"), 
pursuant to the La Vista .Zoning Ordinance. 

WHEREAS,  Owner wishes to construct and operate a multiple family dwelling complex to be known as the 
Sagebrook Apartments upon the following described tract of land within the City of La Vista’s 
zoning jurisdiction:  

Lot 1 Mayfair 2nd Addition Replat Eight, a subdivision in Sarpy County, Nebraska 
(the “Property”) as depicted in Exhibit “A” the final plat; and 

WHEREAS, Owner has applied for a Conditional Use Permit for the purpose of constructing and operating 
a multiple family dwelling complex on the Property as described above; and 

WHEREAS, the Mayor and City Council of the City of La Vista are agreeable to the issuance of a Conditional 
Use Permit to the Owner for such purposes, subject to certain conditions and agreements as 
hereinafter provided (the "Permit"). 

NOW, THEREFORE, BE IT KNOWN THAT subject to the conditions hereof, this Permit is issued to the 
Owner to use the Property for the purposes described above, said use hereinafter being referred 
to interchangeably as a "Permitted Uses" or "Uses". 

Conditions of the Permit 

The conditions to which the granting of this Permit is subject are as follows: 

1. Development and operation on the Property is governed by this Permit.  The rights granted by this
Permit are transferable and any material breach hereof shall cause Permit to expire and terminate, subject
to the rights of the Owner to cure such default or deficiency as set forth in this Permit.

2. In respect to the proposed Uses:

a. The site plan (the “Site Plan”) showing the Property's boundaries, all existing and proposed easements,
proposed structures, parking, access points, and drives, is attached hereto and incorporated herein as
Exhibit " B ".

b. Operations on the property will be limited to and carried out in accordance with the Operational Statement
attached as Exhibit “ C ” and incorporated into this permit by reference.

c. Architectural review of the building design, landscaping, and lighting will be completed after approval of
this Conditional Use Permit. Upon completion of the design review process, updated elevations and related 
plans will be included as Exhibits “ D ” through " F " prior to the recording of the Permit.

d. The Property shall be developed and maintained in accordance with the  Site Plan and all other Exhibits
of this Agreement, as well as the final plat of Lot 1 Mayfair 2nd Addition Replat Eight ("Final Plat"),
Planned Unit Development Plan (“PUD”) and Subdivision Agreement applicable to the Property,
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("Subdivision Agreement"), as approved by the City and incorporated herein by this reference. 
Any modifications to the Site Plan must be submitted to the Community Development Director for 
approval. Modification of any other document or Exhibit shall be subject to the approval of the 
City, as directed by the City Administrator, unless otherwise expressly provided in the document 
or Exhibit to be modified. 

e. All signage, including without limitation design, location, placement and dimensions, shall be 
subject to approval of the Community Development Department, per the La Vista Zoning 
Ordinance. 

f. As-built topographic surveys of the stormwater detention areas constructed in accordance with the 
Subdivision Agreement shall be provided to the City before certificates of occupancy are issued for any 
completed building on the Property, with a requirement that any variances from the approved 
detention plans be corrected, or certified as inconsequential, to the satisfaction of the City Engineer 
prior to issuing such certificates. 

g. No vehicle repair (other than emergency maintenance such as changing a tire), inoperable or 
abandoned vehicles, or storage of vehicles shall be allowed in the parking areas on the Property shown 
on Exhibit “ B ”.  The Owner shall have seventy-two (72) hours after notice from the City or other 
appropriate political subdivision to correct any violation or cause the removal of any such vehicle that 
is in violation. 

h. Owner shall obtain all required permits for the Uses from the City of La Vista. 
i. Owner shall comply (and shall ensure that all structures, appurtenances and improvements on the 

Property at any time comply) with any applicable federal, state and/or local laws, rules or regulations, 
as amended or in effect from time to time, including, but not limited to, applicable building codes, 
fire codes, ADA requirements, and environmental or safety laws, rules or regulations. 

j. Owner hereby indemnifies the City against, and holds the City harmless from, any liability, loss, claim 
or expense whatsoever (including, but not limited to, reasonable attorney fees and court cost) arising 
out of or resulting from the acts, omissions or negligence of the Owner or its agents, employees, 
assigns, suppliers or invitees relating to the Owner's Uses of the Property, including, but not limited 
to, any liability, loss, claim or expense arising out of or resulting from any violations of any 
applicable environmental or safety law, rule or regulation but excluding any liability, loss, claim or 
expense proximately caused by the sole negligence of the City. 

k. A drainage study for the Property has been completed, as referenced in the Subdivision Agreement, 
with respect to the proposed Uses on Lot 1 Mayfair 2nd Addition Replat Eight. Owner agrees to 
comply with requirements related to drainage that are specified in said Subdivision Agreement. 

m. Owner shall ensure that the leasing and business office on the property will be staffed during normal 
business hours.  

o. There shall not be any outside storage of materials.  All trash receptacles, benches and planters shall 
be placed on property and securely fastened to building or concrete.  Trash dumpsters shall be placed 
with a trash enclosure of six feet in height and screened accordingly.  

p. Landscaping requirements from Section 7.17 of the City of La Vista Zoning Ordinance shall be 
satisfied and maintained in accordance with the approved landscaping plan (Exhibit “D”) and the 
requirements of the Gateway Corridor District.   

 
3. The Owner's right to maintain the Uses of the Property, as contemplated by this Permit, shall be based 

on the following conditions: 
a. An annual inspection to determine compliance with the conditions of this Permit. The Permit may be 

revoked (with respect to a particular Use) only upon a finding by the City that there is a material 
violation of the material terms of this Permit if the violation occurs after written notice from the City to 
Owner and opportunity to cure in the time and manner described below. 

b. Construction will be in accordance with the City Building Code. Time limitation for building permits 
shall be in accordance with the City Building Code. Extensions shall be requested in writing and 
justifiable cause demonstrated.  

c. All obsolete or unused structures, accessory facilities or materials with an environmental or safety 

 

DRAFT



 

 
Page  3  

hazard shall be abated and/or removed from the Property at Owner's expense within twelve (12) 
months of cessation of the Use of the Property as related to said structures, facilities or materials. 
 

4.  Notwithstanding any other provision herein to the contrary, this Permit, and all rights granted hereby, shall 
expire and terminate as to a Permitted Use hereunder upon the first of the following to occur: 

 
a. Owner's abandonment of the Permitted Use.  There shall be a presumption that the project on 

the Property has been abandoned if the Owner fails to commence construction of the buildings within 
the time provided by Section 4(b) above.   

b. Cancellation, revocation, denial or failure to maintain any federal, state or local permit required for 
the Uses, and such cancellation, revocation denial or failure to maintain any federal, state or local 
permit required for the use is not cured in the time and manner described below, so long as curative 
rights are provided under laws, rules and regulations governing said permit.   

c. Owner's construction or placement of a storage tank, structure or other improvement on the 
Property, (except during construction of any phase of the project) not specified in this Permit and 
Owner’s failure to cure such breach in the time and manner described below after City's giving notice 
thereof. 

d. Owner's breach of other terms hereof and its failure to cure such breach in the time and manner 
set forth below.   

5.  If construction of the improvements on the Property has not been commenced within twelve (12) 
months from the date of this Permit, this Permit shall be null and void and all rights hereunder shall lapse; 
provided, however, Owner shall have the right to file for an extension of time pursuant to the La Vista 
Zoning Ordinance. 

6.  If the Owner upon the expiration or termination of this Permit fails to promptly remove any remaining 
safety, environmental or other hazard or nuisance, the City may at its option (but without any obligation 
to the Owner or any third party to exercise said option) cause the same to be removed at Owner's cost 
(including, but not limited to, the cost of any excavation and earthwork that is necessary or advisable in 
connection with the removal thereof) and the Owner shall reimburse the City the costs incurred to 
remove the same. Owner hereby irrevocably grants the City, its agents and employees the right, provided 
notice is furnished to the Owner along with a reasonable time to remove or cure such hazard, to enter 
the Property and to take whatever action as is necessary or appropriate to remove any such hazards or 
nuisances in accordance with the terms of this Permit, and the right of the City to enter the Property 
as may be necessary or appropriate to carry out any other provision of this Permit. 

7. If any provision, or any portion thereof, contained in this Permit is held to be unconstitutional, invalid, 
or unenforceable, the remaining provisions hereof, or portions thereof, shall be deemed severable, shall 
not be affected, and shall remain in full force and effect. 

8. The conditions and terms of this Permit shall constitute covenants running with the land and shall be 
binding upon, and shall inure to the benefit of, the Owner, its successors and assigns.  

9. Delay of City to terminate this Permit on account of breach of Owner of any terms hereof in accordance 
with the terms hereof shall not constitute a waiver of City's right to terminate this Permit, unless the City 
has expressly waived said breach. A waiver of the right to terminate upon any breach shall not constitute a 
waiver of the right to terminate upon a subsequent breach of the terms hereof, whether said breach be 
of the same or different nature. 

10. Cure Rights. Notwithstanding any other provision of this Permit to the contrary, Owner shall be entitled 
to written notice and opportunity to cure a breach of' this Permit as follows. City will notify the Owner in 
writing of any breach of this Permit and Owner shall be permitted to cure any breach.  Such written 
notice shall specify the particular conditions giving rise to the breach, and, to the extent known, what 
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actions are required to cure such breach. Cure shall be commenced and completed as soon as possible 
and in all cases within thirty (30) days after City provides notice of breach; provided, however, in any case 
that cure cannot be completed within 30 days, additional time will be allowed, so long as cure is commenced 
within the time required in this Section 10 and diligently pursued and completed as soon as is reasonably 
possible, and allowing additional time does not substantially increase risk of harm to persons or property.  
City shall have the right to terminate this Permit if a breach is not timely cured.  

11. Nothing herein shall be construed to be a waiver or suspension of, or an agreement on the part of the 
City to waive or suspend, any zoning law or regulation applicable to the premises except to the extent and 
for the duration specifically authorized by this Permit. 

12. Any notice to be given by City hereunder shall be in writing and shall be sufficiently given if sent by regular 
mail, postage prepaid, addressed as follows: 

 
To Owner: Hubbell Development Services 
  9719 Giles Road  

La Vista, NE 68128 

13. All recitals at the beginning of this document and exhibits or other documents referenced in this Permit 
shall be incorporated herein by reference. 

 
14. Exhibits. The following exhibits are incorporated herein by reference: 

Exhibit "A": Final Plat 

Exhibit "B": Site Plan 

Exhibit “C”: Operating Statement 

Exhibit "D": Landscaping Plan 

Exhibit "E": Site Lighting Plan 

Exhibit "F": Elevation Renderings DRAFT



 

 

Effective Date: 

This Permit shall take effect upon the filing hereof with the City Clerk a signed original hereof 

         

THE CITY OF LA VISTA 

        By _______________________ 
              Douglas Kindig, Mayor 
      

Attest: 

Pamela A Buethe, CMC 
City Clerk 
 

 
 
ACKNOWLEDGMENT OF NOTARY  
 
STATE OF NEBRASKA ) 
 ) ss. 
COUNTY OF SARPY ) 

On this  ______ day of ____________, 2023, before me a Notary Public, duly commissioned and 
qualified in and for said County, appeared Douglas Kindig, personally known by me to be the 
Mayor of the City of La Vista and Pamela Buethe, to me personally known to be the City Clerk of 
the City of La Vista, the identical persons whose names are affixed to the foregoing Permit, and 
they acknowledged the execution thereof to be their voluntary act and deed. 

WITNESS my hand and Notarial Seal the day and year last above written. 
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CONSENT AND AGREEMENT The undersigned does hereby consent and agree to the 
conditions of this permit and that the terms hereof constitute an agreement on the part of the 
undersigned to fully and timely perform each and every condition and term hereof, and the 
undersigned does hereby warrant, covenant and agree to fully and timely perform and discharge all 
obligations and liabilities herein required by Owner to be performed or discharged. 
 
 
 
 
 
 
 
 
 
 
 
 
ACKNOWLEDGMENT OF NOTARY 

 

STATE OF NEBRASKA ) 
 ) 
COUNTY OF _____________ ) 

On this  day of ______________, 2023, before me a Notary Public, duly commissioned and 
qualified in and for said County, appeared ______________________ personally known by me to 
be an owner of Hubbell Development Services, a limited liability company, and the identical person 
whose name is affixed to the foregoing Permit, and acknowledged the execution thereof to be his 
voluntary act and deed and the voluntary act and deed of said company. 

WITNESS my hand and Notarial Seal the day and year last above written. 

 

Notary Public 

 

 

Owner: 
 
Hubbell Development Services 
 
 
By:  __________________________, it’s owner   
 

DRAFT



L  O  T         1
(687,151 SQUARE FEET OR 15.775 ACRES)

Sheet Title

Sheet Number

thompson, dreessen & , inc.
10836 Old Mill Rd
Omaha, NE 68154
p.402.330.8860     f.402.330.5866
td2co.com

M
AY

FA
IR

  2
nd

  A
D

D
IT

IO
N

  R
EP

LA
T 

 E
IG

H
T

LO
T 

   
1

CITY OF LA VISTA
FINAL PLAT

Revision Dates

No. Description MM-DD-YY

Job No.:  A2253-109-1A
Drawn By:      RJR
Reviewed By:.   JDW
Date:  MARCH 17, 2023
Book:
Page:

-- -- --
-- -- --
-- -- --
-- -- --

SHEET 1 OF 1

0' 30' 60'

DEDICATION

SURVEYOR'S  CERTIFICATE

MAYFAIR  2nd  ADDITION  REPLAT  EIGHT
LOT    1

BEING A REPLATTING OF LOT 2, MAYFAIR 2ND ADDITION REPLAT THREE, TOGETHER WITH LOTS 1, 2
AND 3, MAYFAIR 2nd ADDITION REPLAT SEVEN, BOTH SUBDIVISIONS IN SARPY COUNTY, NEBRASKA

LOCATED IN THE SE 1/4 OF SECTION 16, T14N, R12E OF THE 6th P.M. SAID SARPY COUNTY.

SARPY  COUNTY  TREASURER'S  CERTIFICATE

ACKNOWLEDGEMENT OF NOTARY

ACCEPTANCE  BY  LA VISTA  CITY  COUNCIL

REVIEW  BY  SARPY  COUNTY  PUBLIC  WORKS

APPROVAL OF LA VISTA CITY PLANNING COMMISSION

ACKNOWLEDGEMENT OF NOTARY

Exhibit A

DRAFT



Mayfair 2nd
Addition

Replat Eight

Subdivision
Agreement Exhibits

Hubbell
Development
Services

-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --
-- -- --

2253-109 04-20-23
TDV DEK

Project Name

Professional Seal

Revision Dates

Sheet Title

No. Description MM-DD-YY

Client Name

Drawn By:                 Reviewed By:
Job No.:                Date:

Sheet Number

thompson, dreessen & dor er, inc.
10836 Old Mill Rd
Omaha, NE 68154
p.402.330.8860   www.td2co.com

SITE LEGEND

LEGAL DESCRIPTION

NOTES

ENGINEER

PROPERTY OWNER

VICINITY MAP

SUBDIVIDER

BUILDING LEGEND
SITE STATISTICS

BUILDING STATISTICS

SITE KEY NOTES

C1.0

CUP  Site Plan

0' 25' 50'

PARKING STATISTICS

SETBACK REQUIREMENTS

Exhibit B

DRAFT



6900 Westown Parkway 

West Des Moines, IA 50266 

www.hubbellrealty.com 

515-243-3228

FAX 515-280-2000 

Sagebrook Development 

Lot 1, Mayfair 2nd Addition Replat Eight 

Operating Statement 

Sagebrook will be comprised of 24 total residential buildings with 264 units, 85 detached 
garages, 108 attached garages, and 263 surface parking stalls.  The Tract of land is comprised 
of 15.77 acres, resulting in a site area per unit value of 2,602 square feet.  The 24 residential 
buildings will be comprised of multi-family apartments, multi-plex buildings, and townhome 
style buildings.  The units will be comprised of a mix of 1 bedroom, 2 bedroom, and 3 bedroom 
apartment homes and townhomes. 

The Clubhouse building will include a living room area, leasing offices, fitness space, and 
outdoor pool.  The leasing office hours are expected to be from 8:00 a.m. to 6:00 p.m. with 24 
hour access to the fitness and mail room. 

Building Type 
No. of 

Buildings 
Unit Count Parking Provided 

Lazio 6 18 18 two car garages 

Della 9 36 36 two car garages 

Cobalt 6 30 60 surface stalls 

Apartment 3 180 
203 surface + 85 

detached garage stalls 

Total 24 264 456 stalls 

Exhibit C
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
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0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Luminaire Schedule

Symbol Qty Label Arrangement Description LLF Luminaire 

Lumens

Luminaire 

Watts

Total 

Watts

12 P2 Single AAL LIGHTING UCL2‐SR‐FLR‐72L‐310‐4K7‐2‐CL‐DBS‐SLC‐SLA17(5)‐UNV  HAPCO POLE RSA20D5‐4‐P496‐ABT‐BC 0.855 7602 69.9 838.8

1 P2‐DBL Back‐Back AAL LIGHTING UCL2‐SR‐FLR‐72L‐310‐4K7‐2‐CL‐DBS‐SLC‐SLA17‐2(5)‐UNV  HAPCO POLE RSA20D5‐4‐P496‐ABT‐BC 0.855 7602 69.9 139.8

4 P3 Single AAL LIGHTING UCL2‐SR‐FLR‐72L‐310‐4K7‐3‐CL‐DBS‐SLC‐SLA17(5)‐UNV  HAPCO POLE RSA20D5‐4‐P496‐ABT‐BC 0.855 7366 69.9 279.6

29 P4W Single AAL LIGHTING UCL2‐SR‐FLR‐72L‐310‐4K7‐4w‐CL‐DBS‐SLC‐SLA17(5)‐UNV  HAPCO POLE RSA20D5‐4‐P496‐ABT‐BC 0.855 7365 69.9 2027.1

21 W1 Single BEACON ‐ RWL1‐48L‐10‐4K7‐3‐U‐DBS 0.855 1355 10.1 212.1

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

30' OFF PROPERTY LINE Illuminance Fc 0.00 0.4 0.0 N.A. N.A.

PARKING CALCS Illuminance Fc 1.27 3.4 0.3 4.23 11.33

PROPERTY LINE Illuminance Fc 0.01 0.7 0.0 N.A. N.A.

ROADWAY Illuminance Fc 1.70 3.9 0.3 5.67 13.00

Exhibit E
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I . INTRODUCTION 

I .A  Summary 
This is a traffic impact analysis (TIA) for the proposed development located on the northwest corner of the 
intersection of S. 96th Street with Giles Road in La Vista, NE. This analysis utilizes land-use information based 
on the site plan for the proposed development provided to FHU dated 01-04-23, information from 
conversations with the City of La Vista. The location of the development site in relation to the surrounding 
roadway network is shown in Figure 1. 

The proposed development site will contain multi-family housing uses. Access to the sites will be provided at 
three locations; access will be provided onto Floyd Street via Gary Street, onto Brentwood Drive via North 
Site Access, and onto Hillcrest Plaza via S. 98th Plaza. These intersections will remain full access. It is 
anticipated that the development of the site would be completed in 2024. The site plan for the proposed 
development is shown in Figure 2. 
 

I .B  Scope of Services 
The purpose of this TIA is to determine the anticipated traffic operations at the intersections associated with 
the proposed development and the impact to the area roadway network. Also included in this report is an 
auxiliary turn lane analysis, queueing analysis of the study intersections, and MUTCD control device warrant 
evaluation for study intersections. Traffic operations with and without a right-in right-out (RIRO) access at the 
intersection of S. 98th Plaza with Giles Road were evaluated as part of the study. The primary focus for traffic 
operations is at the locations listed below:  
 

Signalized Intersections 
 S. 96th Street with Giles Road 

 

Unsignalized Intersections 
 S. 98th Plaza with Giles Road 
 S. 99th Street with Giles Road 

 

Cursory Review Intersections 
 S. 99th Street / Floyd Street with Hillcrest Plaza 
 S. 98th Street with Hillcrest Plaza 
 Floyd Street with Gary Street 
 North Site Access with Brentwood Drive 

 

The study evaluated the AM and PM peak hours for the following scenarios: 
 Existing (2022) 
 Buildout (2024) 

o With and Without RIRO Access onto Giles Road at S. 98th Plaza. 
 Future (2044) 

o With and Without RIRO Access onto Giles Road at S. 98h Plaza. 
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FIGURE 1
Vicinity Map
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FIGURE 2
Site Plan
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I I . EXISTING (2022) CONDITIONS 

II .A  Surrounding Land Uses 
The proposed development site is located northwest corner of the intersection of S. 96th Street with Giles 
Road. The development is bordered by S. 96th Street to the east and Giles Road to the south. Single-family 
residential are present to the north and west of the development, respectively. Commercial uses are present 
to the east and south of the development.  

II .B  Roadway Network 
The existing roadway system in the study area includes the following primary facilities: 

 Giles Road runs east-west in the project vicinity and is classified as a Principal Arterial with a posted 
speed limit of 45 miles per hour (mph) to the west of S. 96th Street and 35 mph to the east of S. 96th 
Street. Giles Road primarily serves a mix of commercial and residential areas throughout the corridor. 
Adjacent to the project site, Giles Road has an urban four-lane divided cross section with curb and 
gutter.  

 S. 96th Street runs north-south and is classified as a Minor Arterial with a posted speed limit of 
45 mph to the north and south of Giles Road. S. 96th Street has a four-lane divided cross section and 
serves commercial, and residential areas.  

 S. 98th Plaza runs north-south and is classified as a Local Road with a posted speed limit of 25 mph. It 
serves commercial areas. 

 S. 99th Street runs north-south and is classified as a Local Road with a posted speed limit of 25 mph. 
It serves commercial and residential areas.  

II .C  Traff ic Volumes 
Three (3) turning movement counts (TMCs) were conducted by FHU at the intersections of S. 96th Street with 
Giles Road, S. 98th Plaza with Giles Road, and S. 99th Street with Giles Road in 2022. This information was used 
as the base condition for our analysis. The TMCs conducted in 2022 provided background information and 
helped refine the traffic forecasts.  
 
The AM peak hour for the study area network was determined to be 7:15 AM to 8:15 AM, and the PM peak 
hour was 4:30 PM to 5:30 PM. Trucks were counted separately from passenger vehicles to develop truck 
percentages for the study area. Volumes can be seen in Figure 3, and a detailed report of the traffic count 
data is provided in Appendix A.  
 

I I .D  Traff ic Operations 
Traffic operations were analyzed for the study intersections using procedures documented in the Highway 
Capacity Manual (HCM) 6th Edition, Transportation Research Board, 2016. From the analyses, a key measure or 
“level of service” rating of the traffic operational condition was obtained. In general, level of service (LOS) is a 
qualitative assessment of traffic operational conditions within a traffic stream in terms of the average stopped 
delay per vehicle at a controlled intersection.  
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Levels of service are described by a letter designation of either A, B, C, D, E or F, with LOS A representing 
essentially uninterrupted flow, and LOS F representing a breakdown of traffic flow with noticeable congestion 
and delay. Unsignalized, or stop sign controlled, intersection capacity analyses produce LOS results for each 
movement which must yield to conflicting traffic at the intersection. Table 1 summarizes LOS criteria for 
signalized and unsignalized (stop sign controlled) intersections. 

Table  1 .  Level  o f  Serv ice  (LOS)  Cr iter ia   

Level of Service 

Average Control Delay per Vehicle 
(sec/veh) 

Signalized 
Intersections 

Stop Controlled 
Intersections 

A ≤ 10 ≤ 10 
B > 10 to 20 > 10 to 15 
C > 20 to 35 > 15 to 25 
D > 35 to 55 > 25 to 35 
E > 55 to 80 > 35 to 50 
F > 80 > 50 

Source: HCM 6th Edition, Exhibit 18-4 & 19-8 

Synchro traffic analysis software was utilized to evaluate traffic operations at the study intersections. Under 
Existing (2022) traffic conditions, the signalized intersection of S. 96th Street with Giles Road operates at 
LOS C during the AM and PM peak hours. At the unsignalized intersections in the study area, all movements 
currently operate at LOS C or better except for the following movements at the study intersections: 

 S. 98th Plaza with Giles Road: 

o Northbound shared left/through/right movement during the PM peak hour. 

o Southbound left-turn movement during the AM and PM peak hours. 

 S. 99th Street with Giles Road: 

o Northbound left-turn movement during the AM and PM peak hours. 

o Northbound shared through/right movement during the PM peak hour. 

o Southbound left-turn movement during the AM and PM peak hours. 

o Southbound shared through/right movement during the PM peak hour. 

Figure 3 shows the traffic volumes, lane geometry, traffic control, and level of service results of the traffic 
operations analysis for Existing (2022) conditions. Capacity analysis worksheets are included in Appendix E. 
 

II .E  Pedestrian Facil ities 
A 4-foot sidewalk is provided on the north side of Giles Road and east and west side of S. 96th Street. 
Sidewalks are also provided on both sides of S. 99th Plaza and the east side of S. 98th Plaza north of Giles Road. 
A 6-foot sidewalk is provided on the south side of Giles Road between S. 98th Plaza and S. 96th Street.   
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FIGURE 3
Existing (2022)
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I I I . TRAVEL DEMAND 

III .A  Site Trip Generation 
Trip generation rates from the Institute of Transportation Engineers’ (ITE) Trip Generation Manual, Eleventh Edition, 
2021, were utilized to estimate the traffic generated by the site. It should be noted that a mix of average rates 
and equation rates were utilized from the ITE Trip Generation Manual based on the methodology outlined in 
ITE Trip Generation Handbook, 3rd Edition, 2017 for selecting the proper rates. Land uses include single-family 
attached housing (Lazio), multi-family low-rise housing (Della), multi-family low-rise housing (Cobalt), and 
multi-family low-rise housing (Apartment). Table 2 summarizes the estimated vehicle-trips that would be 
generated by the proposed development during the AM and PM peak hours.  

Table  2 .   S i te  Tr ip  Generat ion 

ITE 
Code 

Land Use 
Description Size Unit 

Daily AM Peak Hour PM Peak Hour 

TOTAL IN OUT TOTAL IN OUT TOTAL 

215 Single-Family Attached 
Housing (Lazio) 18 DU 87 1 3 4 4 3 7 

220 Multi-Family Low-Rise 
Housing (Della) 36 DU 306 8 26 34 23 13 36 

220 Multi-Family Low-Rise 
Housing (Cobalt) 30 DU 268 8 24 32 21 12 33 

220 Multi-Family Low-Rise 
Housing (Apartment) 180 DU 1,229 19 60 79 62 36 98 

Total Vehicles 1,890 36 113 149 110 64 174 
**Equations Utilized All Land Uses       DU=Dwelling Units      

As shown above, the site is anticipated to generate approximately 1,890 daily vehicle-trips to the roadway 
network, including 149 vehicle-trips during the AM peak and 174 vehicle-trips during the PM peak.  

III .B  Traff ic Distribution 
The estimated distribution of site generated trips within the roadway network was based on existing traffic 
patterns, the location of the site, and projected growth in the project area. The following distribution 
percentages were used to assign site generated vehicle-trips to the adjacent roadway network: 

 25% oriented to/from the north via S. 96th Street 
 25% oriented to/from the south via S. 96th Street 
 25% oriented to/from the east via Giles Road  
 25% oriented to/from the west via Giles Road 

The distribution percentages were used to assign site generated vehicle-trips from Table 2 to the adjacent 
roadway network for AM and PM peak hour traffic scenarios. The calculated traffic distribution percentages 
dictate vehicle movements both to and from the site. Figure 4A and Figure 4B depicts the trip generation 
and distribution and assumed for the development during the AM and PM peak hours under the scenarios 
evaluating a full access and RIRO access at S. 98th Plaza onto Giles Road, respectively.  
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III .C  Background Growth 
Estimated background peak hour turning movements for 2024 and 2044 were developed for the study area 
intersections based on guidelines and methodologies documented in NCHRP Report 255 & NCHRP Report 765. 
This procedure also included an evaluation of existing traffic counts, MAPA projections for 2050, projections 
from previously completed studies, and adjustments for local travel patterns. Growth rates for each leg of the 
intersections not included in the MAPA model were determined by analyzing the growth rates for the 
neighboring intersections, reviewing the build-out level of neighborhoods, and using engineering judgment. A 
straight-line comparison was used to project Buildout (2024) and Future (2044) background traffic volumes. A 
complete forecast model is provided in Appendix B. 

III .D  Other Area Studies and Projects 
Giles Road is a rapidly developing corridor and as such there has several studies completed in the area. The 
Giles Road Corridor Study, September 2022, by FHU was reviewed as part of this study.  
 
Recommendations for roadway improvements from this study that were assumed to be constructed by 2044 
are shown in the Future (2044) analysis. These improvements include the following: 

 Construct a southbound and eastbound right-turn lanes at the intersection of S. 96th Street with 
Giles Road. 

 Construct eastbound and westbound dual left-turn lanes at the intersection of S. 96th Street with 
Giles Road.  
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FIGURE 4A
Full Access at S. 98th Plaza

Site Generated Traffic and Trip Distribution
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FIGURE 4B
Right-In Right-Out (RIRO) at S. 98th Plaza

Site Generated Traffic and Trip Distribution
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IV. TRAFFIC CONDITIONS & OPERATIONAL 
ANALYSIS 

IV.A  Volume Development 
Anticipated traffic volumes for the AM and PM peak hours under Buildout (2024) traffic conditions for the 
development are shown in Figure 5A and Figure 5B for the without and with a RIRO access at S. 98th Plaza, 
respectively. These volumes represent the Existing (2022) volumes shown in Figure 3 added with the trip 
generated traffic shown in Figure 4A and Figure 4B for the respective analysis access scenario. Buildout 
(2024) traffic conditions for both access scenarios assumed full buildout of the proposed development. To 
develop Future (2044) traffic volumes, existing traffic volumes were grown by MAPA growth rates and added 
to the site trip generated traffic. Figure 6A and Figure 6B shows the Future (2044) traffic volumes for the 
without and with a RIRO access at S. 98th Plaza, respectively. 

IV.B  Signal Warrant Analysis 
A review was performed to determine if Manual on Uniform Traffic Control Devices (MUTCD) for Streets and 
Highways, 2009 Edition traffic signal Warrant 1 (Eight-Hour Vehicular Volume) and/or Warrant 2 (Four-Hour 
Vehicular Volume) are satisfied for two-way stop-controlled intersections in the study area under Buildout 
(2024) and Future (2044) traffic conditions for the full access and RIRO access scenarios. Table 3 summarizes 
the results of the analysis, and the graphical results of the MUTCD Warrant Analysis are included in 
Appendix C. 
 
Right-turn reductions were analyzed at the intersection of S. 99th Street with Giles Road. According to NCHRP 
Report 457 right-turn reduction guidelines, a 100% reduction was recommended. Several other right-turn 
reductions were analyzed. It was determined that a signal would be warranted with a right-turn reduction of 
45% or less under all analyzed traffic conditions. It was decided to use a reduction of 45%, and the 100% right-
turn reduction recommended by the NCHRP Report 457 was deemed too aggressive. 

Table  3 .   MUTCD Signa l  Warrants  

Intersection 
Existing 
Traffic 

Conditions 

Buildout (2024) Future (2044) 

Full Access RIRO Access Full Access RIRO Access 

S. 98th Plaza & Giles Road Unsignalized 
Not 

Warranted 
Not 

Warranted 
Not 

Warranted 
Not 

Warranted 

S. 99th Street & Giles Road Unsignalized Warranted Warranted Warranted Warranted 

Based on the results of signal warrants analysis, a traffic signal is not warranted at the intersection of S. 98th 
Plaza with Giles Road under Buildout (2024) and Future (2044) traffic conditions under neither access scenario 
evaluated. A traffic signal is warranted at the intersection of S. 99th Street with Giles Road under Buildout 
(2024) and Future (2044) traffic conditions under both access scenarios.  
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IV.C  Auxil iary Right-Turn Lane Analysis 
The NCHRP has developed guidance to determine if an auxiliary right-turn is warranted on the major road of 
a two-way stop-controlled intersection. These guidelines are published in NCHRP Report 457. The 
methodologies are based on an evaluation of the operating and collision costs associated with the turning 
maneuver relative to the cost of constructing a turn lane.  

In addition, for right-turn lanes, NCHRP Report 457 guidelines are based upon the following measures: 
 Major road 85th percentile speed (posted speed can be used if data is unavailable) 
 Major road peak hour approaching traffic volumes 
 Right-turn traffic volumes 

 

The AM and PM peak hour volumes for Buildout (2024) and Future (2044) traffic conditions for the full access 
and RIRO access scenarios were examined at the stop-controlled intersections in the study area. Table 4 
provides a summary of the results of the analysis and the graphical results of the analysis are included in 
Appendix D. 

Table  4 .   NCHRP Aux i l iary  R ight -Turn Lane Warrants  

Intersection Approach 
Direction 

Existing 
Turn 
Lane 

Buildout (2024) Future (2044)  

Full Access RIRO Access Full Access RIRO Access 

S. 98th Plaza &  
Giles Road 

Westbound - Warranted Warranted Warranted Warranted 

Eastbound - Warranted Warranted Warranted Warranted 

S. 99th Street & 
Giles Road 

Westbound - Warranted Warranted Warranted Warranted 

Eastbound - Warranted Warranted Warranted Warranted 

Based on the results of NCHRP Auxiliary Right-Turn Lane Warrants, westbound and eastbound right-turn 
lanes are warranted at the intersections of S. 98th plaza with Giles Road and S. 99th Street with Giles Road 
under Buildout (2024) and Future (2044) traffic conditions for the full access and RIRO access scenarios. 
However, due to low right-turning volumes and utility constraints, it is not recommended that right-turn lanes 
be constructed. Should future operations, safety, and traffic generated by future developments provide 
justification for providing a right-turn lanes, these improvements may be added to a separate project at a later 
date.  

IV.D  Auxil iary Left-Turn Lane Analysis 
NCHRP Report 457 also provides guidance for determining if an auxiliary left-turn is warranted on the major 
road of a two-way stop-controlled intersection. For left-turn lanes, NCHRP Report 457 guidelines are based 
upon the following measures: 

 Major road 85th percentile speed (posted speed can be used if data is unavailable) 
 Percent of left-turns in advancing volume 
 Major road peak hour advancing and opposing traffic volumes 

The AM and PM peak hour volumes for Buildout (2024) and Future (2044) traffic conditions for the full access 
and RIRO access scenarios were examined at the stop-controlled intersections in the study area. Table 5 
provides a summary of the results of the analysis and the graphical results of the analysis are included in 
Appendix D. 
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Table  5 .   NCHRP Aux i l iary  Le ft -Turn Lane  Warrants  

Intersection Approach 
Direction 

Existing 
Turn 
Lane 

Buildout (2024) Future (2044)  

Full Access RIRO Access Full Access RIRO Access 

S. 98th Plaza &  
Giles Road 

Westbound 220 feet Warranted - Warranted - 

Eastbound 390 feet Warranted - Warranted - 

S. 99th Street & 
Giles Road 

Westbound 90 feet Warranted Warranted Warranted Warranted 

Eastbound 170 feet Warranted Warranted Warranted Warranted 

Based on the results of NCHRP Auxiliary Left-Turn Lane Warrants, auxiliary left-turn lanes are warranted at 
both stop controlled intersections under Buildout (2024) and Future (2044) traffic conditions. Left-turn 
auxiliary lanes are already provided at the two unsignalized study intersections. It should be noted that under 
RIRO access scenarios, left-turn lanes would no longer be needed at the intersection of S. 98th Plaza with 
Giles Road due to the restricted access.  

IV.E  Minor Road Approach Analysis 
NCHRP Report 457 also provides guidance on when an additional approach lane should be provided on the 
minor leg of a two-way stop-controlled intersection. It is based on the need to provide the side street with an 
acceptable level of service. To determine the approach geometry, NCHRP Report 457 guidelines are based upon 
the following measures: 

 Major road peak hour traffic volumes (total of both directions) 
 Minor road peak hour approaching traffic volumes 
 Minor road right-turn traffic volumes 
 Percentage of minor road right-turns 

The AM and PM peak hour volumes for Buildout (2024) and Future (2044) traffic conditions for the full access 
and RIRO access scenarios were examined at the stop-controlled intersections in the study area. Table 6 
provides a summary of the results of the analysis, and the graphical results of the analysis are included in 
Appendix D. 

Table  6 .   NCHRP Minor  Approach Warrants  

Intersection Approach 
Direction 

Existing 
Approach 

Buildout (2024) Future (2044)  

Full Access RIRO Access Full Access RIRO Access 

S. 98th Plaza &  
Giles Road 

Northbound One-Lane Two-Lane - Two-Lane - 

Southbound Two-Lane Two-Lane - Two-Lane - 

S. 99th Street & 
Giles Road 

Northbound Two-Lane Two-Lane Two-Lane Two-Lane Two-Lane 

Southbound Two-Lane Two-Lane Two-Lane Two-Lane Two-Lane 

Based on the results of NCHRP Minor Approach Warrants, a northbound two-lane minor street approach is 
warranted at the intersection of S. 98th Plaza with Giles Road under Buildout (2024) and Future (2044) traffic 
conditions for the full access scenario. Two-lane minor street approaches are already provided at the other 
unsignalized study intersections. One-lane approaches would be recommended for the RIRO access scenario 
at the intersection of S. 98th Plaza with Giles Road.  
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IV.F  Traff ic Operations 
Figure 5A and Figure 5B show the lane geometry, traffic control, and levels of service results of the traffic 
operations analysis for Buildout (2024) traffic conditions without and with RIRO access onto Giles Road via 
S. 98th Plaza, respectively. Figure 6A and Figure 6B show the lane geometry, traffic control, and levels of 
service results of the traffic operations analysis for Future (2044) traffic conditions with and without RIRO 
access onto Giles Road via S. 98th Plaza, respectively. 

Bu i ldout  (2024)  Tra f f i c  Cond i t ions :   

Under both the full access scenario and RIRO scenario, the signalized intersection of S. 96th Street with Giles 
Road is anticipated to operate at LOS C during the AM and LOS D during the PM peak hour.  

Under the full access scenario, movements at the stop-controlled intersections in the study area are 
anticipated to operate at LOS D or better except for the following intersection movements, which are 
anticipated to operate at LOS E or F during the peak periods: 

 S. 98th Plaza with Giles Road: 

o Northbound shared movement during the PM peak hour. 

o Southbound left-turn movement during the AM and PM peak hours.  

 S. 99th Street with Giles Road: 

o Northbound and southbound left-turn movement during the AM and PM peak hours. 

o Northbound and southbound shared through/right turn movement during the PM peak hour.  

Under the RIRO access scenario, movements at the stop-controlled intersections in the study area are 
anticipated to operate at LOS C or better except for the northbound and southbound left-turn movement 
during the AM and PM peak hour and the northbound and southbound shared through/right-turn movement 
during the PM peak hour at the intersection of S. 99th Street with Giles Road.  

Fu ture  (2044)  Tra f f i c  Cond i t ions :   

The analysis conducted under the Future (2044) traffic conditions, for both the full access and RIRO scenarios, 
indicated that turn lane improvements would be needed to improve traffic operations at the intersection of S. 
96th Street with Giles Road. It was assumed that southbound and westbound right-turn lanes, and eastbound 
and westbound dual left-turn lanes would be constructed at the intersection of S. 96th Street with Giles Road. 
These improvements were identified and recommended as part of the Giles Road Corridor Study. Under the full 
access and RIRO access scenario, the signalized intersection of S. 96th Street with Giles Road is anticipated to 
operate at LOS D during the AM peak hour and LOS E during the PM peak hour.  

Under the full access scenario, movements at the stop-controlled intersections in the study area are 
anticipated to operate at LOS D or better except for the following intersection movements, which are 
anticipated to operate at LOS E or F during the peak periods: 

 S. 98th Plaza with Giles Road: 
o Northbound shared movement during the PM peak hour. 

o Southbound left-turn movement during the AM and PM peak hours.  

 S. 99th Street with Giles Road: 
o Northbound and southbound left-turn movement during the AM and PM peak hours. 

o Northbound and southbound shared through/right turn movement during the PM peak hour.  
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Under the RIRO access scenario, movements at the stop-controlled intersections in the study area are 
anticipated to operate at LOS C or better except for the following movements at the intersection of 
S. 99th Street with Giles Road: 

 Northbound and southbound left-turn movement during the AM and PM peak hours. 

 Northbound and southbound shared through/right-turn movement during the AM and PM peak hours. 

It should be noted that it is not uncommon for stop-controlled side street movements to operate at LOS E or 
LOS F during peak periods. Capacity analysis worksheets are included in Appendix E. 

IV.G  Storage Length & Queueing Analysis 
The estimated 95th percentile queue lengths were reviewed at the study intersections for Buildout (2024) and 
Future (2044) conditions. Table 7 provides a summary of the findings for the intersections within the study 
area. The existing turn bay lengths are listed, as well as the estimated 95th percentile queue lengths for the AM 
and PM peak hours.  

Table  7 .   Turn  Lane Storage  & 95 t h  Percent i le  Queue Lengths  

Location Critical 
Movements 

95% Queue Length (ft) 
2024 Full Access 
(AM/PM Peak) 

2024 RIRO 
(AM/PM Peak) 

2044 Full Access 
(AM/PM Peak) 

2044 RIRO 
(AM/PM Peak) 

 S. 96th St &  
Giles Rd 

(signalized) 

NB Left-turn 98 / 115 96 / 115 #244 / #347 #244 / #347 
NB Through⁺ 314 / 291 311 / 290 #662 / #581 #662 / #581 
EB Left-turn 84 / #289 80 / #275 163 / #571 158 / #561 
EB Through⁺ 299 / #524 295 / #517 450 / #797 429 / #797 
SB Left-turn 95 / #212 92 / #208 125 / #387 125 / #387 
SB Through⁺ 206 / 332 202 / 330 #375 / #745 #375 / #745 
WB Left-turn 81 / #226 78 / #217 151 / #436 150 / #436 
WB Through⁺ 359 / 417 353 / 414 #604 / #594 #590 / #594 

S. 98th Plaza &  
Giles Road 

(unsignalized) 

NB Through⁺ 23 / 175 5 / 18* 68 / 390 5 / 18* 
EB Left-turn 5 / 5 - / - 8 / 8 - / - 
SB Left-turn 58 / 83 - / - 145 / 130 - / - 
SB Through⁺ 5 / 28 5 / 8* 8 / 113 5 / 8* 
WB Left-turn 5 / 8 - / - 5 / 10 - / - 

S. 99th Street & 
Giles Road 

(unsignalized) 

NB Left-turn 50 / 183 83 / 258 145 / #N/A 198 / #N/A 
NB Through⁺ 15 / 38 23 / 48 33 / 148 80 / 185 
EB Left-turn 3 / 10 8 / 13 5 / 15 13 / 25 
SB Left-turn 50 / 113 160 / 200 135 / #N/A 300 / #N/A 
SB Through⁺ 18 / 70 20 / 70 50 / 208 53 / 263 
WB Left-turn 3 / 8 5 / 15 5 / 13 10 / 28 

S. 99th Street & 
Giles Road 
(signalized) 

NB Left-turn 66 / 75 73 / 97 73 / 76 84 / 106 
NB Through⁺ 52 / 46 54 / 46 52 / 48 58 / 48 
EB Left-turn 16 / 25 32 / 35 15 / 25 30 / 35 
EB Through⁺ 151 / 314 151 / 306 228 / 509 223 / 556 
SB Left-turn 61 / 57 97 / 82 67 / 64 110 / 87 
SB Through⁺ 48 / 53 44 / 51 49 / 54 48 / 60 
WB Left-turn 16 / 20 29 / 32 15 / 19 28 / 39 
WB Through⁺ 195 / 250 210 / 246 314 / 429 330 / 465 

⁺ - shared lane     
#  - 95th percentile volume exceeds capacity, queues may be longer or are unable to be calculated 
m - volume for 95th percentile queue is metered by upstream signal 
* - right-turn only with RIRO access 
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IV.H  Cursory Review 
S .  99 t h  S t ree t  /  F loyd  S t ree t  &  Hi l l cres t  P l a za :   

It is recommended that a two-way left turn lane (TWLTL) be striped on S. 99th Street / Floyd Street from 
median just south of Hillcrest Plaza to Gary Street upon buildout of the proposed development. A TWLTL is 
anticipated to improve driver expectancy and increase safety.  

S .  98 t h  P l a za  &  H i l l c res t  P l a za :   

Under anticipated future traffic volumes, consider providing two-way stop control at the northbound and 
southbound approaches. Upon buildout, the intersection should be monitored for future operations and safety 
concerns. If further safety considerations are needed, investigate providing all-way stop control (AWSC). 

F loyd S tree t  &  Gary  S treet :   

It is anticipated that the existing and proposed single lane approaches will operate adequately under future 
traffic volumes at the intersection.  

North  S i te  Access  onto  Brentwood Dr i ve :   

It is anticipated that the existing and proposed single lane approaches will operate adequately under future 
traffic volumes at the intersection. It is recommended that a TWLTL be striped on Brentwood Drive from 
S. 97th Circle to east of S. 97th Plaza and tie into the existing striping.  

H i l l c res t  P l a za  /  S .  97 t h  P l a za :   

Due to the number of access points, nature of the roadway, and cross-section, it is recommended that a 
TWLTL be striped along Hillcrest Plaza / S. 97th Plaza from S. 99th Street / Floyd Street to Brentwood Street.   
 

IV.I  Pedestrian Recommendations 
It is recommended that sidewalks be provided along Floyd Street and Hillcrest Plaza along the perimeter of the 
site to connect to the existing sidewalk network on the northside of Floyd Street and west side of S. 97th Plaza. 
A sidewalk connection is also recommended along the west side of North Site Access to connect to the 
existing sidewalk along the south side of Brentwood Drive. It is also recommended that consideration be given 
to providing a connection to the existing sidewalk located between Primrose School of Omaha and The 
Meriwether living facility. Sidewalks should be provided internally within the site.  
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FIGURE 5A
Buildout (2024) Full Access at S. 98th Plaza
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FIGURE 5B
Buildout (2024) Right-In Right-Out (RIRO) at S. 98th Plaza

Traffic Conditions
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NOTE: Drawing Not to Scale
La Vista Residential TIA  123100-06  5/2/23
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La Vista Residential TIA  123100-06  5/1/23

FIGURE 6A
Buildout (2044) Full Access at S. 98th Plaza

Traffic Conditions
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NOTE: Drawing Not to Scale
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FIGURE 6B
Future (2044) Right-In Right-Out (RIRO) at S. 98th Plaza

Traffic Conditions
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V. SUMMARY AND RECOMMENDATIONS 
Based on the results of the analysis, the key findings and recommendations of this study are listed: 

 The AM peak hour for the study area network was determined to be 7:15 AM to 8:15 AM and the 
PM peak hour was 4:30 PM to 5:30 PM. 

 Under Existing (2022) traffic conditions, the signalized intersection of S. 96th Street with Giles Road 
operates at LOS C during the AM and PM peak hours. At the unsignalized intersections in the study 
area, all movements currently operate at LOS C or better except for the following movements at the 
study intersections: 

o S. 98th Plaza with Giles Road: 

 Northbound shared left/through/right movement during the PM peak hour. 

 Southbound left-turn movement during the AM and PM peak hours. 

o S. 99th Street with Giles Road: 

 Northbound left-turn movement during the AM and PM peak hours. 

 Northbound shared through/right movement during the PM peak hour. 

 Southbound left-turn movement during the AM and PM peak hours. 

 Southbound shared through/right movement during the PM peak hour. 

 Based on the ITE Trip Generation Manual, the proposed residential development is anticipated to 
generate approximately 1,890 daily vehicle-trips to the site, including 149 vehicle-trips during the AM 
peak hour and 174 vehicle-trips during the PM peak hour.  

 Traffic volumes were developed based on an evaluation of existing traffic counts, MAPA projections 
for 2050, projections from previously completed studies, and adjustments for local travel patterns. 
Traffic projections from recently completed traffic studies were utilized as a base for background 
volumes and were adjusted for the appropriate analysis year. 

Site Related Improvements: 

 Based on the MUTCD Signal Warrant analysis, signal warrants are anticipated to be satisfied at the 
stop-controlled intersection of S. 99th Street with Giles Road under Buildout (2024) and Future (2044) 
traffic conditions under both access scenarios. It is recommended that a traffic signal be provided at 
the intersection of S. 99th Street with Giles Road. The northbound and southbound approaches should 
provide a dedicated left-turn lane and a shared through/right-turn lane when signalized.  

o Site related traffic is anticipated to make up approximately 5% of the total traffic at the 
intersection.  

o The undeveloped parcels located in the study area along Hillcrest Plaza / S. 97th Street should 
contribute to these improvements.   

o The intersection of S. 99th Street with Giles Road should be continually monitored to 
determine when signal warrants are satisfied.  

 With signalization at S. 99th Plaza, it is recommended that the access be restricted to a RIRO at the 
intersection of S. 98th Plaza. This improvement is anticipated to improve access control, traffic 
operations, and safety at the intersection. This improvement was identified as part of the Giles Road 
Corridor Study. 
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 Based on NCHRP Minor Approach Warrants, a northbound two-lane approach is warranted at the 
stop-controlled intersection of S. 98th Plaza with Giles Road under Buildout (2024) and Future (2044) 
traffic conditions under the full access scenario. However, with RIRO access recommended, the 
existing single-lane configuration shall remain.  

 A cursory review of the site access connections to the existing roadway network and other internal 
intersections was completed. The following traffic control is recommended: 

o S. 98th Plaza shall remain stopped controlled north-south at the intersection with Hillcrest 
Plaza. A new stop sign shall be provided on the north leg.  

o Gary Street shall remain stop controlled east-west at the intersection with Floyd Street. A 
new stop sign shall be provided on the east leg. 

o The North Access Drive shall be stop controlled. A new stop sign shall be provided. 

 It is recommended that a TWLTL be striped and signed at the following locations: 

o S. 99th Street / Floyd Street from median just south of Hillcrest Plaza to Gary Street 

o Brentwood Drive from S. 97th Circle to east of S. 97th Plaza and tie into the existing striping. 

o Along Hillcrest Plaza / S. 97th Plaza from S. 99th Street / Floyd Street to Brentwood Street. 

 It is recommended that sidewalks be provided along Floyd Street and Hillcrest Plaza along the 
perimeter of the site to connect to the existing sidewalk network on the northside of Floyd Street and 
west side of S. 97th Plaza. A sidewalk connection is also recommended along the west side of North 
Site Access to connect to the existing sidewalk along the south side of Brentwood Drive. It is also 
recommended that consideration be given to providing a connection to the existing sidewalk located 
between Primrose School of Omaha and The Meriwether living facility. Sidewalks should be provided 
internally within the site.  

Non-Site Related Improvements: 

 At the intersections of S. 98th Plaza with Giles Road and S. 99th Street with Giles Road, based on 
NCHRP Auxiliary Right-Turn Lane Warrants, eastbound and westbound right-turn lanes are 
warranted under Buildout (2024) and Future (2044) traffic conditions under both access scenarios. 
However, due to low right-turning volume, it is not recommended that the right-turn lane be 
constructed. Site generated traffic makes up less than 40% of the total right-turn movement volume 
during the peak hour warranted. Should future operations, safety, and traffic generated by future 
developments provide justification for providing a right-turn lane, these improvements may be added 
with a separate project at a later date. 

 The intersection of S. 96th Street with Giles Road was evaluated to determine short-term and long-
term improvements to improve traffic operations.  

o As part of short-term improvements at the intersection of S. 96th Street with Giles Road, it is 
recommended left-turn phasing be upgraded to Flashing Yellow Arrow (FYA) on all 
approaches of the intersection. 

o As part of long-term improvements at the intersection of S. 96th Street with Giles Road, based 
on operational analysis, it is recommended that an eastbound and southbound right-turn 
lane be provided. The eastbound and westbound right-turn lanes should provide at least 150 
feet of vehicle storage with a 10:1 taper. These improvements were identified as part of the 
Giles Road Corridor Study.  
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o As part of long-term improvements at the intersection of S. 96th Street with Giles Road, based 
on operational analysis, it is recommended that the eastbound and northbound dual left-
turn lanes be provided. The eastbound and northbound left-turn lane should provide at least 
275 feet and 225 feet of vehicle storage with a 10:1 taper, respectively. These improvements 
were identified as part of the Giles Road Corridor Study. 
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Memo 
Date: Thursday, June 01, 2023 

Project: La Vista Residential Complex (96th Street & Giles Road) TIA Review 

To: Pat Dowse – City of La Vista 

From: Mike Forsberg, PE, PTOE – HDR  
Brett Guy, EIT – HDR  

Subject: TIA Review 

 

Introduction 
This memo documents a recently completed Traffic Impact Analysis (TIA) of the La Vista 

Residential Complex completed by Felsburg Holt & Ullevig (FHU). The site is located on the 

property northwest of the 96th Street & Giles Road intersection. This multi-level review includes 

the following: 

• A review of the proposed development site characteristics. 

• A review of the methodology and recommendations provided by the TIA. 

• Conclusions and recommendations for City of La Vista based on the TIA review. 

Development Site Characteristics 
Below is a general list of characteristics documented in the TIA: 

Description La Vista Residential Complex 

Building Type Summary 
TOTAL 
-6 Lazio 
-9 Della 
-6 Cobalt 
-2 Apartments1 

(Dwelling Units) 
264 
18 
36 
30 
180 

Trip Generation (veh-trips) 
    -Daily / AM / PM 

 
1,890 / 149 / 174 

1. Site summary indicates only 2 apartment buildings; however, the site plan shows 3 apartment buildings. 

The proposed La Vista residential complex is anticipated to consist of single-family and multi-

family housing structures. The complex will be located in the vacant lot northwest of 96th Street 

& Giles Road intersection. The site is proposed with three access locations: 

• East leg at Gary Street & Floyd Street 

• North leg at 98th Street & Hillcrest Plaza 

• South leg at Brentwood Drive & 98th Street (driveway west of Cedarhurst of La Vista). 
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Traffic volumes were collected in 15-minute intervals in 2022 during the morning and afternoon 

peak hours at the following intersections: 

• 96th Street & Giles Road (4 hours) 

• 98th Street & Giles Road (4 hours) 

• 99th Street & Giles Road (4 hours) 

TIA Summary 
Existing traffic operations analysis yielded results that suggest non-site related improvements 

may be needed to address current operational deficiencies. Some minor road movements at 

98th Street & Giles Road and 99th Street & Giles Road currently operate at LOS F during peak 

hours.  

Future traffic volumes were developed using MAPA’s 2050 projections, as well as projections 

from previously completed studies. Growth rates for each leg of the study intersections were 

used to develop future year background volumes. These growth rates ranged from 2.0% to 

2.5% for segments along Giles Road and 96th Street. Minimal growth rates of 0.25% were used 

for other local streets. Year 2024 and 2044 Buildout volumes were developed by adding the site 

trips to these future background volumes. Site trips were split evenly at 25% in each direction 

from the development (east and west on Giles Road and north and south on 96th Street). 

Signal warrants, turn-lane warrants, and intersection operation analysis was completed for two 

different geometric considerations at 98th Street & Giles Road. The first scenario kept the 

intersection as-is, a full-access intersection. The second scenario restricts lane movements in 

what is known as a Right In – Right Out (RIRO) intersection. Left-turns and through movements 

from the minor street (98th) and left-turns from the major street (Giles) would be prohibited and 

existing traffic would be redistributed to nearby intersections. Based on the results for the 

2024 and 2044 Buildout volumes under both geometric scenarios, it was determined that 

installing a signal at 99th Street & Giles Road and restricting access at 98th Street & Giles 

Road to a RIRO intersection is the preferred recommendation.  

Additionally, stop signs are recommended at each of the 3 site access driveways and Two Way 

Left-Turn Lane (TWLTL) striping be provided along 99th Street from Giles Road to Gary Street, 

from Brentwood Drive to 97th Circle, and along the entirety of Hillcrest Plaza / 97th Plaza from 

99th Street to Brentwood Drive. 

The following recommendations were identified as “non-site related” improvements from 

previously completed studies at 96th Street & Giles Road: 

• Upgrade left-turn phasing to Flashing Yellow Arrow (FYA) 

• Provide EB & SB right-turn lanes, 150’ minimum storage 

• Provide EB & WB dual left-turn lanes 

**NOTE: Recommendations in the summary text and Figure 6B, which summarizes 

improvements for 98th Street & Giles Road as RIRO, do not match. The bullets above 
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correspond to Figure 6B of the report, while the recommendations text note minimum 

storage requirements for a WB right-turn lane and addition of a NB dual left-turn lane. 

HDR TIA Review 
HDR conducted a comprehensive review of the traffic data collection, traffic forecasting, trip 

generation, traffic operations analysis, and the subsequent recommendations provided by the 

TIA. The findings are summarized in the sections below: 

SITE CHARACTERISTICS 

Based on the site plan provide in Figure 2 and the associated development summary table, the 

number of apartment units listed (2 – 180 units) does not match the number of apartment 

buildings shown in the site plan (3). It should be determined if this is a simple labeling error, 

or if there are additional dwelling units unaccounted for. Note: It appears there are 20 units 

per floor. If each building has 3 floors, the total dwelling units would be 180. 

EXISTING TRAFFIC VOLUMES 

The study utilized counts from 2022 along Giles Road at 99th Street, 98th Street, and 96th Street. 

Volume along Giles Road are balanced between each intersection. No counts were collected at 

either 96th Street & Brentwood Drive or 96th Street & Robin Plaza. Volumes at the 96th Street 

intersections at Brentwood Drive and Robin Plaza could have been used to aid in volume 

development and identify other operational deficiencies caused by the distribution of site trips to 

those intersections. Unless discussed in scoping, justification for exclusion should be 

explored. 

TRAFFIC FORECASTS 

The study utilized the MAPA traffic model projections to develop growth rates or growth factors 

for future years. This methodology is consistent with typical TIA. 

TRIP GENERATION 

The study utilized the Institute of Traffic Engineers (ITE) Trip Generation Handbook, 11th Edition 

and used ITE Code 215 - Single-Family Attached Housing and ITE Code 220 – Multi-Family 

Low-Rise Housing to generate trips to/from each site. These land use codes are appropriate 

for the type of units proposed in this development. 

TRIP DISTRIBUTION 

Trips were assigned to one of the three site access locations and were distributed 25% in all 

cardinal directions to/from the surrounding area. Trips in/out of the site were routed to the 

adjacent major road intersections at 99th Street & Giles Road and 98th Street & Giles Road. 

Trips also seem to be distributed to 96th Street & Brentwood Drive but are not shown at this 

intersection. Trips are also not shown to be distributed to the 96th Street & Robin Plaza 

intersection. 

Based on the site traffic volumes, the following approximate distribution percentages were 

calculated at each site driveway access for each scenario. 
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Full Access Scenario RIRO Scenario 

West Access – Gary Street & Floyd Street 

40% In / 40% Out 70% In / 70% Out 

South Access – Hillcrest Plaza & 98th Street 

40% In / 40% Out 10% In / 10% Out 

North Access – Brentwood Drive & Driveway 

20% In / 20% Out 20% In / 20% Out 

 

The distributions of trips to/from the site seem appropriate under the Full-Access scenario, but 

drastically changes to favor the West Access location more heavily in the RIRO scenario. Based 

on the location of the dwelling units in the site, it would seem that the South Access would 

remain utilized at the same level (40%) regardless of the proposed access restrictions at 98th 

Street & Giles Road. Rather than traffic diverting through the apartment road network to the 

West Access, trips would still likely use the South Access and use Hillcrest Plaza / 97th Plaza to 

access 99th Street, Robin Plaza, or Brentwood Drive. However, no trips were distributed onto 

these segments in either scenario. In the RIRO scenario, more trips to/from the south or east 

may prefer to use access onto 96th Street at either Brentwood Drive or Robin Plaza instead of 

turning left at the unsignalized Giles Road approaches at 98th or 99th Street during peak hours 

when volumes are high on Giles Road.  

TRAFFIC OPERATIONS 

The recommendations provided in the TIA under future traffic conditions are appropriate under 

the provided assumptions and methodologies. The minor street left-turn movements at 98th 

Street & Giles Road and 99th Street & Giles Road will continue to operate poorly with the 

amount of traffic projected along Giles Road. Operations could improve slightly if vehicles from 

the complex use other 96th Street intersections to ultimately travel east along Giles Road or 

south along 96th Street, but ultimately, a signal and other access restriction measures may be 

appropriate. 

HDR Findings & Recommendations 
Based on the review of the TIA, the following are a list of findings and recommendations. 

FINDINGS 

• Based on the site plan provide in Figure 2 and the associated development summary 

table, the number of apartment units listed (2 – 180 units) does not match the number of 

apartment buildings shown in the site plan (3). Note: It appears there are 20 units per 

floor. If each building has 3 floors, the total dwelling units would be 180 

• Trip generation rates are consistent with ITE’s Trip Generation Handbook and the 

proposed site characteristics. 
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• Traffic counts were not collected at intersections along 96th Street at Brentwood Drive 

and Robin Plaza where site trips from the site were or could have been distributed. 

• Trips were not distributed from the site to 96th Street via Hillcrest Plaza and Robin Plaza, 

which could serve as an internal link for trips entering and leaving the site. 

• Based on the signal warrant results and the expected operational delay at 99th Street & 

Giles Road, a signal will be warranted with buildout of the proposed residential 

development. There could be potential for traffic to utilize access directly onto 96th Street 

to reduce the number of vehicles attempting to turn left at 98th Street or 99th Street, but 

traffic volumes would have to be monitored under existing conditions and use of 96th 

Street access is not likely to reduce side street trips enough at 98th Street to eliminate 

the need for signalization. Note: Although the TIA notes the proposed development 

is responsible for a small amount (5%) of the total traffic at the intersection, the 

proposed development accounts for 58% and 35% of the southbound approach 

during the 2044 AM and PM peak hour, respectively. 

• With signalization of 99th Street & Giles Road, restricting access at 98th Street & Giles 

Road to RIRO is appropriate to encourage side street traffic to use the adjacent signal 

control. The TIA did not elaborate on the background for restricted access as RIRO 

versus a three-quarter access (right-in/right-out/left-in) and may garner further 

exploration. 

• Recommendations for 96th Street & Giles Road in the summary text and Figure 6B, 

which summarizes improvements for 98th Street & Giles Road as RIRO, do not match. 

Figure 6B illustrates improvements that match text earlier in the TIA but are different 

than what is listed in the recommendations section. 

RECOMMENDATIONS 

• Verify that the number of apartment units is accurate at 180 since the land use plan 

shows three apartment buildings while the land use notes identify two buildings as 180 

units. Update TIA as needed if the number of apartment units was incorrect in the trip 

generation. 

• Verify site trips that were routed to the intersections on 96th Street at Brentwood Drive 

and Robin Plaza and that no improvements are needed at those locations. 

• Verify that safety/operations analysis or access management review has been 

completed for the 98th Street & Giles Road intersection to recommend a RIRO access as 

opposed to a three-quarter access with signalization of 99th Street & Giles Road. 

• Verify the non-site related improvements recommended at 96th Street & Giles Road 

match those shown in Figure 6B and verify the storage lengths for added turn lanes. 
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EX-1

EX-2

A1

A2

B1

B2

9.08 18.16
POST-DEVELOPMENT
(W/ DETENTION) 7.78 15.94

10.57 19.95
POST-DEVELOPMENT
(W/ DETENTION) 9.01 20.19

PROPOSED DRAINAGE MAP

EXISTING DRAINAGE MAP

A1

EX-3

B3

2.33 5.31

POST-DEVELOPMENT 1.76 3.05
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Ex. E

Preliminary Plat
PCSMP
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SARPY COUNTY, NEBRASKA
BEING A REPLATTING OF LOTS 1, 2, AND 3, MAYFAIR 2ND ADDITION REPLAT SEVEN, A
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DRY DETENTION BASIN SECTION

9.08 18.16
POST-DEVELOPMENT
(W/ DETENTION) 7.95 16.01

TYPICAL FLEX-A-MAT DETAIL

TYPICAL EMERGENCY OVERFLOW SECTION

POND
NUMBER

BOTTOM
OF POND

TOP OF
POND

EMERGENCY
OVERFLOW
ELEVATION

EMERGENCY
OVERFLOW

WIDTH

DRAINAGE
ORIFICE

DIAMETER

OUTLET PIPE
DIAMETER

TOP OF OUTLET
STRUCTURE
ELEVATION

TREATMENT
VOLUME

(VOLUME UNDER
DOME GRATE)

TOTAL POND
VOLUME

1A 1111.00 1116.00 1115.50 20.0' 6 INCH 18 INCH 1114.00 8,974 C.F. 20,039 C.F.

1B 1101.00 1105.00 1104.50 15.0' 6 INCH 15 INCH 1103.00 1,373 C.F. 5,973 C.F.

2 1112.00 1117.00 1116.50 15.0' 6 INCH 18 INCH 1115.50 22,000 C.F. 45,040 C.F.

• •

• •

• •

FIRST HALF INCH TREATMENT

SEEDING AND FERTILIZING

10.57 19.95
POST-DEVELOPMENT
(W/ DETENTION) 9.01 20.19
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