
HASTINGS PLANNING COMMISSION

A meeting of  the Hastings Planning Commission has been scheduled for Monday, October 23, 
2017 at 4:00 PM in the City Building, 220 North Hastings Avenue.

AGENDA:

1. Call to Order
 

2. Roll Call
 

3. Pledge of Allegiance
 

4. Motion to adopt the current agenda for the Planning Commission Meeting
 

5. Public  Notice   ­  Official  Notice  of  the  Regular  Meeting  was  published  in  the  Hastings 
Tribune on Friday  , October 13, 2017. Pursuant  to Nebraska Revised Statute Section 84­
1412,  the  public  is  advised  that  a  copy  of  today’s  agenda  and  all  reproducible  written 
material which will  be discussed at  today’s meeting  is  located at  the back of  the Council 
Chambers. Also, a current copy of the Nebraska Open Meetings Act is posted on the south 
wall of the Council Chambers which is accessible to members of the public.

 

6. Approval of Minutes
 

  a. Minutes of the October 16, 2017 meeting to be considered at the November 20, 2017 
regular meeting.

 

7. Special Order of Business
 

8. Unfinished Business
 

  a. Continued Applications ­ None
  b. Tabled Applications
  i. A Conditional Use Permit for a Bed and Breakfast use at 827 North Lincoln Avenue at 

the  request  of  applicant  Joan  Shaw  for  Resolution  No.  2017­043,  more  particularly 
described as the East 156 feet and South 82 feet of Block 6, Alexander's First Addition 
to the City of Hastings, Adams County, Nebraska.

  c. Postponed Applications ­ None
  d. Unfinished Applications ­ None
 

9. Public Hearings.
 

  a. 2017­042.     Public hearing to consider an addition to the City of Hastings by final plat 
for Shadow Ridge 7th Addition, located in the Northwest Quarter (NW1/4) of Section 
36, Township 8 North, Range 10 West of the 6th P.M., Adams County, Nebraska 
containing 9.13 acres more or less.
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  b. 2017­038.     Public hearing on the request of Alan M. Anderson for Ordinance No. 

4529, a zoning change from "A­Agricultural" to "R­1 Single­family Residential" for 
Shadow Ridge 7th Addition to the City of Hastings, Adams County, Nebraska, and an 
adjacent unplatted parcel comprising 0.93 acres located in the Northwest Quarter of 
Section 36, Township 8 North, Range 10 West of the 6th P.M., Adams County, 
Nebraska. 

 

10. Subdivisions
 

11. Reports
 

  a. Committee Reports
  b. Chairman Comments
  c. Staff Reports
 

Adjourn



Department: Development Services
Staff Contact: Donald Threewitt
Planning Commission Meeting Date: 10/23/2017
File No: 2017-033
Prepared By: Donald Threewitt, Development Services Director
 

AGENDA ITEM SUMMARY SHEET
 
Description of Item:
Reconsideration of a Conditional Use Permit for a Bed and Breakfast use at 827 North Lincoln 
Avenue, more particularly described as the East 156 feet and South 82 feet of Block 6, Alexander's 
First Addition to the City of Hastings, Adams County, Nebraska.
 
Names of People/Business affected by this action:
The applicant, the neighbors, the people of Hastings and the City.
 
Why Planning Commission action is required:
The Planning Commission shall hold a public hearing to review the required submission 
documents of each application for a conditional use to assure that the proposed development will 
integrate compatibility with existing land uses and with permitted uses that may be established 
within any area to be affected by the proposed development.

No conditional use design may be approved which will have a permanent negative impact on those 
items listed below substantially greater than that anticipated from the development permitted 
without a conditional use (34-302).
 
Type of action requested:
Motion
 
Suggested motion:
Motion to recommend approval for Resolution 2017-043, a Conditional Use Permit for a Bed and 
Breakfast use at 827 North Lincoln Ave subject to the following conditions: 1. The bed and 
breakfast shall be operated and maintained in a manner that preserves the character and integrity of 
the neighborhood; 2. The bed and breakfast shall be occupied by the owner as his or her principal 
residence; 3. The home shall not be used by the public or paying guests for the hosting of 
receptions, private parties, or the like; 4. Any meals provided and any amenities connected with the 
guest rooms shall be solely for the use of the owner, the owner's immediate family and the owner's 
registered guests; 5. There shall be no separate kitchen facilities for guests; 6. A person who does 
not reside at the home shall not be employed to assist in the conduct of the bed and breakfast 
except for such assistance as a maid, housekeeper, etc.; 7. The bed and breakfast shall comply with 
all other provisions of the zoning district in which it is located; 8. Only two (2) rooms within the 



dwelling unit, as designated on the plans provided to the City, shall be used for guest rooms; 9. No 
more than three (3) guests shall be allowed per room; 10. Smoke detectors and carbon monoxide 
detectors shall be located as required by the building code in effect at the time of adoption of this 
resolution; 11. A fire escape plan shall be developed and displayed for and in each guest room; 12. 
Four (4) off-street parking spaces shall be provided on site. A cross-access agreement shall be 
completed with the abutting property owners to the north, and filed with the Register of Deeds of 
Adams County; 13. The owner shall keep a register in which the names and addresses of every 
person to whom a room is let, the date on which the room was let, the correct designation of the 
room let, and the number of occupants assigned to the room. No page shall be disposed of until 
two years after the date of the most recent entry recorded on it in the register. The register shall be 
available for inspection by the Development Services Department upon request; 14. One (1) non-
illuminated wall mounted sign not to exceed 6 square feet in area shall be allowed; 15. The Owner 
shall contact the Development Services Department annually to confirm continued use of the 
property as a Bed and Breakfast.
 
Deadlines associated with action:
This item is scheduled to be heard at the next regular meeting of the City Council on November 
13, 2017.
 
Department head comments:
The Commission shall require the applicant to produce satisfactory evidence of compliance with 
both the general and applicable specific standards set forth for this conditional use. The 
Commission may recommend and the Council may impose any conditions they deem reasonable 
and necessary to protect the public health, safety and welfare, and to meet the planning goals set 
forth in the City's Comprehensive Plan.
 
Pertinent Facts of the Case.

The subject property is zoned "R-1 Single-family Residential," and the future land use plan calls 
for “Urban Residential” in the area. Surrounding zone districts and uses are as follows:

North: R-1 Single-family Residential, developed residential use 
South: R-1 Single-family Residential, developed residential use
East: R-1 Single-family Residential, developed residential use
West: R-3 Multiple-family Residential, developed residential use

A public hearing was conducted at the October 16, 2017 regular meeting of the Hastings Planning 
Commission. Draft minutes are available in the Development Services office for review. A motion 
to table the item was adopted by a vote of 4-1.

In April 2017, the City Council approved Resolution No. 2017-12, a Conditional Use Permit for a 
Bed and Breakfast use for the same applicant at 751 North Lincoln Avenue. The permits are 



attached to the property, not the owner or applicant.  The applicant did not purchase said property, 
and is now seeking approval for the subject property. The property owners at 751 N. Lincoln have 
requested the former permit be rescinded.

Small town and rural bed and breakfasts get most of their business on the weekends and in the 
vacation season of April through September. Oftentimes the rural B&Bs serve as a weekend 
getaway. The average occupancy rate is 43.7% and the average daily rate is $150.00 (SBDC, 
AHLA). 

The underlying zone district will remain “R-1 Single-family Residential," and any long-term 
occupancy is prohibited as the use would be classified as a "Rooming house."

General Standards.

In order to permit the use, the applicant shall show that the general impacts for a conditional use 
are not greater than that anticipated from a typical “R-1 Single-family Residential” use.

Generally a use may not exceed the impacts anticipated in the base zone district regarding: 

A. Pedestrian and vehicular traffic circulation and safety. 

The site contains a 2-stall detached garage, a 2-space concrete parking pad, and a 140’ gravel 
driveway, of which 65’ is shared with the adjacent property to the north. The site provides for four 
(4) total existing off-street parking spaces, which satisfies the minimum requirement for a two-
room bed and breakfast (4 off-street spaces required). 2 additional parking spaces may be situated 
in the driveway, totaling 6 available off-street spaces. No additional parking spaces or 
reconfiguration of parking is warranted or contemplated. The drive approach is a shared driveway, 
with approximately 50% of the driveway situated on the subject property. There are an additional 
three (3) on-street spaces adjacent to the property frontage, and parking on Lincoln Avenue is 
restricted to the west side of the street. At peak usage, traffic generation from the proposed use will 
not exceed that of a single-family residence, generally ranging from 2-4 vehicles and 6 vehicles at 
a maximum. Routine traffic generation while at full occupancy is estimated to be 2-3 vehicles 
daily.

The sidewalk is a chevron-patterned brick, which shows signs of heaving and may be a concern for 
pedestrian circulation over time, but is currently in acceptable condition. The home is set back 77’ 
from the sidewalk, therefore guest circulation in and around the site is unlikely to impact the public 
pedestrian space. Ultimately, the site adequately addresses concerns related to traffic and 
pedestrian circulation.

B. Reasonable and economic extension of public utilities and facilities.



The site is fully developed with no new utility extensions planned or contemplated. The service to 
the property is adequate for the proposed activity.

C. Noise, fumes, dust or other environmental pollution.

No pollutants, noise, or other environmental impacts are expected or generally associated with the 
proposed use. Generally, bed and breakfast uses have the potential to create minor environmental 
concerns related to noise and light pollution. Specific Condition No. 3 prohibits receptions, private 
parties, or other gatherings which would generate excessive noise. Additional exterior lighting of 
the property is not planned, and the structure’s setback and configuration makes offsite light-fall 
unlikely. 

D. The maintenance of logical and efficient development patterns and land use mixtures. 

This is a mixed-use area with Single-family, Multi-family, commercial and home occupation uses 
within a ¼ mile radius. The subject block includes Single-family, Multi-family and home 
occupation uses. An additional compatible use would not negatively impact the character of the 
neighborhood.

E. The maintenance of property values in accordance with established and permitted land uses.

The proposed use is not anticipated to affect property values--positively or negatively, in the 
vicinity. 

The following statement is from Peter Scherman, a nationally-recognized realtor and market 
analyst specializing in B&B's: "There are no existing, comprehensive studies that show the impact 
a B&B can have on a neighborhood, especially on property values. Such an endeavor would be a 
long term, gargantuan task to gather the information and would require enormous amounts of 
historical research. The evidence, however, is empirical and widespread. B&Bs are generally the 
nicest house on the block and serve to cause the neighbors to want to bring their own property up 
to comparable snuff, thus improving the neighborhood generally and property values specifically." 

Of the estimated 17,000 bed and breakfasts registered in the U.S., a majority of the properties are 
valued higher than the immediate neighborhood, and the remainder have values that align with the 
immediate neighborhood. There is no evidence of this use diminishing neighboring property 
values.

Specific Standards. 

The applicant shall demonstrate that the specific impacts for a Bed and Breakfast use are 
adequately mitigated. Staff has reviewed the application and it generally complies with the specific 
conditions listed for a Bed and Breakfast under Hastings City Code 34-404(14). The specific 



criteria listed in Section 34-404(14) are recommended as conditions to the permit, which may be 
inspected during annual re-validation.

1. The bed and breakfast shall be operated and maintained in a manner that preserves the character 
and integrity of the neighborhood;
 2. The bed and breakfast shall be occupied by the owner as his or her principal residence; 
3. The home shall not be used by the public or paying guests for the hosting of receptions, private 
parties, or the like; 
4. Any meals provided and any amenities connected with the guest rooms shall be solely for the 
use of the owner, the owner's immediate family and the owner's registered guests; 
5. There shall be no separate kitchen facilities for guests; 
6. A person who does not reside at the home shall not be employed to assist in the conduct of the 
bed and breakfast except for such assistance as a maid, housekeeper, etc.; 
7. The bed and breakfast shall comply with all other provisions of the zoning district in which it is 
located; 
8. Only two (2) rooms within the dwelling unit, as designated on the plans provided to the City, 
shall be used for guest rooms; 
9. No more than three (3) guests shall be allowed per room; 
10. Smoke detectors and carbon monoxide detectors shall be located as required by the building 
code in effect at the time of adoption of this resolution; 
11. A fire escape plan shall be developed and displayed for and in each guest room; 
12. Four (4) off-street parking spaces shall be provided on site. A cross-access agreement shall be 
completed with the abutting property owners to the north, and filed with the Register of Deeds of 
Adams County; 
13. The owner shall keep a register in which the names and addresses of every person to whom a 
room is let, the date on which the room was let, the correct designation of the room let, and the 
number of occupants assigned to the room. No page shall be disposed of until two years after the 
date of the most recent entry recorded on it in the register. The register shall be available for 
inspection by the Development Services Department upon request; 
14. One (1) non-illuminated wall mounted sign not to exceed 6 square feet in area shall be allowed; 

Additional Condition.

An additional condition is suggested in order for the Development Services Department to 
maintain an adequate record of active Conditional Use permits: 
15. The Owner shall contact the Development Services Department annually to confirm continued 
use of the property as a Bed and Breakfast.

Conclusion.

The applicant has complied or agreed to comply with each of the specific conditions and the 
additional condition listed above. Prior to guest occupancy, the applicant shall have the premises 



inspected by the building official and the fire prevention officer.

In order to recommend approval of the Conditional Use Permit to City Council, Commissioners 
shall find that each of the general standards and each of the specific standards for the proposed use 
have been adequately addressed. If all standards are addressed, it is appropriate to conclude that 
the proposed use will not have a “permanent negative impact” that would be “substantially greater” 
than a by-right single-family use, and the Commission is compelled to recommend approval. 
 
Recommendation:
Staff supports a recommendation to approve Resolution 2017-043 for a Bed and Breakfast use at 
827 N. Lincoln Avenue, subject to the conditions outlined above.
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Department: Development Services
Staff Contact: Donald Threewitt
Planning Commission Meeting Date: 10/23/2017
File No: 2017-042
Prepared By: Donald Threewitt, Development Services Director
 

AGENDA ITEM SUMMARY SHEET
 
Description of Item:
Public hearing to consider an addition to the City by final plat for Shadow Ridge 7th Addition to 
the City of Hastings located in the Northwest Quarter (NW1/4) of Section 36, Township 8 North, 
Range 10 West of the 6th P.M., Adams County, Nebraska containing 9.13 acres more or less.
 
Names of People/Business affected by this action:
The applicant, the people of Hastings, and the City.
 
Why Planning Commission action is required:
An addition may become part of the municipality at such time as the addition is approved by the 
legislative body if (a) after giving notice of the time and place of the hearing, the planning 
commission and legislative body both hold public hearings, and (b) the legislative body votes to 
approve the inclusion of the addition and conducts a separate vote to approve the addition. 
 
Type of action requested:
Motion
 
Suggested motion:
Motion to approve the final plat for Shadow Ridge 7th Addition to the City of Hastings, Adams 
County, Nebraska.
 
Deadlines associated with action:
This item is scheduled to be considered at the next regular meeting of City Council on November 
13, 2017.
 
Department head comments:
This final plat is a revision and refinement of a portion of the Shadow Ridge 7th Addition 
Preliminary Plat which was approved by Planning Commission on August 21, 2017, and City 
Council on September 11, 2017.

Current Zoning: "A- Agricultural"
Proposed Zoning: "R-1 Residential"



Comp Plan: The future land use designation in Imagine Hastings calls for Suburban Residential.

Surrounding Land Uses are:
North: Adams County Agricultural uses, zoned "A-Agricultural."
South: Agricultural and rural residential uses, zoned "R-1 Single Family Residential;"
East: Developed residential uses, zoned "R-1 Single Family Residential;"
West: Adams County Agricultural uses, zoned "A-Agricultural."

Subdivision Standards: This plat is an Addition to the corporate limits of the city. The applicant 
has worked with city staff in the overall design and layout, which culminated in this submission. 
Recommendations from multiple city departments have been incorporated, and all issues have 
been addressed.
 
Recommendation:
Staff recommends Planning Commission to approve the final plat for Shadow Ridge 7th Addition 
to the City of Hastings.
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Department: Development Services
Staff Contact: Donald Threewitt
Planning Commission Meeting Date: 10/23/2017
File No: 2017-038
Prepared By: Donald Threewitt, Development Services Director
 

AGENDA ITEM SUMMARY SHEET
 
Description of Item:
Public hearing on the request of Alan M. Anderson for Ordinance No. 4529, a zoning change from 
"A-Agricultural" to "R-1 Single-family Residential" for Shadow Ridge 7th Addition to the City of 
Hastings, Adams County, Nebraska, and an adjacent unplatted parcel comprising 0.93 acres 
located in the Northwest Quarter of Section 36, Township 8 North, Range 10 West of the 6th P.M., 
Adams County, Nebraska. 
 
Names of People/Business affected by this action:
The applicant, the people of Hastings, and the City.
 
Why Planning Commission action is required:
Amendments to the zoning map shall be heard by the Planning Commission, who will then submit 
a recommendation to the City Council for action. 
 
Type of action requested:
Ordinance
 
Suggested motion:
Motion to recommend approval for a zoning change from "A-Agricultural" to "R-1 Single-family 
Residential" for Shadow Ridge 7th Addition and said adjacent parcel.
 
Deadlines associated with action:
This item is scheduled to be heard at the next regular meeting of City Council on November 13, 
2017.
 
Department head comments:
This is a zoning change request associated with the Shadow Ridge 7th Addition, and includes an 
adjacent unplatted parcel west of Shadow Ridge Subdivision in order to maintain consistency in 
the zoning districts. The future land use plan calls for "Suburban Residential" and the proposed "R-
1 Single-family Residential" zoning conforms to adjacent development in the area. 
 
Recommendation:



Staff supports an affirmative recommendation for Ordinance No. 4529,.a zoning change for 
Shadow Ridge 7th Addition and the adjacent parcel. 
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