
CITY OF LA VISTA 

PLANNING DIVISION 

 

RECOMMENDATION REPORT 

 

 

CASE NUMBER:                                   FOR HEARING OF:  July 16, 2015 

  Report Prepared on July 6, 2015 

       

I. GENERAL INFORMATION 
 A. APPLICANT:  Nelson Construction & Development 

 

 B. PROPERTY OWNER:  L & B Properties, LLC 

 

C. LOCATION:  Southwest corner of Brentwood Drive and South 97
th

 

Plaza 

 

D. LEGAL DESCRIPTION:  Lot 2, Mayfair 2
nd

 Addition Replat Five 

 

E. REQUESTED ACTION(S):  Preliminary PUD Site Plan approval for a 

continuing care retirement community 

 

F. EXISTING ZONING AND LAND USE:   
R-3 Multi-Family Residential and Gateway Corridor District (Overlay 

District); vacant.   

 

G. PROPOSED USES:  The Planned Unit Development (PUD) Site Plan, 

along with a forthcoming Conditional Use Permit (CUP) will allow the 

applicant to operate a continuing care retirement community on the 

property that includes independent living, assisted living, and memory 

care. 

 

 H. SIZE OF SITE:  6.29 acres  

 

II. BACKGROUND INFORMATION 
A. EXISTING CONDITION OF SITE:  Lot is currently vacant. The 

property has a drastic slope away from the adjoining streets down to a 

relatively flat area with a gradual slope to the south that covers the 

majority of the lot. 

 

 B. GENERAL NEIGHBORHOOD/AREA LAND USES AND ZONING: 

1. North:  Single family residential subdivision; R-1 Single Family 

Residential District 

2. East:  Commercial strip centers; C-1 Shopping Center Commercial 

District and Gateway Corridor District (Overlay District) 

2015-PUD-02 

 



3. South:  Primrose School of La Vista; C-1 Shopping Center 

Commercial District and Gateway Corridor District (Overlay 

District) 

4. West:  Lot 11A, Mayfair 2
nd

 Addition Replat One (Vacant); C-1 

Shopping Center Commercial District and Gateway Corridor 

District (Overlay District) 

 

C. RELEVANT CASE HISTORY:   
1. The City Council held a public hearing on June 16, 2015 and 

unanimously recommended approval of an amendment to the 

Future Land Use Map of the Comprehensive Plan from 

Commercial to High Density Residential; and Zoning Map 

Amendment from C-1, Shopping Center Commercial, with the 

Gateway Corridor District (Overlay District) to R-3 PUD, High 

Density Residential Planned Unit Development, with the Gateway 

Corridor District (Overlay District). 

 

D. APPLICABLE REGULATIONS: 
1. Section 5.08 of the Zoning Regulations – R-3 High Density 

Residential District 

2. Section 5.17 of the Zoning Regulations – Gateway Corridor 

District (Overlay District) 

3. Section 5.15 of the Zoning Regulations – Planned Unit 

Development District 

 

III. ANALYSIS 

A. COMPREHENSIVE PLAN:   
1. The Future Land Use Map of the Comprehensive Plan currently 

designates this property for High Density Residential. 

2. The proposed project will meet Action Strategy #12 of the Housing 

and Residential Areas category of the Community Goals, Policies 

and Action Strategies Chapter of the Comprehensive Plan, which 

states: 

Encourage the development of additional owner and renter 

occupied housing types, including single family, multiple 

family for low- to moderate income families, persons with 

disabilities and the elderly, to meet existing and future needs of 

all La Vista residents. Emphasis on owner occupied housing 

development is the preferred choice of the community and its 

residents. 

La Vista has only one nursing care and assisted living facility. The 

proposal would provide an additional option for residents. 

 

B. OTHER PLANS:  N/A 

 

C. TRAFFIC AND ACCESS: 



1. Access will be from proposed egress / ingress to Brentwood Street 

and South 97
th

 Plaza. The traffic impacts from a high-density 

residential use are expected to be less intensive than most 

commercial uses. 

 

D. UTILITIES: All utilities are available to the site. 

 

E. PARKING REQUIREMENTS:  The parking stall requirements, as per 

the Zoning Ordinance for the proposed use are: 

 Independent Living -   31 Stalls (1 Per Bedroom) 

 Assisted Living -   50 Stalls (1 Per Unit) 

 Memory Care -   10 Stalls (1 Per 3 Beds) 

 Employee -    25 Stalls (1 Per Employee) 

 Total    116 Stalls (5 Accessible) 

 

The developer has submitted a letter requesting a reduction in the parking 

stall counts required for the proposed use based on recent development as 

well as historical data from the operating history.  

 

Staff has reviewed this letter and approves of the proposed stall count of 

92 stalls (4 accessible) based on the developer’s experience with parking 

demand for these uses. If parking issues arise, it appears as though space 

for additional parking stalls is available along the southern lot line if 

necessary. Overflow parking is not allowed on Brentwood Drive or 97
th

 

Plaza. 

 

A copy of this letter is included for review. 

 

F. LANDSCAPING:  The property is within the Gateway Corridor Overlay 

District – Sub Area Secondary Overlay and is subject to design review. 

Also, an existing permanent 30-foot wide landscape buffer easement lies 

along the northern edge of the Mayfair commercial area. This easement is 

depicted in the northwest corner of the property on the Preliminary PUD 

Site Plan map. 

 

A draft landscaping plan has been submitted with the Preliminary PUD 

Site Plan map set. This plan is still under review however review will be 

significantly complete prior to Planning Commission review of the 

Conditional Use Permit (the next step in the approval process), to which 

the landscaping plan will be an exhibit. 

 



IV. REVIEW COMMENTS: 
1. Applicant has applied for a Conditional Use Permit (CUP) as a Continuing 

Care Retirement Community, which is a conditional use within the Zoning 

Ordinance. This application is currently under review.  

2. As the subject property is within the Gateway Corridor District and is 

subject to the Architectural and Site Design Guidelines for the Mayfair 

Commons Development, any development on the property will need to go 

through the City’s building and site design approval process. The resulting 

building design documentation will be included within the CUP as an 

exhibit. 

 

V. STAFF RECOMMENDATION – PRELIMINARY PUD SITE PLAN: 
Staff recommends approval of the Preliminary PUD Site Plan map contingent on 

the finalization of the landscaping plan prior to City Council approval of the Final 

PUD Plan. 

 

VI. ATTACHMENTS TO REPORT: 
1. Vicinity Map 

2. Parking justification letter 

3. Draft Preliminary PUD Site Plan map set 

 

VII. COPIES OF REPORT TO: 
1. Ryan Young, Nelson Construction & Development 

2. Douglas L. Lash, L & B Properties, LLC 

3. Scott Hunt, Olsson Associates 

4. Public Upon Request 

 

 

 

     __________________________________________ 

     Prepared by 

 

     __________________________________________ 

     Community Development Director  Date 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

\I:\Community Development\Planning Department\Planning Commission\Staff Reports\15memos\2015-PUD-02 - Good Neighbor Care.doc 

cdintern
Typewriter
07/10/2015

cdintern
Typewriter

cdintern
Typewriter



S 9
7th

 Pl
z

Idora S
t

Brentwood Dr

Hillcrest Plz

S 9
9th

 St

Robin Plz

S 9
7th

 Cir

Henry Cir

S 9
8th

 Pl
z

Giles Rd

S 9
6th

 St

Project Vicinity Map
Good Neighbor Senior Living

5-8-2015
CSB

° 0 100 20050
Feet

Giles RdPortal Rd

S 9
6th

 St

Giles Rd

S 1
08

th
 St



F:\Projects\015-0483\Documents\Entitlements\L-Parking Justification (Revised)_2015.07.08.doc 

 
2111 South 67th Street, Suite 200 TEL 402.341.1116 
Omaha, NE 68106 FAX 402.341.5695 www.olssonassociates.com 

 
 
 
 
 
 

July 8, 2015 

 

City of LaVista 
Attn: Christopher Solberg, AICP, City Planner 
8116 Park View Blvd. 
LaVista, NE 68128-2198 
 

RE: Good Neighbor Senior Living Facility 
 Lot 2, Mayfair 2nd Addition Replat Five 
 Parking Justification (REVISED) 

LaVista, NE 

 
Mr. Solberg, 
 
On behalf of the Developer, we are submitting this letter as a response to the parking justification 

reduction. In order to validate these assumptions we have taken a look at the numbers from the most 

recent development as well as the historical data from the operating history. It is our opinion that the 

true number of parking spaces needed are as follows. Additionally it is important to remember that for 

the Memory Care and Assisted Living units the majority of the spaces are used by visitors and not the 

residents themselves. 

 
The proposed property is setup to Staff 25 employees on its largest shift. There are currently 99 units 
planned. The unit breakdown per use is 24 Memory Care, 50 Assisted Living, and 25 Independent Living. 
The bedroom to unit break down is listed below: 

Memory Care has 28 beds/residences within 24 Units (4 Companion Suites; 20 Studios). 
Assisted Living has 62 beds within 50 Units (12 two bedroom Units; 38 one bedroom Units). 
Independent Living has 31 beds within 25 Units (6 two bedroom Units; 19 one bedroom Units). 

 

Type of unit Required Parking Requested Parking 

Memory Care 1 space per 3 beds – 10 spaces  1 space per 4 residence – 7 spaces 

Assisted Living 1 space per unit – 50 spaces  1 space per 3 beds – 21 spaces 

Independent Living 1 space per bedroom – 31 spaces  1 space per 1.5 units – 17 spaces 

No. of staff on largest shift 25  25  

Total Number of Spaces 116 

 

Total: 70 needed 

92 (18 garage + 74 surface) provided 

   
 

Should you require further information or have any other questions. Please feel free to contact me at 
402-458-5645 or nbuss@olssonassociates.com.  
 
Sincerely, 

 
Nathaniel Buss, PE 
Olsson Associates 
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LANDSCAPE TABULATIONS

KEY QTY. BOTANICAL NAME COMMON NAME PLANTING
METHOD

SIZE @
PLANTING SPACING MATURE

HEIGHT
MATURE
SPREAD REMARKS

 DECIDUOUS TREES

DA 18 GYMNOCLADUS DIOICA 'ESPRESSO-JFS' ESPRESSO KENTUCKY COFFEE TREE B&B 6' CLUMP AS SHOWN 50' 35'

DB 7 GLEDITSIA TRIACANTHOS VAR. INERMIS 'SHADEMASTER' SHADEMASTER HONEYLOCUST B&B 6' CLUMP AS SHOWN 50' 35'

 CONIFEROUS TREES

CA 5 PINUS FLEXILIS 'VANDERWOLF'S PYRAMID' VANDERWOLF'S LIMBER PINE B&B 6' HT. AS SHOWN 20' 10'

PLANT SCHEDULE

PLANT NOTES

LANDSCAPE REGULATIONS - CITY OF LA VISTA SITE KEY NOTES

LEGEND

WARRANTY CHART
SUBSTANTIAL COMPLETION DATE DURATION WARRANTY EXPIRATION

DECEMBER 19 MONTHS JULY

JANUARY 18 MONTHS JULY

FEBRUARY 17 MONTHS JULY

MARCH 16 MONTHS JULY

APRIL 15 MONTHS JULY

MAY 14 MONTHS JULY

JUNE 13 MONTHS JULY

JULY 12 MONTHS JULY

AUGUST 12 MONTHS AUGUST

SEPTEMBER 12 MONTHS SEPTEMBER

OCTOBER 12 MONTHS OCTOBER

NOVEMBER 12 MONTHS NOVEMBER




