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I Purpose

“The planned unit redevelopment (PUR)
overlay district is intended to encourage
redevelopment of parcels served by exis ng
infrastructure, by providing flexibility in site
design in order to permit project innova on
while ensuring compa bility with the surrounding neighborhood. It is further intended to enable implementa on of master plan
goals that promote redevelopment in older
areas of the city with complex and o en
constrained lot condi ons. The PUR district
may be used in combina on with any base
district specified in this chapter. The PUR
district, which is adopted by the city council,
assures specific development standards.”

The use of the PUR overlay will result in individual assessment of each development proposal that would normally
require numerous waivers. Waivers are necessary to
resolve diﬃcul es or hardship due to constrained lots or
unusual site condi ons; however, waivers are unsuitable
as a rou ne development procedure or as a means to
achieve innova on or “compa bility”. The open ended
and flexible nature of the PUR necessitates the crea on
of standards to ensure compa ble development and to
minimize the risk that the PUR would be exploited by the
real estate industry, poli cal favori sm, or over-bearing
discre onary control. These guidelines will provide a
frame of reference to aid in the determinia on of design
compa bility.

Purpose

It is intended that these Guidelines be used in conjuncon with the Planned Unit Redevelopment (PUR) zoning
overlay (sect. 55-596 OMC) by providing guidance to
developers and neighborhoods as a means to achieve
compa ble residen al development. The purpose of the
PUR overlay is described in the Omaha Municipal Code
(OMC) as follows:

I

Furthermore,

“The PUR shall also incorporate applicable
standards and guidelines included in secons 55-610 through 55-617, regarding
areas of civic importance to “the extent
reasonable and approved by the planning
director regardless of whether the PUR
district is located within an area of civic importance.”
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“Site development regula ons shall be developed individually for each PUR district
and comply with minimum or maximum
standards established for the base district to
the extent feasible. Relief from site development regula ons may be allowed to address
site constraints, to achieve compa bility
with the surrounding neighborhood pursuant to standards for infill development as
adopted or amended, or to implement the
master plan.”
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Background

II

II Background
Modern ci es are constructed primarily by the real estate
and land development industry, and by their ac on, convey an indelible mark upon the community. The market
demand for certain types of real estate, the cost of building and construc on, the trends and capacity for public
infrastructure and regula ons for land use and development all play a role in the ever changing dynamics of urban growth and development.
The forces of development and the outcomes they
produce are aﬀected by a public process that conveys
development rights and regula ons to ensure mutual
compa bility – a process facilitated by the Omaha Planning Department. As markets change and the demand
for new types of development increases, or development
is focused on certain geographical areas, the regulatory
framework for development must adapt.

Infill & Redevelopment Design Guidelines - Omaha Planning

Omaha is experiencing unprecedented demand for redevelopment within older neighborhoods – specifically
neighborhoods in and around Midtown.

The current zoning and development regula ons, applicable to older neighborhoods, are o en not suitable for
redevelopment, crea ng unnecessary uncertainty and
risk for the developer. Also, they provide few provisions
to ensure compa bility with the exis ng neighborhood
character resul ng in ad hoc design controls. As an effort to address this issue, the Planning Department has
prepared the following set of infill guidelines that can be
used to ensure that new forms of residen al development complement and enhance exis ng neighborhoods
while at the same me provide the developer with a clear
set of condi ons that will improve the approval process.

Des na on Midtown

Midtown Neighborhood Alliance Boundary

Midtown Omaha
2

Trends in housing are changing with the aging populaon of Americans and an orienta on towards an urban
lifestyle for young and old alike. Although tradi onal suburban development will undoubtedly remain in demand,
an increasing share of the market is seeking housing
closer to the metropolitan center with an emphasis on
walkable, compact and tradi onal neighborhoods.

A. Master Plan Objec ves (Selected Des na on
Midtown Plan Excerpts):
a. Develop policies and prac ces to enhance neighborhood business districts and promote walkability;
establish “park once” centers and districts.
b. Calm traﬃc on major streets to make them safer
and less disrup ve; calm traﬃc on neighborhood
streets; encourage non-automobile means of transporta on.
c. Establish guidelines for new construc on to maintain and strengthen exis ng character and diversity;
protect and restore historic structures; provide
guidelines for contextual/compa ble infill.
d. Ensure a diverse range of housing op ons; increase home ownership, improve investment opportuni es, a ract and retain residents.
e. Restore and maintain housing density in exis ng
parts of Omaha; increase density in proximity to
transit corridors by accommoda ng new forms and
types of housing.
B. Neighborhood Objec ves:
a. To increase opportuni es for home ownership in
an eﬀort to stabilize the neighborhood.
b. To facilitate the demand for investment and redevelopment in the neighborhood in a manner that
complements or enhances the quality of the built
environment.
c. To provide design and development guidelines that
result in compa ble new development.

In addi on to the Master Plan objec ves, considera on
should also be provided to the interests of the development community.
C. Real Estate Development Objec ves:
a. To provide more certainty regarding the approval
process for development proposals and for iden fying development opportuni es.
b. To ensure that new and emerging types of housing
can be provided to the market demand.
c. To reduce the risk associated with opposi on to
development in exis ng neighborhoods.
d. To provide flexible regula ons that provide for
unique or unan cipated circumstances in a mely
manner.
e. To provide a performance based regulatory framework be er suited to the context of exis ng older
neighborhoods.
To achieve the mutual objec ves of the OMP, Midtown
Neighborhoods and the Development Community, the
following set of strategies are recommended as subsequent implementa on ac vi es upon adop on of the
Infill Design Guidelines.
D. Planning Strategies:
a. Modify the Future Land Use Map (FLUM) to accommodate recent objec ves of the Master Plan, the
popula on requirements for transit, housing density
and the extent of mixed-use nodes.
b. Con nue to u lize the Planned Unit Redevelopment (PUR) zoning tool to facilitate redevelopment
in the Midtown neighborhoods and business districts
un l a Form Based Code can be funded and implemented.
c. Provide a means for alterna ve lot access to encourage innova on in site design and improved land
u liza on.
d. Discourage the demoli on of exis ng proper es
iden fied as candidates for na onal register or local
landmark status by discouraging the use of Tax Increment Financing (TIF) for such projects.
e. Require housing projects to incorporate lowincome units within projects u lizing TIF.
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The overarching guidance for the growth and development of the City is borne from the Omaha Master Plan
(OMP) and its assorted elements and amendments. The
OMP is created through a public process of community
engagement and implemented by various city agencies,
public boards and commissions. Specific “area plans”
are o en created with the intended purpose to aﬀect a
dis nct neighborhood or collec ons of neighborhoods.
In the case of Midtown Omaha, the Des na on Midtown
Plan has been created and adopted as an amendment to
the Master Plan. There is specific language in that plan
that will serve as a guide for the objec ves for infill development in these and other areas.

Background

II

Objec ves
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III Principles for Achieving Compa bility
Compa ble development is achieved by first understanding the character and quality of each neighborhood,
place or context and then ensuring that new development supports or enhances that specific character. This
would include an assessment of the physical a ributes
of both public and private infrastructure; the separa on
or mixing of diﬀerent ac vi es; and the specific geometric and spa al details of the environment. Compa bility
should not be confused with architectural style, which
lends itself to personal preference.

Early se lement in Downtown Omaha followed in the
tradi on of dividing land into small rectangular lots oriented along the cardinal points into blocks roughly 300
feet square. Horse drawn vehicles, rail, and river were
the predominant forms of transporta on. As a result,
goods and services were closely arranged in compact,
dense buildings near river or rail forming a tradi onal
Downtown environment. Housing was mixed throughout
or located close to the perimeter of the industrial and
commercial areas and walking was a common means of
travel. As popula on increased the City expanded radially
outward from the center. The use of streetcars facilitated
the crea on of the city’s first suburban neighborhoods
composed primarily of housing and neighborhood commercial nodes. This was the era of walkable neighborhoods and it con nued un l the rise of the automobile in
the 1950s.

Nor should compa bility be confused with imita on of
historic buildings, which generally results in crude mimicry. New infill development should be an expression of the
design and construc on that is true to its era of development, but with specific emphasis provided for character
defining aspects of form and pa erns of development.
This would include considera on of more generalized
aspects of scale, orienta on, frontage, parking or public
facili es such as sidewalk width and placement, street
trees and street design.

Beyond the 1950s, pa erns of development changed
significantly as the influence of the automobile and urban
planning prac ces were devised. Zoning of land, or the
regula on of how land is used and subsequently how
uses were separated, became a popular prac ce. Over
me, lot sizes increased drama cally to accommodate
surface parking lots, roadways expanded and uses became highly segregated on irregular shaped lots. This is
the era of suburban or drivable neighborhoods.

A. Pa erns of Development
Diﬀerent neighborhoods exhibit diﬀerent characteris cs
depending on the era of their ini al development. This
is due in large part to the the changing prac ces of land
subdivision, modes of travel and the dominant ac vity or
use of the land. The pa erns of growth and development
of the City are strongly related to the various periods of
the development.
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State St

Growth of Omaha 1854-2015 (From Annexa on Data)
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III

C. What Can Be Built Where – Zoning

Context in older neighborhoods can vary widely. Having
existed for the longest period of me, mature neighborhoods o en exhibit a mixture of diﬀerent character affected by subsequent periods of development. New types
of development, changing transporta on choices and
shi ing economics all add to the varied nature of exis ng
historic neighborhoods.

Omaha currently uses a conven onal set of zoning regula ons to manage development in older neighborhoods
as well as the en re metropolitan area. These regula ons
u lize a system that diﬀeren ates “uses” (ac vi es within buildings) and prescribes site development minimums
for each use. A “use” is defined as one of the numerous
categories and types listed in Chapter 55, Ar cle 3 of the
OMC and includes Residen al, Oﬃce, Commercial, Civic
Parking, Transporta on, Industrial, and Agricultural and
Miscellaneous use categories. Within each category of
use are numerous sub-types such as Single Family, Duplex, Townhouse and Mul -family Residen al Uses. Uses
are subsequently arranged to minimize disrup on and
incompa bility from one another by separa on.
Zoning Districts are created as sets of allowed uses with
general parameters for building setbacks (from property
lines), height, permissible footprint for building(s) and
parking quan es. The R6 residen al zoning district, for
example, not only allows a variety of residen al uses but
includes civic uses such as schools and churches.
In addi on to Zoning Districts, the Omaha Future Land
Use Map (FLUM) establishes the policy rela ve to where
zoning districts occur or if a property can be “re-zoned”
to change the permissible land uses. The intent and purpose of the FLUM is to reflect the objec ves of the Master Plan with respect to such variables as the loca on and
extent of commercial centers and ac vity, loca on and
proximity of various residen al or industrial uses, etc… In
this regard, the FLUM is a “living document” and an extension of the changing objec ves of the Master Plan.
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The determina on of context should include sor ng the
good and desirable characteris cs from the undesirable.
It should not be assumed that all exis ng physical features are desirable nor that any occurrence of a building
type should be the norm. The appeal of older neighborhoods is that they exhibit me tested principles of design
in an era of pedestrian-oriented development. Understanding context can be useful to not only preserve desirable characteris cs but to enhance or introduce features
not present in a neighborhood. In this regard, a determina on of context can be applied progressively to move a
neighborhood towards desired goals and include features
not currently present.

III
Principles for Achieving Compa bility

B. Determining Context
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Neighborhood commercial centers should use a graduated density model similar to the Transect. The Transect
can be understood as a gradual procession of ever increasing or decreasing density of compa ble ac vity organized around a core.

1. Low Density Residen al (Tradi onal Residen al)
These areas will include more homogeneous forms of
single family neighborhoods, however, a ached low density forms may be allowed consistent with the requirements of the PUR. Low density residen al districts shall
generally u lize R3, R4 and R5 zoning.

The physical characteris cs, types of buildings and public
spaces change gradually toward or away from an established center or corridor. This assures a logical organizaon of types of places related to public and private ac vity, building scale and walkability.

2. Medium Density Residen al (Urban Residen al)
Low density residen al should surround and integrate
within the mixed use district and the areas allowing
higher forms of residen al density. Within 1/2 mile of
the mixed-use center, middle density residen al may
include alternate forms of housing such as row homes,
townhouses, duplexes or accessory dwelling units. Locaons for middle density housing will consider the existing historic pa erns of development and precedent for
mixed housing types. Medium density residen al districts
should generally u lize R4, R5 and R6 zoning.

The FLUM should reflect the organiza onal principles of
the transect when considering exis ng neighborhood
commercial centers. This would allow for commercial
centers and the associated transit to be surrounded by
higher density forms of housing within walking distance
and provide a graduated density of ac vity and a populaon base to support the commercial ac vity. “Mixed-use
limits” iden fied in the FLUM could be expanded to
establish a center or corridor in rela on to exis ng commercial property and may include the following district
types:

Principles for Achieving Compa bility

III

D. Recommended Land Use Policy for Older Neighborhoods

3. Mixed Use Residen al (Neighborhood)
Residen al and light commercial/oﬃce uses within and
surrounding the Main Street Core and within 1/4 mile
will allow the highest density form of housing provided
they conform to the applicable design requirements and
objec ves of the PUR. Mixed Use Neighborhood Area
districts shall generally u lize R6, R7 and R8 zoning.

T1

NATURAL
ZONE

T2

RURAL
ZONE

T3

SUB-URBAN
ZONE

T4

GENERALURBAN
ZONE

T5

URBAN CENTER
ZONE

T6

URBAN CORE
ZONE

SD

SPECIAL
DISTRICT
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4. Mixed Use Commercial (Main Street)
The area of mixed use limits should be expanded and
include the highest degree of commercial/oﬃce ac vity and the highest forms of housing density organized
around prominent intersec ons or segments of the associated commercial streets. Mixed Use districts may generally u lize NBD zoning.

Transect Illustra on, Duany Plater-Zyberk & Company
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E. Form vs. Use
Zoning districts and the FLUM use the primary variable of
“use” as a diﬀeren a ng a ribute. Although eﬀec ve in
addressing degrees of incompa ble uses, the “use” based
strategy can be problema c in historic neighborhoods.
While “uses” are important, especially when considering high intensity ac vity such as heavy industry, many
historic neighborhoods evolved in an era before the roune separa on of uses and dependency on automobiles.
Historic neighborhoods o en included small commercial
areas within walking distance. They also included a variety of housing types mixed together in a compa ble and
pleasing manner. Addi onally, conven onal zoning codes
related to “use” classifica on relied on generalized parameters to address the design of buildings or sites, such
as simply, “height” or “set-back”. As a result, the specific
physical characteris cs of tradi onal neighborhoods were
not considered when new or infill development was proposed or in some cases the tradi onal types of buildings
were considered illegal.
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The regulatory method that considers the physical characteris cs of a neighborhood is known as a “Form Based
Code” (FBC). Form Based Codes are a well-tested alternave to “use” based methods. In applica on, the type of
building and its design play a more important role than
the “use” contained within a building. Compa ble uses
are allowed to “mix” more easily provided they achieve
a set of specific design parameters to ensure consistent
and compa ble design and are physically well suited for
tradi onal neighborhoods. Uses are s ll considered, but
the physical form and outcome of design plays a more
prominent role.

8

Table 1: Recommended Use Districts and Equivalent Zoning Districts
R4
•

R5
•

R6
o

R7

•

•

•

o

Mixed Use Neighborhood

o

•

•

•

Mixed Use Main Street

o

o

•

•

Low Density Residen al
Medium Density Residen al

o

Op onal

•

Preferred

R3
•

R8

NBD

•

IV Building Types
At a more detailed level of analysis the architectural characteris cs of a neighborhood can be broken down into
specific site and building traits. These architectural characteris cs are design variables that can be considered
individually or as a group of defining elements. For example, a tradi onal single family residence typically includes
the following group of design characteris cs:

In most cases the uses within buildings are directly correlated to the type of building. As the City evolves toward
the use of a Form Based Zoning Code the defini on of
building types will become a more prevalent regulatory
method. As we begin to analyze building types we will
also be implicitly analyzing unit density, lot coverage,
height and other common site development variables in
addi on to the design variables.

•The scale and orienta on of the lot and building foundaon is one of a consistent pa ern along a block.

Building Types

IV

Residen al building types vary along a spectrum of
increased intensity and building scale. Neighborhood
contexts are created or maintained by allowing an appropriate set of building types that are compa ble with
the exis ng housing types or goals and objec ves for that
neighborhood.

•Buildings align in a regular pa ern crea ng a common
front yard.
•The front faces toward the street.
•It usually includes a porch, stoop or other entrance element that transi ons from public to private.

A building typology for residen al structures has been
prepared as a reference for these guidelines. New development should be classified as one or more of the
building types in the following pages. The building types
include many of the Design Standards in Sec on V and
can serve to illustrate how universal principles of urban
form apply to numerous building types.

•It includes a generous amount of windows providing
visual connec on to the street.
•Vehicle storage is typically behind the house.
•It generally uses a pitched roof design.

Apartment Court

Apartment Block
Rowhouse Court

Duplex Court
SF Medium

Commercial
Apartment

Tradi onal
Apartment

SF Small

Double Flat
Single Flat

Rowhouse

Duplex
Co age Cluster
Accessory Dwelling
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Taken as a whole, these characteris cs define a type of
building and development. Neighborhood character is
expressed as a collec on of building types. Some contexts include numerous and varied building types while
others are limited to just a few.

The Con nuum of Residen al Building Types
9

Building Types

IV

A. Historic Residen al Building Types
Single Family

Duplex
Small Urban

A ached Accessory
Dwelling

Large irregular lot
shapes and sizes, deep
set-back, a ached garage, short front-of-lot
driveway, 1 story ranch
to 2 story center-hall
house, many rooms.

A ached to a single family house, either in a c,
basement or rear apartment on the same lot.
Separate unit with few
rooms and individual
entrance.

Medium Urban

Standard

Small rectangular urban
lot, shallow set-back,
detached garage, long
side-of-lot driveway,1.5
to 2 story with side hall,
many rooms.

2 unit row house. Each
unit has one shared wall.

Co age
(Worker’s Co age)

Flat
2 unit flat house with
over-under configuraon.

Small rectangular urban
lot, shallow set-back
or court front, 1 to 1.5
story, 3 or 4 rooms, limited parking.

Detached Accessory
Dwelling (Coach House,
Carriage House)
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Small scale building on
same lot as single family
house, o en replacing
or built over detached
garage.)
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Flat
Single (Walk-up)
3+ unit flat house with
one unit per floor.
Single entrance stair
serving all units.

Row
Rowhouse Standard
A ached, 2+ stories,
aligned along street or
court, configured side
by side or front to back
(tandem).

Rowhouse Court
A ached, 2+ stories,
configured in an L-court
or U-court, o en at corner lots or quarter-block
lots.

Double
(Quadplex, Mul plex)
4+ unit flat house with
two units per floor.
Single entrance stair
serving all units.

Courtyard / Mul ple
(Garden Apt)
Mul ple a ached single
or double flats arranged
around a court. Buildings are just one unit
deep.

Apartment

Subdivided Lots
Block
(Quadplex, Mul plex)

Rowhouse
Row houses and attached units on larger
lots subdivided into
smaller lots.

8+ units arranged 2 units
deep and 2 units wide,
minimum 2 stories high.

Tradi onal
12+ units arranged 3+
units deep and 2 units
wide, minimum 2 stories
high. The short end
is o en at the front of
the lot with shared entrance.

IV
Building Types

B. Contemporary Residen al Development

On-Site Parking
Vehicle Courts
Mul -unit buildings
organized around a vehicular court.

Courtyard
12+ units arranged 3+
units deep and 2 units
wide, minimum 2 stories high. Building is
configured in an L-shape
or U-shape around a
courtyard.

Integrated Parking
Mul -unit buildings with
integrated structured
parking above or below
grade.

Commercial

Mid Rise
4-7 stories of apartments using a shared
entrance, elevators and
central corridors.

Apartment - High Rise
8+ stories of apartments
using a shared entrance,
elevators and central
corridors.
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2+ units above commercial space on the
first floor.
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Design Standards

V

V Design Standards
The design Standards in this document are intended to
augment the conven onal use based zoning districts with
form-based controls to achieve a higher degree of compa bility with exis ng historic neighborhoods. It is recommended that a form-based code replaces the rou ne
use of the PUR.
A. Frontage and Orienta on
Neighborhoods are composed of both public and private
spaces. The shared public space of the street and the
public facing aspects of development define the extent
of how neighborhoods are experienced. The most important character defining features reside within this public/
private space. As a result, a form based approach places
serious considera on on these elements of design. Street
design, traﬃc management prac ces, sidewalks, landscaping and u li es all contribute to the physical quality
of a place, par cularly when experienced as a pedestrian
in a walkable neighborhood.

Infill & Redevelopment Design Guidelines - Omaha Planning

The importance of these design features is diminished
for vehicular based environments as speed and enclosure isolate us from these details. Frontage is the term
used to define the type and character of the public facing aspects of development. Building frontage generally
includes the primary building entrance and the considera on for the transi on from public space of the street
and sidewalk to the private spaces within buildings.

Terrace or Lightwell

Forecourt

Stoop

Common Yard

Local Examples of Diﬀerent Frontage Types
12

Common Frontage Types

V

A. Frontage and Orienta on

Design Standards

1. Orienta on
Buildings should be oriented to face the public realm of
the street. The face of a building is defined by a clearly
ar culated pedestrian entrance to the building. An entrance element leading to a shared courtyard space can
also sa sfy this requirement. Alternate entrances can
be provided on other facades, and blank walls facing the
street should be discouraged.

Primary Entrance
Secondary Entrance

Parking Area
Parking Area

Inappropriate

Inappropriate

Sidewalk

Appropriate

Primary Street

Inappropriate

Clearly defined shared entrance facing the street

Blank wall with no entrance facing the street

Clearly defined individual entrances facing the street

No entrance element facing the street
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Block Plan
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V

A. Frontage and Orienta on
1. Orienta on - Con nued

Primary Entrance
Secondary Entrance
Parking Area
Parking Area

Court
Inappropriate
Court

Sidewalk

Block Plan
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Appropriate
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Primary Street

Inappropriate

Clearly defined shared courtyard entrance facing the street

Garages with no pedestrian entrance facing the street

Clearly defined shared courtyard entrance facing the street

No entrance element facing the street

V

A. Frontage and Orienta on

Design Standards

2. Public to Private Transi on
Entrances should be designed to provide a transi onal
element either by means of a porch, elevated stoop,
forecourt or other such device occurring within the district. Such design elements should be propor onal to
the building scale and be accessible to the building occupants.

Private

Public

Block Plan
Inappropriate

Elevated stoop and canopy at building entrances

No transi onal element at building entrance

Elevated stoop and canopy at building entrance

No transi onal element at building entrance
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Appropriate
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A. Frontage and Orienta on
3. Visual Connec on and Transparency
Primary building facades should incorporate a window
design that provides visual connec on to public areas of
the street and sidewalk, and should strive to meet the
following minimums:

a. Residen al uses should provide no less than 15%
window area for front-facing facades.
b. Windows should generally exhibit a ver cal propor on
and orienta on.

Inappropriate
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Appropriate
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Inappropriate

Inappropriate

Inappropriate

Inappropriate

Inappropriate

Windows provide visual connec on to public areas

No visual connec on to public areas

Windows provide visual connec on to public areas

Very li le visual connec on to public areas

V

A. Frontage and Orienta on

Design Standards

4. Front Yard Setback
Con nuity of setbacks should be maintained along block
faces if a dominant pa ern exists. If wide variety of setbacks exist along a block-face then a minimum set-back
may be used. Set-back con nuity is most important in
single family contexts where common front yards occur.

Common
Front
Yard
Con nuous
Setback

Block Plan
Inappropriate

Dominant pa ern of con nuous set-backs

Mul ple set-backs along block face

Dominant pa ern of con nuous set-backs

Mul ple set-backs along block face
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Appropriate
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A. Frontage and Orienta on
5. Founda on Size and Orienta on - Historic Districts Only
Consistency of founda on size and orienta on should
be considered for detached single family developments
in Historic Districts. Where a clearly expressed pa ern
of founda on orienta on and scale exists, new development should maintain a similar scale and orienta on.

Single
Family

Single
Family

Single
Family

Single
Family
Inappropriate

Block Plan
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Appropriate
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Inappropriate

Consistent founda on size and orienta on

Inconsistent founda on size and orienta on

Consistent founda on size and orienta on

Inconsistent founda on size and orienta on

Single
Family

V

A. Frontage and Orienta on

Design Standards

6. Roof Forms - Historic Districts Only
Predominant roof forms along a block face should be
considered. Other features such as character of overhangs, dormers and bay windows should also be considered. New development in Historic Districts should
provide a roof form and associated details that relate to
the exis ng context.

Inappropriate

Inappropriate

Inappropriate

Inappropriate

Inappropriate

Con nuous pa ern of similar roof forms

Imcompa bile roof forms

Roof forms compa ble to adjacent single family context

Imcompa bile roof forms
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Appropriate

Inappropriate
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B. Parking
On-site aggregated parking in the form of a surface lot
provides the highest form of incompa bility for historic
and tradi onal neighborhoods.
Historic, higher density residen al neighborhoods did
not typically provide surface parking lots due to the use
of public transit or the proximity of walkable des na ons
for daily needs.
Conven onal parking requirements can result in up to
65% of the site area provided for surface parking lots.
Care should be taken to provide only the essen al and
necessary area for parking and storage of vehicles.

Abundance of Surface Parking

The following are guidelines rela ng to the facili es and
rela ng to vehicle parking:

Li le to no surface parking

1. Parking Quan

es
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A minimum of one stall per unit of on-site parking should
be allowed for residen al projects. Credit should be provided for on-street parking immediately adjacent to the
perimeter of the development site.

Garage

Garage

Rowhouse

Rowhouse

Garages at rear providing one stall per unit

On-street parking directly adjacent to development
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V

B. Parking

Design Standards

2. Parking Loca on
On-site surface parking lots shall be minimized to the extent feasible. The preferred methods for on-site parking
shall be in the following order of priority:

a. Structured parking integral to the architecture below grade or as a stand-alone facility.

Structured parking below grade

b. Structured parking integral to the architecture at
grade. Care should be taken to minimize first floor
parking along primary facades facing streets resul ng
in long blank walls.

Structured parking integrated into first floor

Garages at rear facing internal street

d. Rear surface parking lots with access from exis ng
alleys or vehicle courts or driveways.

e. Front facing garages accessed from the street. For
this condi on see Guideline 3.
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c. Garages, integral or detached behind the primary
front facing façade. Garage doors can face internal
to the site, to the side or forward but are not part of
the primary façade.

Surface parking lot oﬀ alley
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B. Parking
3. Garage Doors
Front facing parking access (garages, driveways and vehicle courts) shall be designed to minimize the disrup on
of the pedestrian sidewalk and downplay the prominence
of the vehicle u lizing the following strategies:

a. Recessed garage doors.

Recessed garage doors

b. Use other prominent building elements such as
porches, trellises or landscaping to de-emphasize
garage doors.

Balconies and landscaping help de-emphasize garage doors
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c. Excavate into the grade and diminish the presence
of garage doors.

Garage entries are carved into and surrounded by landscaping

d. Combine and narrow driveways as they cross the
sidewalks.

One driveway for four garage entries
22
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B. Parking

Design Standards

3. Garage Doors - Con nued

e. Garage doors shall u lize materials and design
features that complement the principal architecture.
Use dark or subdued colors to mask or incorporate
windows into garage doors.

Garage doors designed to compliment principal architecture

f. Minimize driveways by incorpora ng greenery such
as “grass-crete” or “tread paving”.

Driveway with tread paving

Shared vehicular and pedestrian access

h. Garage structures shall not be in front of the primary façade of the building.
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g. Design driveways as shared pedestrian spaces.

Garage structure at rear
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C. Eﬀect on the Perimeter
Conven onal zoning considers “buﬀering” as a strategy
to provide separa on and privacy between buildings or
uses. As a result there is a much higher percentages of
underu lized open space or “landscaping”, typically turf,
in suburban neighborhoods than would be found in tradional neighborhoods.

There are numerous strategies in the management of
compact development to consider the eﬀect on surrounding proper es. With proper care and a en on to
detail, infill development can provide a complementary
design in a compact form. The following are guidelines
rela ng to the eﬀects on adjacent proper es and eﬃcient
use of outdoor space:

Lot sizes are typically smaller and more compact in tradi onal neighborhoods making buﬀering and separa on
imprac cal. Many examples of good quality historic architecture do not meet conven onal buﬀering and separaon requirements. The need for buﬀering decreases as
the overall form of design is managed.
1. Minimize Scale Contrasts
The following design strategies should be considered to
minimize the nega ve eﬀect of scale contrasts:
a. Accommodate upper level living spaces within
dormers.

Dormers at upper level minimize scale

Infill & Redevelopment Design Guidelines - Omaha Planning

b.Use an excavated basement to minimize the height
of the building.

Excavated basement of townhouses

c. Step upper stories back from the lower facades.

Upper stories stepped back
24
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C. Eﬀect on the Perimeter

Design Standards

1. Minimize Scale Contrasts - Con nued
d. Break up large buildings into smaller forms suitable to the context.

Large building with smaller forms

e. Use design elements that emphasize horizontal
forms.

Horizontal elements ephasize form

Change in material at upper level

g. On large buildings, provide a transi on in scale to
adjacent smaller structures. This is o en referred to
as “stepping down” the building scale.

Infill & Redevelopment Design Guidelines - Omaha Planning

f. Use a change in materials or colors to de-emphasize upper levels.

Large building transi ons to smaller single family houses
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C. Eﬀect on the Perimeter
2. Privacy
The following design strategies should be considered to
minimize the impacts on privacy:
a. Reduce large windows and balconies to minimize
overlook impacts on adjacent yards and residen al
interiors.

Minimize overlook impacts on adjacent proper es

b. Avoid having large windows and balconies directly
align with windows and balconies of neighboring
residences.

Separate balconies and outdoor space
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c. Raise living spaces above grade when adjacent to
public areas. For those provided at grade and adjacent to public spaces or sidewalks, provide landscaping screening.

Raised living space above public areas

d. Provide design element that aids in the transi on
from the public space of the street to private space
of the residence, such as a pa o, porch or por co.

Outdoor amenity transi ons from public to private space
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3. Usable Outdoor Spaces
Projects should provide usable outdoor space of 15%
minimum per unit area using the following strategies:
a. Provide centrally located, shared courtyards with
convenient access.

Shared court

b. Provide mutual shared yard easements. Create
mul -use outdoor spaces. Driveways and other vehicle areas can be designed to accommodate other
uses. Diﬀeren ate driveways by using paving and
landscape materials integral to the design.

Shared easement combined with mul -use outdoor space

Environment feature as unifying design element

d. Make use of roof tops and alterna ve outdoor
spaces.
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c. Combine environmental features and outdoor
spaces into a central unifying design element.

Large building transi ons to smaller single family houses
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D. Design Quality
Historic architecture, origina ng from the first half of the
20th century, usually exhibits the fine detail of hand-built
structures. Tradi onal detailing exhibited by the door and
window trim, masonry detail, scale propor on of siding,
and most importantly, eave and roof overhang details
provide a dis nc ve character for older neighborhoods.
While the objec ve of imita ng historic architecture or
historic “mimicry” is generally discouraged as a preservaon objec ve, achieving a similar degree of detail results
in a complementary form of architecture.

Architectural mimicry can devalue the uniqueness of the
original design. A contemporary design of a similar quality and a en on to detail can begin enhance and reinforce the historic context through contras ng and elevating the ar san value of the original.
The following are guidelines rela ng to the general quality of design for buildings:

1. Design Detail
New architecture should exhibit a high quality of cra smanship and detail contemporaneous to its period of
construc on. Priority should be placed on prominent
front facing facades and those in close proximity to public
sidewalks.

Separate balconies and outdoor space

2. Exterior Materials
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The use and applica on of exterior materials should conform to the urban design standards of the OMC. Exterior
materials should be used in a restrained manner and typically one material should be dominant. Mul ple materials may be used provided they complement and support
the applica on of the dominant material and/or the mulple material use is an established precedent.

Raised living space above public areas

4. Con nuity of Exterior Materials
When there is a discernible pa ern or dominant use of
one class of material (brick, lap siding, stone, etc…) along
a block length, new infill projects should maintain the
con nuity of such material.

Outdoor amenity transi ons from public to private space
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D. Design Quality

5. Texture and Detail - Historic Districts Only
Architectural elements within Historic Districts should be
high quality and finely detailed and express the artesian
cra smanship exhibited by historic homes.

Separate balconies and outdoor space

E. Supplemental Condi ons
The following are guidelines rela ng to supplemental
condi ons:
1. Sidewalks

Separate balconies and outdoor space

2. Mature Trees
Mature trees found on site should be maintained as
much as is feasible with specific priority given to street
trees. New street trees should be provided if not present.
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Posi on, width and treatment of sidewalks should be
consistent along each block length. Reposi oning the
sidewalk to provide for street trees should occur where
feasible and when a significant length of sidewalk can be
aﬀected.

Raised living space above public areas
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VI Policy for Alterna ve Lot Access
This policy is intended to provide a means to achieve
alternate lot access for projects proposing innova ve
development scenarios within exis ng older neighborhoods. It will assist in accomplishing goals specific to
Omaha Master Plan and is in keeping with the City’s effort to encourage infill development. The policy will detail
the requirements to be met when proposed redevelopments, falling within certain criteria, require an alternave means of lot access not contained in the subdivision
ordinances in Omaha Municipal Code (OMC). The alterna ve access will be evaluated for prac cality, safety and
func on un l a final judgment can be provided and a permanent revision to the OMC or cancella on of the policy.

Chapter 53 of the OMC states that “Every lot shall abut
and have access to a public street, approved right-of-way
or court,” and it contains roadway design criteria and
standards for approved right-of-ways. In cases where
development proposals do not meet these requirements,
but meet all of the criteria listed below, City staﬀ may
support a request by the applicant to City Council to
waive certain access and roadway design requirements
in Chapter 53. For the purposes of this policy, the access
serving the lots resul ng from waivers shall be called an
“Accessway” and shall meet all of the following criteria:

A. Vehicular Accessway Requirements
1. An Accessway shall be classified as one of the
following three types:
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a. Private Stub Access. A Stub Accessway begins at
an exis ng public street and extends into the private
development without an alternate means of exit.
Stub Access shall be limited to 150 feet from a public
way, serve no more than 14 lots and terminate at the
adjacent far lot property line. The connec on of Stub
Accessways to the street shall be evaluated for safety
and func on and shall be at the discre on of the
Public Works Director.
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b. Private Through Access. A Through Accessway
begins at an exis ng public street, extends into a
private development and provides an alternate
means of exit through the site to another public way.
Through Accessways shall be no longer than 450 feet
and serve no more than 30 lots. The connec on of
Through Accessways to the street shall be evaluated
for safety and func on and shall be at the discre on
of the Public Works Director.
c. Public Alley Access. An Alley Accessway may be
provided by coloca ng an improved accessway along
an exis ng alley within right-of-way. The pavement
of exis ng alleys may be required to be improved at
the expense of the subdivider, as determined by the
Public Works Department; such improvements shall
be subject to the Public Works Department’s OPW
public improvement process. The purpose of these
improvements (if necessary) would be to address
deficiencies in the alley’s exis ng pavement condion, width, depth, or any other factors as determined by the Public Works Department. Pavement
improvements shall be required from the interior
extent of the subdivision to the public street connecon, whether or not the subdivision abuts the public
street.

In addi on, the alley right-of-way must be vacated
from the interior extent of the subdivision to the
public street right-of-way, and be placed in an outlot
with an easement granted to the City covering public
access, drainage, and u li es. The alley vaca on
shall take place through one of the City’s exis ng
processes, and shall be in full conformance with state
statutes. In instances where alley improvements are
required, the outlot may need to be widened beyond
the extents of the vacated right-of-way to accommodate the improvements. Notwithstanding any
improvements or addi onal outlot width, co-loca ng
through access along an exis ng alley may necessitate the conversion of the alley to one-way operaon, which may be subject to consent from other
property owners along the alley.
2. The minimum width for an Accessway shall be 16
feet and as described in Figure 1 – Vehicle Court Minimum Clearances.
3. The Accessway must consist of hard-surface pavement or pavers (no gravel, rock, or dirt surface allowed)
designed to standards approved by the City.
4. Where sidewalks are provided, they shall comply
with all applicable standards, including the Americans
with Disabili es Act.
5. Parking shall be restricted along Accessways except
as specifically designed and designated, and approved
by the City.
6. Private Accessways serve as a means of access
for interior lots within the development and shall be
placed within an outlot and provided with an access,
u li es and drainage easement.
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A. Vehicular Accessway Requirements
7. The Accessway shall be established only in conjuncon with the subdivision process for those subdivisions
done in conjunc on with a Planned Unit Redevelopment (PUR), and shall require a subdivision agreement.
The subdivision which establishes the Accessway shall
not be performed by the City administra vely.
8. The Subdivision Agreement shall call for the crea on
of an owner’s associa on and shall assign maintenance
responsibili es of the Accessway to the associa on.
9. A condi on of the plat approval of a subdivision
containing an Accessway shall require a Memorandum of Agreement (MOA) be filed with the Register
of Deeds concurrently with the filing of the final plat.
The MOA shall be reviewed and approved by the Public Works Department, and shall spell out the access
inherent to all internal lots served by the Accessways
and is intended clarify the rights and responsibili es to
all future purchasers of internal lots. The terms of the
Agreement shall be reviewed and approved by the City
and include at a minimum provisions for maintenance,
trash pickup and deliveries to the lots served by the
Accessway.
10. Property addresses shall be provided pursuant to
a waiver by City Council of Chapter 34, Ar cle III of the
OMC. Accessways shall be designated as “Lane” .

12. Other than the width of the Accessway’s throat
where it intersects with the adjacent public street, the
Accessway must conform to the Commercial Access
design requirements in the City’s Guidelines and Regula ons for Driveway Loca on, Design and Construc on.

Op onal
Building/Garage
(Double Loaded)

Building/Garage
(Single Loaded)

4’

16’

4’

clear
min.

min.

clear
min.

Sidewalk

Based on experience and new condi ons which may
arise, this policy may be cancelled or amended from me
to me, provided any amendment or cancella on to this
policy is approved by both the Planning and Public Works
Directors.

Driveway

Figure 1 - Vehicle Court Minimum Clearances
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11. Subdivisions created using Accessesways will
s ll be subject to requirements for post-construc on
stormwater management plans, as well as Chapter 53
requirements for sewers to serve the lots within the
subdivision.

Vehicle
Court
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B. Pedestrian Accessway Requirements
1. Pedestrian Accessways begin at an exis ng public
street and extend into the private development with
direct pedestrian access to individual lots. Vehicular
access shall be provided with a separate vehicle court
or by an approved alterna ve means.
2. The minimum width for a Pedestrian Accessway shall
be one of the following:
a. Internal to the site and between primary building
facades: 30 feet (May include up to 10 feet private
usable outdoor space per facade)
b. Between a primary building facades and adjacent
side property line: 15 feet
3. The Pedestrian Accessway must consist of landscaping, walkways, ligh ng and other design features resulting in a shared pedestrian environment. Pedestrian
courts may include addi onal features such as bike
parking, benches or other common, shared elements.
4. Pedestrian Accessways serve as a means of access
for interior lots within the development and shall be
placed within an outlot and provided with an access
easement.
5. The Pedestrian Accessway shall require a subdivision
agreement and can be achieved through the minor plat
process as applicable. The subdivision which establishes the Pedestrian Accessway shall not be performed
by the City administra vely.
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6. The Subdivision Agreement may call for the crea on
of an owner’s associa on and assigning maintenance
responsibili es of the Pedestrian Accessway to the associa on.
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7. A condi on of the plat approval of a subdivision
containing a Pedestrian Accessway shall require a
Memorandum of Agreement (MOA) be filed with the
Register of Deeds concurrently with the filing of the
final plat. The MOA shall be reviewed and approved by
the Public Works Department, and shall spell out the
access inherent to all internal lots served by the Pedestrian Accessway and is intended to clarify the rights
and responsibili es to all future purchasers of internal
lots. The terms of the Agreement shall be reviewed and
approved by the City and include at a minimum provisions for maintenance, trash pickup and deliveries to
the lots served by the Accessway.
8. Property addresses shall be provided pursuant to a
waiver by City Council of Chapter 34, Ar cle III of the
OMC. Accessways shall be designated as “Lane” .

9. Subdivisions created using Pedestrian Accessways
will s ll be subject to requirements for post-construcon stormwater management plans, as well as Chapter
53 requirements for sewers to serve the lots within the
subdivision.

A. Defini ons
The following defini ons apply to the use and interpretaon of this document:

VII
Administra ve

Administra ve
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Historic District - Historic Districts are iden fied as either
a Na onal Register Historic District as listed in the Na onal Register of Historic Places or a Local Landmark Heritage
District as approved by Omaha’s Landmarks Heritage
Preserva on Commission (LHPC).
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