
Bellevue City Council Meeting   ++ Amended Agenda++
Tuesday, November 4, 2025 6:00 PM
Bellevue City Hall
1500 Wall Street
Bellevue, NE 68005

1. PLEDGE OF ALLEGIANCE
2. INVOCATION - Deacon Ted Powell, Church of the Holy Spirit, 1305 Thomas Drive.
3. CALL TO ORDER AND ROLL CALL
4. OPEN MEETINGS ACT - Posted on rear wall of  the Council Chambers
5. APPROVAL OF AGENDA, CONSENT AGENDA, CLAIMS, AND ADVISORY COMMITTEE 
REPORTS: 

a. Approval of the Agenda
b. Approval of the Consent Agenda (Items marked with an (*) are approved where this 
item is, unless otherwise removed)

1. * Approval of the October 21, 2025 City Council Minutes
6. APPROVAL OF THE CLAIMS
7. SPECIAL PRESENTATIONS:  

a. ++Bellevue Food Pantry - Deanna Wagner
8. ORGANIZATIONAL MATTERS:  NONE
9. APPROVED CITIZEN COMMUNICATION:  NONE
10. LIQUOR LICENSES:  NONE
11. ORDINANCES FOR ADOPTION (3rd reading):

a. Ordinance No. 4194: Request to amend Section 5.17, City of Bellevue Zoning Ordinance, 
regarding the allowable multifamily residential density in the -PS, Planned Subdivision 
Overlay. Applicant: Great Lakes Capital. (Planning Director)
b. Ordinance No. 4198:  Request to rezone Lot 1 and Outlot A, Mora Acres, being a platting of 
part of Tax Lots 12 and 13, located in the Southwest ¼ of Section 22, T14N, R13E of the 6th 
P.M., Sarpy County, Nebraska, from AG to RA, and RG-8 for the purpose of residential 
development. Applicant: Orchard Valley, Inc. General Location: 1902 Lola Ave. (Planning 
Director)

1. Small subdivision plat Lot 1 and Outlot A, Mora Acres. 
c. Ordinance No. 4199:  Request to rezone Lot 6, Tiller’s 4th Addition, from BG to RG-8-PS for 
the purpose of multi-family residential development, with site plan approval. Applicant: Ehrhart 
Griffin & Associates.  General Location:  1724 Wilshire Dr. (Planning Director) 

12. ORDINANCES FOR PUBLIC HEARING (2nd reading):  NONE
13. ORDINANCES FOR INTRODUCTION (1st reading):  NONE
14. PUBLIC HEARING ON MATTERS OTHER THAN ORDINANCES:

a. Show Cause Hearing on the Proposed Condemnation at 11320 S. 47th Street Bellevue 
68137. (Chief Building Inspector)

1. Resolution No. 2025-26: Condemning the structure(s) located at 11320 S. 47th Street, 
Bellevue 68137.

b. Show Cause Hearing on the Proposed Condemnation at 1416 Fairfax Road, Bellevue 
68005. (Chief Building Inspector)

1. Resolution No. 2025-27: Condemning the structure(s) located at 1416 Fairfax Road, 
Bellevue 68005.

15. RESOLUTIONS:
a. Resolution 2025-24:  A resolution authorizing the Mayor to sign the Annual Year-End 
Certification of City Street Superintendent Form for 2025, verifying Robert Joseph Riggs as 
the City Street Superintendent from January 1, 2025 to December 31, 2025. (City Clerk)



b. Resolution No. 2025-25: Request the Sarpy County Board of Commissioners to cede 
jurisdiction of Tax Lots 10B and 12C to the City of Bellevue. Applicant: City of Bellevue. 
(Planning Director)

16. CURRENT BUSINESS:
a. * Request approval of the list of applications for hunting waivers, as reviewed and approved 
by Capt. Kurt Stroeher or Sgt. Don Pleiss. (City Clerk)
b. Approve the purchase of Cruiser cameras and body cameras from Motorola Solutions for 
use in the new cruisers and to retrofit older cruisers with the new body cameras, in a price not 
to exceed $76,403.29. (Police Chief)
c. Approve and authorize the Mayor to sign the Agreement with Best Cut Lawn Care to 
replace  the retaining wall at the cemetery, in an amount not to exceed $22,750.00. (Public 
Works Director)
d. Approve and authorize the Mayor to sign the (3) three Acquisition of Temporary Easement 
Contracts with Midwest ROW for Whitted Creek 25th Street Project from Lynnwood to 
Blackhawk for Tracts: 12, 20 & 23, in an amount not to exceed $8,690.00. (Public Works 
Director)
e. Approve and authorize the Mayor to sign the Acquisition of Temporary Easement Contract 
with Midwest ROW for Mission Avenue Reconstruction and Streetscape for Track 9, in an 
amount not to exceed $260.00. (Public Works Director)
f. Approve request and authorize the Mayor to sign the Amendment to the Subdivision 
Agreement for Belle Lago South (SID #325). Applicant: City of Bellevue. (Planning Director)
g. Approve and authorize the Mayor to sign the Third Extension to the Real Estate Broker 
Services Agreement with CBRE for a one-year term beginning December 22, 2025 through 
December 21, 2026. (Administration)
h. Approve and authorize the purchase of the New Ventrac 4520 and accessories in an 
amount not to exceed $54,612.60. (Public Works Director)
i. Approve and authorize the Mayor to sign the Harley-Davidson Police Motorcycle Lease 
Agreement with Dillion Brothers to lease six (6) police motorcycles for a four (4) year term 
ending October 1, 2029, in an amount not to exceed $109,440.00. (Police Chief)
j. ++Approve and authorize the Mayor to sign the Pipeline Easement Agreement with 
Trailblazer CO2 Pipeline, LLC., with City receiving an amount of $25,000.00. (Public Works 
Director)
k. ++Approve and authorize the Mayor to sign the Notice of Award and the Construction 
Agreement with Chas. Vrana & Sons for the construction of the Bellevue Entertainment 
District, Phase I Public Improvement Project, in an amount not to exceed $2,998,559.98 (upon 
receipt of the insurance and bonds by the Public Works Dept). (Public Works Director)

17. ADMINISTRATION REPORTS: Comments must be limited to items on the current Reports 
(October report is attached to packet)
18. CLOSED SESSION:
19. ADJOURNMENT













































































































CITY OF BELLEVUE, NEBRASKA 
AGENDA ITEM COVER SHEET 

11c.

11/4/2025 

COUNCIL MEETING DATE: October 7, 2025 I SUBMITTED BY: Tammi Palm, Planning Director

AGENDA ITEM. CONSENT AGENDA □ SPECIAL PRESENTATION □ 
LIQUOR LICENSE r l ORDTNANCE l✓l PUBLIC HEARTNG □ 
RESOLUTION □ CURRENT BUSTNESS □ OTHER □ 

SUBJECT-

Request to rezone Lot 6, Tiller's 4th Addition, from BG to RG-8-PS for the purpose of multi-family residential 
development, with site plan approval. Applicant: Ehrhart Griffin & Associates. General Location: 1724 Wilshire Dr. 

SYNOPSIS/BACKGROUND: 

Terry Morrison, on behalf of Ehrhart Griffin & Associates, is requesting approval of a rezoning with site plan 
approval for Lot 6, Tiller's 4th Addition, for the purpose of multi-family residential development. The site plan 
shows 80 apartment units in one building that consist of 20 one-bedroom, 39 two-bedroom, 12 three-bedroom, and 9 
four-bedroom apartments. The building will have 4 stories of residential units with a level of underground parking. 
The site plan shows a combined total of 120 parking stalls; 59 surface stalls and 61 lower level parking garage stalls. 
City Council previously approved the redevelopment plan for the use of Tax Increment Financing for this project. 

FISCAL IMPACT::1 
...

. n
_
/a ___ ___ _. 

BUDGETED FUNDS?: 
.... IN_o ______ ....,I GRANTIMATCHTNG FUNDS? I .... N_o _____ ___,

TRACKING INFORMATION FOR CONTRACTS AND PROJECTS: 

IS THIS A CONTRACT?: .... IN_O ______ ...JI COUNTER-PARTY: .... I ______ �
CONTRACT DESCRIPTION· 

CONTRACT EFFECTIVE DA TE: I �---� CONTRACT TERM-I
._------� 

PROJECT NAME: 

START DATE: .... 
I _ __ � END DATE: .... 

I ___ � PAYMENT DATE: .... 
I __ ___ �

CIP PROJECT NAME: CIP PROJECT NAME: 

STREET DISTRICT NAME (S): STREET DISTRICT NUMBER (S): '----;::=====-=--=--=-� 

TNTERLOCAL AGREEMENT: ! .... N_O ___ �

CONTRACT END DA TE: I
..._ 

_____ _. 

INSURANCE REQUTRED: ,__ ____ ___, 

ACCOUNTING DISTRUBUTION CODE: ..._ ___ __, ACCOUNT NUMBER: '--------------------� 

RECOMMENDATION: 

The Plarming Department and Planning Commission are recommending approval of this request. 

ATTACHMENTS: 

l. 
l
pc Recommendation 

4. 
,....._ ____________ __, 

SIGNATURES: 

LEGAL APPROVAL AS TO FORM: 

FINANCE APPROVAL AS TO FORM: 

ADMINISTRATOR APPROVAL AS TO FORM: 

:: r
taff Report :: IOrd. No. 4199 

*REVISED 11/2022





































 

 

 

 

 

 

October 21, 2025 

 

 

To the City Council Members of Bellevue,  

Thank you for considering our perspective regarding the proposed rezone of Lot 6, Tiller's 4th Addition 
(Case #: Z-2506-06) and the related Text Amendment to Section 5.17, Planned Subdivision Overlay. We 
appreciate the opportunity to address the concerns raised by the owners and residents of Freedom 
Village of Bellevue. We have been in communication with the owners since October 2024, sharing 
information regarding our plans and working to address their concerns as we learn of them (although we 
were never offered a chance to meet with the residents of Freedom Village).  Our proposed development 
offers significant benefits to the community. We have observed that unfortunately, the points of 
opposition presented by the owners and residents of Freedom Village are rooted in speculation, fear, and 
perhaps even a bias against families and children, rather than being based on facts and data. Thus, we 
respectfully submit the following fact-based responses to their points. 

Who will live here 
 
First, it is important to provide clarification to the confusion to some definitions that have been used to 
describe the different types of housing.  There are different names for different types of housing and the 
types of residents that housing serves.  The three primary forms of affordable housing are single site 
public housing, Section 8 housing choice vouchers where tenants receive vouchers to subsidize their rent 
that is paid directly to landlords, and single site buildings using the Low-Income Housing Tax Credit 
("LIHTC”, a program established by the Tax Reform Act of 1986, signed into law by President Ronald 
Reagan).   
 
The original establishment of affordable housing was a government-built and owned public housing 
property and operated by a local Public Housing Authority as part of the federal public housing program 
in 1937.  The federal government built and owned public housing buildings that provided housing to 
individuals and families at the very lowest income levels, primarily those in extreme poverty.  These 
projects were famously underfunded and as a result were often poorly operated. The commonly cited 
worst example of Public Housing was Cabrini Green in Chicago, where crime was an issue and the 
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extreme concentration of poverty was prevalent.  This led to a moratorium on all public housing 
programs in 1974.  While public housing exists today, in 2012 the Rental Assistance Demonstration 
(RAD) program was created by HUD as a way to move public housing out of government ownership 
and into the hands of the private market.  The government understood its failures but recognized that the 
market could not produce housing for low-income individuals and families due to investors inability to 
earn a return on their investment. Thus far, the RAD program has been an exciting and highly successful 
program in cities and townships throughout the country. 
 
Section 8 vouchers are available to individuals and families who qualify to use to supplement their out 
of pocket rent payment so that they pay no more than 30% of their income on housing expenses.  These 
are usually referred to as Housing Choice Vouchers because they essentially allow the tenant to choose 
where they want to live.  Tenants can qualify for these vouchers if they make less than 50% of the Area 
Median Income (“AMI”), which for the Omaha metro area is $54,740 for a family of four.  Income 
Limits for all AMI levels and household sizes are attached as Appendix A.   

In 1986, the Low-Income Housing Tax Credit was passed by Congress in a widely bi-partisan fashion. 
This program introduced a public-private partnership whereby the federal government created a funding 
mechanism to provide the necessary equity needed to create or rehabilitate affordable housing.  A 
federal tax credit is issued to developers over a 10-year period for the development of rent restricted 
housing for individuals and families earning no more that 60% of AMI who in turn will pay no more 
than 30% of their income for rent and utilities. (In one variation of the program, which is being used by 
Wilshire Apartments, some residents can earn up to 80% of AMI.) Developers then sell these tax credits 
to corporate entities such as Berkshire Hathaway, Wells Fargo, and U.S. Bank to obtain the upfront 
equity needed for the project. The tax credits are administered at a local level by a state housing finance 
agency.  In Nebraska that agency is the Nebraska Investment Finance Authority or NIFA.   
 
The LIHTC is the most widely used funding mechanism in the country to build affordable housing.  Just 
this year, another successful bi-partisan Congressional effort resulted in an expansion and strengthening 
of the LIHTC program as part of the wider “One Big Beautiful Bill”. We all may believe that Congress 
struggles to agree on much, but Congress certainly does agree that the LIHTC program is a critical tool 
for the production and preservation of safe, affordable rental housing for Americans. In this economic 
environment, affordable housing is workforce housing.  The occasional and unfortunate confusion of the 
Low-Income Housing Tax Credit with the failed public housing projects of decades past unfairly and 
inaccurately associates the highly successful LIHTC program with a completely different federal 
program that it has nothing to do with.  Wilshire Apartments will be a LIHTC housing development, 
not public housing.   
 
Wilshire Apartments will provide rental homes to households who earn between $31,840 and $90,960 
per year. In its 2025 Qualified Allocation Plan, NIFA has incentivized housing a spectrum of income 
levels that includes households earning from 40% of AMI to 80% of AMI. AMI is established annually 
by HUD at the local MSA level using information from the American Community Survey and is 
$109,000 for a family of four in the Omaha-Council Bluffs MSA. Wilshire Apartments will include 
income levels at the following quantities (based on family of four):   
 

8 Units – 40% AMI or up to $43,800 
60 Units – 60% AMI or up to $65,700 
12 Units – 80% AMI or up to $87,600 
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Below is a list of professions in Bellevue that qualify in this income range with citation at the end of this 
letter: 
 
40% AM 

• Janitor/Cleaner:  $37,489 a year. [1] 

• Office Clerk (entry-level):  $42,911. [2] 
• Childcare Worker: approximately $30,305 annually. [3] 
• Administrative Assistant: $38,084 per year. [4] 
• Customer Service Representative: $36,880 per year. [5] 

 
60% AMI 
• Certified Nursing Assistant (CNA): $53,913 annually for full-time. [6] 
• Bus Driver:  $46,674. [7] 
• Dental Assistant:  $45,521. [8] 
• Manufacturing Production Workers: Average salary $39,645 [9] 
• Bookkeeping Clerk: $51,438 [10] 
• Licensed Practical Nurse (LPN):  $53,891 [11] 
• IT Support Specialist (entry-level): $48,688. [12] 

 
80% AMI 
• Software Developer $65,000-$75,000 [13] 
• Nurse Case Manager $62,000-$83,000 per year [14] 
• Kitchen Manager $65,000-$85,000 per year [13]  
• Corporate Tax Accountant $65,000 - $85,000 per year [13] 

A table of maximum rents is listed in Appendix A. These are maximum rents established by HUD 
annually.  An independent market study has been completed to identify what the local market is paying 
for both LIHTC housing and market rate housing.  This market study ensures that developers know what 
LIHTC rents are in that particular target market.  In no instance can a LIHTC building charge more than 
the maximum rent established minus the utility allowance identified in that particular area.  For 
example, if maximum rent is $800 and the utility allowances is $80, then the building can charge no 
more than $720.  But if the local LIHTC rents are lower, then the building will usually charge what is in 
line with the LIHTC market to ensure there is an adequate number of tenants.   
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Our Responses to Claims Made about the Project  

Below we provide responses to claims made by owners and residents of Freedom Village, as well as 
provide data requested by City Council members.   

Children 

Freedom Village neighbors provided letters and made public testimony at the September 2, 2025 City 
Council meeting voicing concern of how many children would be living at Wilshire Apartments.  There 
was an assumption stated that “hundreds of children” would be living next door.  This is no data that 
supports this assumption.   

While no developer of multifamily housing for individuals and families can state with 100% certainty 
how many children will occupy a building prior to leasing, we utilize national and local census data, as 
well as data from other properties (including those managed by the different multifamily property 
managers we have business relationships with) to make data driven predictions. A baseline reasonable 
estimate would be that the average one-bedroom unit will have no children, and units larger than one 
bedroom will have an average of one child per bedroom; this baseline would yield a total of 90 children 
(across all youth ages) living in the building. We then cross check that with estimate with national and 
local data. According to census data[15] approximately 39% of American households include children.  
So national census data would suggest that of the 80 households in Wilshire Apartments, approximately 
31 would include children. Moving to more local data, the 2023 American Community Survey[15] shows 
that the average household with children in Bellevue, Nebraska has 1.36 children per household, 
indicating this building might expect to house around 43 children. Still, national and census data are 
used to ensure we are not underestimating our numbers, and we are planning for 90 (or more) in the 
building – which the building will more than safely house.  

Another common theme in the letters submitted by both the owners and residents of Freedom Village 
was a question about where children will play.  It was speculated that the on-site playground is not 
adequate for the number of children that might live in the building, but this claim is unfounded. It seems 
to be based on the incorrect assumptions that 1) all children will be of a similar age to desire use of the 
playground, and 2) all children who *would* use the playground would be on the playground at the 
same time.  Of the  children living in the building, it is reasonable to assume that those children under 9 
years of age will be the most likely users of the playground, and both experience and common sense 
prove that an on-site playground is never utilized by all children of a building at the same time (no 
different than how Belleaire Elementary School, a few blocks away, has a playground that is not sized to 
accommodate all students at the same time). The playground will be a 1,625 square foot fenced in area 
designed for young children with adult supervision, and this is a reasonably sized playground for a 
multifamily project.  It is worth noting that there are other multifamily apartment projects in the city of 
Bellevue with no on-site playgrounds or amenity space. The building will also have 5,600 square feet of 
green space behind the building that will be fenced in for safety.  

Focusing solely on this playground size does not take into account the fact that the proposed 
development has excellent access to public parks.  Part of the reason this development was successful in 
receiving a tax credit award from NIFA was due to its excellent proximity to local parks. One of the 
primary goals of public parks is to help children learn and grow, via:   a) direct experience with nature, 
b) a sense of belonging to their wider community, c) engaging children in informal learning through 
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play and shared experiences with peers. Letters from Freedom Village owners and residents inaccurately 
stated that the only public park was a twelve-minute walk and required crossing Highway 370.  
Highway 370 is also known as Harlan Drive and walking or bicycling to either of the two nearby public 
parks does not require crossing it. Heber Park is a public park that is 0.27 miles away and approximately 
a 6 minute walk or 2 minute bicycle ride. The larger Everett Park and Everett Park Splash Pad is a 15 
minute walk or 3 minute bicycle ride from Wilshire Apartments. As the Bellevue Planning Department 
is well aware, cities that utilize “smart development” and “smart growth” principles use public parks 
such as these as a key part of the city’s development to preserve open space, enhance the surrounding 
communities, and manage sustainable growth.      
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Other frequent comments stated in resident letters were concerned with the proximity to an elementary 
school and the children’s safety while needing to cross Harlan Drive/Highway 370.  However, 
elementary school children living in the building will attend Birchcrest Elementary School and have 
school bus pickup and drop-off service available to them at the corner of Wilshire Drive and Wall Street.  
Middle School students will attend Logan Elementary and, if walking, will have a 1.1 mile walk 
crossing via protected crosswalks at Wall Street & Galvin Road or Lloyd Street & Galvin Road, then 
finally at Harvell Drive and Birchcrest Road.  High school students will have a 3/4 mile walk to 
Bellevue East High School with a protected crosswalk at Wall Street & Galvin Road.  None of these 
routes would require children to pass Freedom Village, nor cross Harlan Drive/Highway 370 (not to 
mention that many families choose to simply drive their middle school and high school children to and 
from school).  
 
Finally, some Freedom Village residents even posed concerns of living next to children and children 
“invading their green space” or being attracted to their fire pit.  First, it seems worthwhile to state the 
obvious: the existence of a nice, well maintained property (such as Freedom Village) does not, and 
should never, preclude a developer from building a nice, well maintained multifamily property in an 
adjacent or nearby lot (otherwise,, multifamily buildings would never be permitted to be constructed in 
nice, well maintained areas, which is such a nonsensical concept that it almost feels silly to point 
out).Second, arguments such as these that target children and families and attempt to cast them in a 
negative light are precisely why both the federal government and the State of Nebraska have enacted fair 
housing laws. These laws prohibit housing discrimination based on “protected classes”, such as religion, 
disability status, age, military status, and familial status (which includes, but is not limited to, 
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discrimination against families with children under 18 years of age). Such discrimination practices – 
whether in the area of leasing, property management and operations, lending, zoning and land use, or 
permitting – aren't just unfair, they are violations of federal and state law. 
 
Crime 
 
The senior citizens at Freedom Village posed questions about whether children would create safety 
concerns on their property.  Statements in the letters such as “The safety and security of the 56 families 
already living here would be jeopardized” or “The neighborhood will change drastically” and “This 
development would threaten the peace and security of Freedom Village” indicate the assumption that the 
mere presence of children would somehow automatically increase the crime rate of the area.  As stated 
by Bellevue Planning Commissioner Bruce Yoder in a September 25 meeting of the Planning 
Commission, “The addition of affordable housing to a neighborhood does not mean there will be an 
automatic increase in crime.”  In fact, several studies have shown that affordable housing actually 
decreases crime.  In a study conducted by the University of California Irvine’s Livable Cities Lab[30], 
researchers collected and analyzed years of data to explore the real effect on home values and crime 
rates before and after the placement of affordable housing.  According to the research, “The placement 
of affordable housing does not negatively impact the surrounding community, and in many ways, it 
enhances both local property values and increases public safety.”  In another study conducted at Colgate 
University in 2024[29], researchers found that the addition of affordable housing to a census tract has a 
negative correlation with additional crime suggesting that the addition of low-income housing might 
effectively rejuvenate distressed neighborhoods and mitigate neighborhood crime.  Studying crime 
statistics at the county and census tract level, researchers identified that, at worst, there was no increase 
in crime as a result of the addition of affordable housing.   
 
In addition to the data supporting new affordable housing decreasing crime, in our real estate 
development experience, we have seen that the presence of police and proximity to a police station are 
deterrents to crime.  Nick Goede, Development Director at Great Lakes Capital and development lead 
for this project, worked for three different companies that owned or managed the same market rate 
apartment building in Des Moines, Iowa over a 10-year period.  In 2008 the Des Moines Police 
Department rented space on the main floor of the building and stationed their Neighborhood Based 
Service Delivery unit there.    Subsequent to this unit being stationed there, crime statistics in the 
surrounding area decreased. It was a clear example of the influence the police had merely with their 
presence.  As mentioned by several residents, Wilshire Drive is a common travel route for the police in 
Bellevue; the Bellevue Police Department is located quite literally around the corner from 1724 Wilshire 
Drive. A police offer could walk from the police station to the building in less than five minutes. It is 
difficult to imagine a multifamily apartment building located any closer to the Bellevue Police 
Department than this project.  
 
Traffic 
 
Further common arguments cited in resident letters claimed that traffic would be significantly impacted 
and invasive in the neighborhood as a result of the project. However, the data analyzed by traffic experts 
proved that this is simply untrue. 
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A traffic study conducted earlier this year by Felsburg Holt & Ullevig (a multidisciplinary consulting 
firm specializing in transportation planning, traffic engineering, and other transit related focus areas) 
was completed under the prior assumption that the project would include 96 apartment units.  The study 
evaluated traffic counts from five different intersections including Wall Street & Wilshire Drive (both 
the northern and southern intersections), Harlan Drive & Wilshire Drive, Hillcrest Drive & Harlan 
Drive, and Wall Street & Galvin Road.  The study assessed the existing traffic counts and travel 
patterns, the additional travel demand created by the new development, how many trips would be 
generated by the new residents, when the peak morning and evening travel periods would be, how those 
trips would be distributed based on existing travel patterns, whether traffic signals and turning lanes are 
needed, how traffic would be effected on a daily basis, and the impact to pedestrian traffic.  After all the 
different points of analysis were studied, the conclusion of the engineers who conducted the study was 
that no additional traffic lights, turning lanes, stop signs or pedestrian crossings would be needed as a 
result of the addition of 96 units at 1724 Wilshire Drive.  In addition, the study estimated that during the 
peak morning travel period (between 7:00am-8:00am), the site would generate 31 trips, and that during 
the peak afternoon travel period (between 3:00pm-4:00pm), the site would generate 38 trips. 
Furthermore, the study predicts trips generated from the site would move away from the Hillcrest areas 
due to the lack of incentive to travel on Wall Street or Hillcrest Drive as the residents of 1724 Wilshire 
Drive would gain no advantage by utilizing Wall Street and Hillcrest Drive. While this does not mean 
those residents might not occasionally use these streets, they simply have no benefit to using them to 
travel to most destinations.  While the traffic study was not updated to consider 16 less units, it is 
reasonable to conclude that the 80 units now planned for the project would clearly generate even fewer 
trips than those concluded by the study.  
 
Density 
 
The claim that the proposed density is "too large" and that Bellevue's RG-8 zoning already allows more 
density than other jurisdictions for multi-family zoned districts requires further context. The text 
amendment for the BGM zoning district, as noted in the opposition letter, allows for mixed-use 
developments that integrate businesses and apartments, often with higher densities to support urban 
services and amenities. The opposition cites various neighboring city regulations. However, these 
examples often come with their own specific use cases and surrounding context that differ from a 
straightforward comparison. For instance: 
 

• Omaha's R-8 district, a high-density multi-family district, is described as "most appropriate in 
centrally located areas near supporting urban services" and major institutional, employment, and 
community centers, allowing a minimum of 500 square feet of lot area per unit. Our proposed 
development, with 721 square feet of lot area per unit, falls within a reasonable range when 
considering Omaha's allowances for high-density areas. 

• Omaha's NBD (Neighborhood Business District) allows for an even higher density of 200 square 
feet of lot area per dwelling unit, and the CBD (Central Business District) allows 100 square feet 
of lot area per dwelling unit. These examples demonstrate that higher densities are not 
unprecedented in the region, especially when considering areas with access to amenities. 

• The City of Omaha also has a provision allowing for multifamily residential projects to exceed 
density and floor area by approval of a conditional use permit. 
 

The comparison to Freedom Village (RG-20) and Harmony Court (RG-8) is extremely misleading. 
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Those projects are senior-specific developments, which inherently have different tenant profiles, 
occupancy patterns and associated needs compared to general multi-family housing. The intent of our 
project is to provide much-needed housing for individuals and families, which by its very nature will 
have different density characteristics. The proposed 721 square feet of lot area per unit for our general 
multi-family development should be evaluated on its own merits and in the context of broader Bellevue 
housing needs, not solely against senior living facilities.  

Some Freedom Village residents also posed concerns around density, suggesting the site was too small 
to hold the quantity of people who will live in the building and saying they couldn’t understand how a 
building on this site could work and provided anticipated occupancy load based on flawed mathematical 
assumptions.  The discrepancy in occupant load calculations is a critical point that requires resolution.  
The table referenced by Hillcrest indicates an occupant load of 401 based on floor space to size egress 
capacities and to determine fire and life safety components. It is not used to calculate the actual 
anticipated number of residents. 

It is understandable that Freedom Village residents would have trouble envisioning how a more densely 
populated building would function because it’s not something they have any experience with or work on 
day in and day out.  The same could be said for Hillcrest owners and operators.  Hillcrest’s business 
model is dedicated to another very noble and important need in Bellevue – but a different need – which 
is building housing for a spectrum of aging people. They have the experience and expertise in 
developing, owning, and operating that type of property. If their focus is working on senior 
developments, then clearly it is going to be more difficult for them to envision how a typical affordable 
housing community works. And for those who aren’t developers, architects, or even folks within those 
professions who have never worked on something comparable to this project before, it is understandable 
why they would have a challenging time understanding the “nuts and bolts” of a project like this. It is for 
these very reasons that cities such as Bellevue have a process in place by which a planning and zoning 
department, staffed with experienced urban planning professionals, reviews a developer’s project 
proposal and requires the developer to enlist a team of additional professionals (architects, engineers, 
traffic study professionals, general contractors, etc.) for the project. This is to ensure that these decisions 
are based on facts, data, and experience, rather than fear and speculation.   

We have also provided architectural and civil engineering documents showing exactly how the building 
will fit on the site. The density on this lot is proposed at 721 lot square feet per unit.   Great Lakes 
Capital currently owns and operates five other multifamily properties throughout the Midwest (as well 
as others currently in development) with even greater density, as shown in the following table:    

 

In public comments at the City Council meeting and in letters to staff, some Freedom Village residents 
posed the question “What if this were happening to your neighborhood?” and “Where else has this 
worked?” Density has been proven to improve neighborhoods socially, economically, and 
environmentally.  According to a joint study between the National Association of Realtors and 
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Environmental Protection Agency[19], more intense development can help achieve local economic goals, 
provide housing options, create walkable neighborhoods, and protect the air, water, and open space.  
Economically, density is a key driver of agglomeration economies, boosting productivity and innovation 
by lowering transport costs for goods, people, and ideas, and providing access to larger labor markets 
and specialized services[20]. Environmentally compact urban forms are crucial levers for sustainability, 
as they minimize urban sprawl, preserve natural and agricultural land, and lead to reduced per capita 
energy consumption. Specifically, high density is negatively correlated with per-capita carbon dioxide 
emissions in the transportation sector, by promoting walking, cycling, and the viability of public transit 
and transit-oriented development [21]. Despite certain concerns, urban density, particularly when 
combined with mixed-use, walkable design, fundamentally improves urban life by fostering vitality, 
increasing opportunities for social interaction, and enhancing access to diverse amenities. This 
combination contributes to a stronger sense of community and can support better mental health 
outcomes. [22] 
 
Parking 
 
An independent, third-party parking consultant company, Denison Parking Inc., conducted a detailed 
parking study to determine, via research, data, and experience, what an adequate amount of parking 
would be for Wilshire Apartments. This study paid particular attention to the profile (including income 
levels) of the building’s tenant base and the existing parking usage at other LIHTC projects in Bellevue 
and other nearby cities. The study (a copy of which has been provided to the City Council) not only 
concluded that a 1.5 ratio of parking stalls to dwelling units would be sufficient for Wilshire 
Apartments, but that the actual parking need would be significantly less – specifically, a parking 
ratio of 1.275 parking stalls to dwelling units would be satisfactory. This study took into 
consideration peak load periods, which includes times when residents may have guests over for events.   
Local and national data shows that tenants of affordable housing own less cars than the average 
American family.  While one letters suggests, without providing supporting data, that the American 
family owns two cars, the study provides locally observed data that residents of affordable housing in 
Bellevue, as well as similar suburbs in the Omaha metro, only use approximately one stall of parking per 
occupied unit.  This local data aligns with data from the Bureau of Labor Statistics that empirically 
shows that affordable housing residents own vehicles at a much lower rate than residents of market rate 
housing.   
 
An important distinction to recognize is the difference between the parking ratio prescribed by a 
municipality and the actual number of parking spaces being utilized by residents of affordable housing 
apartment units.  The parking data collected shows that among fifteen observed properties in the Omaha 
suburbs of Bellevue, Papillion, and La Vista the average prescribed parking ratio was 1.81 parking 
spaces per dwelling.  However, when parking space occupancy was physically counted at peak times, 
the average amount of parking spaces actually utilized by residents was 55% of the available parking 
spaces - or 1.01 spaces per dwelling unit, with a high utilization rate of 1.45 stalls per dwelling unit and 
a low utilization rate of 0.31 stalls per dwelling unit.  Parking counts were performed on two separate 
nights during the peak parking period between 7:00pm and 7:00am.  In circumstances where garage 
parking was available in addition to surface parking, it was assumed that all garage parking spaces were 
occupied (even though many garage stalls were observed as empty or being utilized as a storage unit).  
Thus, it is reasonable to assume that the properties with garage parking available actually have a lower 
utilization rate than the study published, since it could not always be visibly confirmed if a garage unit 
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that was unopen was being utilized or not.   
 
In addition to parking study data, other development firms in the affordable housing industry were 
interviewed to identify their recent experience with parking demand.  In an interview with The Annex 
Group, an affordable housing development company with several projects in Omaha, Lincoln, and 
throughout the country, they confirmed that their experience with affordable housing parking demand 
was a utilization rate of one parking space per unit.  The Annex Group cited several projects in and 
outside of Nebraska, including a 192-unit LIHTC project in Lincoln, near the airport. This project has 
far less walkability than Wilshire Apartments and was developed with a parking ratio of 1.35 stalls per 
dwelling unit (in other words, less parking than Wilshire Apartments will have), and according to the 
developer, it has no parking issues whatsoever. The Annex Group is also currently developing a LIHTC 
project in the City of Omaha with a 1.0 parking ratio. As our competitors at The Annex Group correctly 
point out, some residents of LIHTC properties work at night; around 8% to 10% of residents work 
remotely and thus have less reliance on automobiles; most LIHTC families only own 1 vehicle; and of 
course, the dynamic nature of parking means that not everyone is ever home at the same time. 
 
The reality of the situation is that the average resident of affordable housing does not have more than 
one vehicle and building parking in excess of the minimum parking needed to meet the demand only 
adds unnecessary cost to the development and weakens the project’s financial feasibility.    
 
Excessive parking supply, often driven by antiquated municipal parking minimums, carries significant 
economic, environmental, and social costs for urban areas. Economically, requiring vast amounts of off-
street parking inflates housing and development costs, as the hidden expense of land acquisition and 
construction is inevitably passed on to consumers and tenants, whether or not they own a car[23]. 
Environmentally, dedicated parking infrastructure, particularly large surface lots, increases the 
impervious surface area of cities, exacerbating the urban heat island effect, contributing to polluted 
stormwater runoff, and reducing land available for critical green infrastructure[24]. Socially, the 
availability of abundant, often subsidized, parking fundamentally incentivizes solo driving, which 
increases traffic congestion, promotes unnecessary "cruising for parking," and consumes valuable public 
space that could otherwise be used for productive housing, walkable amenities, or transit 
infrastructure[25][26].  A study from the Rutgers Center for Real Estate shows the demand for parking at 
multifamily properties in New Jersey is well below what guidelines require[27]. Another study in Boston 
found that multifamily building parking is significantly underused in the Boston suburbs[28]. Finally, 
excessive parking supply drives up the cost of development and reduces neighborhood affordability 
when developers are required to build far more parking that their residents need[29].  An open air surface 
lot is estimated to cost between $10,000 and $15,000 for each parking space, while structured parking 
spaces have an average cost of $37,000 per space.   
 
Location 
 
Some of the Freedom Village letters claimed that the site “isn’t the right location” for this project.  1724 
Wilshire Drive has been listed for sale for over two decades.  The market has had more than ample time 
to decide on alternate uses that would be financially feasible while meeting a community need, yet 
nothing has been developed. The team of Great Lakes Capital and our local partners have been able to 
identify what is arguably the only viable use for this site.  This long period of lack of utilization might 
suggest that BGM zoning was never the right zoning for this land.  While there is vacant land available 
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in Bellevue, much of it does not match the quality of this site. For example, in the parking study/analysis 
that was performed, there were over a dozen other LIHTC properties surveyed; compared to those 
properties, 1724 Wilshire Drive is, by far, situated in the best proximity to many everyday destinations 
for residents. As you’ll see in Appendix B below, Wilshire Apartments has an average proximity of 0.43 
miles to destinations such as a grocery store, pharmacy, public park, daycare, elementary school, middle 
school, bank, bus stop, and restaurants.  Heber Park is a 6-minute walk or 2-minute bike ride away.  
Family Fare is less than a 5-minute walk away.  There are three restaurants within a 7-minute walk.   
 
Some of the letters claimed that “there is plenty of vacant land in Sarpy County”.  While it may seem 
like the availability of land in the area is endless, there are many restraining conditions limiting the 
location of a LIHTC funded project.  LIHTCs are federal credits administered at the state level.  Each 
state has the autonomy to administer credits in the best way they see fit.  The Nebraska Investment 
Finance Authority issues a Qualified Allocation Plan annually to outline the parameters of how tax 
credits are allocated using minimum threshold requirements and a scoring system of 25 different scoring 
categories.  The projects with the highest scores are awarded.  Of the 25 scoring categories, three 
categories are determined by location.  One of the primary location elements associated with this site is 
that it is located within a Qualified Census Tract.  HUD uses information from census data, the 
American Community Survey, and other information collected by the federal government to determine 
which census tracts have a population with greater than 50% of the population at or below 60% of the 
area median income.  This site is located within one of three qualified census tracts in Sarpy County (see 
Appendix C).  At the time of the project’s application to NIFA, this site was the only property for 
sale within the three census tracts.  Most of the land within the three qualified census tracts is 
developed, on a flood plain, or owned by the Air Force base.  Even today, nearly two years after our 
LIHTC application was submitted, there are only two sites available for sale within the three qualified 
census tracts, one of which is 0.25 acres, and the other in an area with flood risk.  Had 1724 Wilshire 
Drive been located outside of the qualified census tracts, it would not have scored the necessary points 
to be awarded an allocation of LIHTCs. This is just a partial perspective of the overall challenges a 
developer faces to even find a site suitable for a LIHTC project (to say nothing of the challenges that 
follow once a viable site is identified).   
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Green Space 
 
The assertion that green space is inadequate is subjective and does not fully acknowledge the proposed 
amenities. Our development plan includes a playground and dedicated 33.7% green space.  The 
comparison to senior-exclusive developments like Freedom Village (40.4% green space) and Harmony 
Court (49.7% green space) is inappropriate. Senior living communities often prioritize expansive, 
passive green spaces for relaxation and walking. These types of green spaces can be beneficial to seniors 
that may not want to, or in some cases be able to, travel away from their residence to public parks and 
other recreational areas.  Multifamily developments for a broader demographic often balance green 
space with other amenities, such as dedicated play areas, which our plan includes. Some multifamily 
developments simply offer no green space whatsoever (for example, our team observed a 72 unit 
multifamily project at 904 Kasper Street in Bellevue that has appears to have no green space, 
playground, or any other outdoor amenities) Service animals will have access to a relief area on the west 
side of the property where bag receptacles will be placed.  “Dog Parks” are only a recent amenity 
becoming common in luxury apartments in the last ten years; it is not an amenity that is present in all 
LIHTC projects.   
 
Retaining Wall 
 
Some Freedom Village residents asked about the structural integrity of the retaining wall on the east side 
of their property.  We have engaged with TD2 Engineering to serve as our structural engineer on the 
project.  TD2 was the same structural engineering firm that designed the retaining wall; we couldn’t 
have asked for a more qualified structural engineer when it comes to matters concerning that retaining 
wall than the one who designed it in the first place. TD2has applied their expertise to our site to ensure 
the retaining wall will remain uncompromised.  In addition, we’ve contracted with civil engineering firm 
Ehrhart Griffin & Associates to ensure our site is designed to appropriately for civil engineering focus 
areas such as water drainage.   

But For…But? 
 
The "But For...But?” argument presented by the owners of Freedom Village in their July 25 letter cites 
other projects, but are any of those projects affordable housing? (From what we were able to tell from 
our research, the answer is “no.”) If not, then it is an apples to oranges comparison. Affordable housing 
usually needs more density for the project to be financially feasible, because of the restricted rents and 
restricted annual rent increases in place, which enable the residents to be able to afford rent, utilities, 
health care for their children, food, clothing, recreation, and so on. 
 
We acknowledge and agree that this project, like many significant developments, benefits from Tax 
Increment Financing (TIF) and meets the "but for" test. As any affordable housing developer will 
confirm, rent restricted projects (such as LIHTC projects) will almost always require multiple 
financing and zoning tools in order to work. We would never claim otherwise! That is part of why it 
is incredibly challenging to develop affordable housing and why the city of Bellevue, the state of 
Nebraska, and the United States in general continues to have a housing crisis. Wilshire Apartments is no 
different than many other successful LIHTC projects across the country: it requires careful planning, 
financial tools, a density adjustment, and an experienced team in order to be successful. Such projects 
typically require adjustments or refinements to existing zoning ordinances to accommodate modern 
design, density, and community needs. These amendments are necessary to ensure that development can 
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proceed efficiently and effectively while aligning with the city's broader growth strategies.  And in the 
case of this project, the aforementioned “community needs” specifically are affordable homes for 
individuals and families. Those are needed in Bellevue, and that is a fact that no one disputes.  
 
Wilshire Apartments will help bring the City of Bellevue one step closer to its housing goals. We are 
proud to be a team that is part of that worthy goal. 
 
Thank you for your time and consideration. 
 
Sincerely, 
 
 
 
 
 
 
Gary Vizioli, Chief Operating Officer – Affordable Housing Division 
Nick Goede, Development Director 
Great Lakes Capital 
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Appendix A – Income Levels & Max Rents 
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Appendix B - Walkability 
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Appendix C – Sarpy County Qualified Census Tracts 
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Dear Tammi Palm (Planning Director)
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October 16, 2025 

FROM: Lift Up Sarpy County 

1620 Wilshire Dr. Suite 301 

Bellevue, NE 68005 

 

T0:   The Esteemed Members of the Bellevue City Council 

Bellevue City Hall  

1500 Wall Street 

Bellevue, NE 68005 

 

RE:  Letter of Strong Support for The Wilshire Apartments Development 

 

Dear City Council, 

Lift Up Sarpy County is writing to offer our unequivocal support for the proposed development 

of The Wilshire Apartments. Our vision is for all Sarpy County residents to reach self-

sustainability so all in our community can live in a place of well-being. We work to realize this 

vision through a mission dedicated to connecting people to resources to fill their most basic 

needs, including shelter, food, transportation assistance, education, mental health services, and 

childcare. 

We fulfill our mission by actively collaborating with schools, government, businesses, other 

nonprofits, and faith-based organizations, and by bringing together stakeholders to identify the 

pressing needs in our communities. The most critical need identified today is the profound 

shortage of quality, attainable housing for our essential workforce. 

Ensuring access to safe, stable shelter is the foundational step in fulfilling this vision. Without 

stable housing, our clients—the local workforce, including educators, service industry personnel, 

first responders, and military families associated with Offutt Air Force Base—cannot 

successfully benefit from our programs, which include coaching and assistance with application 

to local, state, and federal programs, and helping them become more knowledgeable and 

confident in assessing local and state resources. The lack of housing stability is the primary 

barrier to long-term self-sustainability. 



The Wilshire development directly addresses this critical gap. By introducing a significant 

number of well-designed, new-construction apartment units, The Wilshire provides necessary 

housing diversity that alleviates pressure on the existing, aging housing stock. The proposed 

location is particularly advantageous, offering residents excellent proximity to major 

employment centers, essential services, and transportation corridors, which aligns perfectly with 

smart community planning principles. 

Furthermore, we firmly believe that when we work together to help families in need overcome 

situations they face, we benefit as a community. Approving developments like The Wilshire is an 

investment in our local economy. When workers can afford to live where they work, they 

become more stable community residents, leading to improved employee retention for local 

businesses and a stronger, more vibrant tax base for the city of Bellevue. This project represents 

forward-thinking development that meets modern residential standards while enhancing the 

overall quality of life for future residents. 

We urge the Bellevue Planning Commission to recognize the substantial community benefit and 

crucial housing role that The Wilshire Apartments will fill. We strongly recommend and ask for 

your swift approval of this necessary project. 

Sincerely, 

 

Tanya Gifford 

Executive Director  

Lift Up Sarpy County 
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	11c. Support Letter - Lift Up Sarpy received October 21, 2025
	11c. Letter of Support - Bellevue Chamber
	11c. Letter of Support Gil Hyoung Park - Korean Grill
	11c. Letter of Support - Evolve Realty
	11c. Letter of Support - Otis Breakfield
	Letter of Support - Housing Foundation for Sarpy County - Carolyn Pospisil
	11c. Study from Great Lakes Capital - Nick Goede
	Picture from Dr. Kerri Pillen


	12. ORDINANCES FOR PUBLIC HEARING (2nd reading):  NONE
	13. ORDINANCES FOR INTRODUCTION (1st reading):  NONE
	14. PUBLIC HEARING ON MATTERS OTHER THAN ORDINANCES:
	a. Show Cause Hearing on the Proposed Condemnation at 11320 S. 47th Street Bellevue 68137. (Chief Building Inspector)
	1. Resolution No. 2025-26: Condemning the structure(s) located at 11320 S. 47th Street, Bellevue 68137.
	14a1. Res. No. 2025-26 11320 South 47th Street

	14a. Condemnation of 11320 South 47th Street

	b. Show Cause Hearing on the Proposed Condemnation at 1416 Fairfax Road, Bellevue 68005. (Chief Building Inspector)
	14b. Condemnation 1416 Fairfax Road


	15. RESOLUTIONS:
	a. Resolution 2025-24:  A resolution authorizing the Mayor to sign the Annual Year-End Certification of City Street Superintendent Form for 2025, verifying Robert Joseph Riggs as the City Street Superintendent from January 1, 2025 to December 31, 2025. (City Clerk)
	15a. Res. No. 2025-24 Year End Street Certification

	b. Resolution No. 2025-25: Request the Sarpy County Board of Commissioners to cede jurisdiction of Tax Lots 10B and 12C to the City of Bellevue. Applicant: City of Bellevue. (Planning Director)
	15b. Res. No. 2025-25 Sarpy County Board of Commissioners Jurisdiction TL 10B and 12C


	16. CURRENT BUSINESS:
	a. * Request approval of the list of applications for hunting waivers, as reviewed and approved by Capt. Kurt Stroeher or Sgt. Don Pleiss. (City Clerk)
	16a. Hunting Waiver Applications

	b. Approve the purchase of Cruiser cameras and body cameras from Motorola Solutions for use in the new cruisers and to retrofit older cruisers with the new body cameras, in a price not to exceed $76,403.29. (Police Chief)
	16b. Motorola Solutions body camers for Police

	c. Approve and authorize the Mayor to sign the Agreement with Best Cut Lawn Care to replace  the retaining wall at the cemetery, in an amount not to exceed $22,750.00. (Public Works Director)
	16c. Best Cut Lawn Care replace retaining wall at cemetery

	d. Approve and authorize the Mayor to sign the (3) three Acquisition of Temporary Easement Contracts with Midwest ROW for Whitted Creek 25th Street Project from Lynnwood to Blackhawk for Tracts: 12, 20 & 23, in an amount not to exceed $8,690.00. (Public Works Director)
	16d. Temporay Easement Whitted Creek 25th Street Lynnwood to Blackhawk Tracts 12, 20, and 23

	e. Approve and authorize the Mayor to sign the Acquisition of Temporary Easement Contract with Midwest ROW for Mission Avenue Reconstruction and Streetscape for Track 9, in an amount not to exceed $260.00. (Public Works Director)
	16e. Temporary Easement Mission Ave. Reconstruction and Streetscape Tract 9

	f. Approve request and authorize the Mayor to sign the Amendment to the Subdivision Agreement for Belle Lago South (SID #325). Applicant: City of Bellevue. (Planning Director)
	16f. Amendment to Subdivision Agreement Belle Lago SID 325

	g. Approve and authorize the Mayor to sign the Third Extension to the Real Estate Broker Services Agreement with CBRE for a one-year term beginning December 22, 2025 through December 21, 2026. (Administration)
	16g. Third Extension to Real Estate Broker Services Agreement CBRE Inc.

	h. Approve and authorize the purchase of the New Ventrac 4520 and accessories in an amount not to exceed $54,612.60. (Public Works Director)
	16h. 4520 Ventrac and Accessories

	i. Approve and authorize the Mayor to sign the Harley-Davidson Police Motorcycle Lease Agreement with Dillion Brothers to lease six (6) police motorcycles for a four (4) year term ending October 1, 2029, in an amount not to exceed $109,440.00. (Police Chief)
	16I. Harley Davidson Motorcycle Lease

	j. ++Approve and authorize the Mayor to sign the Pipeline Easement Agreement with Trailblazer CO2 Pipeline, LLC., with City receiving an amount of $25,000.00. (Public Works Director)
	16j. Pipeline Easement Agreement with Trailblazer CO2 Pipeline LLC

	k. ++Approve and authorize the Mayor to sign the Notice of Award and the Construction Agreement with Chas. Vrana & Sons for the construction of the Bellevue Entertainment District, Phase I Public Improvement Project, in an amount not to exceed $2,998,559.98 (upon receipt of the insurance and bonds by the Public Works Dept). (Public Works Director)
	16k. Bellevue Entertainment District - Phase I Public Works


	17. ADMINISTRATION REPORTS: Comments must be limited to items on the current Reports (October report is attached to packet)
	17. Admin Report

	18. CLOSED SESSION:
	19. ADJOURNMENT
	6. Claims for November 4, 2025
	14b1. Res. No. 2025-27 1416 Fairfax Road

