
 
 

PLANNING COMMISSION AGENDA 
August 17, 2020 - 5:00 PM 

City Council Chambers, 400 East Military Avenue, Fremont NE 
 

ZOOM MEETING INFORMATION 

1. Join Zoom Meeting 
https://zoom.us/j/94052611283?pwd=N3V3QU5yUDZFSzBZVHJKSlhFd29wUT09 
 
Meeting ID: 940 5261 1283 
Passcode: 977467 
One tap mobile 
+13462487799,,94052611283# US (Houston) 
+16699009128,,94052611283# US (San Jose) 
 
Dial by your location 
        +1 346 248 7799 US (Houston) 
        +1 669 900 9128 US (San Jose) 
        +1 253 215 8782 US (Tacoma) 
        +1 312 626 6799 US (Chicago) 
        +1 646 558 8656 US (New York) 
        +1 301 715 8592 US (Germantown) 
Meeting ID: 940 5261 1283 
Find your local number: https://zoom.us/u/acZA4CSrXk 

EnterTextHere 

ROLL CALL 

DISCLOSURE OF EX PARTE COMMUNICATION REGARDING ANY ITEM ON THE AGENDA 

CONSIDERATION OF MINUTES 

1. Dispense with the reading and approve the minutes of the July 20, 2020 Meeting as 
prepared 

PUBLIC HEARINGS 

2. A request by Jerry Nelson on behalf of PCD, LLC, also known as Sid Dillon Chevrolet, for 
a Conditional Use Permit to expand a Non-standard Use to construct a canopy over the 



existing sales lot north of the main building on property legally described as Lot 4 
Heartland Addition, generally located at 2405 N. Luther Rd. 

3. A request by Jerry Nelson on behalf of SCD, LLC, also known as Sid Dillon Chevrolet, for 
a Conditional Use Permit to expand a Non-standard Use to construct a canopy over the 
existing sales lot east of the main building on property legally described as Lot 5 Heartland 
Addition, generally located at 2500 E. 23rd St. 

4. A request by Stephen Dodd on behalf of RD Leasing, LLC for the Howard Court 
Preliminary Plat consisting of 16 lots on property legally described as Lot 3, Morningside 
Industrial Park Subdivision, generally located north Morningside Rd and west of Howard 
Street. 

5. A request by Stephen Dodd on behalf of RD Leasing, LLC for the Howard Court Final Plat 
consisting of 16 lots on property legally described as Lot 3, Morningside Industrial Park 
Subdivision, generally located north Morningside Rd and west of Howard Street. 

ADJOURNMENT 

 
THIS MEETING WAS PRECEDED BY PUBLICIZED NOTICE IN THE FREMONT TRIBUNE, THE AGENDA 
DISPLAYED IN THE LOBBY OF THE MUNICIPAL BUILDING AND POSTED ONLINE AT 
WWW.FREMONTNE.GOV IN ACCORDANCE WITH THE NEBRASKA OPEN MEETINGS ACT, A COPY OF 
WHICH IS POSTED CONTINUALLY IN THE COUNCIL CHAMBERS FOR PUBLIC INSPECTION, AND SAID 
MEETING IS OPEN TO THE PUBLIC.  A COPY OF THE AGENDA WAS ALSO KEPT CONTINUALLY CURRENT 
AND AVAILABLE TO THE PUBLIC IN THE OFFICE OF THE DEPARTMENT OF PLANNING, 400 EAST 
MILITARY AVENUE.  THE PLANNING COMMISSION RESERVES THE RIGHT TO ADJUST THE ORDER OF 

ITEMS ON THIS AGENDA. 



 

 

PLANNING COMMISSION MINUTES 
July 20, 2020 

5:00 p.m.  Meeting 
 

 
Vice Chairman Marty Gifford called the regular meeting to order at 5:00 p.m. He stated 
that a copy of the Open Meetings Act is posted continually for public inspection located 
near the entrance door by the agendas. Roll call showed Vice Chairman Gifford and 
Commissioners, Nielsen, Landholm, Lathrop, Borisow, Carlson, Sawyer and Hories 
present.  Chairman Dev Sookram was absent. Eight Commissioners present – a quorum 
was established.   
 
Vice Chairman Gifford read the item: disclosure of Ex Parte communication regarding any 
item on the agenda into the record.  None of the commissioners disclosed any ex parte 
contacts. 
 
Vice Chairman Gifford read the item: dispense with the reading of the minutes of the June 
15, 2020 Planning Commission meeting as prepared. Commission Borisow made a 
motion to recommend approval, Commission Sawyer seconded the motion.  By a roll call 
vote, Borisow, Gifford, Lathrop, Nielsen, Carlson, Sawyer, Horeis and Landholm voted in 
favor. The motion carried 8-0. 
 
Vice Chairman Gifford read the item: A request by Heather Carver for amendment to the 
Morningside Road Redevelopment Plan for the RD Leasing Redevelopment Project, 
generally located at the northwest corner of Morningside Drive and Howard Street. 
Planning Director Jennifer Dam presented her staff report.  Vice Chairman Gifford opened 
the public hearing.  One person spoke in favor of the amendment.  Vice Chairman Gifford 
closed the public hearing. Commissioner Borisow made a motion to recommend 
approval, Commissioner Horeis seconded the motion.  By a roll call vote Borisow, 
Landholm, Lathrop, Nielsen, Carlson, Gifford, Sawyer, and Horeis voted in favor. The 
motion carried 8-0.  
 

Vice Chairman Gifford read the item: A request by Rod and Cyndy Koerber and Chris 
Menn for a Conditional Use Permit for a camp ground on property generally located at 
the Rod & Gun Club, 867 County Rd. 19 areas 5 and 8A. Planning Director Jennifer Dam 
presented her staff report. Vice Chairman Gifford opened the public hearing.   Having no 
Public comment or discussion, Vice Chairman Gifford closed the public hearing.  
Commissioner Sawyer made a motion to recommend approval.  Commissioner Carlson 
seconded the motion. By a roll call vote Nielsen, Lathrop, Sawyer, Borisow, Landholm, 
Gifford, Carlson and Horeis voted in favor.  Motion carried 8-0.  
 
 
Vice Chairman Gifford read the item: A request by Lyman Richey Corp. for a Conditional 
Use Permit for soil excavation on approximately 51 acres of property in Section 36, T17N 
R8E and Section 25N, T17N, R8E generally located south of Old Highway 275, south of 
the Union Pacific railroad track, north of Hills Farm Road and west of a line extended from 



 

 

Luther Road to the north.  Planning Director, Jennifer Dam presented her staff report. 
Vice Chairman Gifford opened the public hearing. Having no Public comment or 
discussion Vice Chairman Gifford closed the public hearing. Commissioner Nielsen made 
a motion to recommend approval of the Conditional Use Permit, Commissioner Sawyer 
seconded the motion.  By a roll call vote, Gifford, Sawyer, Nielsen, Lathrop, Landholm, 
Borisow, Carlson, and Hories voted in favor of the motion.  The motion carried 8-0. 
 

Vice Chairman Gifford read the item: A request by David C. Mitchell on behalf of Carroll 
and Mary Hasemann for a Change of Zone from R, Rural to GC, General Commercial on 
property located in the SW1/4 of the SW1/4 of Section 35, T18N, R8E generally located 
northwest of W. County Rd. S and Highway 77 & 275.  Planning Director, Jennifer Dam 
presented her staff report.  Vice Chairman Gifford opened the public hearing.  One person 
spoke in favor of the zoning change.  Vice Chairman Gifford closed the public hearing. 
Commission Sawyer made a motion to recommend approval of the zoning change, 
Commissioner Landholm seconded the motion.  By a roll call vote, Landholm, Lathrop, 
Gifford, Borisow, Horeis, Sawyer, Nielsen and Carlson voted in favor of the motion.  The 
motion carried 8-0. 
 
Vice Chairman Gifford read the discussion item – Draft Request for Proposals (RFP) for 
Comprehensive Plan and Long Range Transportation Plan.  Planning Director Jennifer 
Dam explained she had included the draft in their meeting packets for their review and 
that she would be moving forward with posting the RFP.   
 
Vice Chairman Gifford stated he would entertain a motion to adjourn the meeting.  It was 
moved by Commissioner Landholm and seconded by Commissioner Nielsen to adjourn 
the meeting.  By roll call vote, Nielson, Landholm, Horeis, Sawyer, Lathrop, Borisow,  
Gifford and Carlson all voted in favor of the motion. The motion carried 8-0. Meeting was 
adjourned at approximately 5:43 p.m.  
 

 
APPROVED 

 
 

      _____________________________________  
      Dev Sookram, Chairman 
 
ATTEST 
 
 
________________________________  
Jennifer Dam, Director of Planning  
 
 



Staff Report 

TO:  Planning Commission 

FROM: Jennifer L. Dam, AICP, Planning Director 

DATE: August 17, 2020 

SUBJECT: Request to expand non-standard use at 2405 N. Luther  

Recommendation:  Recommend approval to City Council 

 

Background:   

This is a request to expand a non-standard use by allowing a canopy structure to be 

constructed to cover the cars on display in the sales parking lot at Sid Dillon Chevrolet.  

There are two requests as the parcels for the dealership are under two different Limited 

Liability ownerships. This request is for the northern lot, for a 92,070 square foot 

canopy. 

Sid Dillon has constructed similar canopy structures to cover their auto inventory in 

Lincoln and in Blair. The purpose of the canopy is to reduce the risk of hail damage to 

the vehicles and to provide a better shopping environment for their customers. 

The current parking lot is non-standard with respect to setbacks and landscaping.  The 

proposed structure will be within the required setbacks.  The applicant is requesting that 

the existing conditions with regard to parking and landscaping be allowed to continue. 

The proposed structure can be considered an extension of the structure of the parking 

lot. 

The property is zoned GC, General Commercial. Auto sales are a permitted use in the 

GC zoning district. 

The property is developed with 100 percent impervious surface. The proposed 

expansion will not increase the amount of impervious coverage. The drainage is 

designed to predominately flow to the grassy area and detention cell to the west, which 

is under the same ownership as this parcel. 

11-324-04 allows the granting of a Conditional Use Permit to expand a non-standard 

use provided that a decrease in the minimum requirements would not adversely affect 

the surrounding area and that the decrease is necessary to allow the structure to be 

enlarged, extended, structurally altered, converted, or reconstructed. 

 This will not adversely impact the surrounding area. 



11-324-04 requires specific consideration of the effects on adjacent property, safety, 

traffic, or city utility service needs, the density of land use zoning for the subject property 

and adjacent property and the economic impact for the city. 

 The proposal will not negatively impact adjacent property, safety, traffic or 

service needs. The proposal is not impacting the density of land use.  The 

proposed canopy will provide an economic benefit to the applicant and will 

increase the City’s tax base. 

The criteria established for approval in 11-316-05(B) are addressed below: 

 The proposed expansion will not undermine an adopted plan. 

 The proposed expansion is compatible with the surrounding land uses. 

 The conditional use will not use a disproportionate share of public services. 
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Rendering of Proposed Canopy



Canopy in Blair



 

Sid Dillon Canopy in Lincoln 



Staff Report 

TO:  Planning Commission 

FROM: Jennifer L. Dam, AICP, Planning Director 

DATE: August 17, 2020 

SUBJECT: Request to expand non-standard use at 2500 E. 23rd St  

Recommendation:  Recommend approval to City Council 

 

Background:   

This is a request to expand a non-standard use by allowing a canopy structure to be 

constructed to cover the cars on display in the sales parking lot at Sid Dillon Chevrolet.  

There are two requests as the parcels for the dealership are under two different Limited 

Liability ownerships. This request is for the southern parcel, for a 27,216 square foot 

canopy. 

Sid Dillon has constructed similar canopy structures to cover their auto inventory in 

Lincoln and in Blair. The purpose of the canopy is to reduce the risk of hail damage to 

the vehicles and to provide a better shopping environment for their customers. 

The current parking lot is non-standard with respect to setbacks and landscaping.  The 

proposed structure will be within the required setbacks.  The applicant is requesting that 

the existing conditions with regard to parking and landscaping be allowed to continue. 

The proposed structure can be considered an extension of the structure of the parking 

lot. 

The property is zoned GC, General Commercial. Auto sales are a permitted use in the 

GC zoning district. 

The property is developed with 100 percent impervious surface. The proposed 

expansion will not increase the amount of impervious coverage. The drainage is 

designed to predominately flow to the grassy area and detention cell to the northwest. 

The northwest parcel is under the same family ownership as this parcel. 

11-324-04 allows the granting of a Conditional Use Permit to expand a non-standard 

use provided that a decrease in the minimum requirements would not adversely affect 

the surrounding area and that the decrease is necessary to allow the structure to be 

enlarged, extended, structurally altered, converted, or reconstructed. 

 This will not adversely impact the surrounding area. 



11-324-04 requires specific consideration of the effects on adjacent property, safety, 

traffic, or city utility service needs, the density of land use zoning for the subject property 

and adjacent property and the economic impact for the city. 

 The proposal will not negatively impact adjacent property, safety, traffic or 

service needs. The proposal is not impacting the density of land use.  The 

proposed canopy will provide an economic benefit to the applicant and will 

increase the City’s tax base. 

The criteria established for approval in 11-316-05(B) are addressed below: 

 The proposed expansion will not undermine an adopted plan. 

 The proposed expansion is compatible with the surrounding land uses. 

 The conditional use will not use a disproportionate share of public services. 
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Rendering showing both proposed canopies



Canopy in Blair



 

Sid Dillon Canopy in Lincoln 



 

 

 

STAFF REPORT  
 
 

 
TO: Planning Commission 

FROM: Jennifer L. Dam, Planning Director  

DATE: August 17, 2020 

SUBJECT:     Howard Court Subdivision Preliminary Plat 
 

 
Recommendation:  Recommend approval to the City Council contingent upon 
showing sidewalks, revising the setbacks shown on the layout, and receiving grading 
and Municipal Separate Storm Sewer (MS4) permits prior to commencing grading. 
 

Background:  
 
This is a request for a Preliminary Plat consisting of 16 lots for commercial/light 
industrial development 
 
The property is located at the northwest corner of Morningside Road and Howard 
Street. It is zoned LI, Light Industrial. 
 
To the north are rail road tracks then property owned by Gavilon Grain that is zoned 
General Industrial.  The property that is adjacent on the east at the southeast edge is 
developed with a house and is zoned LI, Light Industrial.  The remaining property on 
the east is zoned GI, General Industrial.  The property south of Morningside is zoned 
AR, Auto and UR, Urban Residential.  It is developed with single family residential, a 
large vacant lot and multi-family residential.  The property to the west is zoned R, rural 
and is developed with residential acreages. 
 
The comprehensive plan designates the north side of Morningside for future industrial 
uses. 
 
The proposed 16 lots are accessed by a 575 foot cul-de-sac.  The cul-de-sac is 
shorter than the maximum 800 foot block length. 
 
Section 11-713.02(A) states: “Subdivisions with 30 or more lots, or multifamily 
developments with 50 or more dwelling units, shall provide no less than two access 
points to/from existing streets.” This commercial/industrial development does not meet 
those criteria. 
 
Section 11-713.06 (B)(2) states cul-de-sacs are warranted when: “The cul-de-sac 
street serves no more than 20 lots, or is no more than 600 feet in length, whichever 
results in a shorter street segment.” The cul-de-sac for this commercial/industrial 
development meets this criteria. 
 
The fire chief responded “I have no issues, no comments.” 



 

 

 
The police chief responded “It does not appear that we (the PD) would have any 
issues.” 
 
A traffic study would not typically be required for a subdivision of this size.  Traffic 
studies are typically required only when traffic impacts might require road 
improvements or signalization improvements. During the hearing regarding the 
redevelopment project, however, a couple of council members requested the 
information.  The developer has provided a trip generation study. 
 
The trip generation study compared the trips to be expected from light 
industrial/commercial uses of 94,900 square feet to the trips generated from 300 
residential units.  94,900 is the anticipated gross size of all buildings that could be 
constructed on the proposed lots once the setbacks and required parking areas are 
considered. The Deerfield residential development contains 166 apartments and 118 
single family dwellings. An additional 58 single family and attached single family have 
been approved in Morningside Pointe for a total of 342 residential units on the south 
side of Morningside Road. 
 
The trip generation calculations indicate that a general light industrial development 
would be expected to generate 471 daily trips.  The 300 unit residential 
development(s) would generate 2,857 daily trips- 6 times as many as the light 
industrial development. 
 
The traffic study stated: “Furthermore, estimated peak hour trips for the light industrial 
site were less than 100 total trips for both AM and PM periods, which is typically   
considered the threshold at which governmental agencies will require a traffic impact 
study.” 
 
The study concluded: 

“Based on the trip generation analysis, the following is concluded: 
1. Trip generation for the proposed light industrial commercial site is 
significantly less than a 300 single family unit residential subdivision. 
2. Calculated AM and PM peak hour trips fall below the typical threshold where 
many governmental entities require a traffic impact study. 
3. The number of access points needed to serve the expected trips to and from 
the proposed site will be less than those required for a 300-unit single-family 
residential subdivision.” 

 
The lots exceed the minimum lot size and lot width requirements in the LI zoning 
district. 
 
The City Engineer is reviewing the grading and drainage study, as well as the 
infrastructure plans. Comments are attached. 
 
A “Type C” bufferyard, consisting of a 25 foot buffer with 3 trees and 10 shrubs (8 if 
there is a fence or berm) is required along the west side of the subdivision.  The 
bufferyard landscaping is typically installed at the time of building permits, before the 
certificate of occupancy is granted. That ensures that the plant materials are not 
damaged during the construction process. 



 

 

 
The proposal meets the other requirements of 11-706 of the UDC. 
 
A grading permit and MS4 permit are required prior to commencing grading. 
 
Fiscal Impact: The proposal will add 16 commercial/industrial lots to the tax base 
once the TIF financing expires. 





Memo 
 

To:   Jennifer Dam 
 Director of Planning 
From: David Goedeken, P.E. 
 Director of Public Works/City Engineer 
Topic: Engineering Review 
 Howard Court Addition, Public Improvement Submittals 
Dated: August 11, 2020 
 
I have reviewed the submittals for this Addition.  The plat is for the tract of land bordered by on 
Morningside Road near Howard Street.  The Plans submitted were the, Grading Plans, Utility 
and Public Improvement Layouts, and Drainage Plans and Calculations.   It is my understanding 
that Mr. Dodd has been in contact with the various DU departments for comments and input. 
 

• The plat is located inside city limits.   

• The interior streets in the development will be required to be paved in accordance of 
the UDC.  The recommended width of streets will be 28 feet, as shown on the public 
improvement plans.  There was a traffic study provided in the preliminary phases of the 
application, the study was reviewed and I concur with their recommendations. 

• Storm sewer and drainage plans have been submitted and reviewed.  Preliminary review 
indicates the proposed layout to be satisfactory to city policy and good engineering 
practice.  Due to the flatness of the area they are proposing substantial site storage of 
drainage water.  The runoff will be directed to the north ditch of Morningside Road.  The 
Engineer’s analysis of the drainage will require the City and County to regrade/clean the 
ditch bottom as there has been silting at the bottom which will hamper the free flow of 
water. 

 
Final Comments: 
 

• The submittals received comply with the requirements of the UDC.  The subdivision has 
been laid out by a Licensed Engineer and reviewed by City Staff in numerous 
departments.  The submittal package exceeds the requirements of the UDC.   



ADD 10' UTILITY EASEMENT
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DODGE COUNTY, NEBRASKA
TO THE CITY OF FREMONT

HOWARD COURT ADDITION
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SHEET 7
STORM WATER POLLUTION PROTECTION PLAN (SWPPP)
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3. NDOT Standard Plans and Special Plans
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

                                                                                                                         
 

TECHNICAL MEMORANDUM 

To: Jennifer Dam, Director of Planning, City of Fremont 

From: 

CC: 

Patrick Byrd, PE, PTOE 

Steve Dodd, PE 

Date: July 24, 2020 

Subject: Trip Generation Analysis for Light Industrial Development (Morningside Road) 

 

                                                                                                                         

 

The following technical memorandum details a trip generation study for a proposed light industrial 

development to be located on the northside of Morningside Road and just west of Howard Road. This new 

development is proposed to access Morningside Road via one new cul-de-sac access road (Howard Court). A 

vicinity map indicating the proposed site has been provided as Attachment 1 for your information. Calculated 

trips to and from the sight will be compared to calculated trip generation for a 300 single family unit 

development like the Deerfield residential development currently in the later stages of development on the 

southeast quadrant of the Morningside Road/Howard Road intersection. 

 

The proposed light industrial development is to be comprised of several individual parcels identified 

exclusively to be light industrial commercial use. Building gross floor area for all parcels has been 

conservatively estimated to total 94,900 SF. The ITE Trip Generation Manual 10th Edition (Land Use 110 Light 

Industrial ) was used to estimate for trips to and from the site for Daily, AM Peak, and Peak scenarios (See 

Attachment A). For comparative purposes, trips were also calculated for a 300-unit residential development 

(See Attachment B). It should be noted that trips were generated for the peak hour of adjacent roadway, 

which is typical for traffic impact analyses. All calculated entering and exiting trips are summarized in Table 1. 

 

Table 1 Trip Generation Calculations 

 
 

As indicated, trips generated for a 300-unit residential development significantly exceed those expected for 

the proposed light industrial site by more than six times for daily trips, three times for AM peak hour trips, and 

Unit Rate Unit Rate In Out In Out Total Inbound Outbound Total Inbound Outbound

110
General Light

Industrial
94,900 SF 1,000 SF 0.70 1,000 SF 0.63 88% 12% 13% 87% 66 58 8 60 8 52

154 134 19 139 22 117

210

Single-Family

Detached 

Housing

300 Units 1 Unit 0.74 1 Unit 0.99 25% 75% 63% 37% 222 56 167 297 187 110

156 237

234.2% 396.8%% Increase of Residential Land:

Example Development Along Morningside Drive

ITE Land

Use Code
Usage Size

AM Trip Generation

AM

Directional

Distribution

AM Trips

471

PM Trip Generation PM Trips

Net Increase of Residential Land Use:

PM

Directional

Distribution

Total:

Daily Trips

Proposed Site Along Morningside Drive

2857
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nearly five times for PM peak hour trips. Furthermore, estimated peak hour trips for the light industrial site 

were less than 100 total trips for both AM and PM periods, which is typically considered the threshold at 

which governmental agencies will require a traffic impact study. 

 

Based on the trip generation analysis, the following is concluded: 

 

1. Trip generation for the proposed light industrial commercial site is significantly less than a 300 single 

family unit residential subdivision. 

2. Calculated AM and PM peak hour trips fall below the typical threshold where many governmental 

entities require a traffic impact study. 

3. The number of access points needed to serve the expected trips to and from the proposed site will be 

less than those required for a 300-unit single-family residential subdivision. 

 

If there are any questions regarding this analysis, please call me at 402-9643968 or email me at 

pbyrd@jeo.com. 

 

Attachments: 

 

Attachment 1 Vicinity Map 

Attachment 2 Trip Generation for Proposed Light Industrial Site 

Attachment 3 Trip Generation for a 300-Unit Residential Subdivision 
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Vicinity Map 
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Attachment 2 

 

Trip Generation for Proposed Light Industrial Site 
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General Light Industrial
(110)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 40

Avg. 1000 Sq. Ft. GFA: 49
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

4.96 0.34 - 43.86 4.20

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average RateFitted Curve

Fitted Curve Equation: T = 3.79(X) + 57.96 R²= 0.54

Trip Gen Manual, 10th Edition Institute of Transportation Engineers
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General Light Industrial
(110)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 45

Avg. 1000 Sq. Ft. GFA: 73
Directional Distribution: 88% entering, 12% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

0.70 0.02 - 4.46 0.65

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s

X = 1000 Sq. Ft. GFA

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.74 Ln(X) + 0.39 R²= 0.52

Trip Gen Manual, 10th Edition Institute of Transportation Engineers
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General Light Industrial
(110)

Vehicle Trip Ends vs: 1000 Sq. Ft. GFA
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 44

Avg. 1000 Sq. Ft. GFA: 67
Directional Distribution: 13% entering, 87% exiting

Vehicle Trip Generation per 1000 Sq. Ft. GFA
Average Rate Range of Rates Standard Deviation

0.63 0.07 - 7.02 0.68

Data Plot and Equation

T 
= 
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ip
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s

X = 1000 Sq. Ft. GFA

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.69 Ln(X) + 0.43 R²= 0.52

Trip Gen Manual, 10th Edition Institute of Transportation Engineers
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Trip Generation for 300-Unit Residential Subdivision 
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday

Setting/Location: General Urban/Suburban
Number of Studies: 159

Avg. Num. of Dwelling Units: 264
Directional Distribution: 50% entering, 50% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

9.44 4.81 - 19.39 2.10

Data Plot and Equation
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X = Number of Dwelling Units

Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.92 Ln(X) + 2.71 R²= 0.95

Trip Gen Manual, 10th Edition Institute of Transportation Engineers
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 7 and 9 a.m.

Setting/Location: General Urban/Suburban
Number of Studies: 173

Avg. Num. of Dwelling Units: 219
Directional Distribution: 25% entering, 75% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.74 0.33 - 2.27 0.27

Data Plot and Equation

T 
= 

Tr
ip

 E
nd

s
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Study Site Average RateFitted Curve

Fitted Curve Equation: T = 0.71(X) + 4.80 R²= 0.89
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Single-Family Detached Housing
(210)

Vehicle Trip Ends vs: Dwelling Units
On a: Weekday,

Peak Hour of Adjacent Street Traffic,
One Hour Between 4 and 6 p.m.

Setting/Location: General Urban/Suburban
Number of Studies: 190

Avg. Num. of Dwelling Units: 242
Directional Distribution: 63% entering, 37% exiting

Vehicle Trip Generation per Dwelling Unit
Average Rate Range of Rates Standard Deviation

0.99 0.44 - 2.98 0.31

Data Plot and Equation
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Study Site Average RateFitted Curve

Fitted Curve Equation: Ln(T) = 0.96 Ln(X) + 0.20 R²= 0.92

Trip Gen Manual, 10th Edition Institute of Transportation Engineers

0 500 1,000 1,500 2,000 2,500 3,0000

500

1,000

1,500

2,000

2,500

300

297
292



 

STAFF REPORT  
 

TO: Planning Commission 

FROM: Jennifer L. Dam, Planning Director  

DATE: August 17, 2020 

SUBJECT:     Howard Court Subdivision Final Plat 
 

Recommendation:  Recommend approval to the City Council contingent upon 
showing sidewalks, revising the setbacks to show the landscape buffer area on the 
west side of the layout, and receiving grading and Municipal Separate Storm Sewer 
(MS4) permits prior to commencing grading. 

 
Background:  
 
The proposed final plat is consistent with the preliminary plat.  The following 
comments are essential the same as those for the Preliminary Plat.  
 
The property is located at the northwest corner of Morningside Road and Howard 
Street. It is zoned LI, Light Industrial. 
 
To the north are rail road tracks then property owned by Gavilon Grain that is zoned 
General Industrial.  The property that is adjacent on the east at the southeast edge is 
developed with a house and is zoned LI, Light Industrial.  The remaining property on 
the east is zoned GI, General Industrial.  The property south of Morningside is zoned 
AR, Auto and UR, Urban Residential.  It is developed with single family residential, a 
large vacant lot and multi-family residential.  The property to the west is zoned R, rural 
and is developed with residential acreages. 
 
The comprehensive plan designates the north side of Morningside for future industrial 
uses. 
 
The lots exceed the minimum lot size and lot width requirements in the LI zoning 
district. 
 
A “Type C” bufferyard, consisting of a 25 foot buffer with 3 trees and 10 shrubs (8 if 
there is a fence or berm) is required along the west side of the subdivision.  The 
bufferyard landscaping is typically installed at the time of building permits, before the 
certificate of occupancy is granted. That ensures that the plant materials are not 
damaged during the construction process. 
 
The proposal meets the other requirements of 11-706 of the UDC. 
 
A grading permit and MS4 permit are required prior to commencing grading. 
 
Fiscal Impact: The proposal will add 16 commercial/industrial lots to the tax base 
once the TIF financing expires. 
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