LIMITED COMMUNITY REDEVELOPMENT AUTHORITY AGENDA
Wednesday, October 30, 2019
4:00 p.m.
City Council Chambers, Papillion City Hall

I. Call Meeting To Order
II. Roll Call
III. Pledge Of Allegiance
IV. Affidavit Of Publication
V. Public Announcement That A Current Copy Of The Open Meetings
Act Is Posted In The Council Chambers
VI. Approval Of The Agenda As Presented
Documents:
1. 2019-10-30 LCRA AGENDA.PDF

VII. Approval Of The Minutes Of The September 5, 2019 LCRA Meeting
Documents:
2. 2019-09-05 LCRA MINUTES.PDF

VIII. Review Of Selection Advisory Committee's Scores
Documents:
3. IFRP - CRITERIA FOR PROPOSAL EVALUATIONS - REVISED 9.17.19.PDF
4. SAC COMMITTEE - SUMMARY OF SCORING OF IFRPS.PDF
5. IFRP - SAC SCORING RESULTS - CHART.PDF
6. URBAN WATERS PROPOSAL.PDF
7. DP MANAGEMENT PROPOSAL..PDF
8. FYRA PAPILLION REDEVELOPMENT PROPOSAL.PDF
9. WOWBIZ PROPOSAL.PDF
10. IFRP - DOWNTOWN REDEVELOPMENT.PDF
11. DOWNTOWN REDEVELOPMENT PLAN - 10.03.18_2.PDF
12. COMP PLAN - DOWNTOWN A DESTINATION FOR COMMUNITY.PDF

IX. Recommendation Of Downtown Papillion Redevelopment Proposals
To City Council
X. Other Business
XI. Adjournment
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MINUTES OF MEETING
LIMITED COMMUNITY REDEVELOPMENT AUTHORITY
Thursday, September 5, 2019 @ 4:00 P.M.
The Limited Community Redevelopment Authority (LCRA) met in open and public
session in the City Council Chambers at Papillion City Hall on September 5, 2019 at
4:00 PM. Chairperson Melissa Panko called the meeting to order. Administrative
Assistant Taylor Baratta called the roll. Present were Chairperson Melissa Panko, Cindy
Shuck, Bob Lapke, Councilmembers Lu Ann Kluch, Steve Engberg, Tom Mumgaard
and Jim Glover. Also in attendance were Director Amber Powers and Legal Counsel
Alan Thelen.
Chairperson Panko led those present in the Pledge of Allegiance.
Affidavit of Publication: Notice of the meeting was given in the Papillion Times, the
designated method of giving notice. A copy is available in the office of the City Clerk.
Incorporated herein by reference as if fully set out herein is the audio and visual
recording of the council meeting.
Public announcement that a current copy of the open meeting act is posted in the City
Council Chambers.
APPROVAL OF THE AGENDA AS PRESENTED: Motion to approve the Agenda as
presented by Councilmember Engberg, second by Councilmember Kluch. Chairperson
Panko asked if there was any authority discussion. There was none. Upon roll call vote,
voting yes: Chairperson Panko, Mr. Lapke, Ms. Shuck, Councilmembers Kluch,
Engberg, Mumgaard and Glover. Voting no: none. Motion passed.
APPROVAL OF THE MINUTES OF THE SEPTEMBER 12, 2018 LCRA MEETING:
Motion to approve the LCRA Meeting Minutes from September 12, 2018 by
Councilmember Kluch, second by Mr. Lapke. Chairperson Panko asked if there was any
authority discussion. There was none. Upon roll call vote, voting yes: Chairperson
Panko, Mr. Lapke, Ms. Shuck, Councilmembers Kluch, Engberg, Mumgaard and
Glover. Voting no: none. Motion passed.
UPDATE ON THE DOWNTOWN PAPILLION REDEVELOPMENT PROJECT: Mayor
Black stepped forward to the podium and provided a detailed update of the Downtown
Papillion Redevelopment Project, from when the LCRA last met to present. Mayor Black
stated that back in December of 2018 the City received four Invitations for
Redevelopment Proposals (IFRP’s) and also received feedback from developers. Mayor
Black explained that the developers said the project is too small for the large developers
and too large for the small developers.
Mayor Black explained that the City met with one developer, who had a conceptual
proposal, and stated that no plans for development were included. Mayor Black also

stated that this developer proposed that the City should be the lead developer and seek
out new IFRP’s. Mayor Black then explained that the City met with two more
developers; where both provided plans for the full redevelopment project. Mayor Black
stated that both developers are willing and fiscally able to develop only Phase 1 if the
City were to pursue a different option for Phase 2. Mayor Black stated that the City then
met with the last developer, who provided plans for Phase 2 only.
Mayor Black next explained that City Staff had a follow-up meeting with the three
developers who provided plans; along with the City’s bond counsel and the City’s fiscal
advisor to find ways for the projects to work. Mayor Black stated that all three proposals
have potential “contingencies” and funding gaps.
Mayor Black next discussed how the City Engineering Department completed a
preliminary engineer assessment of the City-owned parcels in the Redevelopment Area.
The City Engineering Department determined that all three redevelopment proposals
(as proposed) would be feasible without any “major” utility upgrades. Mayor Black
explained that the City Engineering Department provided cost estimates for potential
work to be done for Phase 1 and Phase 2. The Department stated that such work could
include clearing Phase 1 and Phase 2 of unnecessary buildings, burying electric lines,
reconstructing Second and Adams Streets, creating public parking lots, and other public
improvements.
Mayor Black next stated that the Public Facilities Committee met to discuss the City
potentially becoming the Lead Developer for the Redevelopment Project. The
Committee tentatively agreed to move forward with the City becoming the Lead
Developer, if there are benchmarks from the other developers during the project. Mayor
Black explained that the FY2018/2019 Budget, Amendment #4, which was approved by
City Council on September 4, 2019, includes funding for the necessary work to be done
in Phase 1, to make it development ready, and to reconstruct Second and Adams
Streets.
Director Amber Powers next explained the next steps to continue to move forward with
the Redevelopment Project. Ms. Powers explained that the LCRA will need to select two
of its members to be a part of the Selection Advisory Committee (SAC) to score the
three IFRP’s. Ms. Powers said that the other SAC members would include various City
staff and a Downtown Papillion Business Association member. Ms. Powers explained
that the SAC would provide a written recommendation to the LCRA, of which
proposal(s)/developer(s) to go with for the Redevelopment Project; then the LCRA will
provide a written recommendation to the City Council on which redevelopment
proposal(s) to move forward with. The City Council would then review the
recommendation(s) and determine if it/they will move forward with any of the proposed
redevelopment projects.
Ms. Powers stated that once the City Council has selected the proposal(s), then the City
and the selected developer(s) would enter into a Redevelopment Selection
Agreement(s) within 30 days of the selection. Ms. Powers stated this agreement would

outline the intent of the redeveloper(s) and allow the developer(s) to have exclusive
negotiation rights on City-owned parcels. Ms. Powers explained that then the Downtown
Papillion Redevelopment Plan would get updated with specific redevelopment project(s)
information through the formal amendment process. There would then be a public
hearing at the Planning Commission meeting, along with a public hearing in the City
Council meeting (this ordinance would have all three readings). Once the ordinance
goes through Planning Commission and City Council and is approved, the City and the
selected redeveloper(s) would enter into a Redevelopment Contract(s) for the proposed
redevelopment project(s).
Ms. Powers lastly explained the Scoring Criteria to be used for the IFRP’s, when the
SAC meets. Ms. Powers stated that the SAC plans on meeting either on September 12th
or September 17th and review and score the IFRP’s. Ms. Powers explained that this
process may take up to two hours to complete.
MOTION TO SELECT TWO (2) LCRA MEMBERS TO SERVE ON THE SELECTION
ADVISORY COMMITTEE: Motion to select two LCRA members to serve on the SAC by
Councilmember Mumgaard, second by Councilmember Kluch. Chairperson Panko
called for proponents and opponents. None came forward. Upon roll call vote, voting
yes: Chairperson Panko, Mr. Lapke, Ms. Shuck, Councilmembers Kluch, Engberg,
Mumgaard and Glover. Voting no: none. Motion passed.
Ms. Shuck was nominated by Councilmember Engberg and Mr. Lapke was nominated
by Councilmember Kluch to serve on the SAC. Councilmember Mumgaard stated that
he thinks it would be best to have two citizens serve on the Committee instead of
councilmembers. Councilmembers Engberg, Kluch and Glover agreed with
Councilmember Mumgaard. Mayor Black stated that the two LCRA members would be
the voice of the community, and it would be more helpful to have two citizens be on the
SAC.
Motion to approve Ms. Shuck to serve on the SAC by Councilmember Kluch, second by
Chairperson Panko. Chairperson Panko called for proponents and opponents. None
came forward. Upon roll call vote, voting yes: Chairperson Panko, Mr. Lapke, Ms.
Shuck, Councilmembers Kluch, Engberg, Mumgaard and Glover. Voting no: none.
Motion passed.
Motion to approve Mr. Lapke to serve on the SAC by Councilmember Engberg, second
by Councilmember Glover. Chairperson Panko called for proponents and opponents.
None came forward. Upon roll call vote, voting yes: Chairperson Panko, Mr. Lapke, Ms.
Shuck, Councilmembers Kluch, Engberg, Mumgaard and Glover. Voting no: none.
Motion passed.
OTHER BUSINESS: Ms. Powers discussed with Mr. Lapke and Ms. Shuck their
availability for the SAC meeting. Ms. Powers confirmed with Mr. Lapke and Ms. Shuck
their availability for September 17th.

No other business was discussed.
ADJOURNMENT: Motion to adjourn by Chairperson Panko, second by Councilmember
Glover. Upon roll call vote, voting yes: Chairperson Panko, Mr. Lapke, Ms. Shuck,
Councilmembers Kluch, Engberg, Mumgaard and Glover. Voting no: none. Motion
passed. Meeting adjourned at 4:34 PM.

_________________________________
Melissa Panko, Chairperson

Downtown Papillion Redevelopment Area
Scoring Criteria for Invitation for Redevelopment Proposals (IFRP)
1. Relationship to General Objectives
- 40 Total Points
20 points Manner in which the Redevelopment Proposal conforms to the City’s
goals as described in this Invitation for Redevelopment Proposals.
15 points Manner in which the Redevelopment Proposal conforms to the
objectives in The Papillion Plan (City’s Comprehensive Plan).
5 points Conformance with all applicable building and zoning ordinaces and all
other applicable City ordinances.

2. Background and Experience of the Developer/Development Team
- 80 Total Points
10 points Experience of the proposed Developer/Development Team who will
be responsible for the Redevelopment Project(s).
10 points The success of the Developer/Development Team’s past projects,
especially projects which are similar to the Proposed Project.
10 points The Developer/Development Team’s property management
experience, including other similar projects.
10 points The overall architectural and design quality of prior projects of the
Developer/Development Team.
5 points The Developer/Development Team’s experience in working with
public entities.
15 points The Developer/Development Team’s history of the timeliness and
completion of prior projects.
15 points The Developer/Development Team’s history of completing projects as
originally proposed.
5 points Status of any litigation regarding the Developer/Development Team’s
past projects.

3. Financial Capability of the Developer/Development Team
- 40 Total Points
10 points The Developer/Development Team’s ability to provide sufficient
equity/financial support for the Proposed Project.
10 points The Developer/Development Team’s ability to secure any necessary
debt financing.
10 points Evidence of the Developer/Development Team’s ability to fund the
Redevelopment Project until its completion.
10 points Closing of permanent financing and project stabilization.

4. Redevelopment Project(s) Specific Criteria
- 140 *125 Total Points
25 points The overall architectual and design quality of the proposed
Redevelopment Project(s).
10 points The relationship of the proposed Redevelopment Project(s) in
conjunction with the overall Downtown Papillion Redevelopment
Area.
*15 points The overall ability of the Redevelopment Proposal to sucessfully
n/a redevelop all four City-owned parcels in three separate phases, or a
portion of the parcels thereof.
15 points The overall intent of the Developer/Development Team to preserve
and maintain the historical significance of Downtown Papillion.
25 points The type and extent of public support, investment, and/or involvement
required of the proposed Redevelopment Project(s).
10 points The manner in which the proposed Redevelopment Project(s)
responds to the existing and future market and community needs.
5 points Anticipated success and viability of the proposed Redevelopment
Project(s).
15 points The extent to which the proposed Redevelopment Project(s) will
serve as a catalyst for other redevelopment in the Downtown Papillion
Redevelopment Area, including public improvements being improved
as part of the proposed Redevelopment Project(s).
5 points Projects similar to the Redevelopment Project(s) being proposed in
the Redevelopment Plan in which the Developer/Development Team
was involved and the success of such projects.
15 points The extent to which the Developer/Development Team exhibits
commitment to implementing the Redevelopment Project(s) in a
timely manner, providing a detailed timeline for each phase of the
Redevelopment Proposal.

300 *285 Total Points (*points revised by SAC during scoring meeting)

Summary of Selection Advisory Committee Scoring Meeting:
1.) Relationship to General Objectives – Maximum Possible Points: 40 points
- Urban Waters: 29 points
73% of possible points
o Mainly conforms to the goals stated in the IFRP.
o Phase 1 conforms to City goals with potentially more residential than City intended.
o Phases 2-3 (not scored by SAC) have more residential and less mixed-use than City
intended.
o Generally conforms with applicable building and zoning ordinances.
- DP Management: 19 points
48% of possible points
o Somewhat conforms to the goals stated in the IFRP.
o Phase 1 has higher residential density and height of buildings (3-4 stories) than City
intended.
o Phase 2 (concept-only submitted by developer and not scored by SAC) has more residential
and less mixed-use than City intended.
o Would require layout changes in order to comply with building and zoning ordinances.
- FYRA: 40 points
100% of possible points
o Conforms to the goals stated in the IFRP.
o Phase 2 (only phase submitted proposal for) conforms to the objectives in the City’s
comprehensive plan.
o Conforms with applicable building and zoning ordinances without any modifications.
2.) Background and Experience of the Developer/Development Team – Maximum Possible Points: 80 pts
- Urban Waters: 75 points
94% of possible points
o References provided of past experiences and has history of timely completion of projects.
o City is familiar with the developer and the developer’s high quality of work.
- DP Management: 51 points
64% of possible points
o References provided of past experiences of similar projects.
o City is unsure of developer’s ability to complete work on time and as originally proposed.
- FYRA: 5 points
6% of possible points
o No background experience or history of completed projects.
o Has experience with public entities.
3.) Financial Capability of the Developer/Development Team – Maximum Possible Points: 40 points
- Urban Waters: 38 points
95% of possible points
o Demonstrated ability to provide sufficient equity and ability to secure necessary debt
financing for the project.
o Mainly demonstrated ability to close permanent financing and project stabilization.
- DP Management: 32 points
80% of possible points
o Mainly demonstrated ability to provide sufficient equity and ability to secure necessary
debt financing for the project.
o Some concerns for the ability to close permanent financing and project stabilization.
- FYRA: 29 points
73% of possible points
o Unable to demonstrate ability to provide sufficient equity for the project.
o Demonstrated ability to secure necessary debt financing, ability to fund the project, and
closing of permanent financing.
4.) Redevelopment Project Specific Criteria – Maximum Possible Points: *125 pts (revised from 140 pts)
- Urban Waters: 106 points
85% of possible points
o Showed high architectural and design quality standards.
o Demonstrated overall intent to preserve the historical significance of the downtown.
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SAC believes this project would strongly serve as a catalyst for other downtown
redevelopment projects and will increase user traffic in the area.
o This project is similar to the Prairie Queen project, which is viewed as a successful project
by the SAC.
o Will request TIF funding and additional public funds to improve public infrastructure.
DP Management: 71 points
57% of possible points
o SAC believes this project would strongly serve as a catalyst for other downtown
redevelopment projects and will increase user traffic in the area.
o Proposal provides for a community need by providing more affordable housing.
o Mainly showed high architectural and design quality standards.
o SAC is concerned with the high density of residential units and tall buildings harming the
preservation of the downtown’s historical significance, which also goes against the overall
intent of the redeveloping the area.
o In addition to requesting TIF funding and additional public funds to improve public
infrastructure, the development has indicated that it has a $1M dollar contingency:
▪ Developer needs the City to build a 50-stall parking garage for apartment parking
(not public parking) and allow residents to park on the public streets.
o Development strongly recommends that the City acquire the parcels directly north of Phase
1 (not City-owned property) for the development and indicates that it is a “necessary
property acquisition”.
FYRA: 64 points
51% of possible points
o Showed high architectural and design quality standards.
o Proposed project fits in with the overall redevelopment area.
o Mainly demonstrated overall intent to preserve the historical significance of the downtown.
o SAC concerned with developer having not shown projects similar to the proposal being
completed in the past.
o In addition to requesting TIF funding and additional public funds to improve public
infrastructure, the development has indicated that it has up to a $5M dollar contingency
(depending if City receives WSF grant for 60% of project costs):
▪ Developer needs City to commit to the Levee Accreditation Project before it will
commit to proceeding with its development.
• Without the WSF grant, City would owe 50% of the project (≈$5M).
• With the WSF grant, City would owe 20% of the project (≈$2M).
• WSF grants are awarded in December of each year.

5.) Total Possible Points: *285 points (revised from 300 points)
- Urban Waters: 248 points
87% of total possible points
o 87% of pts available.
o Scored Phase 1-Only Development Concept.
o Provided concepts in proposal for Phases 1-3.
- DP Management: 173 points
61% of total possible points
o 61% of pts available.
o Scored Phase 1-Only Development Concept.
o Provided concepts in proposal for Phases 1-2.
- FYRA: 138 points
48% of total possible points
o 48% of points available.
o Provided concepts in proposal for only Phase 2.
o Is the LCRA comfortable with recommending a proposal that scored less than half of the
available points and has the issues that were identified throughout the scoring (including a
potential approximately $5M contingency)?
____________________________________________________________________________________________
Key: XX% = greater than 50%
XX% = greater than 75%
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Summary of Selection Advisory Committee's IFRP Scores

Criteria/Goals:
Maximum Points:

1

2

3

4

Relationship to General
Objectives

Background & Experience of the
Developer/Development Team

Financial Capability of the
Developer/Development Team

Redevelopment Project Specific
Criteria

40 Points Possible

80 Points Possible

40 Points Possible

125 Points Possible

285 Total Points Possible

1

2

3

4

TOTAL

PHASE 1 PROPOSALS

TOTAL

Urban Waters:

29

73%

75

94%

38

95%

106

85%

248

87%

*DP Management:

19

48%

51

64%

32

80%

71

57%

173

61%

*DP Management's Proposal has a $1M dollar contingency - City must build a 50-stall parking garage for private apartment parking & allow residents to park on the public
streets.
1

PHASE 2 PROPOSALS
**FYRA Engineering:

40

2
100%

5

3
6%

29

4
73%

64

TOTAL
51%

138

48%

**FYRA Engineering has up to a $5M dollar contingency (depending if the City receives a WSF grant for 60% of project costs) - City must commit to the Levee Accreditation
Project.
Key:

XX%

= greater than 50%

XX%

= greater than 75%

REDEVELOPMENT PROPOSAL
City-Owned Parcels in
Downtown Papillion

URBAN WATERS
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Background:
Based on the invitation for redevelopment proposals of the City owned parcels in 1-3 phases in
downtown Papillion Redevelopment Area, Urban Waters is providing the following submittal.
The submittal includes: description of the City owned parcels, the proposed redevelopment
plan, it outlines the redevelopment team, project financials, and schedule of performance.

Introduction: Urban Waters
Urban Waters is an experienced construction, development, and property management company. Its
experience includes $40 million of urban rehab projects and $60 million of ground up, new apartment
construction projects. It is currently executing a $16 million rehab project at the previous Grace
University site in downtown Omaha. In addition, it is executing the first phase of a new apartment
construction project, “The Bungalows on the Lake at Prairie Queen” in Papillion. The first phase is $10
million in what is projected to be upwards of a $100 million project.
Urban Waters has property management experience. It owns and operates an 850-unit apartment
portfolio. It uses experience and lessons learned from managing those units and incorporates those
lessons into its development and construction projects.

Partnership/Design & Development Team:
Development Team: Gerald S. Reimer and Laura Brink
Construction Company: Urban Water’s LLC
Architect: Studio 951
Civil Engineer: S.E.H. Inc.
Property Management Team: Urban Water’s LLC
Bank: Pinnacle Bank
Real Estate Advisor: Aaron Adams – NP Dodge

Contact Information:
Urban Waters LLC
4880 S. 131st St, Ste 3
Omaha, NE 68137
www.urbanwaters.com
Laura Brink
lauranbrink@residentrelations.com
402-578-9076
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Project Description:
Urban Waters is proposing a mixed-use development for the City’s identified redevelopment
area with the primary use being multi-family housing. Given the sites location in downtown
Papillion, we feel multi-family will provide density for supporting local businesses along with
promoting connectivity and walkability.
As visible on the proposed “Papillion Concept Plan”, the existing Public Works building on Phase
1 fronting North Adams Street is to be completely remodeled to prepare it for a commercial
use. All other structures in the proposed redevelopment phases of 1 are to be demolished..
The remaining building types are multi-family buildings that have been designed with the
purpose of creating a sense of space and community to maximize the living environment. That
sense of community is emphasized by a plaza area on the interior of the proposed Phase 1 area
that is connected via walking trails with downtown Papillion and its nearby First Street Plaza at
the intersection of W. 1st Street and S. Washington.
In summary, the proposed plan aligns with the City of Papillion’s intent as outline in The
Papillion Plan – Chapter 5 – Downtown: A Destination for Community. It provides a more dense
housing type to increase the number of people living downtown. Yet it does so with smaller
buildings than the more traditional three-story garden style apartments thereby matching the
historic charm of downtown Papillion. Additionally, this promotes neighborhood connectivity
and walkability while providing destinations such as the plaza centrally located in Phase 1. It is
intended that this plaza be connected via a walking path to the First Street Plaza; hence
meeting the City of Papillion’s objective of creating a web of complementary open spaces that
will promote urban activity. The commercial building in Phase 1 creates the potential for small,
local businesses to have store front bays thereby extending the unique main street (N.
Washington). Additionally, this project utilizes the desired diagonal parking on North Adams
Street in conjunction with an alley loaded parking system.

Future Public Improvements:
Phase 1 is to include approximately 1.3 acres of land and two of the publicly owned parcels of
land. This is the largest phase of the project and will include the removal of three existing
structures and protection and renovation of the existing historical city building. All right-of-way
work is also proposed for this phase 1 project, this will include improvements N Adams Street
and W 2nd Street.
There are two properties to the north of phase 1 that would be beneficial to the project for the
City to acquire. These properties are located adjacent to Papillion Creek and serve as a storage
yard, and legally described as Tax Lot 2A6A & 2B2A2 27-14-12 (.53 AC) and Lots 7 and 8 Block
15 Papillion. By acquiring these, the city would be able to clean up the look of the existing area
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while also giving room to expand the trail system to the north along the creek and also expand
the redevelopment to the north side of the alley in future phases.
In order to successfully incorporate residential and possible commercial uses in this area we
have included recommendations for public improvements to be completed by the City in
conjunction with the site development. The current design of the area is conducive to only
commercial and industrial traffic with little availability for pedestrians to use the area. With the
changes being proposed in the first three phases of the project we will be able to turn this area
into a thriving mixed use district that will bring in business and residents to the area. With this
shift is use type, we need to see a shift in the type of right-of-way that will be pedestrian
friendly.
There are four major pedestrian and vehicular control devices that are proposed for this
project, striped pedestrian cross walks at the intersection of N Adams Street and W 2nd Street,
added parallel and diagonal street parking, island bump outs at cross walk locations, and added
street trees. All of these items work towards creating a more usable and safe place for both
pedestrians and vehicles. These items all create an environment that welcomes pedestrian
travel while keeping vehicle speeds to a minimum. By adding street trees and additional parking
stalls with island bump outs, drivers will see less open area while driving this corridor and in
turn reduce speeds from what are currently seen in this open industrial corridor. The addition
of cross walk striping will help to distinguish the intersection and give drivers more warning to
stop for pedestrian traffic and creating a safer environment.
Two plazas are proposed for the Phase 1 development, one being in the center of the project
site and the second being located near the creek allowing for community gatherings and events
to be held in these locations. With the proposed plazas and fire access through the site in Phase
1, it is anticipated that there will be a final plat submittal to add required access easements on
the site to allow for public travel on the property in these locations.

Hydrology and Hydraulics:
Based on the existing flood maps provided by FEMA, all phases of this project are located in the
100-year flood zone with one corner located in the flood way. We would propose to analyze
the entire project. This analysis would include the adjustment of buildings on site with the
removal of the building in the flood way. All proposed buildings would be constructed to one
foot above the 100-year flood elevations, either by raising the grade or waterproofing the
building.
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Financial Information:
Given the proposed multifamily and commercial, for-rent product being proposed, an operating
summary has been provided along with a market value estimate upon full completion and lease
up of the project. Additionally, a Sources & Uses has been included to provide a high-level
estimate of the project cost and funding structure. These preliminary estimates are meant to
provide a framework for conversation between the development team and the City of Papillion.
We have identified a gap between the market value and the sources available to fund the
project. TIF is requested on the basis of the area being blighted and substandard. In all
likelihood without TIF and the City of Papillion’s financial support this project may not work as a
strictly market driven project. Without the support from the City, this project generates a 4.95%
return. With the support of the City, it may achieve a 7% return. We will negotiate with the City
on ways to get the sources and uses to balance while minimizing the City’s contribution.
Overall, the financing structure of the project will consist of equity, debt, and TIF financing.

Operating Proforma & Valuation Summary
Phase 1.1

High Level Project Overview

# of Units

Phase 1.1
Valuation
Site SF
# of Units

$

3,756,092
56,628
21

Rentable SF - New Construction

25,796

Rentable SF - Rehab Commercial

4,400

Total Rentable SF

30,196

21

Rental Income

$

37,090

Misc Income

$

1,050

Garage Income

$

1,625

Total Income

$

39,765

Vacancy (5%)

$

(1,988)

Revenue

$

37,777

Opx (42%)

$

(15,866)

Monthly NOI

$

21,911

Annualized NOI

$

262,926

Cap Rate

7%

Valuation

$

3,756,092

Per Unit Valuation

$

178,862
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Sources & Uses Overview
Phase 1.1
SOURCES

$

3,756,092

USES

$

5,152,149

Variance

$

(1,396,057)

Variance Per Unit

$

(66,479)

Uses

Sources

Phase 1.1

Phase 1.1
Investor Equity

20% $

751,218

Investor Loan from Bank

70% $

2,629,264

Investor TIF Loan from Bank

10% $

375,609

100% $

3,756,092

TOTAL SOURCES:

Hard Cost
New Const. ($110 SF)

$

2,837,560

Remodel Commercial Const. ($125 SF x 4,400 SF)
$

550,000

Soft Cost
Architect, Structural & MEP (2.5%)

$

93,902

Civil Engineer (2.5%)

$

93,902

Site Costs (Private Property) $20,000 per Unit

$

420,000

Infrastructure Improvement (Public Improvements
$10,000 Per Unit)

$

210,000

Site Demolition (Could City do?)

$

134,895

Land Value* (Market = $2 SF)

$

113,256

Finance Carry Cost

$

135,219

Development Fee (5%)

$

187,805

Const. Mgt & OH (10%)

$

375,609

TOTAL USES:

$

5,152,149

*Land in flood plain.
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Urban Waters Redevelopment Proposal – July 12th, 2019
High Level Project Overview

Operating Proforma & Valuation Summary

Phase 1.1
Valuation

$

4,382,107

Site SF

56,628

# of Units

21

Rentable SF - New Construction

25,796

Rentable SF - Rehab Commercial

4,400

Total Rentable SF

30,196

Phase 1.1
# of Units

21

Rental Income

$

37,090

Misc Income

$

1,050

Garage Income

$

1,625

Total Income

$

39,765

Vacancy (5%)

$

(1,988)

Revenue

$

37,777

Opx (42%)

$

(15,866)

Monthly NOI

$

21,911

Annualized NOI

$

262,926

Valuation

$

4,382,107

Per Unit Valuation

$

208,672

Cap Rate

6.00%

Sources & Uses Overview
Phase 1.1
SOURCES

$

4,382,107

USES

$

4,618,081

Variance

$

(235,974)

Variance Per Unit

$

(11,237)

Sources
Phase 1.1
Investor Equity

20% $

876,421

Investor Loan from Bank

70% $

3,067,475

Investor TIF Loan from Bank

10% $

438,211

100% $

4,382,107

TOTAL SOURCES:

Uses
Phase 1.1
Hard Cost
New Const. ($110 SF)

$

2,837,560

Remodel Commercial Const. ($125 SF x 4,400 SF)

$

550,000

Architect, Structural & MEP (2.00%)

$

87,642

Civil Engineer (2.00%)

$

87,642
315,000

Soft Cost

Site Costs (Private Property) $15,000 per Unit

$

Infrastructure Improvement (Public Improvements $0 Per
Unit)

$

-

Site Demolition (Could City do?)

$

-

Land Value* (Market = $1 SF)

$

56,628

Finance Carry Cost

$

157,756

Development Fee (2%)

$

87,642

Const. Mgt & OH (10%)

$

438,211

TOTAL USES:

$

4,618,081

*Land in flood plain.

Appendix:
Example Building Elevations
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Appendix:
Engineering Design Team Experience
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December 14, 2018
Re: Papillion Downtown IRFP

Dear Selection Advisory Committee Members:
Thank you for the opportunity to present our thoughts and proposal for the redevelopment of
Downtown Papillion. We are excited to have this opportunity to participate in a discussion that will
shape the future of this vibrant and growing community.
Developers & Principals:
•

•

Kevyn Sopinski: principal of Pathfinder Wealth Advisors located in downtown Papillion. Kevyn
lives within a mile and works in the CBD, and thus has a vested interest in seeing the area grow
and thrive.
Brian Reilly: principal of DP Management, LLC, an affiliate of the Dial Companies, founded in
1958. Over the past 60 years Dial has developed several parts of Omaha including Lakeside,
Miracle Hills Shopping Center, Miracle Hills Office Park, Elk Ridge, Lake Manawa, Stockyards
Plaza, Peony Park, Cambridge Apartments and more.

The rest of the team:
•
•
•
•
•

Development: DP’s principal developer is its CEO, Terry Clauff. Since 1971 Terry has built
apartments and retail in Omaha, the Quad Cities and throughout Nebraska and the Midwest.
Engineering: Doug Halvorsen and Eric Benson of Olsson Associates have prepared the initial
layout. Doug has worked with DP since the development of Miracle Hills 40 years ago.
Legal work for DP’s developments is coordinated by Michael Carter Law, LLC. Mike has been
affiliated with Dial for 30 years.
Financial arrangements are coordinated by Krista Vanderpool, principal of KV Financial Services,
LLC. Krista has been affiliated with Dial for 30 years.
Dial has a variety of local and national lending relationships for real estate, TIF and other
incentive lending vehicles. Lenders include banks, conduit, life and HUD sources. Lender/lenders
for this project will be determined as the project matures.

Overview
Throughout our evaluation of the project we have tried to keep in mind the stated goals of the
Comprehensive Plan. Among them:
•
•
•

The city would find ideal a proposal that incorporates all four parcels in three separate but
integrated phases.
Mixed-use developments are encouraged within this district.
Do not change the historic character of Washington St./downtown

These goals led us to an evaluation of all three phases of the redevelopment, as well as the downtown
as a whole. We attempted to meld these goals with our understanding of land use, traffic flow, practical

development, plus an overriding belief that getting residents to live in the downtown area is the spark
that ignites future development.
That belief is directly consistent with the City’s stated goals of “Strengthen downtown as a mixed-use
urban environment” and “Increase the number of people who live downtown”, as well as supportive of
the other stated goals.
At this point please refer to the four attached exhibits prepared by Olsson:
Exhibit 1:
In this exhibit we explored only developing what is currently controlled and offered by the city.
Phase 1: two parcels totaling 1.29ac (includes WPA Building) #010300952 & #010604480
After many iterations of evaluation, we came to the conclusion that multifamily development on Phase
1 is its highest and best use. However, it includes many challenges:
•

•
•
•

An extreme shortage of available land
o Necessitates vertical development for density
o Necessitates garage for parking
Potential complications related to the creek
Competition from newer/bigger sites nearby
Proximity to poorly presented/maintained sites that could detrimentally impact leasing and/or
quality of residency

The multifamily project has been designed to wrap around the WPA building. The land cost noted in the
pro forma deducts a portion assuming city retention of the WPA building.
Recognizing its significance to the city, we propose repurposing the WPA in two parts:
•
•
•
•

North End: temporary leasing office for apartments with potential for permanent location
South End: a small-business owner shop – ideally a coffee shop - facing toward future public
space to the south.
Ideally we would like to have a right via option or other structure to attempt to lease the space
prior to taking ownership, before pursuing either of the two previously noted uses.
If, for example, the city is able to develop a bike/pedestrian bridge across the creek and work to
create interconnectivity with the bike trail system we feel there is an opportunity for a bikethemed restaurant/bar. We have noted the popularity of Aksarben’s bars/restaurants as a
collection point for trail traffic. So you can see that we feel these trail connections may be an
important differentiator for the future of downtown.

If these ideas are accepted the cost of the WPA building is assumed at the land cost in the attached pro
forma, with tenant improvements being solely the responsibility of developer.
Phase 2: 0.38ac 145 W 2nd St.
We evaluated using the Phase 2 land for a set of additional apartment units above street retail bays and
garage. The very small size of this parcel led us to evaluate and prepare it as part of a larger

development in Exhibit 2. However, we have since learned of the Fyra proposal and we will defer our
interest to them with the offer to cooperate with them for the good of downtown.
Phase 3: 0.47ac 146 N Adams St.
Since this parcel is several years from delivery we deferred any development interest for now. Our
thought is that its strategic locations between the creek and the proposed W. 2nd Entertainment District
makes it ideal for a civic plaza/public space, as noted on P.3 of the June 2016 redevelopment document.
We would encourage Papillion to explore a variety of potential uses for this space and would like to
explore that in greater detail during interviews.
The list of city improvements noted on P.11 are anticipated as part of the plan to make the area
surrounding Phase 1 more amenable to residency and live/work/play environment. Olsson illustrated
several of these:
•
•

Widening 80’ right-of-way streets to 100’ to create comfortable pedestrian access
Curbs, gutters, sidewalks

Our proposal does not show this but we encourage the “colored brick” noted for W 2nd Ave on P.11 to
be real brick or cobblestone pavers that are authentic and create a visceral, tactile feel that harkens
back to history when walking or driving over them. We think an investment by the city in that detail will
differentiate this area from similar areas (ex Benson). The street itself becomes a form of public art and
yields development improvements/results on neighboring parcels.
Exhibit 2:
This exhibit was an expansion of Exhibit 1 to include a larger building on Phase 2 and its adjoining parcel.
As noted we have deferred to Fyra.
Exhibit 3:
This exhibit anticipates an expansion/Phase 2 of the multifamily development. However, since this land
is not currently controlled by the city we present it only as a suggestion that the city take steps to
aggregate the adjacent land and relocate the tenants to create a developable space.
Exhibit 4:
This exhibit is a vision, from our point of view in conjunction with Olsson, of a 20-year development
plan. Key features:
•
•
•

An iconic landscape feature (monument or other) at the south end of N Adams St/west end of E
1st St. to create a focus and a “memorable experience”.
Several new parking fields to continue to accommodate traffic and activity created by these
initial developments, making it a “place to go rather than a place to move through”
A pedestrian and auto-friendly grid system to catalyze flow, interconnectivity and livability

Development challenges we perceive:
•

Phases address only part of the overall downtown. Being the pioneer incurs the risk of new
development being next to less desirable parcels for extended length of time.

•
•
•
•

Aging infrastructure: the development relies on city commitment to update its infrastructure as
suggested in the IRFP
Lack of public parking
Lack of clear, understandable traffic flow
Lack of significant employment, residence and amenities that attract outside activity on a
regular basis. The downtown serves as a focal point for many community activities, but they are
intermittent.

Initial Redevelopment Proposal
Below is our response to each item noted in the IRFP:
•

•
•

•
•

•

•
•

Parcels to be developed:
o Phase 1 only (parcels noted above). We have strong interest in Phase 2 but defer to a
friendly neighbor’s proposal. We agree with the June 2016 city proposal that Phase 3
should be public gathering space
Site Plan:
o See exhibits in four parts
Quantification of Uses:
o Commercial SF:
 Our proposal anticipates up to 8,000sf of street-level retail in the Phase 1
development. However, our proposal to develop it is contingent upon finding a
tenant to support the development costs. Currently no such tenant has been
identified.
o Residential units – number & sf:
 The exhibits reflect 32 units; our pro forma anticipates up to 51 units.
 The gross leasable area of apartments would be approx. 31,200sf.
 The total sf of the multifamily project would be approximately 36,000sf plus
podium.
o Parking – off-street:
 We propose city funding of a 50-stall ground-level concrete podium garage to
support parking for the residences above.
 We recognize the expense to the city but believe that this project, combined
with street improvements will catalyze activity throughout downtown.
Description of Redevelopment Projects
o Refer to narrative above.
Necessary Public Improvement Upgrades or Additions:
o We anticipate the city following through on most/all of the potential improvements
noted on P.11 of the IFRP.
Necessary Property Acquisition and/or Demolition
o We strongly recommend immediate acquisition and demolition of the parcels directly
north of the Phase 1 ground.
Zoning Changes:
o Our proposed development of Phase 1 land is consistent with proposed zoning.
Estimated New Assessed Valuations

•

•

•

o Please refer to Exhibit E for estimated assessment
Estimated Costs of Redeveloped Improvements
o The multifamily development is new. The redevelopment of the WPA will be evaluated
in greater detail subject to city interest in our proposed use.
Narrative Description of Design Proposed (re Objectives of IFRP, Ch 5 of Papillion Plan, and
zoning standards)
o See narrative above.
Narrative describing Structures to be Redeveloped or Demolished:
o The only structure we propose to redevelop is the WPA building, subject to the
conditions noted above. It would be our intent to preserve its exterior which is the
primary source of its historical interest. The building’s interior would be redeveloped in
its entirety. However, if the city feels there are any components that should be retained
to preserve its significance, we are interested in hearing further details and
incorporating them where possible.

It is our assessment that what has been presented here in this initial proposal conforms, or is intended
to conform, with the Redevelopment Plan, the city’s Comprehensive Plan (The Papillion Plan) and city
design standards and the Downtown Overlay District design standards, building standards, city codes
and applicable city ordinances. As the process progresses, we will notify the city if we anticipate the
need to request variances and are willing to explore these in order to pursue the intent of the IRFP.
Financial Plan
1. Pro Forma Statement
a. This is provided as Exhibit E
b. The pro forma evaluates the multifamily project of Phase 1 only. We anticipate that to
be a stand-alone development and its likelihood of securing financing is stronger
without commercial variables.
c. If the city is amenable to our ideas regarding the use of the WPA building and the
acquisition of a tenant for the street-level retail of Phase 1 we can develop those
numbers separately.
2. Other Financial Information
3. Justification for City Financial Assistance
a. Our pro forma uses a number of aggressive variables including cap rate, interest rate,
cost estimates, and ongoing expense controls. The sum of these variables creates a
picture of substantial risk.
b. We also note above several development challenges.
c. We recommend exploring these further in interviews to assure the comfort of the city.
4. Other Actions Requested
a. We request a strong commitment toward city development to extend the contemplated
pedestrian/bike bridge across the creek.
b. Like the use of “real” cobblestone/brick, this would be a key differentiator in creating a
rare and positive synergy between the downtown and outside activity, in this case the
public athletic facilities on the south side. This is a high-leverage opportunity and we
urge strong consideration of a timeline for its execution.
5. Contingencies/Conditions of the Developer/Development Team

•

This proposal is based on a variety of assumptions including the following:
o Agreement for city to provide funding for the garage. We would be open to any
evaluation of that project that would allow it to be available for public parking, however
as a practical matter this could be a very difficult to do.
o Allocation of street-assigned overflow parking for additional units plus
management/leasing/maintenance staff parking.
o Land would be subject to full environmental update and provided clear of any issues
o Commitment from city to acquire properties to the north for future apartment
expansion.
 First right of refusal on adjacent land that is purchased or aggregated by the city
o Flexibility to apply TIF proceeds to vertical construction if available and if needed

Conclusion
The ideas we are presenting are just the beginning. We are excited at the possibility of working with you
to catalyze something special in downtown Papillion. We hope you will give our proposal strong
consideration and we await further questions and the opportunity to discuss in greater detail.
Thank you.

Kevyn Sopinski

Brian Reilly

(402) 934-2990

(402) 493-2800

Exhibit 1

Exhibit 2

Exhibit 3

Exhibit 4

Exhibit 5

Papillion Mixed-Use

Revised

12/14/2018

Sources and Uses

Loan
Developer TIF proceeds
Land
Land value credit
Investor Equity
Developer Fee
Total Sources

75%
l

Uses
Land & Land Development Costs
Land
1.1
Streets/roads/curbs/landscape
Total Land Costs
Structures
Construction - Apartments
$
Winter conditions
Commercial Tenant Imprvmnt
$
Contractor Bond
Construction - Pool & etc
Construction Contingency
Contractor Profit
Total Hard Costs

50%

$

2.00

95,000.00
-

5.0%
10%

Total Land & Hard Costs
Soft Costs
Architect and Engineer
Developer Fee
Finance Fee - Lender
Interest during construct
Builders Risk
Legal/Appraisal
Survey, Title, Recording
Planning, Dev/Permitting
Total soft costs
Total uses before reserves
Other Non Mortgage uses
Initial Operating Reserve
Working Capital Reserve
Contractors Profit
Total Non Mortgage uses
Total Uses

$5,101,904
$795,725
$95,832
$100,000
$750,000
$139,294
$6,843,461

$95,832
$250,000
$345,832
$4,845,000
$0
$0
$0
$0
$242,250
$484,500
$5,571,750
$5,917,582

3%
5%
1.0%

$145,350
$278,588
$51,019
$200,000
$40,000
$50,000
$20,000
$100,000
$884,957
$6,802,539

$0
$6,802,539

Value (cap rate)
Cost
Loan to Cost
Cost - Valuation Spread

Interest Rate
Term (months)
Amortization
Annual Debt Service
Stabilized NOI
Debt Service Coverage Ratio

$6,899,145
$6,802,539
75%

1.4%

$96,606

5.25%
120
30
$338,075
$379,453
1.12

Total Units
AVG Unit SF
Per Unit Costs

51 units
612 sf

Total Land Cost Per Unit
Structure Cost Per Unit
Soft Cost Per Unit
Total cost per unit

Annual Pre-Tax Cash Flow after debt service/reserves
Equity Return

Project-Related City-Provided Costs
Garage
50 $

5.50%

20,000

$6,781
$99,750
$17,352
$123,883

$41,378
5.5%

$1,000,000

0.0663

Revised
Papillion Mixed-Use

12/14/2018

TIF Eligible Expenses
Architect and Engineer
Financing fee
Construction loan interest cost
Survey, Title, recording
Legal, appraisal
Planning, development, permitting
Land
Streets/roads/curbs/landscape
TIF development fee
Attorney fee
Finance fee
1%
City Adm. Fees
Total

$
$
$
$
$
$
$
$
$
$
$
$
$

Term
Constant
15 years TIF at 5.5%
0.0981

Annual property tax
$
106,969

Costs
TIF development fee
Attorney fee
Finance fee
City Adm. Fees
Land
$
2.00
Total

$
$
$
$
$
$

25,000
40,000
9,814
15,000
95,832
185,646

$

795,725

Net TIF cash available for equity

1%
1.1

145,350
51,019
200,000
20,000
50,000
100,000
95,832
250,000
50,000
50,000
9,814
15,000
1,037,015

TIF
$

1,090,412

$

90%
981,370
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Exhibit 4

Exhibit 5

Papillion Mixed-Use

Revised

12/14/2018

Sources and Uses

Loan
Developer TIF proceeds
Land
Land value credit
Investor Equity
Developer Fee
Total Sources

75%
l

Uses
Land & Land Development Costs
Land
1.1
Streets/roads/curbs/landscape
Total Land Costs
Structures
Construction - Apartments
$
Winter conditions
Commercial Tenant Imprvmnt
$
Contractor Bond
Construction - Pool & etc
Construction Contingency
Contractor Profit
Total Hard Costs

50%

$

2.00

95,000.00
-

5.0%
10%

Total Land & Hard Costs
Soft Costs
Architect and Engineer
Developer Fee
Finance Fee - Lender
Interest during construct
Builders Risk
Legal/Appraisal
Survey, Title, Recording
Planning, Dev/Permitting
Total soft costs
Total uses before reserves
Other Non Mortgage uses
Initial Operating Reserve
Working Capital Reserve
Contractors Profit
Total Non Mortgage uses
Total Uses

$5,101,904
$795,725
$95,832
$100,000
$750,000
$139,294
$6,843,461

$95,832
$250,000
$345,832
$4,845,000
$0
$0
$0
$0
$242,250
$484,500
$5,571,750
$5,917,582

3%
5%
1.0%

$145,350
$278,588
$51,019
$200,000
$40,000
$50,000
$20,000
$100,000
$884,957
$6,802,539

$0
$6,802,539

Value (cap rate)
Cost
Loan to Cost
Cost - Valuation Spread

Interest Rate
Term (months)
Amortization
Annual Debt Service
Stabilized NOI
Debt Service Coverage Ratio

$6,899,145
$6,802,539
75%

1.4%

$96,606

5.25%
120
30
$338,075
$379,453
1.12

Total Units
AVG Unit SF
Per Unit Costs

51 units
612 sf

Total Land Cost Per Unit
Structure Cost Per Unit
Soft Cost Per Unit
Total cost per unit

Annual Pre-Tax Cash Flow after debt service/reserves
Equity Return

Project-Related City-Provided Costs
Garage
50 $

5.50%

20,000

$6,781
$99,750
$17,352
$123,883

$41,378
5.5%

$1,000,000

0.0663

Revised
Papillion Mixed-Use

12/14/2018

TIF Eligible Expenses
Architect and Engineer
Financing fee
Construction loan interest cost
Survey, Title, recording
Legal, appraisal
Planning, development, permitting
Land
Streets/roads/curbs/landscape
TIF development fee
Attorney fee
Finance fee
1%
City Adm. Fees
Total

$
$
$
$
$
$
$
$
$
$
$
$
$

Term
Constant
15 years TIF at 5.5%
0.0981

Annual property tax
$
106,969

Costs
TIF development fee
Attorney fee
Finance fee
City Adm. Fees
Land
$
2.00
Total

$
$
$
$
$
$

25,000
40,000
9,814
15,000
95,832
185,646

$

795,725

Net TIF cash available for equity

1%
1.1

145,350
51,019
200,000
20,000
50,000
100,000
95,832
250,000
50,000
50,000
9,814
15,000
1,037,015

TIF
$

1,090,412

$

90%
981,370

December 14, 2018
Re: Papillion Downtown IRFP

Dear Selection Advisory Committee Members:
Thank you for the opportunity to present our thoughts and proposal for the redevelopment of
Downtown Papillion. We are excited to have this opportunity to participate in a discussion that will
shape the future of this vibrant and growing community.
Developers & Principals:
•

•

Kevyn Sopinski: principal of Pathfinder Wealth Advisors located in downtown Papillion. Kevyn
lives within a mile and works in the CBD, and thus has a vested interest in seeing the area grow
and thrive.
Brian Reilly: principal of DP Management, LLC, an affiliate of the Dial Companies, founded in
1958. Over the past 60 years Dial has developed several parts of Omaha including Lakeside,
Miracle Hills Shopping Center, Miracle Hills Office Park, Elk Ridge, Lake Manawa, Stockyards
Plaza, Peony Park, Cambridge Apartments and more.

The rest of the team:
•
•
•
•
•

Development: DP’s principal developer is its CEO, Terry Clauff. Since 1971 Terry has built
apartments and retail in Omaha, the Quad Cities and throughout Nebraska and the Midwest.
Engineering: Doug Halvorsen and Eric Benson of Olsson Associates have prepared the initial
layout. Doug has worked with DP since the development of Miracle Hills 40 years ago.
Legal work for DP’s developments is coordinated by Michael Carter Law, LLC. Mike has been
affiliated with Dial for 30 years.
Financial arrangements are coordinated by Krista Vanderpool, principal of KV Financial Services,
LLC. Krista has been affiliated with Dial for 30 years.
Dial has a variety of local and national lending relationships for real estate, TIF and other
incentive lending vehicles. Lenders include banks, conduit, life and HUD sources. Lender/lenders
for this project will be determined as the project matures.

Overview
Throughout our evaluation of the project we have tried to keep in mind the stated goals of the
Comprehensive Plan. Among them:
•
•
•

The city would find ideal a proposal that incorporates all four parcels in three separate but
integrated phases.
Mixed-use developments are encouraged within this district.
Do not change the historic character of Washington St./downtown

These goals led us to an evaluation of all three phases of the redevelopment, as well as the downtown
as a whole. We attempted to meld these goals with our understanding of land use, traffic flow, practical

development, plus an overriding belief that getting residents to live in the downtown area is the spark
that ignites future development.
That belief is directly consistent with the City’s stated goals of “Strengthen downtown as a mixed-use
urban environment” and “Increase the number of people who live downtown”, as well as supportive of
the other stated goals.
At this point please refer to the four attached exhibits prepared by Olsson:
Exhibit 1:
In this exhibit we explored only developing what is currently controlled and offered by the city.
Phase 1: two parcels totaling 1.29ac (includes WPA Building) #010300952 & #010604480
After many iterations of evaluation, we came to the conclusion that multifamily development on Phase
1 is its highest and best use. However, it includes many challenges:
•

•
•
•

An extreme shortage of available land
o Necessitates vertical development for density
o Necessitates garage for parking
Potential complications related to the creek
Competition from newer/bigger sites nearby
Proximity to poorly presented/maintained sites that could detrimentally impact leasing and/or
quality of residency

The multifamily project has been designed to wrap around the WPA building. The land cost noted in the
pro forma deducts a portion assuming city retention of the WPA building.
Recognizing its significance to the city, we propose repurposing the WPA in two parts:
•
•
•
•

North End: temporary leasing office for apartments with potential for permanent location
South End: a small-business owner shop – ideally a coffee shop - facing toward future public
space to the south.
Ideally we would like to have a right via option or other structure to attempt to lease the space
prior to taking ownership, before pursuing either of the two previously noted uses.
If, for example, the city is able to develop a bike/pedestrian bridge across the creek and work to
create interconnectivity with the bike trail system we feel there is an opportunity for a bikethemed restaurant/bar. We have noted the popularity of Aksarben’s bars/restaurants as a
collection point for trail traffic. So you can see that we feel these trail connections may be an
important differentiator for the future of downtown.

If these ideas are accepted the cost of the WPA building is assumed at the land cost in the attached pro
forma, with tenant improvements being solely the responsibility of developer.
Phase 2: 0.38ac 145 W 2nd St.
We evaluated using the Phase 2 land for a set of additional apartment units above street retail bays and
garage. The very small size of this parcel led us to evaluate and prepare it as part of a larger

development in Exhibit 2. However, we have since learned of the Fyra proposal and we will defer our
interest to them with the offer to cooperate with them for the good of downtown.
Phase 3: 0.47ac 146 N Adams St.
Since this parcel is several years from delivery we deferred any development interest for now. Our
thought is that its strategic locations between the creek and the proposed W. 2nd Entertainment District
makes it ideal for a civic plaza/public space, as noted on P.3 of the June 2016 redevelopment document.
We would encourage Papillion to explore a variety of potential uses for this space and would like to
explore that in greater detail during interviews.
The list of city improvements noted on P.11 are anticipated as part of the plan to make the area
surrounding Phase 1 more amenable to residency and live/work/play environment. Olsson illustrated
several of these:
•
•

Widening 80’ right-of-way streets to 100’ to create comfortable pedestrian access
Curbs, gutters, sidewalks

Our proposal does not show this but we encourage the “colored brick” noted for W 2nd Ave on P.11 to
be real brick or cobblestone pavers that are authentic and create a visceral, tactile feel that harkens
back to history when walking or driving over them. We think an investment by the city in that detail will
differentiate this area from similar areas (ex Benson). The street itself becomes a form of public art and
yields development improvements/results on neighboring parcels.
Exhibit 2:
This exhibit was an expansion of Exhibit 1 to include a larger building on Phase 2 and its adjoining parcel.
As noted we have deferred to Fyra.
Exhibit 3:
This exhibit anticipates an expansion/Phase 2 of the multifamily development. However, since this land
is not currently controlled by the city we present it only as a suggestion that the city take steps to
aggregate the adjacent land and relocate the tenants to create a developable space.
Exhibit 4:
This exhibit is a vision, from our point of view in conjunction with Olsson, of a 20-year development
plan. Key features:
•
•
•

An iconic landscape feature (monument or other) at the south end of N Adams St/west end of E
1st St. to create a focus and a “memorable experience”.
Several new parking fields to continue to accommodate traffic and activity created by these
initial developments, making it a “place to go rather than a place to move through”
A pedestrian and auto-friendly grid system to catalyze flow, interconnectivity and livability

Development challenges we perceive:
•

Phases address only part of the overall downtown. Being the pioneer incurs the risk of new
development being next to less desirable parcels for extended length of time.

•
•
•
•

Aging infrastructure: the development relies on city commitment to update its infrastructure as
suggested in the IRFP
Lack of public parking
Lack of clear, understandable traffic flow
Lack of significant employment, residence and amenities that attract outside activity on a
regular basis. The downtown serves as a focal point for many community activities, but they are
intermittent.

Initial Redevelopment Proposal
Below is our response to each item noted in the IRFP:
•

•
•

•
•

•

•
•

Parcels to be developed:
o Phase 1 only (parcels noted above). We have strong interest in Phase 2 but defer to a
friendly neighbor’s proposal. We agree with the June 2016 city proposal that Phase 3
should be public gathering space
Site Plan:
o See exhibits in four parts
Quantification of Uses:
o Commercial SF:
 Our proposal anticipates up to 8,000sf of street-level retail in the Phase 1
development. However, our proposal to develop it is contingent upon finding a
tenant to support the development costs. Currently no such tenant has been
identified.
o Residential units – number & sf:
 The exhibits reflect 32 units; our pro forma anticipates up to 51 units.
 The gross leasable area of apartments would be approx. 31,200sf.
 The total sf of the multifamily project would be approximately 36,000sf plus
podium.
o Parking – off-street:
 We propose city funding of a 50-stall ground-level concrete podium garage to
support parking for the residences above.
 We recognize the expense to the city but believe that this project, combined
with street improvements will catalyze activity throughout downtown.
Description of Redevelopment Projects
o Refer to narrative above.
Necessary Public Improvement Upgrades or Additions:
o We anticipate the city following through on most/all of the potential improvements
noted on P.11 of the IFRP.
Necessary Property Acquisition and/or Demolition
o We strongly recommend immediate acquisition and demolition of the parcels directly
north of the Phase 1 ground.
Zoning Changes:
o Our proposed development of Phase 1 land is consistent with proposed zoning.
Estimated New Assessed Valuations

•

•

•

o Please refer to Exhibit E for estimated assessment
Estimated Costs of Redeveloped Improvements
o The multifamily development is new. The redevelopment of the WPA will be evaluated
in greater detail subject to city interest in our proposed use.
Narrative Description of Design Proposed (re Objectives of IFRP, Ch 5 of Papillion Plan, and
zoning standards)
o See narrative above.
Narrative describing Structures to be Redeveloped or Demolished:
o The only structure we propose to redevelop is the WPA building, subject to the
conditions noted above. It would be our intent to preserve its exterior which is the
primary source of its historical interest. The building’s interior would be redeveloped in
its entirety. However, if the city feels there are any components that should be retained
to preserve its significance, we are interested in hearing further details and
incorporating them where possible.

It is our assessment that what has been presented here in this initial proposal conforms, or is intended
to conform, with the Redevelopment Plan, the city’s Comprehensive Plan (The Papillion Plan) and city
design standards and the Downtown Overlay District design standards, building standards, city codes
and applicable city ordinances. As the process progresses, we will notify the city if we anticipate the
need to request variances and are willing to explore these in order to pursue the intent of the IRFP.
Financial Plan
1. Pro Forma Statement
a. This is provided as Exhibit E
b. The pro forma evaluates the multifamily project of Phase 1 only. We anticipate that to
be a stand-alone development and its likelihood of securing financing is stronger
without commercial variables.
c. If the city is amenable to our ideas regarding the use of the WPA building and the
acquisition of a tenant for the street-level retail of Phase 1 we can develop those
numbers separately.
2. Other Financial Information
3. Justification for City Financial Assistance
a. Our pro forma uses a number of aggressive variables including cap rate, interest rate,
cost estimates, and ongoing expense controls. The sum of these variables creates a
picture of substantial risk.
b. We also note above several development challenges.
c. We recommend exploring these further in interviews to assure the comfort of the city.
4. Other Actions Requested
a. We request a strong commitment toward city development to extend the contemplated
pedestrian/bike bridge across the creek.
b. Like the use of “real” cobblestone/brick, this would be a key differentiator in creating a
rare and positive synergy between the downtown and outside activity, in this case the
public athletic facilities on the south side. This is a high-leverage opportunity and we
urge strong consideration of a timeline for its execution.
5. Contingencies/Conditions of the Developer/Development Team

•

This proposal is based on a variety of assumptions including the following:
o Agreement for city to provide funding for the garage. We would be open to any
evaluation of that project that would allow it to be available for public parking, however
as a practical matter this could be a very difficult to do.
o Allocation of street-assigned overflow parking for additional units plus
management/leasing/maintenance staff parking.
o Land would be subject to full environmental update and provided clear of any issues
o Commitment from city to acquire properties to the north for future apartment
expansion.
 First right of refusal on adjacent land that is purchased or aggregated by the city
o Flexibility to apply TIF proceeds to vertical construction if available and if needed

Conclusion
The ideas we are presenting are just the beginning. We are excited at the possibility of working with you
to catalyze something special in downtown Papillion. We hope you will give our proposal strong
consideration and we await further questions and the opportunity to discuss in greater detail.
Thank you.

Kevyn Sopinski

Brian Reilly

(402) 934-2990

(402) 493-2800
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VIREO

14 December 2018
Ms. Amber Powers
Assistant City Manager
City of Papillion, NE
122 East Third Street
Papillion, NE 68046
Re: Redevelopment Proposal for City Owned Parcels in Downtown Papillion Redevelopment Area
Dear Amber and Other Interested Parties:
FYRA Engineering (FYRA) is pleased to submit for your review our redevelopment proposal for the potential for FYRA
to construct a new headquarters located in the Downtown Papillion Redevelopment Area. We trust that we have met
all of the requirements of the Invitation for Redevelopment Proposals dated October 17, 2018. To complement our
own ability to carry out the project, we have added real estate, development, legal, architectural and general contractor
professionals described within that give the FYRA proposal the horsepower it needs to complete a successful project.
FYRA is extremely excited about this opportunity, given the following;
1. The work that the City has done to date in the downtown area. We hope to complement that effort by
constructing a beautiful new headquarters for FYRA on the southeast corner of 2nd and Adams.
2. FYRA is excited to continue our role in the overall redevelopment effort described in the above-referenced
IFRP, given our work to date in helping to eliminate the floodplain through downtown Papillion, affording this
project the success it warrants.
3. FYRA’s Lindy Rogers and Mike Sotak grew up in Papillion and are excited to contribute to the City’s growth
and prosperity.
4. We look forward to FYRA being able to help other businesses acquire affordable, professional or retail space
on the first floor of our proposed building.
We trust that our commitment to this project shines through in our proposal. We are heavily invested in the successful
completion of this project and the importance of it to our City. The FYRA Team has a long history in Nebraska of
successful implementation of projects, and we look forward to adding our new headquarters to that list.
Thank you for the opportunity to submit this project proposal. If you have any questions or clarifications about the
information presented, please do not hesitate to contact either of us at 402.502.7131. We look forward to hearing
from you soon.
For the Team,
					

Lindy Rogers, PE, Owner, FYRA Engineering		
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Mike Sotak, PE, Owner, FYRA Engineering
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WHO IS FYRA ENGINEERING?
THE REDEVELOPMENT TEAM AND PLAN SUMMARY

FYRA Engineering was founded in 2012 by four engineers with expertise in water resources
engineering. Taken from the Swedish word for the number four, FYRA represents our

4

founders

but it’s more than just a number. Synonymous with the fourth gear of a race car and the
launching of a rocket, FYRA represents our ability to adapt quickly to an ever-changing
landscape and the responsiveness we strive to show to each and every one of our clients.

As a water resources engineering firm, we build and repair dams and levees, design stormwater solutions, restore
streams and lakes, analyze floodplains, and prepare technical assessments and studies. While our projects are
varied, we view every one of them as opportunities to deliver results and build relationships with our clients.
Many of our clients are Midwest state agencies and
municipalities, just like the City of Papillion. In fact, we just
finished a levee study for the City of Papillion and PapioMissouri River Natural Resources District and are working
on two new dam sites with recreational facilities that are
being constructed within the City of Papillion near 114th
Street and Cornhusker Road.
We enjoy unique projects and have been privileged to work
on some of the most challenging projects in the Midwest.
We tailor our approach to our clients’ needs and design
projects with their unique concerns and requirements in
mind. In 6 short years we have grown to a staff of 18 and Aerial view of the beginning phases of construction on Dam Site
have two offices located in Omaha and Des Moines, Iowa. WP-6 northwest of 114th Street and Cornhusker Road.
Two of FYRA’s owners, Lindy Rogers and Mike Sotak, are
longtime and current Papillion residents. They both have raised their families here and have been active members
of the community and are excited about the redevelopment concept ideas that have been laid out by city staff.
Mike and Lindy have been discussing this area/plan with City staff for years and are excited at the opportunity to
be involved in a project that will define future growth and vitality of Papillion!

Mike Sotak, PE
Owner & Principal
Engineer, FYRA
Engineering
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Lindy Rogers, PE
Owner & Senior
Engineer, FYRA
Engineering
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SITE DEVELOPMENT

FINANCIAL COMPONENTS

BUILDING DESIGN AND
CONSTRUCTION

FYRA Engineering is proposing to construct a single building as part of the overall redevelopment project area
in downtown Papillion. FYRA is not looking to serve as a “typical developer” for this project, but is looking to
construct a building that will be 50% owner-occupied and 50% rental space. FYRA has created our own team
for this process which includes a local architect, local builder, areal estate agents and bankers to complete the
services that are normally found within a complete development team. FYRA does not have the development
background to show building experience, typical designs and past funding history, but is working with right group
of professionals who are and will continue to provide guidance throughout this process.

FYRA proposes to construct a two-story building with FYRA occupying the second floor and proposed professional
or retail space being leased on the street level. This proposal would both increase daytime downtown employment
and increase downtown retail. Renderings have been prepared to show a vision for how the building’s architecture
would fit into the downtown area. Some features include a partial metal façade to match the First Street Plaza
which sits City’s park to the south, a brick façade to match with
the existing structures along Washington Street and gray tones to
match the current stone within the Public Works Building, which
is the cornerstone of this entire plan. The facility also includes an
open-air space on the second and possibly third floors to provide
attractive employee work spaces and showcase participation
in planned City events along West 2nd Street which is slated as
becoming the “Event Street” in the redevelopment concept.
As part of FYRA’s commitment to the City, the downtown area’s
business culture and progressive vibe, and this redevelopment
project, all proposed features of this proposal are open to discussion
to better fit with adjacent redevelopment and the City’s wishes
goals and plans.
PA PI LLI ON RE DEVE LO PM EN T PR O PO S AL
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PROJECT DETAILS
SITE LOCATION

l

SITE PLAN

l

FUTURE USES

SITE LOCATION
The parcel proposed for re-development by FYRA is parcel #010558276, 145 West 2nd Street, 0.375 acres. This
parcel is home to the current City of Papillion Parks and Recreation Department and is planned for inclusion as the
sole parcel in Redevelopment Phase 2.

Aerial view of site looking southeast from 2nd and Adams
Street.

Parcel map from Sarpy County GIS website. Parcel is
outlined in red.

SITE PLAN
A site plan for the proposed parcel is included on the following page as Figure 1. Figure 2 shows the details of
the proposed building. The Plan includes the demolition of the existing one-story structure currently serving as the
City’s Parks and Recreation Department and construction of the proposed two-story structure which, includes the
following features:
•

A new building footprint of 7,763 square feet

•

Parking and transportation-related hard scape (including accessible sidewalks) of 8,395 square feet. This
layout includes 8 parking spaces dedicated for this building’s use

•

Landscaping areas totaling 5,242 square feet

•

Access to both North Adams and West 2nd Street

•

Open glass windows on the bottom floor to better serve retail spaces and customers

•

Open air deck on top floor to allow for additional enjoyment of the 2nd Street “Event Street” activities

QUANTIFICATION OF USES
The proposed two-story building, as currently proposed, consists of the following:
•

Approximately 14,500 square feet of commercial, professional and/or retail space

•

This planned space does not contain any residential space

•

This plan contains 7 off-street parking spaces

•

Open air deck on top floor that can be used for 2nd Street activities

PA PI LLI ON RE DEVE LO PM EN T PR O PO S AL
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FIGURE 1. SITE PLAN

2nd Street
Adams Street
PA PI LLI ON RE DEVE LO PM EN T PR O PO S AL
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FIGURE 2. PROPOSED BUILDING DETAILS
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1

Matches facing of the
First Street Plaza building

2

Color connects new building to
historic Public Works building
that is the project cornerstone

3

Open air space on 2nd flood
allows for connection to
the “Event Place” activities

4

Brick facade matches existing downtown buildings
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PROJECT DETAILS
SITE IMPROVEMENTS

l

PROPERTY ACQUISITION

REQUIRED SITE AND PUBLIC RIGHT OF WAY (ROW) IMPROVEMENTS
The following public improvement upgrades will be necessary to accommodate the FYRA proposed redevelopment
plan:
•

Additional public parking space must be provided to
serve the building’s tenants. The on-site parking provided
in the site plan will not serve a building this size.

•

Increased pedestrian traffic in the redevelopment area
is likely to be realized with redevelopment including
from off-site parking areas to redeveloped properties.
Improved signage, accessible ramps, and possibly signals
are likely to be required.

•

City utilities such as water and sewer may need to be
relocated or upgraded to serve this redevelopment,
adjacent redevelopments or both.

•

Based on information provided to in the Invitation for
Redevelopment Proposals, modifications to the current
street parking configuration are shown on the FYRA Site
Plan (Figure 1). Continuing this parking configuration on
adjacent parcels and providing a roadway diet (as shown
on the figure to right) would provide transportation and
parking continuity throughout the vicinity.

Other desired improvements would provide great benefit to the
area as well, but are not required. These would include, but may
not be limited to:
•

Working with private utility companies, specifically OPPD, to bury the current overhead electrical services.

•

Continue the levee certification project and remove the unnecessary floodplain and floodway areas from
downtown properties so that the area can realize its full potential and buildings will not be subject to
mandatory flood insurance requirements.

•

Work with landowners of parcels adjacent to the redevelopment areas to clean up the unsightly outdoor
storage of various materials and vehicles.

•

Continue to expand redevelopment towards Washington Street to provide an improved transition of the
redevelopment areas to other downtown areas.

PROPERTY ACQUISITION
No property is required for the FYRA Redevelopment Plan outside of the current parcel boundaries and adjacent
public right of way as currently proposed. Demolition of the structure on the parcel will be required as part of the
project and depending on allowable tenant improvement (TI) allowances under tax increment financing (TIF) laws,
the demolition may or may not be required as part of the overall project.

PA PI LLI ON RE DEVE LO PM EN T PR O PO S AL
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PROJECT DETAILS
ZONING CLASSIFICATION

l

CONSTRUCTION COSTS AND IMPROVED VALUE

ZONING CLASSIFICATION
The parcel is currently zoned Central Business District (CBD). The proposed use of the site as a commercial/
professional/retail space fits within the current zoning class in accordance with Article XVI of the Papillion Zoning
Ordinance. The zoning ordinance states that parcels within the CBD shall have 0 feet setbacks, and may have
100% building or impervious coverage. The proposed plan does provide for minimal parking within the parcel,
but also allows for green space.

CONSTRUCTION COSTS AND ANTICIPATED IMPROVED VALUE
All anticipated construction costs are included in the chart below and total $2,391,259. This includes both
outside investment and TIs potentially eligible under TIF law. Based on a current commercial assessment rate of
approximately 80%, our opinion of the post-project assessed value is approximately $2,000.000.
CODE
1.105
1.110
1.120
1.130
1.135
1.138
1.180
1.187
2.100
2.200
2.210
2.220
2.612
2.723
2.760
2.770
2.950
3.001
3.051
3.210
4.200
4.510
5.001
5.010
7.210
7.530
7.920
8.301
8.800
8.810
9.100
9.910
14.200
15.401
15.520
15.601
16.101
18.100

DESCRIPTION
Testing
Surveying
Permits / Fees
Utilities
Builders Risk Insurance
Plans
Temporary Services
Clean-up / Trash Removal
Demolition
Cut/Fill
Finish Grading
Backfill
Concrete Paving
Parking Lot Stripping
Landscaping
Irrigation
General Conditions
Concrete Flatwork
Footings & Foundations
Rebar
Unit Masonry
Brick Veneer Sealing
Structural Steel
Steel Erection
Building Insulation
Elastomeric Roofing
Sealants & Caulking
Doors
Glass
Metal Panels
Drywall
Painting - Exterior
Elevators
Plumbing Rough
Fire Sprinklers
HVAC Rough
Electrical Rough
Misc. / Contingency Items
SUBTOTAL
G & S, Inc.
Total Construction Cost
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ESTIMATE
10,000
7,500
12,500
15,000
3,500
750
9,500
7,500
35,000
12,500
2,500
4,500
45,500
1,000
15,000
4,500
127,700
66,550
45,500
12,500
200,900
15,000
292,500
52,760
2,500
103,700
7,500
4,500
102,800
45,500
225,000
5,000
75,000
180,500
21,915
115,500
162,330
204,000

COMMENTS
Material testing and special inspections
Site and building layout
City of Papillion permit allowance
Cap fees, power, gas, and water allowance
Typical policy
Plan reproduction
Temp facilities, labor and fence
Dumpsters and construction cleaning
Allowance to remove existing construction
Allowance
Allowance
Allowance
Exterior sidewalks and paving per quantities provided
Allowance
Plantings, ground cover, etc.
Irrigation to landscape beds
Supervision
Floor slabs and interior stairs
Grade beams, piers and stoop footings
Reinforcing steel for footings and cmu
Colored block and brick
Allowance
Steel fabrication
Steel installation
Below grade insulation
TPO roofing and cap flashing allowance
Allowance
Interior doors, frames and hardware
Glazing, railing, and storefront doors
Metal panels at the two corner features
Framing, insulation, sheathing, and drywall allowance
Allowance
2 stop elevator
Site and building utilities and plumbing allowance
Service, piping and heads
Allowance for RTU's and duct drops
Power and lighting allowance
Allowance

2,255,905
135,354
2,391,259
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PROJECT APPROACH
CONSTRUCTION COSTS AND IMPROVED VALUE

The following chart shows calculations for fifteen years of incremental tax benefits for this proposed plan that
TAX
INCREMENT
FINANCING CALCULATION
would total a minimum present day
value
of approximately
$478,000. Our team would intend to use these
FYRA
ENGINEERING
FOR
145
WEST
2ND
STREET,
improved assessments for the purchase of the parcel, building demolition
andPAPILLION
possibly some landscaping and other
Draft
Version
aesthetic improvements, depending on what the final calculated benefit equates to.
Taxing Entity
Sarpy County Levy =
City of Papillion Levy =
Papillion/LaVista School Levy =
Papillion Fire Levy =
Ag Society Levy =
Metro Comm College Levy =
PMNRD Levy =
Total Levy =

2018 Levy
$0.00296900 of the assessed valuation
$0.00451923 of the assessed valuation
$0.01322058 of the assessed valuation
$0.00135709 of the assessed valuation
$0.00002742 of the assessed valuation
$0.00095000 of the assessed valuation
$0.00037594 of the assessed valuation
0.02341926

Existing Value (Land) =
Existing Value (Building) =
Existing Value (Total Property) =

Annual Tax Payment
$24,552.00
$574.99
$163,448.00
$3,827.83
$188,000.00
$4,402.82

Projected Minimum Project Assessed
Valuation (Total Property) =

$2,000,000.00

$46,838.52

Incremental Tax Receipts Assuming Existing Tax Valuation of $188,000.00
TIF Period
Tax Receipts
Year
1
$0.00
Year
2
$42,435.70
Year
3
$42,435.70
Year
4
$42,435.70
Year
5
$42,435.70
Year
6
$42,435.70
Year
7
$42,435.70
Year
8
$42,435.70
Year
9
$42,435.70
Year
10
$42,435.70
Year
11
$42,435.70
Year
12
$42,435.70
Year
13
$42,435.70
Year
14
$42,435.70
Year
15
$42,435.70
15 Year Total
$594,099.79
Present Value @ i=5.25% before
expenses =
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$433,118.34
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PROJECT DETAILS
ABILITY TO CARRY OUT PROPOSAL

l

PROJECT FINANCIAL PLAN

l

JUSTIFICATION FOR FINANCIAL ASSISTANCE

ABILITY OF DEVELOPER TO CARRY OUT THE PROPOSAL
From a financial standpoint, FYRA Engineering enjoys a stable workload in our industry and has continued to grow
in our seventh. Our backlog for the coming years is strong and the engineering industry continues to see great
growth and plenty of work. FYRA has never encountered any financial difficulties and the financial health of the
company is strong. Attached is a letter from First National Bank, FYRA’s banker, that indicates their willingness/lack
of concern with our ability to finance the project as presented.
From a logistical standpoint, because this proposal focuses on a single building in Phase II of the re-development,
we feel the project is as simple and straightforward as can be reasonably expected. We remain willing to work
with adjacent re-development should it benefit the overall effort, but whether it includes a single building or a
single building coordinating with neighbors, we are confident in our ability to execute the project plan and meet
all expectations. Planning, designing and implementing large, complex projects is what we do and while vertical
construction is not a large part of what we do, we have added a professional architect, contractor, attorneys and
real estate professionals to the team to fill any gaps in our expertise and to guide us through each phase of the
work.

PROJECT FINANCIAL PLAN
This project will be privately financed through a loan from FYRA’s banker, First National Bank. The loan will cover
all costs not covered by TIF contributions. Revenue from potential tenants is likely to contribute to project costs but
will not be a condition of the proposal.
Sales tax receipts or other benefits attributable to additional downtown employment or retail is not known at this
time, but as stated previously, the FYRA proposal intends to seek partners or tenants interested in occupying the
first floor of the building.

JUSTIFICATION FOR CITY’S FINANCIAL ASSISTANCE
TIF proceeds from the proposal are requested so to cover the up-front equity required in the financing for the
proposed building. In lieu of the required equity that would be necessary to guarantee a loan, FYRA can invest
in the larger building and other costs associated with the new building. As stated above, the TIF proceeds would
be used for the purchase of the parcel, building demolition and possibly some landscaping and other aesthetic
improvements.

PA PI LLI ON RE DEVE LO PM EN T PR O PO S AL
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LETTER OF SUPPORT
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From: Lynn Hinderaker [mailto:lynn@lynnhinderaker.com]
Sent: Monday, November 12, 2018 10:30 AM
To: Amber Powers
Cc: Lee Myers
Subject: response to invitation to submit redevelopment proposals

Hi, Amber and thank you for sending WOWBIZ Growth Dynamix notice of your
redevelopment project. We have a foresighted and holistic approach to redevelopment which
begins with a focus on Papillion's "future customer."
Armed with that insight, the Papillion community can move forward with great confidence,
precision and efficiency.
The key idea as this project unfolds is the MARRIAGE OF TOWN AND COUNTRY. This idea
first came from Ebenezer Howard, a famous British municipal planner who moved to Nebraska
in the mid 1920's. His emphasis on reconciling opposite influences in building and community
design is a game changer that Mayor Black will appreciate.
The attached video explains the core idea.
Call to set up an appointment to meet our team. 402-208-5519.
Thanks for the opportunity to submit this introductory proposal.

Amber Power, Assistant City Administrator
City of Papillion
122 East Third Street
Papillion, NE 68046

Dear Amber:
Thank you for inviting WOWBIZ Growth Dynamix to submit an
introductory plan for three phases of redevelopment in downtown
Papillion. We approach civic revitalization planning differently and
more effectively than traditional land developers and general

contractors.
Most developers begin by planning the construction of
buildings, streets, alleys and perhaps a park. The Growth Dynamix
team begins with the “customer,” - the citizen, worker or business
owner that the municipality hopes to attract and serve over the next
30 years or so. We think of this person as the “customer” to whom the
city of Papillion must “sell” something (residency, retail space, office
space or industrial space) in order to increase its long term vitality.
After identifying those individuals, Growth Dynamix analyzes
their worldview, lifestyle, values, economic status, community
orientation and importantly, sense of style. The size of the target
segment in the region and its spending power is also clarified.

402-208-5519
wowbizgrowthdynamix.com

Downtown revitalization, continued: Amber Power, Papillion

Next, we create a vision or conceptual summary of what the
new resident/customer wants from a downtown community and why
they want those particular qualities and lifestyle. This preliminary

homework gives your municipal administration and citizenry clarity
about the “big picture” of the entire project, both city owned and
privately owned tracts.

Armed with a clear idea of the “customer” and what the
customer wants from a downtown community, developers, financiers,
contractors, architects, landscapers and interior designers can
collaborate synergistically. The core idea is to design not just a
collection of functional buildings, but to orchestrate an experience
that generates its own “positive energy.”

Special feature: As Papillion’s municipal team begins to choose
general contractors, we will introduce a special consulting firm
comprised of former Weitz veterans. This organization, commonly
known as a “buyers’ rep,” will act as trusted advisors to WOWBIZ and
city officials, ensuring that costs and timelines are managed efficiently.
Their involvement will bolster confidence and provide continuity.

Downtown revitalization, continued: Amber Power, Papillion

Our mission, then is to choreograph positive experiences in
downtown Papillion using physical and nonphysical “props” in Papillion’s
three to-be-developed tracts. The focus is to create a community platform or
“theatre” upon which to stage interactions that further enhance Papillion’s
reputation and drive tangible economic growth.

Without this “holistic” approach to civic revitalization, city councils,
mayors and Chamber officials are at the mercy of land developers and
contractors who spend little time thinking about the type of people that will

occupy their buildings. When the development project is complete, residents
wonder, “Is this truly the type of building style that will attract the citizen of
the future to Papillion?”

The WOWBIZ Growth Dynamix team will ensure that doesn’t happen.
We approach the entire development cycle—including construction, design,
hardscapes and even community gathering places as a foresighted marketing
challenge that is shaped by our insight into the “future-citizen.” After buildings are constructed, we will create the brand, interact with NGOs, stage
events, help businesses relocate and succeed and target the ideal citizens
and customers. This is all part of a three tract development vision.

Invitation for Redevelopment Proposals
of City-Owned Parcels in 1-3 Phases
in Downtown Papillion Redevelopment Area

City of Papillion
Limited Community Redevelopment Authority
Invitation for Redevelopment Proposals Issue Date:
October 17, 2018
Initial Redevelopment Proposals Due:
4:00 p.m. on December 14, 2018
Detailed Redevelopment Proposals Due:
4:00 p.m. on February 22, 2019
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I. INTRODUCTION
The Limited Community Redevelopment Authority of the City of Papillion (“LCRA”),
established pursuant to the Nebraska Community Development Law (Neb. Rev. Stat. §§
18‐2101, et. seq., as amended), is seeking initial redevelopment proposals (each a
“Redevelopment Proposal”) for either a single-phase Redevelopment Project or a multiphase Redevelopment Project encompassing up to four specific parcels located in the
Downtown Papillion Redevelopment Area (“Redevelopment Area”).
This Invitation for Redevelopment Proposals (“IFRP”) is the first opportunity for
redevelopment in the Redevelopment Area. The entire Redevelopment Area is comprised
of four parcels owned by the City of Papillion (“the City” or “Papillion”) and nine privatelyowned parcels, the entirety of which consists of approximately 5.79 acres zoned for light
industrial, warehousing, commercial, and public facility land uses, with an additional 2.33
acres of public roads and alleys. The Redevelopment Area map is below and attached at
the end of this IFRP as: Exhibit A: Downtown Papillion Redevelopment Area Map. Please
note that this IFRP pertains ONLY to the four City-owned parcels. Proposals for the
redevelopment of the nine privately-owned parcels are not being sought as part of
this IFRP.
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Information specific to the redevelopment opportunities for the City-owned parcels is
provided throughout this IFRP.
Background
Papillion is a city of the first class with approximately 20,083 residents, which
represents a population growth increase of over 23% since 2000. There are
approximately 15,000 additional residents within the City’s extraterritorial zoning
jurisdiction and future growth territory as well.
The average age of residents in Papillion is 38 years old. Additionally, the median
household income is $77,330, with the median home price being $167,000.
Papillion is located eight miles south of Omaha, with Highway-370, Highway-50 and
Highway-85 providing access. According to travel time data compiled by MAPA, the
center of Papillion is located within fifteen to twenty minutes from the Omaha Metro
Area Central Business District (“CBD”). The Papillion-to-Omaha Metro Area CBD
travel time map is below and attached as: Exhibit C: Papillion-to-Omaha Metro Area
CBD Travel Time Map at the end of this IFRP.
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Additionally, Papillion is ideally located in the Omaha-Lincoln metropolitan area labor
market because it is within a 50-minute drive from 60% of Nebraska’s labor force
and much of eastern Iowa, based on further travel time data compiled by MAPA. The
Papillion-to-Omaha/Lincoln Metro Areas travel time map is below and attached as:
Exhibit D: Papillion-to-Omaha/Lincoln Metro Areas Travel Time Map at the end of
this IFRP.

The City prides itself on maintaining strong business partnerships, including:
 Consistently having the lowest City tax levy for all cities located in Sarpy and
Douglas Counties (the Omaha Metropolitan Area)
 No restaurant tax
 Having clearly defined building and design standards
 Providing courtesy plan reviews prior to building permit applications upon
request
 Completing Single Family Residence Plan Reviews within 5 to 7 business
days on average
 Completing Commercial Plan Reviews within 2 to 4 weeks on average
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The City has pride in providing its residents with desirable quality of life amenities,
including but not limited to the following:













25% of the City is green space
17 parks within the City’s limits and future growth territory
19 miles of recreational trails
A vibrant expanding downtown core, home to a mix of unique businesses
SumTur Amphitheater, which is a regional entertainment venue
Papio Bay Aquatic Center, which is a National award-winning aquatic center
Werner Park, home of the Triple-A Omaha Storm Chasers, the Kansas City
Royals’ Minor League Team Affiliate
Two City-owned 18-hole championship golf courses
One of the lowest crime rates in the Omaha Metropolitan Area
24/7 Professional Fire and Rescue Department, with an average response
time of 5 minutes, 25 seconds
Papillion-La Vista School District
CHI Health Midlands Medical Center

The City has received a variety of national recognition in recent history, including:
 One of only two cities named on Money Magazine’s Best Places to Live list all
seven times the selections have been released (every odd-numbered year
from 2005 to 2017), with measurement ratings for consideration being:
economy, affordable housing and quality of life.
 2018 Voice of the People Award Winner for Excellence in Built Environments
by the National Citizen Survey, 2018
 #4 Top City for Lemonade Stands by Nextdoor, 2018
 #65 Best Place to Live in America by CNN/Money Magazine, 2017
 #2 Best Place to Live in America by CNN/Money Magazine, 2015
 #8 Best Place to Live in America by CNN/Money Magazine, 2013
 #1 Best Place to Raise Kids by BusinessWeek, 2013
 #4 Top State (Nebraska) for Business by CNBC, 2013
 #1 Best Small Town in America by Livability.com, 2012
 #5 Best Place to Live in America by CNN/Money Magazine, 2011
 #2 Best Affordable Suburb in the Country by BusinessWeek, 2010
 #3 Best Place to Live in America by CNN/Money Magazine, 2009
 #1 Best Affordable Suburb in the State of Nebraska, BusinessWeek, 2009
 #6 Best Place to Live in America by CNN/Money Magazine, 2007
 #23 Best Place to Live in America by CNN/Money Magazine, 2005
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Recent Growth and Development Opportunities
On September 19, 2017, Sarpy County and the five cities within Sarpy County
(Papillion, Bellevue, Gretna, La Vista, and Springfield) signed the Interlocal
Agreement Creating the Sarpy County and Cities Wastewater Agency (the
“Agency”). Since the creation of the Agency, representatives from all six political
subdivisions have been working on developing a sewer infrastructure system south
of the natural geographical ridgeline. The sewer infrastructure north of the ridgeline
either flows or is pumped into the Omaha Sewer System. Omaha’s system does not
have the capacity for development south of the ridgeline.
On September 5, 2018, after nearly a year of research and studies, the Agency
Board unanimously approved a Phase 1A for the construction phase of the sewer
infrastructure, with a 6-0 vote. In addition to an industrial area near Springfield, the
approved Phase 1A will gradually open up 1,760 acres over a ten-year period for
residential, commercial, and mixed-use development opportunities south of
Papillion’s city limits. The approximate boundaries of the area served by the
approved Phase 1A are as follows: Capehart Road creating the northern boundary,
Platteview Road creating the southern boundary, 84th Street creating the western
boundary, and 60th Street creating the eastern boundary. Phase 1A provides new
growth and development opportunities for Papillion and its Extraterritorial Jurisdiction
(ETJ). Additional information about the approved Phase 1A service area and a map
of the area to be serviced are attached as: Appendix E: Growth Opportunities.
Moreover, the Agency’s website with further information is on Sarpy County’s
website and is accessible from the following link:
https://www.sarpy.com/boards-commissions/Wastewater-Agency.
Recent Planning and Market Studies
The Metropolitan Area Planning Agency’s (“MAPA”), an independent regional
planning agency serving an eight-county region which includes Sarpy County,
completed a study in December of 2014, known as the Heartland 2050 Vision study,
which pulled together stakeholders across the region to create an obtainable vision
for the region by the year 2050. The study projects a 94% growth rate for Sarpy
County by 2050. Considering areas within the City’s development potential, the City
projects a population of 70,000+ residents by 2050 within its jurisdiction. MAPA’s
Heartland 2050 Vision study is online at MAPA’s Heartland 2050 website and is
accessible from the following link:
http://www.heartland2050.org/wp-content/uploads/2017/06/h2050_vision_combo2.pdf.
The City hired the Hoffman Strategy Group in 2016 to study the amount of new office
space that the City could support over a ten-year period (2016 to 2026). The study
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was published in September of 2016 and concluded that the City’s trade area could
support up to an estimated 525,000 square feet of new Class A/B office space
through 2026. Since the publication of the study, the amount of new Class A/B office
space that has been built in Papillion’s trade area has been minimal. The Office
Market Study that was prepared by the Hoffman Strategy Group is on the City’s
website at the following link: https://www.papillion.org/hoffmanstudy.
The extension office at the University of Nebraska-Lincoln (UNL) published a study
in January of 2017 that researched retail sales patterns and trends across
Nebraska’s counties and local municipalities. The study concluded Papillion ranks #1
with the highest “pull factor” for communities within its population class. The “pull
factor” refers to a community’s ability to pull its retail business from other
communities. Although the study noted that the sample size for Papillion’s population
class is relatively small, Papillion’s “pull factor” still ranks as #2 when compared to
the population class under it and the population class above it. UNL’s Retail Sales
Patterns and Trends Across Nebraska Counties and Localities is published online at
the following link:
http://extensionpublications.unl.edu/assets/pdf/ec3013.pdf.
Recent Downtown Papillion Market Studies and Planning Considerations
In April of 2012, the City updated Chapter 5 of its Comprehensive Plan. The updated
chapter is titled: Chapter 5 – Downtown: A Destination for Community. In the
chapter, it focuses on development possibilities and the environments that exist
within Papillion’s downtown corridor. The chapter also identifies eight development
goals for the downtown area. Those development goals will be considered as part of
the assessment process of the Redevelopment Proposals. Chapter 5 – Downtown: A
Destination for Community is on the City’s website at the following link:
https://www.papillion.org/downtownplan.
Nebraska Community Redevelopment: Blighted and Substandard Determination
Study, a study completed by Olsson Associates in August of 2017, confirmed that
there are several blight and substandard factors within the Redevelopment Area, as
defined by the Nebraska Community Development Law. The blight and substandard
study is on the City’s website at the following link:
https://www.papillion.org/blightstudy.
The City recognizes that continuing blight and deterioration presents a threat to the
stability and vitality of the entire area within and around the Redevelopment Area. As
a response to address the blighted and substandard issues identified by Olsson
Associates, the City moved forward with developing a redevelopment plan for the
area. The Downtown Papillion Redevelopment Plan was approved by the City’s
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Governing Body on October 2, 2018. It provides a guide for public and private
partners as redevelopment efforts move forward. Any Redevelopment Project that is
selected must be consistent with the Redevelopment Plan prior to the applicable
parties entering into a Redevelopment Contract. The City may consider amending
the Redevelopment Plan, if appropriate, in compliance with the requirements of the
Community Development Law. The Redevelopment Plan is on the City’s website at
the following link: https://www.papillion.org/redevelopmentplan.
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II. DESCRIPTION OF CITY-OWNED PARCELS AND REDEVELOPMENT PHASES
Overall, the City owns four parcels, which, for the purposes of this IFRP, are described as
being separated into three redevelopment phases (“Redevelopment Phase 1”,
“Redevelopment Phase 2”, and “Redevelopment Phase 3”, respectively) for which the City
is seeking Redevelopment Proposals. Although the City is willing to consider
Redevelopment Proposals for single Redevelopment Phases, a long-term Redevelopment
Proposal, or a combination of Redevelopment Proposals, that incorporates the
redevelopment of all four parcels in three separate but integrated phases would be ideal. A
map showing the three different Redevelopment Phases for the City-owned parcels is below
and attached at the end of this IFRP as: Exhibit B: Downtown Papillion Redevelopment
Area Phasing Plan of City-Owned Parcels Map.

Redevelopment Phase 1 consists of two parcels (#010300952 and #010604480) totaling
approximately 1.29 acres. The larger of the two parcels has an address of 200 N. Adams
Street and contains approximately 1.23 acres. On this parcel sits the former public works
garage, which was a Works Progress Administration (“WPA”) building and is the
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centerpiece of the available parcels with its iconic flagstone bow truss building. Other
storage sheds and deteriorating buildings also sit on the parcel, but do not carry the same
perceived historical significance. The parcel is located in the Downtown Overlay District.
The smaller of the two parcels does not have a mailing address or public access and is not
located in the Downtown Overlay District; however, under no circumstances will the City
accept an Initial Redevelopment Proposal for just the smaller of the two parcels. From a site
availability perspective, Redevelopment Phase 1 is ready for immediate redevelopment,
contingent upon the applicable parties meeting the requirements of the Community
Development Law and entering into a Redevelopment Contract.
Redevelopment Phase 2 consists of one parcel (#010558276) totaling approximately 0.38
acres. It has a mailing address of 145 W. Second Street. The building on the parcel was a
former bank and is currently housing the Papillion Recreation Department’s administrative
offices. The City’s new Papillion Landing Community Center is anticipated to be completed
by the end of November in 2019, which will result in the relocation of the administrative
offices into the new facility. Therefore, from a site availability perspective, Redevelopment
Phase 2 is anticipated to be ready for redevelopment by approximately January 1, 2020,
contingent upon the applicable parties meeting the requirements of the Community
Development Law and entering into a Redevelopment Contract.
Redevelopment Phase 3 consists of one parcel (#010558691) totaling approximately 0.47
acres. It has a mailing address of 146 N. Adams Street. The building on the parcel is
currently home to the Papillion Fire Department’s Station #3. This station is currently in use;
however, with the Papillion Fire Department’s recent expansion to provide fire protection
services for the City of La Vista, this location is no longer ideal. The City is in the initial
stages of exploring the relocation of the fire station to a more ideal location relative to
response times. From a site availability perspective, it is unknown at this time when
Redevelopment Phase 3 will be ready for redevelopment. Due to Redevelopment Phase 3
not being ready for redevelopment within the next twenty-four (24) months, initial
Redevelopment Proposals for Redevelopment Phase 3 will only be considered as part of
larger, integrated Redevelopment Project(s) at this time.
Design Standards, Zoning, and Land Uses
The City has identified a thriving and vibrant downtown as a critical component to
successfully balancing continued population growth and maintaining a comfortable
small town atmosphere. In an effort to protect this traditional “Main Street feel” with
one and two-story fronts, the City created the DT Downtown Overlay District that is
bound by Sixth Street to the north, the parcels fronting the east side of Jefferson
Street to the east, the parcels fronting the west side of Adams Street to the west,
and Lincoln Street to the south. This is a district within the City that enables the
adoption of special performance and development standards in combination with site
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development regulations of a base zoning district. It reflects a dense, pedestrianoriented building pattern with structures set upon or near the front lot line, along with
a high ratio of building coverage on each site.
Three of the four City-owned parcels are within the DT Downtown Overlay District.
Only the 0.06 acre parcel (#010604480) that is included in Redevelopment Phase 1
is not within the district. Information about the DT Downtown Overlay District is on
the City’s website at the following link:
https://www.papillion.org/downtownoverlaydistrict.
There are four existing base zoning districts within the three Redevelopment
Phases. Redevelopment Phase 1 contains the following three zoning districts: CBD
Central Business District, GC General Commercial District, and GI General Industrial
District. Redevelopment Phase 2 is zoned CBD Central Business District. Finally,
Redevelopment Phase 3 is zoned LC Limited Commerical. The City’s zoning
ordinance
is
on
the
City’s
website
at
the
following
link:
https://www.papillion.org/zoningordinance.
It is likely that the redevelopment of Redevelopment Phase 1 will include zoning both
parcels to CBD Central Business District or MU Mixed Use District. In order to
encourage pedestrian-orientated businesses to service both the surrounding
businesses and residential area, site development regulations within the CBD
Central Business District do not have minimum yard setbacks and 100% of each lot
can be covered with one or more buildings. Mixed-use developments are
encouraged within this district. More information about the building and design
standards found within the CBD Central Business District is on the City’s website at
the following link: https://www.papillion.org/centralbusinessdistrict.
The existing land uses for all four City-owned parcels are currently classified as
having public facility uses; however, a draft future land use map is under
consideration as part of an update to the City’s Comprehensive Plan and indicates
all four parcels as having downtown/mixed uses instead.
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III. OBJECTIVES OF REDEVELOPMENT PROJECTS
The objectives for all three Redevelopment Phases are as follows:







Enhance the overall Downtown Papillion area through compatible designs and uses.
Strengthen Downtown Papillion as a mixed-use retail, employment, entertainment,
residential, and cultural district of the City.
Meet the intent of: (1) the Downtown Papillion Redevelopment Plan, (2) Chapter 5 –
Downtown: A Destination for Community of the City’s Comprehensive Plan, and (3)
the zoning and design standards of the Downtown Overlay District.
Make private and public improvements within the Redevelopment Area consistent
with the Downtown Papillion Redevelopment Plan.
The following public improvements were listed within the Redevelopment Plan as
potential improvements for inclusions with future Redevelopment Projects:
Future Public Improvements
o replacing aging and deteriorating public utilities
o upsizing public utilities to meet increased needs
o burying above-ground public utilities
o acquiring necessary public right-of-ways
o adding pedestrian and vehicular safety control devices across public streets
o repairing and reconstructing the substandard curbs, gutters, driveways and
public entrances
o repairing and replacing substandard public parking lots with ADA-compliant
parking lots
o creating additional ADA-compliant public parking lots and spaces
o repairing and reconstructing Adams Street to include diagonal parking
o repairing and reconstructing public alleys
o converting Second Street into an “entertainment street” by replacing the
deteriorating concrete street with colored bricks or other appropriate material
o resurfacing, widening and repairing substandard public streets
o establishing a new public street south of Jackson Street, running parallel to
Jackson Street and perpendicular to Adams Street
o creating one or more additional public plaza spaces
o redesigning lots, drives, alleys and public streets for improved parking and
circulation
o adding decorative street lighting, landscaping, and hardscaping features
Public Sidewalk Improvements
o re-establishing and repairing sidewalks and streetscapes throughout the
Redevelopment Area
o creating new sidewalk connections that are ADA-complaint throughout the
Redevelopment Area and creating the connections with sidewalks adjacent to
the Redevelopment Area

Invitation for Redevelopment Proposals – Downtown Papillion Phases 1 – 3

Page | 11

Future Public Park and Recreational Improvements
o establishing park and recreational facilities and opportunities within public
plaza spaces
o creating a new entrance onto the West Papillion Creek trail system owned by
the NRD
The hope is that all three Redevelopment Phases of the City-owned parcels will serve as
catalysts for further redevelopment and reinvestment within the Redevelopment Area. As
such, Redevelopment Phase 1 is intended to serve as the initial kick-off project.
The Downtown Papillion Redevelopment Plan, Chapter 5 – Downtown: A Destination for
Community of the City’s Comprehensive Plan, and the zoning and design standards of the
Downtown Overlay District serve as the three primary documents to guide the
redevelopment of the entire Redevelopment Area. Website links to locate copies of the
three documents can be found online and are included as part of the next section of this
IFRP (IV. INITIAL REDEVELOPMENT PROPOSALS – SUBMITTAL REQUIREMENTS).
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IV. INITIAL REDEVELOPMENT PROPOSALS – SUBMITTAL REQUIREMENTS
Each Developer/Development Team submitting an initial Redevelopment Proposal with
proposed Redevelopment Project(s) for one, two, three, or all four parcels owned by the City
must submit documentation as identified in the following materials describing the submittal
requirements. Developers/Development Teams are encouraged to submit initial Redevelopment
Proposals that redevelop all four parcels through the phasing described above; however,
Redevelopment Proposals that contemplate the redevelopment of fewer than all the parcels will
also be considered and evaluated, but may receive a less favorable review as a result.
The documentation submitted will be used to evaluate initial Redevelopment Proposal(s) and, if
appropriate, will be used to help select a Developer/Development Team with whom the City
intends to negotiate a Redevelopment Contract. The documentation should include a level of
detail that provides an opportunity to sufficiently evaluate the Redevelopment Proposal(s) and
satisfy the requirements of the Community Development Law. However, nothing herein shall be
construed to obligate the City to select any Redevelopment Proposal(s).
In assembling the required documentation, applicants should reference the criteria that will be
used in the selection process, as further described herein, and explain how the corresponding
Redevelopment Proposal(s) satisfy such criteria. Those criteria are outlined in Section V:
Selection Process in this IRFP. If a selection is made, the selected Developer/Development
Team may be required to provide more detailed information during the negotiation process,
even if such information is not described herein.
The Developer/Development Team
The Developer will be the individual person, entity, firm, or the team of indiviuals,
entities, or firms with whom the City will negotiate the lease or sale of its parcel(s) of land
and the Redevelopment Contract. The Development Team may include the Developer,
architecture firm, engineering firm, legal firm, financial institution, and/or the funding
entities, etc. The more defined the Developer and the Development Team is before the
submittal of the Redvelopment Proposal, the greater the City’s ability to understand with
whom it will negotiate and from whom it will request information. It should be noted that
the sale of any City-owned real property may be subject to a remonstrance period
pursuant to Nebraska law.
Any Redevelopment Proposal should identify the Developer/Development Team,
including all members of a team or teams of Developers, the role and background
experience of said members, and include identification of comparable successful
projects completed by said members and any experience in working with public entities.
Include examples to show the architectural and design qualities of prior projects
completed by the Developer/Development Team and references to correspond with the
examples. Generally identify the Developer/Development Team’s history of timeliness
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related to its completion of projects and the status of any pending litigation relative only
to past projects, if applicable.
Initial Redevelopment Proposals
To satisfy the minimum requirements related to all Redevelopment Project(s), all initial
Redevelopment Proposal submissions must:
•
•

•

•
•
•
•
•
•

•

•

Identify the parcel(s) and Redevelopment Phases being proposed for
redevelopment.
Provide a Site Plan for the parcel(s) with the proposed use(s) being identified, to
include identification of proposed ownership of any replatted parcels (i.e.,
Developer/Development Team ownership or City-retained ownership for public
improvement purposes).
Provide quantification of uses, which may or may not include the following:
o Number of square feet of commercial space
o Number and size of residential units
o Number of off-street parking spaces
Describe the Redevelopment Project(s) for the identified parcel(s).
Identify all necessary public improvement upgrades or additions that will be
required.
Identify any necessary property acquisition and/or demolition.
Identify any changes to the Zoning Classifications of any parcels.
Identify the estimated new assessed valuations of the parcel(s) being
redeveloped and the estimated costs for the redevelopment improvements.
Provide a narrative description of the design proposed and the manner in which
the objectives of the IFRP, the design guidelines identified in The Papillion Plan
(specifically Chapter 5 – Downtown: A Destination for Community), and the
zoning standards (specifically the CBD Central Business District zoning
standards and the Downtown Overlay District zoning standards) that will be
addressed.
Provide a narrative which describes the structures located on the parcel(s) that
are intended to be redeveloped and those that are proposed to be demolished, if
applicable.
Include any other information required by the Community Development Law or
which may be necessary for an amendment to the Redevelopment Plan, if
appropriate.

All initial Redevelopment Proposals must conform with the Redevelopment Plan and the
City’s general plan for development which is the City’s Comprehensive Plan, titled: The
Papillion Plan. Additionally, all initial Redevelopment Proposals are subject to the City’s
design standards, the Downtown Overlay District’s design standards, building standards,
City codes, and applicable City ordinances. If the Developer/Development Team expects
or requires any variances to these plans, codes, or guidelines, those variances must be
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listed in the submittal. Any such variances must abide by all applicable laws and
regulations.
The above-mentioned plans and guidelines can be found at the following links:
General City Standards Information:
 The Papillion Plan (City’s Comprehensive Plan):
https://www.papillion.org/compplan
 The Papillion Parks Plan (City’s Park and Open Space Plan):
https://www.papillion.org/parksplan
 City of Papillion’s Adopted Building Codes and Local Amendments:
https://www.papillion.org/buildingcodes
 Subdivision Regulations Ordinance (Chapter 170):
https://www.papillion.org/subdivisionregulations
 Zoning Ordinance (Chapter 205):
https://www.papillion.org/zoningordinance
 Stormwater Management Ordinance (Chapter 206):
www.papillion.org/stormwatermanagement
Specific Downtown Standards Information:
 Downtown Papillion Redevelopment Plan:
https://www.papillion.org/redevelopmentplan
 The Papillion Plan - Chapter 5 – Downtown: A Destination for Community:
https://www.papillion.org/downtownplan
 Zoning Ordinance – Article XVII. CBD Central Business District:
https://www.papillion.org/centralbusinessdistrict
 Zoning Ordinance – Article XXI. DT Downtown Overal District:
https://www.papillion.org/downtownoverlaydistrict
Redevelopment Project Financial Plan – Part of Initial Redevelopment Proposal
The following information must be provided as part of any initial Redevelopment
Proposal submission(s) in order for the City to evaluate the viability of the proposed
Redevelopment Project(s) and analyze the Developer’s ability to complete and operate
the proposed Redevelopment Project(s):
1.) Pro Forma Statement – The initial Redevelopment Proposal must include a
preliminary financial statement that provides a detailed outline of the
projected development, operating cash flows, fiscal impact of the project, and
the requested public investment. At a minimum, the pro formas shall include
the following:
a. A development summary identifying the estimated hard and soft costs
associated with the development;
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b. A statement identifying how the Redevelopment Project(s) will be
financed;
c. An analysis of the source and use of funds being proposed;
d. The revenues and expenses expected from project operations (or
expected operational budget);
e. The financial structure of the Development, both construction and
permanent;
f. The amount of equity (or financial contribution) and likely sources;
g. The return on equity for the Developer with and without public
investment (for private entities);
h. The Developer/Development Team’s outreach efforts to gather
additional investors, if necessary; and
i. Any other finanical information required by the Community
Development Law.
2.) Other Financial Information – The initial Redevelopment Proposal should
include other financial information that will provide the City with a better
understanding of the proposed investment, including references.
3.) Justificaition for City’s Financial Assistance – Tax Increment Financing
(“TIF”) may be available if the Developer/Development Team can demostrate
clearly that without the financial assistance from the City, the Redevelopment
Project described in the initial Redevelopment Proposal would not be
feasible. As such, all information required by the Community Development
Law with respect to TIF must be provided as part of any Redevelopment
Proposal submission. Such information shall include, but shall not be limited
to, those items necessary for the City to perform a cost-benefit analysis, as
further described in the Community Development Law. The use of TIF funds
is at the sole discretion of the City and the approval of the City’s Governing
Body and must conform with the requirements of the Community
Development Law. The initial Redevelopment Proposal shall include a
specific explanation of the type of financial assistance the
Developer/Development Team is requesting from the City. If the City is being
asked to finance the construction of public improvements, then the estimated
value of the request should be stated. For any proposed public investment,
initial Redevelopment Proposals will need to show the economic viability of
the Redevelopment Project(s) being proposed in order to show the
Development’s ability to repay debt services.
4.) Other Actions Requested – If additional financial support or public action is
required in order to make the Redevelopment Project feasible, then the initial
Redevelopment Proposal should include a specific explanation of the type
and amount of financial assistance requested, a justification for such
assistance, and/or a description of the public action required.
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Schedule of Performance in Redevelopment Phases
Redevelopment Phase 1 – From a site availability perspective, Redevelopment Phase 1
is ready for immediate redevelopment, contingent upon the applicable parties meeting
the requirements of the Community Development Law and entering into a
Redevelopment Contract. The Developer(s)/Development Team(s) submitting initial
Redevelopment Proposals for Redevelopment Phase 1 should be prepared to begin
implementing the corresponding Redevelopment Project(s) in an expeditious manner if
selected.
Redevelopment Phase 2 – From a site availability perspective, Redevelopment Phase 2
is anticipated to be ready for redevelopment by approximately January 1, 2020,
contingent upon the applicable parties meeting the requirements of the Community
Development Law and entering into a Redevelopment Contract. The
Developer(s)/Development Team(s) submitting initial Redevelopment Proposals for
Redevelopment Phase 2 should be prepared to begin implementing the corresponding
Redevelopment Project(s) by January 1, 2020 if selected, unless an extension is
required to accommodate City operations or is otherwise requested by the
Developer(s)/Development Team(s) and granted by the City.
Redevelopment Phase 3 – From a site availability perspective, it is unknown at this time
when Redevelopment Phase 3 will be ready for redevelopment for the reasons
previously explained herein. The Developer(s)/Development Team(s) submitting initial
Redevelopment Proposals for Redevelopment Phase 3 should be prepared to submit
initial Redevelopment Proposals that are not time-sensitive or in need of immediate
implementation. Generally, those Developers/Development Teams submitting initial
Redevelopment Proposals for Redevelopment Phase 3 should be doing so as a way to
show how the Developers/Development Teams are looking at developing the
Redevelopment Area in integrated phases, not just developing Redevelopment Phase 3
as a “stand alone” project. Initial Redevelopment Proposals for Phase 3 will only be
considered as part of a larger phased redevelopment master plan at this time. The City
may consider Redevelopment Proposals for only Redevelopment Phase 3 at a later
date.
Contingencies of Developer/Development Team
The Developer/Development Team should state explicitly in any initial Redevelopment
Proposal any qualifications or limitations of the initial Redevelopment Proposal, and any
and all known and anticipated contingencies that may affect the ability of the
Developer/Development Team to perform under the terms of the initial Redevelopment
Proposal.
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V. SELECTION PROCESS AND NEXT STEPS
Procedure for Selection of the Developer/Development Team and Next Steps
For the purposes of this IFRP, the City will use the following selection procedure
prior to the approval of any Redevelopment Contract:
1.) Initial Redevelopment Proposal Submission – The City will accept initial
Redevelopment Proposals at any time up to and including the submittal
deadline of 4:00 p.m. on December 14, 2018.
By the submission deadline, ten (10) hard copies of each initial
Redevelopment Proposal must be received by the City at the following
mailing address:
City of Papillion
Attn: Amber Powers
122 East Third Street
Papillion, NE 68133
By the submission deadline, one (1) soft copy of each initial Redevelopment
Proposal must be received by Assistant City Administrator Amber Powers at
the following e-mail address: apowers@papillion.org.
2.) Preliminary Review – Upon receipt of the initial Redevelopment Proposals,
City staff will conduct a preliminary review of all the materials submitted. For
each Initial Redevelopment Proposal received that contains all of the request
information, the City will:
a. Perform preliminary due diligence on the Developer/Development
Team and submitted financial information; and,
b. Determine whether further studies are required in conjunction with
the Redevelopment Project(s).
In the event the City receives any incomplete initial Redevelopment
Proposals, then the City will determine whether continued review of such
incomplete initial Redevelopment Proposals is appropriate. The City’s
decision as to whether to continue the review of an incomplete initial
Redevelopment Proposals is conclusive and decided solely by the City.
3.) Selection Advisory Committee – Next, the City will establish a Selection
Advisory Committee (“SAC”) to review and evaluate the initial Redevelopment
Proposals that satisfied City staff’s preliminary review and were allowed to
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continue through the review process. The SAC will closely examine the initial
Redevelopment Proposals, including their fiscal impacts to both the private
and public sectors, their contextual integrity, and any other factors as deemed
relevant by the LCRA. The SAC will rank-order the list of received initial
Redevelopment Proposals and submit the list to the LCRA for further review.
4.) Detailed Redevelopment Proposals – Following the ranking of the received
initial Redevelopment Proposals by the SAC, the LCRA will meet to
determine which initial Redevelopment Proposals from the SAC’s ranked list
will be asked to provide additional in-depth and detailed information, and be
allowed to continue through the selection process. Upon meeting and
determining which Redevelopment Proposals will move forward in the
selection
process,
the
LCRA
will
notify
the
applicable
Developers/Development Teams to prepare additional detailed information to
supplement the previously submitted initial Redevelopment Proposals.
At a minimum, the top-ranked Developers/Development Teams that are
allowed to move forward in the selection process will be required to provide
ten (10) hard copies to the mailing address and one (1) soft copy to the email address listed above under subsection 1.) of the information detailed
below in order to supplement the previously received initial Redevelopment
Proposals by the next submittal deadline of 4:00 p.m. on February 22, 2019.
Specifically, the top-ranked Developers/Development Teams at this stage
must:
•
•

Provide any necessary preliminary schematic designs and architectural
drawings.
Adequately address with narratives, maps, drawings, or any other means
necessary how the proposed Redevelopment Project(s) will affect the
following elements within the Redevelopment Area:
o Population Density;
o Land Coverage;
o Building Density;
o Traffic Flow;
o Street Layouts;
o Street Grades;
o Public Utilities;
o Public Facilities;
o Quality of Life Conditions;
o Vehicular Parking;
o Zoning;
o Building Codes; and,
o Existing Blight and Substandard Conditions, and the prevention of
reoccurances of the same.
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•

•
•

Identify what impact the Redevelopment Project(s) will have on
employment within the Redevelopment Area and within the City as a
whole.
Identify what impact the Redevelopment Project(s) will have on the
population of the local school district(s) within the City.
Provide any other information required by the Community Development
Law or necessary for an amendment to the Redevelopment Plan, as
appropriate.

The failure of the top-ranked Developers/Development Teams to provide the
additional detailed information to supplement the initial Redevelopment
Proposals within the specified timeframe may result in the disqualification of
those Redevelopment Proposals. The City may extend the deadline for the
receipt of the additional detailed informaiton at its sole discretion.
5.) Interviews – Upon receiving the additional detailed information from the topranked Redevelopment Proposals, said Developers/Development Teams will
be invited to interview with the LCRA. Each interview will be two-part, with
one part anticipated to take place on-site at the proposed Redevelopment
Project(s) site(s) and a second part anticipated to take place in a conference
room. The date for the interviews and the location for the second part of the
interview will be determined at a future date.
6.) Selection
Recommendation
–
Once
the
top-ranked
Developers/Development Teams have addressed any milestones to be
identified within their specific Redevelopment Project(s) and any additional
detailed information and studies, if necessary, the LCRA will submit a written
recommendation for the Redevelopment Proposal(s) to the City Council of the
City of Papillion (the “City Council”) with any comments it feels are necessary
in order to explain the rationale for its recommendation.
7.) Redevelopment Project(s) Selection – The City Council, upon receipt of the
written recommendation from the LCRA, may select by resolution, but is not
obligated to select, one or more Developers/Development Teams to move
forward with the proposed Redevelopment Project(s). The City reserves the
right to reject any and all IFRP’s at its sole and exclusive discretion.
8.) Preliminary Redevelopment Selection Agreement – If the City elects to
proceed with one or more proposed Redevelopment Project(s), then the City
will enter into Preliminary Redevelopment Selection Agreements with the
selected
Developer(s)/Development
Team(s).
The
Preliminary
Redevelopment Selection Agreement(s) are prior to and in addition to the
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Redevelopment Contracts(s) and may include provisions addressing the
following:
1. Description of the proposed Redevelopment Project(s) and the City’s
rights regarding design approval and access;
2. Proposed Redevelopment Project(s) construction and anticipated
schedules of performance;
3. The City’s and the Developer(s)/Development Team(s)’ proposed
financing;
4. The City’s proposed fees and proposed participating interest in the
Redevelopment Project(s);
5. Continuing financial disclosure relating to the Redevelopment Project(s);
6. Assurance and timeline for providing information to update and amend the
Downtown Papillion Redevelopment Plan;
7. Proposed signage;
8. Proposed easements;
9. Insurance;
10. Indemnification of the City;
11. Default and termination;
12. Restrictions on use;
13. Restrictions on assignment and transfer; and,
14. Other customary and appropriate provisions.
The Developer(s)/Development Team(s) will have exclusive negotiation
rights after notification of selection for a period of up to thirty (30) days in
order to execute Preliminary Redevelopment Selection Agreement(s) with the
City. During the negotiation period, either the City or the
Developer(s)/Development Team(s) may withdraw from negotiations, if either
party determines that a satisfactory Preliminary Redevelopment Selection
Agreement is not likely to be reached. The City may extend the thirty (30)
days at its sole discretion.
9.) Updates and Amendments to Downtown Papillion Redevelopment Plan
– At any point during the aforementioned selection process steps, the City
may require the Developer(s)/Development Team(s) to provide the City with
the specific and required information related to the proposed Redevelopment
Project(s) in order to update and amend the Downtown Papillion
Redevelopment Plan, per the requirements of the Nebraska Community
Development Law.
10.) Redevelopment Contract(s) – In compliance with the requirements of the
Community Development Law, the City and the Developer(s)/Development

Invitation for Redevelopment Proposals – Downtown Papillion Phases 1 – 3

Page | 21

Team(s) may negotiate and enter into a Redevelopment Contract(s) following
the approval of and in accordance with the amended Downtown Papillion
Redevelopment Plan.
In the event the City enters into any Redevelopment Contract(s) with the
selected Developer(s)/Development Team(s), the Redevelopment Contract(s)
may include provisions addressing the following:
1. Description of the Redevelopment Project(s) and the City’s rights
regarding design approval and access;
2. Redevelopment Project(s) construction and schedules of performance;
3. The City’s and the Developer/Development Team’s financing;
4. The City’s fees and participating interest in the Redevelopment Project(s);
5. Continuing financial disclosure relating to the Redevelopment Project(s);
6. Assurance of compliance to the City’s Comprehsensive Plan and the
Downtown Papillion Redevelopment Plan;
7. Signage;
8. Easements;
9. Insurance;
10. Indemnification of the City;
11. Default and termination;
12. Restrictions on use;
13. Restrictions on assignment and transfer; and,
14. Other customary and appropriate provisions.
The selected Developer(s)/Development Team(s) will have exclusive negotiation
rights after approval of the amended Downtown Papillion Redevelopment Plan
for a period of up to thirty (30) days after in order to execute a Redevelopment
Contract(s) with the City. During the negotiation period, either the City or the
Developer(s)/Development Team(s) may withdraw from negotiations, if either
party determines that a satisfactory Redevelopment Contract(s) is not likely to be
reached. The City may extend the thirty (30) days at its sole discretion.
Post-Selection Changes or Transfers
At any time after the selection of a detailed Redevelopment Proposal for the Cityowned parcel(s) in the Redevelopment Area, the Developer/Development Team may
only make substantial changes in the Redevelopment Project(s), or transfer, or
assign the Redevelopment Proposal, or any interest therein, to another
Developer/Development Team after being granted written approval from the City’s
Governing Body. Minor changes to a selected detailed Redevelopment Proposal
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may be approved administratively without approval of the City’s Governing Body, as
determined by the City.
The City reserves the right to withhold consent or to impose conditions on such
consent at the City’s sole discretion. As a condition to any consent, the original
Developer/Development Team of the Redevelopment Project(s) and the transferee
may be required to demonstrate or certify to the City that except for the
reimbursement of out-of-pocket expenses incurred in connection with the submission
of the initial or detailed Redevelopment Proposal, no compensation, remuneration,
transfer fee or similar payment has been made in conjunction with such transfer or
assignment.
Selection Criteria for SAC Evaluation of Initial Redevelopment Proposals
The City has established the following selection criteria upon which the SAC will
evaluate
the
initial
Redevelopment
Proposals
and
will
rank
the
Developer(s)/Development Team(s) and Redevelopment Proposal(s) which best
meets the established criteria. The SAC’s and the City’s determination of satisfactory
compliance with the following Selection Criteria will be conclusive and based upon
the plans and information provided by the Developer(s)/Development Team(s) by the
deadline within this Invitation for Redevelopment Proposals:
1.) Relationship to General Objectives
• Manner in which the Redevelopment Proposal conforms to the
Redevelopment Plan.
• Manner in which the Redevelopment Proposal conforms to the City’s
goals as described in this Invitation for Redevelopment Proposals.
• Manner in which the Redevelopment Proposal conforms to the
objectives in The Papillion Plan (City’s Comprehensive Plan).
• Conformance with all applicable building and zoning ordinaces and all
other applicable City ordinances.
• Compliance with the Community Development Law.
• Degree to which the Redevelopment Proposal would cure and prevent
the reoccurance of blight and substandard conditions.
2.) Background and Experience of the Developer/Development Team
• Experience of the proposed Developer/Development Team who will be
responsible for the Redevelopment Project(s).
• The success of the Developer/Development Team’s past projects,
especially projects which are similar to the Proposed Project.
• The
Developer/Development
Team’s
property
management
experience, including other similar projects.
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•
•
•
•
•

The overall architectural and design quality of prior projects of the
Developer/Development Team.
The Developer/Development Team’s experience in working with public
entities.
The Developer/Development Team’s history of the timeliness and
completion of prior projects.
The Developer/Development Team’s history of completing projects as
originally proposed.
Status of any litigation regarding the Developer/Development Team’s
past projects.

3.) Financial Capability of the Developer/Development Team
• The Developer/Development Team’s ability to provide sufficient
equity/financial support for the Proposed Project.
• The Developer/Development Team’s ability to secure any necessary
debt financing.
• Evidence of the Developer/Development Team’s ability to fund the
Redevelopment Project until its completion.
• Closing of permanent financing and project stabilization.
4.) Redevelopment Project(s) Specific Criteria
• The overall architectual and design quality of the proposed
Redevelopment Project(s).
• The relationship of the proposed Redevelopment Project(s) in
conjunction with the overall Redevelopment Area.
• The overall ability of the Redevelopment Proposal to sucessfully
redevelop all four City-owned parcels in three separate but integrated
phases to achieve an overall redevelopment master plan for all the
City-owned parcels.
• The overall intent of the Developer/Development Team to preserve
and maintain the perceived historical significance of Downtown
Papillion and the WPA building.
• The type and extent of public support, investment, and/or involvement
required of the proposed Redevelopment Project(s).
• The manner in which the proposed Redevelopment Project(s) respond
to the existing and future market and community needs.
• Anticipated success and viability of the proposed Redevelopment
Project(s).
• The extent to which the proposed Redevelopment Project(s) will serve
as a catalyst for other redevelopment in the Redevelopment Area,
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•

•

including public improvements being improved as part of the proposed
Redevelopment Project(s).
Projects similar to the Redevelopment Project(s) being proposed in the
Redevelopment Plan in which the Developer/Development Team was
involved and the success of such projects.
The extent to which the Developer/Development Team exhibits
commitment to implementing the Redevelopment Project(s) in a timely
manner, providing a detailed timeline for each phase of the
Redevelopment Proposal.

Selection Criteria LCRA Evaluation of Detailed Redevelopment Proposals
The detailed Redevelopment Proposals will be evaluated and scored by the LCRA
on a more in-depth basis using the same selection criteria identified in the above
section (titled: “Selection Criteria for SAC Evaluation of Initial Redevelopment
Proposals”). In addition to the information provided in the initial Redevelopment
Proposals,
the
additional
detailed
information
provided
by
the
Developers/Development Teams will be used in order to re-score the top-ranked
Redevelopment Proposals following the interview phase of the selection process.
Rejection of the Redevelopment Proposals
This IFRP does not constitute an offer and thus does not obligate the City to select
any Redevelopment Proposals or enter into any Redevelopment Contracts. Any and
all initial or detailed Redevelopment Proposals may be rejected at any time at the
sole discretion of the City and the City’s decision will be final. Automatic rejection will
occur for all initial Redevelopment Proposals that have not been selected by the City
within 180 days of the submission date. In addition, Redevelopment Proposals may
be rejected for any reason including, but not necessarily limited to, the following
reasons:
1.) Initial Redevelopment Proposals were submitted past the submittal
deadline of 4:00 p.m. on December 14, 2018;
2.) Detailed Redevelopment Proposal were submitted past the submittal
deadline of 4:00 p.m. on February 22, 2019;
3.) Incomplete Redevelopment Proposals at any stage during the selection
process;
4.) The City and the Developer/Development Team fail to execute a
Preliminary Redevelopment Selection Agreement within thirty (30) days of
the date the Developer/Development Team is selected, unless an
extension is granted by the City at the City’s sole discretion; or,
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5.) The City and the Developer/Development Team fail to execute a
Redevelopment Contract within thirty (30) days of the date of the approval
of the amended Downtown Papillion Redevelopment Plan, unless an
extension is granted by the City at the City’s sole discretion.
Miscellaneous Information
1.) Site Visits of City-Owned Parcels Prior to Redevelopment Proposal
Submissions – Potential Developers/Development Teams are
encouraged to visit the City-owned parcels prior to submitting their
Redevelopment Proposals. Any Developers/Development Teams wishing
to do so may set-up site visits by contacting Assistant City Administrator
Amber Powers using the contact information provided below.
2.) Non-Reimbursement of Costs – The purpose of this document is solely
to solicit Redevelopment Proposals for the four City-owned parcels within
the Redevelopment Area. The City shall not assume, pay, or reimburse
any costs, expenses, or fees incurred by Developers/Development Teams
in connection with this solicitation.
3.) Contact Information – To ask questions about this Invitiation for
Redevelopment Proposals or to set-up site visits of City-owned parcels,
as mentioned above, please contact the City through the contact
information below:
Contact Person:

Amber Powers, Assistant City Administrator

Mailing Address:

122 East Third Street
Papillion, NE 68133

Phone Number:

(402) 597-2032 – direct line

E-mail Address:

apowers@papillion.org
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VI. APPENDIX

APPENDIX A: Property Listings and Legal Descriptions

PROPERTY ADDRESS
Redevelopment Phase 1:
1 – 200 N. Adams Street
Papillion, NE 68046
(former WPA building)
2 – N. Adams St. (no public access)
Papillion, NE 68046
(lot west of WPA complex)

PARCEL #s/LEGAL DESCRIPTIONS/EST. ACRES

Redevelopment Phase 1 Totals:

Parcel #010303952
Legal: LOTS 3, 4, 5 & 6 BLOCK 15 PAPILLION
Est. Acres: 1.23 acres
Parcel #010604480
Legal: TAX LOT 2A7B 27-14-12 PAPILLION
Est. Acres: 0.06 acres
# of Parcels: 2 Est. Acres: 1.29

Redevelopment Phase 2:
3 – 145 W. Second Street
Papillion, NE 68046
(current Recreation Dept. offices)

Parcel #010558276
Legal: W 124’ OF LOTS 7 & 8 BLOCK 17 PAPILLION
Est. Acres: 0.38 acres

Redevelopment Phase 3:
4 – 146 N. Adams Street
Papillion, NE 68046
(current Fire Station #3)

Parcel #010558691
Legal: LOTS 1 & 2 BLOCK 16 PAPILLION
Est. Acres: 0.47 acres
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APPENDIX B: Pictures of Redevelopment Phase 1
Former Public Works WPA Building

Invitation for Redevelopment Proposals – Downtown Papillion Phases 1 – 3

Page | 28

APPENDIX C: Pictures of Redevelopment Phase 2
Existing Recreation Department Offices
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APPENDIX D: Pictures of Redevelopment Phase 3
Existing Fire Department Station #3
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APPENDIX E: Growth Opportunities
Sarpy County and Cities Wastewater Agency
Approved Phase 1A Information and Service Area Map
Approved by Agency: September 5, 2018
(2-Page Insert)
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VII. EXHIBITS: MAPS
EXHIBIT A: Downtown Papillion Redevelopment Area Map
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EXHIBIT B: Redevelopment Area Phasing Plan (of City-Owned Parcels)
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EXHIBIT D: Papillion-to-Omaha/Lincoln Metro Areas Travel Time Map
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City of Papillion, Nebraska
Downtown Papillion Redevelopment Plan
October 3, 2018
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Introduction
The City of Papillion has identified a thriving and vibrant downtown as a critical
component to successfully balancing continued population growth and maintaining a
comfortable small town atmosphere. In an effort to protect this traditional “Main Street
feel” with one and two-story fronts, the City created a Downtown Overlay District (“DT”)
that is bound by Sixth Street to the north, the parcels fronting the east side of Jefferson
Street to the east, the parcels fronting the west side of Adams Street to the west, and
Lincoln Street to the south.
For the purpose of this Redevelopment Plan, the City identified a community
redevelopment area of approximately eight acres of land, consisting of thirteen parcels
of various sizes, to consider for redevelopment. This land is identified as the Downtown
Papillion Redevelopment Area (the “Redevelopment Area”) and is shaded in yellow
in Exhibit A. Of the thirteen parcels, six are located in the Downtown Overlay District;
however, the City views all thirteen as being critical to preserving the sense of
community that the leaders believe make Papillion unique and special.
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Nine privately-owned parcels were selectively included in the Redevelopment Area to
facilitate an exploration of redevelopment opportunities. The private parcels were
chosen because they met the blighted or substandard condition requirements of the
Community Development Law. Furthermore, they were chosen based on their historical
significance, street frontage, and proximity to public property. In addition to the nine
privately-owned parcels, the City has four City-owned parcels within the Redevelopment
Area.
After selecting the Redevelopment Area, a Blight and Substandard Study was
completed in August of 2017, which confirmed that there are several blight and
substandard issues within the Redevelopment Area. The City recognizes that continuing
blight and deterioration presents a threat to the stability and vitality of the entire area
within and around the Redevelopment Area. The Downtown Papillion Redevelopment
Plan provides a guide for public and private partners as redevelopment efforts move
forward.
Within the Redevelopment Area, the City of Papillion recently relocated its public works
operations, resulting in two publicly owned parcels, totaling over an acre of land,
becoming available for redevelopment as a “Phase 1 Redevelopment Project”. The
centerpiece of the available parcels is the former public works garage, a Works
Progress Administration (“WPA”) flagstone bow truss building.
Immediately south of the WPA building is Fire Station #3. This station is currently in use;
however, with the Papillion Fire Department’s recent expansion to provide fire protection
services for the City of La Vista, this location is no longer ideal for service provision and
may become available for redevelopment in the future. Directly to the east of Fire
Station #3, across Adams Street, is the City’s current Recreation Department offices.
The offices are anticipated to be relocated to the Papillion Landing Community Center
when it opens in the fall of 2019.
In total, the City has four parcels for which it plans to publish an Invitation for
Redevelopment Proposals (“IFRP”) for their redevelopment, with the WPA building and
complex (2 parcels) being ready for immediate redevelopment; however, a long-term
redevelopment proposal that incorporates all four parcels in numerous phases would be
ideal.
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Redevelopment Plan Requirements
Redevelopment activities are guided by the Nebraska Community Development Law
(Neb. Rev. Stat. §§18‐2101, et. seq., as amended). The statutes indicate the governing
body must first declare the project area substandard and blighted after holding public
hearings with the planning Commission and then the City Council, in order to prepare a
Redevelopment Plan for the designated Redevelopment Area.
Pursuant to Neb. Rev. Stat. §18-2109, on March 6th, 2018, the City Council approved
Resolution No. R18-0046, which submitted the question of whether the Redevelopment
Area is “substandard and blighted” to the Planning Commission, along with the
Nebraska Community Redevelopment: Blighted and Substandard Determination Study
that was prepared by Olsson Associates in August of 2017.
On March 28th, 2018, the Planning Commission held a public hearing prior to
unanimously approving a motion to make a recommendation to the City Council that the
Redevelopment Area be declared “substandard and blighted” based on the criteria laid
out in the Nebraska Community Development Law and as concluded in the blighted and
substandard determination study that was prepared for the Redevelopment Area by
Olsson Associates.
On May 1st, 2018, the City Council approved Resolution No. R18-0071, which declared
the Redevelopment Area to be a “substandard and blighted area in need of
redevelopment” pursuant to Neb. Rev. Stat. §18-2109 of the Nebraska Community
Development Law.
On June 5th, 2018, the City Council approved the creation of the Limited Community
Redevelopment Authority of the City of Papillion (“LCRA”) for a single specific limited
pilot project for the project area located in downtown Papillion, as further described in
Ordinance No. 1807.
Continuing with the redevelopment process as outlined in the Nebraska Community
Development Law and pursuant to Neb. Rev. Stat. §18‐2105, the LCRA has developed
the Downtown Papillion Redevelopment Plan to guide appropriate private and public
resources to:
•
•
•

•

•

eliminate or prevent the development or spread of urban blight;
encourage urban rehabilitation;
provide for the redevelopment of substandard and blighted areas including
provision for the prevention of the spread of blight into areas of the
municipality which are free from blight through diligent enforcement of housing,
zoning, and occupancy controls and standards;
rehabilitate or conserve substandard and blighted areas or portions thereof by
re‐planning, removing congestion, providing parks, playgrounds, and other
public improvements by encouraging voluntary rehabilitation and by
compelling the repair and rehabilitation of deteriorated or deteriorating
structures; and
clear and redevelop substandard and blighted areas or portions thereof.
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Furthermore, Neb. Rev. Stat. §18-2111 defines the minimum requirements of a
Redevelopment Plan as follows:
A redevelopment plan shall be sufficiently complete to indicate its relationship to
definite local objectives as to appropriate land uses, improved traffic, public
transportation, public utilities, recreational and community facilities and other
public improvements, and the proposed land uses and building requirements in
the redevelopment project area...
Neb. Rev. Stat. §18-2111 also outlines six elements that must be included in all
Redevelopment Plans:
1.) The boundaries of the Redevelopment Project Area with a map showing the

existing uses and condition of the real property area;
2.) A land‐use plan showing proposed uses of the area;
3.) Information showing the standards of population densities, land coverage, and

building intensities in the area after redevelopment;
4.) A statement of the proposed changes, if any, in zoning ordinances or maps,

street layouts, street levels or grades, or building codes and ordinances;
5.) A site plan of the area; and
6.) A statement as to the kind and number of additional public facilities or utilities,

which will be required to support the new land uses in the area after
redevelopment.
In making the recommendation to approve the Redevelopment Plan, the LCRA has
considered the land uses and building requirements of the Downtown Papillion
Redevelopment Area and determined the Downtown Papillion Redevelopment Plan is in
conformance with Chapter 5 - Downtown: a Destination for Community of the Comprehensive
Plan for Papillion, the City’s general plan for redevelopment within the city.
Additionally, the Downtown Papillion Redevelopment Plan represents a coordinated,
adjusted and harmonious development of the City and its environs in accordance with
present and future needs to promote health, safety, morals, order, convenience,
prosperity, general welfare, efficiency and economy in the process of development.
Pursuant to Neb. Rev. Stat. §18-2113, requirements considered in the determination of
the Downtown Papillion Redevelopment Plan included:
•
•
•
•
•
•

adequate provisions for traffic and vehicular parking;
promotion of fire safety and prevention of other dangers;
adequate provisions for light and air;
promotion of the healthful and convenient distribution of population;
provisions for adequate transportation, water, sewerage and other public
utilities;
provisions for adequate schools, parks, recreational facilities, community
facilities and other public requirements;
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•
•
•

promotion of sound design and arrangement;
efficient expenditure of public funds; and
prevention of the recurrence of insanitary or unsafe dwelling accommodations
or conditions of blight.

The LCRA has confirmed that the Downtown Papillion Redevelopment Plan addresses
the following elements required by Neb. Rev. Stat. §18-2114; however, the
Redevelopment Plan will need to be amended to inculde additional information as
Redevelopment Projects are considered within the Redevelopment Area in order for the
Redevelopment Plan to fully contain all of the required information for each of the
following elements:
•
•
•
•
•

proposed methods of acquisition and preparation of the Redevelopment
Project Area for redevelopment;
estimated costs of acquisition and preparation of the Redevelopment Project
Area for redevelopment;
estimated proceeds or revenue from the project area being disposed to
redevelopers;
proposed methods of financing the redevelopment project; and
feasibility methods proposed for the relocation of families being displaced
from the Redevelopment Project Area (which is not applicable with respect to
the proposed redevelopment of downtown Papillion).

The Downtown Papillion Redevelopment Plan is feasible, in conformity with the general
plan for the redevelopment of the City as a whole, and in conformity with the legislative
declarations and determinations of the Nebraska Community Development Law.
The LCRA recognizes the need to reconfirm the requirements and conformance of all
provisions of the Nebraska Community Development Law as each Redevelopment
Project is considered within the Redevelopment Area in order to ensure that the
amended Redevelopment Plan continues to conform with the statute requirements
contained within the Nebraska Community Development Law.
Additionally, the LCRA recognizes the possible need for the division of taxes through
the use of Tax Increment Financing (TIF) in the future; however the Downtown Papillion
Redevelopment Plan does not yet contain a cost-benefit analysis. The LCRA
understands that the Downtown Papillion Redevelopment Plan will need to be amended
to include the analysis after a Redevelopment Project is selected for any of the parcels
within the Redevelopment Area; provided that TIF funds are a component of the
financing of the specific Redevelopment Project and meet established criteria.
In compliance with the requirements of Neb. Rev. Stat. §18-2116(1)(b), if the Downtown
Papillion Redevelopment Plan is amended to authorize the use of TIF funds, then it will
also document in writing that the:
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•
•
•

•

Redevelopment Project in the Redevlopment Area would not be economically
feasible without the use of TIF funds;
Redevelopment Project would not occur in the Redevelopment Area without
the use of TIF funds;
Costs and benefits of the Redevelopment Project have been analyzed by the
governing body, including costs and benefits to:
 the Redevelopment Project, itself,
 other affected political subdivisions
 the economy of the community
 the demand for public services
 the demand for private services; and
Costs and benefits of the Redevelopment Project have been found to be in
the long-term best interest of the community impacted by the Redevelopment
Project.

Any ad valorem tax levied upon real property, or any portion thereof, in a redevelopment
project for the benefit of any public body shall be divided, for a period not to exceed
fifteen years after the effective date as identified in the applicable project redevelopment
contract or in the resolution of the City Council authorizing the issuance of bonds,
pursuant to Neb. Rev. Stat. §18-2124 of the Nebraska Community Development Law.
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Existing Conditions
LAND USE
The
Redevelopment
Area
consists of approximately 8.12
total acres, made-up of thirteen
parcels and public land. The
current land use for the thirteen
parcels is a mix of light industrial,
warehousing, commercial and
public facility land uses, which
consists of approximately 5.79
acres. The remaining 2.33 acres
consist of public roads and
alleys. Exhibit B is the City’s
existing land use map.
Appendix A includes a listing of all
thirteen parcels and their legal
descriptions.
There are four parcels within the Redevelopment Area that are currently owned by the
City of Papillion. Additionally, there are nine other parcels within the Redevelopment
Area with five different private owners. The parcels within the Redevelopment Area
consist of the following uses and business types:
•
•
•
•
•
•
•
•

construction companies
vehicle bays for lease
a commercial auto repair shop
a tree service company
a certified public accountant service
a retail apparel store
an auto salvage company
a computer repair and website design/consulting company

The largest portion of the Redevelopment Area consists of eight parcels containing
approximately 3.50 acres, is light industrial/warehousing and is located in the northern
portion of the Redevelopment Area. Public facilities make up the second-largest portion
of the Redevelopment Area, consisting of four parcels containing approximately 2.14
acres. Finally, one parcel containing 0.15 acres consists of commercial land with the
specific use of restaurant/entertainment. This parcel is currently housing a computer
repair and website design/consulting store. All other existing businesses are located in
the light industrial/warehousing land use classification. The Redevelopment Area
contains no residential uses or vacant parcels.
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The below table (Table 1: Current Land Uses) includes existing land uses by types,
acres for the area, and number of parcels for each land use:
Table 1: Current Land Uses
Current Land Uses
Light Industrial/Warehousing
Public Facilities
Commercial - Restaurant/Entertainment
Public Streets/Alleys
TOTAL

# of Parcels
8
4
1
n/a
13

Acres
3.50
2.14
0.15
2.33
8.12

Percent
43.1 %
26.4 %
1.8 %
28.7 %
100.0 %

ZONING
The primary zoning districts in the Redevelopment Area are General Commercial (GC),
Central Business District (CBD) and Limited Industrial (LI). There is also a small amount
of General Industrial (GI) and Limited Commercial (LC). As described in the City of
Papillion’s Zoning Ordinance, these districts are described as:
•

Limited Industrial (LI): The purpose of this district is to reserve sites
appropriate for the location of industrial uses with relatively limited
environmental effects. This district is designed to provide appropriate space
and regulations to encourage good quality industrial development, while
assuring that facilities are served with adequate parking and loading facilities.
This district is used in areas designated as commercial/industrial mixed used
(MU-2), business park and industrial in the Papillion Comprehensive Plan.

•

General Commercial (GC): The purpose of this district is to accommodate a
variety of commercial uses, some of which have significant traffic or visual
effects. This district may include commercial uses that are oriented to
services, rather than retail activities, and is most appropriately located along
major arterial streets or in areas that can be adequately buffered from
residential districts. This district is typically found in commercial,
commercial/industrial mixed used (MU-2), business park and industrial areas
of the Papillion Comprehensive Plan.

•

Central Business District (CBD): The purpose of this district is to provide
appropriate development regulations for the original town center of Papillion.
This district is intended to provide for small-scale pedestrian-orientated
businesses to service both the surrounding businesses and residential areas.
Mixed uses are encouraged within this special district. The grouping of uses
is designed to strengthen this district’s role as a center for trade, service, and
civic life. Physically, this district’s character reflects a dense, pedestrianorientated building pattern with structures set upon or near the front lot line, a
high ratio of building coverage to site, and a two-story building façade pattern
that is architecturally articulated to the scale of a traditional pedestrian
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environment. This district is used in areas designated as the existing town
center or an urban corridor in the Papillion Comprehensive Plan.
•

General Industrial (GI): The purpose of this district is to accommodate a
wide variety of industrial uses, some of which may have significant external
effects. These uses may have operating characteristics that create conflicts
with lower-intensity surrounding land uses. This district provides the
reservation of land for these activities and includes buffering requirements to
reduce incompatibility. This district is used in areas designated as business
park and industrial in the Papillion Comprehensive Plan.

•

Limited Commercial (LC): The purpose of this district is to provide for
neighborhood shopping facilities, which serve the needs of residents of the
surrounding residential communities. The commercial and office uses
permitted are compatible with nearby residential areas. Development
regulations are designed to ensure compatibility in size, scale and
landscaping with nearby uses, including residential uses. This district is used
in
areas
designated
as
commercial,
medium-to-high
density
residential/offices/limited commercial neighborhood mixed use, high density
residential/office/limited commercial mixed use (MU-1), city center, existing
town center or urban corridor in the Papillion Comprehensive Plan.

A map of the City of Papillion’s current zoning in the Redevelopment Area is below
in Exhibit C:
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The below table (Table 2: Existing Zoning Classifications) shows the existing zoning by
zoning types, acres for the area, and number of parcels for each:
Table 2: Existing Zoning Classifications
Existing Zoning
Parcels

Acres

Percent

Limited Industrial (LI)
General Commercial (GC)
Central Business District (CBD)
General Industrial (GI)
Limited Commercial (LC)
Public Streets/Alleys
TOTAL

1.53
1.83
1.36
0.60
0.47
2.33
8.12

18.9 %
22.6 %
16.7 %
7.3 %
5.8 %
28.7 %
100.0 %

3.0
4.5
2.5
2.0
1.0
n/a
13.0

Downtown Overlay District (DT): In addition, there is a portion of the Redevelopment
Area that is in the Downtown Overlay District (DT). This is a district within the City that
enables the adoption of special performance and development standards in
combination with site development regulations of a base district. It reflects a dense,
pedestrian-oriented building pattern with structures set upon or near the front lot line,
along with a high ratio of building coverage on each site.
This district is located within and around the downtown district of the City, with the
boundaries being as follows:
•
•
•
•

Northern Boundary: Sixth Street
Eastern Boundary: Parcels fronting on the east side of Jefferson Street
Western Boundary: Parcels fronting on the west side of Adams Street
Southern Boundary: Lincoln Street

This district enables the adoption of special performance and development standards in
combination with site development regulations of a base district. The six parcels within
the Redevelopment Area that front Adams Street are within the Downtown Overlay
District, which includes three City-owned parcels and three privately-owned parcels.

PARKS, RECREATIONAL FACILITIES, AND TRAILS
Parks: There are currently no parks in the Redevelopment Area; however, First Street
Plaza is just to the southeast, located on First Street between Adams Street and
Washington Street. Additionally, City Park is located approximately three blocks to the
south of the Redevelopment Area, along Washington Street.
Recreational Facilities: There are currently no recreational facilities for public use within
the Redevelopment Area; however, to the southwest (directly to the west of City Park) is
the location for the City’s new Papillion Landing Community Center and Fieldhouse
Complex (Papillion Landing). The fieldhouse is on schedule to be completed in the fall
of 2018, and the community center is anticipated to be completed in the fall of 2019. In
October 3, 2018 Downtown Papillion Redevelopment Plan
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addition to the two buildings, renovations to existing sports fields and the construction of
new sports fields are also planned at that location.
Papillion Landing is approximately 300 feet directly diagonal of the Redevelopment
Area, separated by West Papillion Creek. Following the existing roads, Papillion
Landing is located approximately 3/4th of a mile to the southwest of the Redevelopment
Area, heading 1/4th of a mile to the south on Washington Street and then half-a-mile to
the west on Lincoln Street.
The area immediately to the south the Redevelopment Area consists of First Street
Plaza which includes a splash pad and bike share station.
Trails: There is a small portion of approximately 280 feet of a pedestrian recreational
trail located in the Redevelopment Area. It runs north of the City’s parcel that contains
the former WPA building; to the west of Adams Street. The trail connects to the
minimally maintained larger trail system owned by the Papio-Missouri River Natural
Resources District (NRD) that runs parallel to Jackson Street to the south and continues
northwest. Future plans of the NRD are to expand the trail to be an all-weather, multiuse paved trail to the west along the north side of West Papillion Creek, with the 280
feet of trail that is currently in the Redevelopment Area, becoming an access point to
the larger trail system.
Exhibit D identifies the parks, recreational facilities and trails that are near the
Redevelopment Area:
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TRANSPORTATION
Traffic: There is one major arterial road that runs to the east of the Redevelopment
Area: Washington Street/84th Street/NE HWY-85 (“Washington Street”). There are also
local streets that are currently present within the Redevelopment Area: Adams Street
running north-south, Second Street running east-west, and Jackson Street running
diagonally northwest-southeast. First Street runs east-west and is located south of the
Redevelopment Area. There are no roadways to the west due to West Papillion Creek
running parallel to the Redevelopment Area.
Access and Parking Issues: Access to the Redevelopment Area from the east on
Washington Street is available at the following two locations: (1) Second Street, and (2)
Fourth Street. There is no access to the Redevelopment Area from the west due to
West Papillion Creek. Access from the north is available at the following two locations:
(1) Jackson Street, and (2) Adams Street. The only access from the south is from First
Street.
Several privately-owned concrete, asphalt, and gravel surfaced parking areas and
driveways are in fair to poor condition. All of the existing driveways and off-street
parking areas are deteriorating, dilapidated, or non-ADA compliant. There are two public
and two private parking lots in the Redevelopment Area. Three of the parking lots are
concrete and one of the public parking lots is asphalt. All four parking lots are
deteriorating. None of the four are ADA-compliant. Additionally, 94% of the sidewalks
are deteriorating, dilapidated, non-ADA compliant, or non-existing.
Public Transportation: There are no public transportation routes that run through the
Redevelopment Area. However, on-call public transportation is available throughout the
city, with seniors and disabled patrons given priority over all other patrons.
Street Conditions: All three of the streets within the Redevelopment Area have portions
that are in deteriorating or dilapidated conditions, resulting in all ten parcels with street
frontage facing towards streets that are in substandard conditions. The entirety of both
Adams Street and Second Street located in the Redevelopment Area are classified as
being in substandard conditions due to significant deterioration. Fifty-three percent of
Jackson Street is classified as being in poor to substandard condition.
Overall, 82% of the streets within the Redevelopment Area are classified as being in
poor to substandard condition and are in need of repair or replacement. One-hundred
percent of the parcels within the Redevelopment Area either do not have street access
or have front streets that are in substandard conditions.
Sidewalk and Pedestrian Activities: All ten parcels accessible by public roads are either
missing sidewalks or the existing sidewalks are in fair or poor condition, without
adequate ADA-accessibility. The other three parcels are not accessible by public roads.
Within the Redevelopment Area, all of the parcels have inadequate sidewalks for

October 3, 2018 Downtown Papillion Redevelopment Plan

Page | 12

pedestrian use and walkability; with 94% of the sidewalks being inadequate, non-ADA
compliant, or non-existing. Only approximately 36% of the existing sidewalks on Second
Street and a marginal stretch of approximately sixteen feet on Adams Street have
adequate existing sidewalks. Additionally, there are no effective pedestrian or vehicular
safety control devices within the Redevelopment Area.
Street Layout: The street pattern within the Redevelopment Area generally consists of a
standard grid pattern on Adams Street and Second Street, and an angled grid pattern
on Jackson Street to the north that runs diagonally and parallel to West Papillion Creek;
which is directly to the southwest of the Redevelopment Area. The angled grid pattern
and unique land parcels are due to West Papillion Creek to the southwest and due to
the diagonal land to the north, formerly having been a part of the original Union Pacific
railroad that went through Papillion.
The street layout is inadequate due to three of the parcels not having access to public
roads. One of the parcels is only accessible through a one-lane minimum maintenance
alley; whereas the other two parcels are only accessible through a one-lane minimum
maintenance private drive. West Papillion Creek to the southwest limits land
accessibility and street layout options, which could potentially limit future development.

PUBLIC UTILITIES
Water System: The water mains within the Redevelopment Area are appropriately sized
for current uses and conditions; however, they may need to be upsized if the area
develops to include high volume water users or more consistent water users. Currently,
there is a 10” water main running north-to-south on the west side of Adams Street, a 4”
water main running north-to-south on the east side of Adams Street and an 8” water
main running east-to-west on Jackson Street.
The water mains are all at least 25 years old, with the oldest line being 75 years old.
With the aging water lines, there is a high probability that at least a portion will need to
be replaced due to their age as the Redevelopment Area develops. Additionally, as
underground water main lines continue to age, more frequent maintenance and repair
will be needed.
Sanitary Sewer System: The sanitary sewer mains within the Redevelopment Area are
appropriately sized for current uses and conditions; however, they may need to be
upsized if the area develops to include high volume water and sanitary sewer users or
more consistent water and sanitary sewer users. Currently, there is an 18” sewer line
from the Northeast Outfall running through utility easements on the private parcels on
the south side of Jackson Street and turning south on Adams Street. Additionally, an 8”
sewer main runs north-to-south on the east side of Adams Street and a 78” line for the
Omaha Interceptor sewer runs through utility easements on the private parcels on the
north side of Jackson Street, continuing in a diagonal line along the private properties.
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The sanitary sewer mains are all at least 25 years old, with the oldest line being 75
years old. With the aging sewer lines, there is a high probability that at least a portion
will need to be replaced due to their age as the Redevelopment Area develops.
Additionally, as underground sewer main lines continue to age, more frequent
maintenance and repair will be needed.
Watershed and Stormwater Management: Papillion Creek is a tributary that drains into
the Missouri River. One branch of the tributary, the West Branch Papillion Creek, runs
to the west of the Redevelopment Area, forming a natural boundary between the
Redevelopment Area and City Park.
This urbanized area consists of two (2) distinct drainage systems, the minor system and
the major system. The minor system consists of underground storm sewer piping and
inlet collection to convey the 10-year storm frequency; while the major system consists
of curb and gutters and overland flow to convey the 100-year storm frequency. All storm
water within this area ultimately drains into the West Papillion Creek. Piping and inlets
within the area are estimated to be at least 75 years old but are still in relatively good
condition.
Nine of the thirteen parcels within the Redevelopment Area are either partially or fully
within the West Papillion Creek floodplain. One of the limited industrial parcels has
received a Letter of Map Amendment (LOMA) in the past from the Federal Emergency
Management Agency (“FEMA”) in order to remove the structure from the Special Flood
Hazard Area. Future redevelopment will need to take into account the floodplain. Any
improvements within the floodplain will need approved Floodplain Development Permits.
Parking lots and public open spaces should be considered by redevelopers for those
portions of parcels that are within the floodplain. Stormwater quality standards are in
effect. Per Chapter 206 of the Papillion Municipal Code, any redevelopment that creates
5,000 square feet or more of impervious coverage shall include a plan for PostConstruction Stormwater Management. There are no current plans to update,
rehabilitate or enhance any of the existing urban drainage systems within the
Redevelopment Area.
The City of Papillion and the Papio-Missouri River Natural Resources District (NRD)
have partnered together on an on-going levee accreditation process to improve West
Papillion Creek levee systems for the purposes of reducing the floodplain and floodway
by certifying the West Papillion Creek levee. The current concept for reducing the
floodplain and floodway indicates that they will be reduced to the extent that eliminates
the 1-percent-annual-chance flood requirements for some of the properties located in
the Redevelopment Area once the levee construction and certification phase of the
project is completed; however, the 500-year flood requirements would still be in effect.
Exactly which parcels within the Redevelopment Area will be eliminated from the 1percent-annual-chance flood requirements upon levee accreditation is unknown until
after Phase 1: Investigative Phase of the levee accreditation process (“Phase 1”) is
complete and all of the options indicated in the study are further evaluated. Preliminary
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study findings indicate that there is a potential for all of the parcels within the
Redevelopment Area to be removed from the flood requirements upon the completion of
the entire levee accreditation process. There are plans to continue moving forward with
the remaining phases and steps of the levee accreditation process upon the completion
of Phase 1; however, the final decision over continuing with the process will be made
jointly by the City Council and the NRD after the options in the study are evaluated.
Provided that joint approval is made to continue with the levee accreditation process,
Phase 2: Design & Permitting Phase (“Phase 2”) is anticipated to be begin in early 2019
and be completed prior to October of 2019. Subsequently, Phase 3: Bidding,
Construction, & Certification Phase (“Phase 3”) is anticipated to begin in the early part
of 2020. The timeframe for the completion is unknown and is dependent upon what
construction will take place as part of the process. Once Phase 3 is complete, Federal
Emergency Management Agency (“FEMA”) will review the certification package, which
can take up to nine months to compete. There will then be an additional approximately
six months for the parcels to receive Letters of Map Revision (“LOMR”), or for FEMA to
issue an updated map of the entire area.
In the event the levee is accredited, a majority of the area behind the levee, which
includes the Redevelopment Area, will be shown as a moderate flood hazard area
(“Zone X”) on the FEMA Flood Insurance Rate Map because it is considered protected
by a levee. Flood insurance is not required within Zone X. Some locations behind the
levee within the Redevelopment Area may have ponding water during the 1-percentannual-chance event and may still be shown as a Special Flood Hazard Area Zone
(“SFHA Zone”), but these areas will be limited in the event the levee is accredited.
Electrical and Street Lighting: A majority of the electrical lines within the Redevelopment
Area are fed with overhead power lines from Omaha Public Power District (OPPD),
prohibiting some developmental opportunities within the area. The overhead power lines
are congested and limit future construction projects. Within the Redevelopment Area,
the main power lines run north-to-south on Adams Street and then branch east-to-west
on both Jackson Street and Second Street. Future plans are to bury the electrical lines
within the Redevelopment Area, where feasible.
The street lights in downtown Papillion are currently a mix of Mercury Vapor, High
Pressure Sodium, and Metal Halide. Future plans are to convert the street lights within
the Redevelopment Area to LED in order to increase their efficiencies and update their
appearances.
Other Public Utilities: Blackhills Energy has a 2” natural gas main line buried within the
Redevelopment Area that runs along the NRD trail easement to the north of the Cityowned parcel that contains the former WPA building and runs south on Adams Street
before heading east on Second Street. There are various speeds of telecom service
wires that run throughout the Redevelopment Area. The main telecom service line with
200pr speed runs north-to-south along Adams Street, with numerous branches of lower
speeds that serve numerous parcels within the Redevelopment Area.
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HISTORICAL SIGNIFICANCE
Although there are no properties in the Redevelopment Area that are on the National
Register of Historic Places, there is one property of perceived historic significance
within the Redevelopment Area. The vacant City-owned WPA building, located at
200 N Adams Street, was built as part of the Works Progress Administration (WPA)
program that ran from 1935 to 1943. The City of Papillion is sensitive to the historical
significance of this building; however, there are no restrictions on the building
relative to future redevelopment opportunities.

BLIGHT AND SUBSTANDARD DETERMINATION STUDY
For a project to be considered eligible for redevelopment in Papillion, the area must
qualify as both “Blighted” and “Substandard” based on the Nebraska Community
Development Law. The Nebraska Community Redevelopment Blighted and
Substandard Determination Study for the Downtown Papillion Study Area (“Study”) was
completed by Olsson Associates in August of 2017. Olsson Associates was hired by
the City of Papillion to determine whether all or part of the designated Redevelopment
Study Area qualified as a blighted and substandard area within the definition set forth in
Neb. Rev. Stats. §18-2103 of the Nebraska Community Development Law based on the
existing conditions.
The following information comes from Olsson Associate’s Nebraska Community
Redevelopment Blighted and Substandard Determination Study for the Downtown
Papillion Study Area:
•

Process:
The consultant’s evaluation included a survey of the
Redevelopment Study Area, a parcel-by-parcel land use inventory, a field
reconnaissance of the area, and a review of pertinent reports and documents,
including the Papillion Comprehensive Development Plan and additional
related documents.

•

Analysis Findings for “Substandard” Factors: Of the four substandard
factors identified in the Nebraska Community Development Law, one factor
hampers the Redevelopment Study Area to a substantial extent and is
prevalent throughout:


Existence of conditions which endanger life or property by fire or other
causes. There are conditions that exist which endanger life or property by
fire or other causes. Most of the Redevelopment Study Area is bounded to
the west by the West Papillion Creek Corridor. Currently, there are parcels
along the corridor that are within the Redevelopment Study Area, that
have inadequate vehicular access. The lack of vehicular access to those
parcels means that the area is not accessible to emergency vehicles
during necessary situations.
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Additionally, there are three parcels within the Redevelopment Study Area
which are not adjacent to any public roads. These parcels are not
accessible except by a one-lane minimum maintenance private drive,
further increasing the difficulty for emergency vehicles to access and
provide services within portions of the Redevelopment Study Area.
•

Analysis Findings for “Blighted” Factors: Of the twelve blighted factors
identified in the Nebraska Community Development Law, eight factors are
prevalent in the Redevelopment Study Area to a substantial extent and
distributed throughout the Redevelopment Area:










•

Existence of defective or inadequate street layout;
Faulty layout in relation to size, adequacy, accessibility, or usefulness;
Unsanitary or unsafe conditions;
Deterioration of site or other improvements;
Improper subdivision or obsolete platting;
The existence of conditions that endanger life or property by fire or other
causes;
Any combination of such factors: substantially impairs or arrests the sound
grouping of the community, retards the provision of housing
accommodations, or constitutes an economic liability; and
Detriment to the public health, safety, morals, or welfare of its present
conditions and use:
o The Unemployment Rate of the Redevelopment Study Area is at least
120% greater than the Unemployment Rate of the State of Nebraska.
• Per the U.S. Census, the 2014 Unemployment Rate for the parcels
was 9 percent, whereas the States’ Unemployment Rate was 4.4
percent.
o The average age of commercial (or residential) units in the area is at
least 40 years.
• The Redevelopment Study Area contains no residential properties
and two commercial properties. The average age of these
commercial properties is 57 years.

Conclusion: It is the opinion of Olsson Associates that the Study findings
support a blighted and substandard designation for the Redevelopment Study
Area. As defined in the Nebraska Community Development Law, the
presence of blighted and substandard factors within the Redevelopment
Study Area, indicates that the area is in need of substantial improvements
and revitalization to ensure that the area will positively contribute to the
physical, economic, and social well-being of the City of Papillion.
As indicated by the results of the Study, the Redevelopment Study Area has
not seen recent investments from the private sector for the comprehensive,
sufficient growth and development of the area.
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IDENTIFIED ISSUES
Based on the review of the existing conditions, the following issues and concerns were
identified and should be considered in conjunction with the goals identified in the City’s
comprehensive plan to provide a framework for determining projects in the
Redevelopment Area:
 There is no access into the Development Area from the west.
 There is no direct connection present connecting the recreational complex and
facilities in the Redevelopment Area due to West Papillion Creek.
 Approximately 94% of the sidewalks within the Redevelopment Area are
deteriorating, dilapidated, non-ADA compliant, or non-existent.
 A majority of the surfaced parking areas and driveways in the Redevelopment
Area are in fair to poor condition.
 All of the existing driveways and off-street parking areas are deteriorating,
dilapidated, or non-ADA compliant.
 All four existing parking lots (two public, two private) within the Redevelopment
Area are deteriorating. None are ADA-compliant.
 There are no public transportation routes that run through the Redevelopment
Area.
 Three parcels within the Redevelopment Area do not have direct access to public
streets or street frontage. One of the parcels is only accessible through a onelane minimum maintenance alley; whereas the other two parcels are only
accessible through a one-lane minimum maintenance private drive.
 All three streets within the Redevelopment Area have conditions that are in
deteriorating or dilapidated conditions. The entirety of Adams Street and Second
Street are classified as being in substandard condition due to significant
deterioration. Fifty-three percent of Jackson Street is classified as being in poor
to substandard condition. Overall, 82% of the streets within the Redevelopment
Area are classified as being in poor to substandard condition and in need of
repair or replacement.
 One-hundred percent of the parcels within the Redevelopment Area either do not
have street access (3 parcels) or front streets in substandard conditions (10
parcels).

October 3, 2018 Downtown Papillion Redevelopment Plan

Page | 18

 All ten parcels accessible by public roads are either missing sidewalks or the
existing sidewalks are in fair or poor condition, without adequate ADAaccessibility. The other three parcels are not accessible by public roads.
 There are no effective pedestrian or vehicular safety control devices within the
Redevelopment Area.
 The street layout is inadequate due to three of the parcels not having access to
public roads.
 There are parcels that may need to be rezoned.
 West Papillion Creek to the southwest of the Redevelopment Area limits land
accessibility and street layout options.
 The water and sewer mains within the Redevelopment Area are aging, with some
being over 75 years old. Main lines for both utilities may need to be replaced as
redevelopment occurs.
 The water and sewer mains within the Redevelopment Area may not be sized
properly to handle high volume and consistent volume users. Main lines for both
utilities may need to be upsized as development occurs.
 A portion of the Redevelopment Area is in the floodplain, with nine of the thirteen
parcels either being fully or partially within the West Papillion Creek floodplain.
 A majority of the electrical lines within the Redevelopment Area is fed with OPPD
overhead power lines, prohibiting some developmental opportunities.
 The street lights within downtown Papillion are currently a mix of Mercury Vapor,
High Pressure Sodium, and Metal Halide instead of having already been
converted to LED lights, which are more efficient and up to date.
 A Blight and Substandard Determination Study determined that factors are
present to warrant the blight and substandard designation. The study determined
that conditions exist which endanger life or property by fire or other causes due
to inadequate vehicular access. Eight of the twelve identified blighted factors
were also identified as having issues needing to be resolved within the
Redevelopment Area.
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Downtown Papillion Redevelopment Plan
DOWNTOWN: A DESTINATION FOR COMMUNITY – COMPREHENSIVE PLAN
GOALS
The Papillion Plan, the City of Papillion’s comprehensive plan, establishes eight goals
for downtown Papillion. Identified through a lengthy public process, these goals provide
the guiding framework for all downtown development and are the foundation for the
redevelopment of the Downtown Papillion Redevelopment Plan.
The Eight Comprehensive Plan goals for Downtown Papillion, as described in Chapter
5. Downtown: a Destination for Community of The Papillion Plan, are:
1.) Strengthen downtown as a mixed use urban environment





Encourage unplanned, positive human interactions to form dense
relationship networks that spark vitality and creativity
Maximize the strengths of the downtown in order to create a quality
urban place
Maximize the interactions between people while minimizing the distress

2.) Create a self-sustaining business investment environment








Encourage new private investment
Maximize the downtown’s economic potential
Plan strategic investments in the public realm to catalyze productive growth
Create a neighborhood economic that sustains itself and continues to
evolve
Make investments that preserve distinguishable assets that set the
downtown area apart from other areas of town, such as its historic building
facades
Recognize the role of the downtown area as being an incubator for new
ideas and businesses

3.) Make downtown Papillion a place to go rather than a place to move through






Grow urbanity and experience in the downtown by increasing walkability
Increase the web of destination places
Make downtown Papillion a blend between being a destination place and
a conduit for people to pass through by having features that attract people
to the downtown and encourage passersby to return
Provide visitors with reasons to stop and return

4.) Maintain neighborhood connections and remove barriers




Maintain and develop easy walking and bicycling access, and minimize
barriers that discourage walking and bicycling access
Discourage design layouts that: make it difficult for pedestrians to cross
Washington Street; have few pedestrian paths and trail connections with
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wide intersections that are difficult to negotiate; and, have a bridge on
Washington Street that is uncomfortable for able-bodied pedestrians and
people with mobility challenges
Improve pedestrian and bicycle access, and provide good pedestrian
circulation in order to reduce parking demand
Design layouts that make it possible for people to park in one location and
travel to more than one downtown destination

5.) Increase the number of people who live downtown





Introduce and encourage residential development wherever possible in the
downtown area
Create an environment that extends the day and encourages others to visit
the district in the evening
Create owners and residents who populate the area as their neighborhood
and increase the perception of security

6.) Use new and existing public spaces to create memorable experiences




Use public spaces to create experiences and memories
Explore options for developing the West Papillion Creek waterfront to be a
public space used for events and activities in order to increase
experiences for visitors

7.) Increase both the supply and convenience of parking where it is needed

most, while reducing demand
 Create convenient parking and comfortable paths between parking and
business destinations without creating excessive amounts of unnecessary
parking
 Create an appropriate parking strategy that makes moderate parking
space increase in key strategic areas in the downtown area
 Reduce demand for parking spaces by diverting short trips to walking and
cycling instead of driving
 Provide paths and street environments that make it comfortable for people
to walk from parking spaces to front doors
8.) Build inter-business relationships and cooperation






Encourage downtown businesses to work cooperatively on common
interests in order to entice customers to make multi-purpose visits while
they are downtown
Create an atmosphere that functions more like a multi-tenant shopping
and service center, and less like an area with individual and noncooperative businesses.
Encourage downtown businesses to build a cohesion, share marketing,
and unified standards in order to help the businesses realize the benefits
of a true business community
Develop an organizational structure downtown that promotes downtown
as a destination, and assists with business marketing and communication
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DOWNTOWN PAPILLION REDEVELOPMENT ACTIVITIES
Following the adoption of the Downtown Papillion Redevelopment Plan, City staff will
publish an Invitation for Redevelopment Proposals (“IFRP”) for the four City-owned
parcels within Redevelopment Area in compliance with the Nebraska Community
Development Law.
When considering the proposals submitted in response to the IFRP for the four Cityowned parcels, the LCRA will consider whether such proposals are in conformity with
the eight goals for downtown Papillion as described in The Papillion Plan.
Key Redevelopment Ideas and Supporting Comprehensive Plan Goals: Based on
redevelopment concept discussions facilitated by StudioINSITE in 2016 with local
leaders, City staff, and private property owners, the following fifteen key ideas will help
guide the LCRA through redevelopment concepts and the IFRP selection process:
1.)

Activate building ground floors and locate residential or office space on
second floors – supports Comprehensive Plan Goal #1

2.)

Expand the core of downtown business activity, building upon the success of
Washington Street – supports Comprehensive Plan Goal #2

3.)

Focus on retaining, expanding and attracting existing and new businesses –
supports Comprehensive Plan Goal #2

4.)

Offer a regional entertainment option at the midpoint between Omaha and
Lincoln – supports Comprehensive Plan Goal #3

5.)

Recognize the historic “Main Street” and railroad town character of
downtown Papillion – supports Comprehensive Plan Goal #3

6.)

Improve pedestrian access to and through the downtown area – supports
Comprehensive Plan Goal #4

7.)

Re-establish sidewalks and streetscapes, particularly along Second Street
and Adams Street – supports Comprehensive Plan Goal #4

8.)

Use a mixed-use urban environment to add residential spaces above firstfloor retail spaces – supports Comprehensive Plan Goal #5

9.)

Create a plaza space for community events and activities – supports
Comprehensive Plan Goal #6

10.) Consider future recreation improvements and growth along Lincoln Road –
supports Comprehensive Plan Goal #6
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11.) Transform the Papio-Missouri River NRD service road into a
pedestrian/bicycle trail along the north side of the creek and preserve the
option of a future pedestrian bridge across the West Papillion Creek –
supports Comprehensive Plan Goal #6
12.) Repair and expand existing public parking areas to include ADAaccessibility – supports Comprehensive Plan Goal #7
13.) Reconstruct Adams Street to include diagonal parking – supports
Comprehensive Plan Goal #7
14.) Encourage private lots that are either vacant or with adequate space to
have parking lots installed – supports Comprehensive Plan Goal #7
15.) Encourage local “maker” (see page 26 “Makerhood”) and boutique
businesses like the successful furniture re-purposing and women’s clothing
stores in the area – supports Comprehensive Plan Goal #8
Public Improvements: Public improvements will be further defined once one or more
specific Redevelopment Projects are selected for the Redevelopment Area. Potential
public improvements within the Redevelopment Area may include but are not limited to,
the following:
•

Future Public Improvements
 replacing aging and deteriorating public utilities
 upsizing public utilities to meet increased needs
 burying above-ground public utilities
 acquiring necessary public right-of-ways
 adding pedestrian and vehicular safety control devices across public
streets
 repairing and reconstructing the substandard curbs, gutters, driveways
and public entrances
 repairing and replacing substandard public parking lots with ADAcompliant parking lots
 creating additional ADA-compliant public parking lots and spaces
 repairing and reconstructing Adams Street to include diagonal parking
along it
 repairing and reconstructing public alleys
 converting Second Street into an “entertainment street” by replacing the
deteriorating concrete street with colored bricks or other appropriate
material
 resurfacing, widening and repairing substandard public streets
 establishing a new public street south of Jackson Street, running parallel
to Jackson Street and perpendicular to Adams Street
 creating one or more additional public plaza spaces
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redesigning lots, drives, alleys and public streets for improved parking and
circulation
adding decorative street lighting, landscaping and hardscaping features

•

Public Sidewalk Improvements
 re-establishing and repairing sidewalks and streetscapes throughout the
Redevelopment Area
 creating new sidewalk connections that are ADA-complaint throughout the
Redevelopment Area and creating the connections with sidewalks adjacent
to the Redevelopment Area

•

Future Park and Recreational Improvements
 establishing park and recreational facilities and opportunities within public
plaza spaces
 creating a new entrance onto the West Papillion Creek trail system owned
by the NRD

Private Improvements: Private improvements will be further defined once one or more
specific Redevelopment Projects are selected within the Redevelopment Area. Possible
private improvements within the Redevelopment Area may potentially include the
following properties:
 Former Public Works WPA Building and Yard/Complex (2 parcels)
 Existing Recreation Department Office Building (1 parcel)
 Existing Fire Department Station #3 (1 parcel)
 Existing Light Industrial/Warehousing Lots North of Public Property (8 parcels)
 Existing Commercial – Restaurant/Entertainment Lot on NW Corner of Second
Street and Adams Street (1 parcel)
Sample Redevelopment Concept: As part of the consulting contract with StudioINSITE
in 2016, the firm provided the City of Papillion with a sample of a redevelopment
concept that incorporated many of the key ideas that were consistent with the City’s
general plan for redevelopment and that came from meetings with local leaders, City
staff, and private property owners.
StudioINSITE’s sample redevelopment concept from its 2016 study is illustrated in the
figure on the following page (Figure 1: Sample Redevelopment Concept). The red star
on the rendering indicates the location of the existing former WPA building.
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Figure 1: Sample Redevelopment Concept

The sample redevelopment concept created three new distinct places within the
Redevelopment Area, described as follows:
•

Entertainment Plaza: An Entertainment Plaza would focus on the former WPA
building as the anchor and central feature of the Redevelopment Area. Efforts
would be made to preserve the historic structure and focus redevelopment
around it. The Entertainment Plaza area would be large enough to
accommodate outdoor seating, retail area, shade trees, and other landscape
features.

•

Event Street: An Event Street would focus on turning Second Street, from
Washington Street to Adams Street, into a special Event Street; complete
with pavers or distinctive colored concrete on the street to distinguish it from
other streets. Lighting and other design features would be incorporated along
the sidewalk. Second Street would be closed during outside retail and
community events, instead of closing Washington Street and obstructing the
flow of traffic on Washington Street, which is what occurs today.
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•

Makerhood: A “Makerhood” space within the Redevelopment Area would be
located to the north and west of the former WPA building, transitioning the
uses within the area from retail to “maker” or creative office uses. Sample
business ideas for this area are: small scale craftspeople, artisan food
production, local specialty businesses, and other local retail concepts. In
order to access all of the parcels within this area, a new street would be
constructed through the center of the “makerhood” space.

STATUTORY ELEMENTS AND IFRP CONSIDERATIONS
Once one or more Redevelopment Projects are selected through an approved IFRP
selection process by the governing body for any of the four City-owned parcels but prior
to entering into a redevelopment contract with a redeveloper, the City of Papillion will
amend all necessary sections of this Redevelopment Plan. The City of Papillion will also
amend all necessary sections of this Redevelopment Plan prior to entering into a
redevelopment contract with a redeveloper if there is a Redevelopment Project for any
privately-owned parcel within the Redevelopment Area. The City of Papillion will follow
the same process in making substantial modifications to the Redevelopment Plan as
was used to adopt it pursuant to the Nebraska Community Development Law.
Anticipated substantial modifications to the Redevelopment Plan include adding the
specific Redevelopment Project information as proposed in each selected proposal.
(Note: Modifications that are not substantial may be made administratively by the LCRA
or City staff as specifically authorized pursuant to the Community Development Law.)
Without having specific redevelopment information, the following statutory elements will
be considered as part of the IFRP selection process and are currently being addressed
as follows:
•

Property Acquisition and Disposal: The City of Papillion owns four of the
thirteen parcels within the Redevelopment Area. The remaining nine parcels
are privately-owned. As part of the Redevelopment Plan, the City of Papillion
will not unilaterally pursue acquiring the nine privately-owned parcels. All
public lands will be disposed of in compliance with the Nebraska Community
Development Law, as amended. The City of Papillion will seek proposals for
redevelopment of the City’s parcels. The parcels are anticipated to be sold,
leased, or transferred pursuant to the Community Development Law for uses
in accordance with the IFRP and the Amended Redevelopment Plan as
appropriate, to accommodate for the selected Redevelopment Projects.

•

Property Demolition and Disposal: Demolition may include clearing structures
on the parcels being redeveloped as necessary. Demolition will include
completing any required environmental remediation, completing any
necessary site preparation, and conducting any necessary capping, removal,
or replacement of utilities. Demolition of any principal structure for the six
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parcels within the Redevelopment Area that is also within the Downtown
Overlay District shall require a Special Use Permit, applied for through the
City of Papillion’s Planning Department.
•

Population Density, Land Coverage, and Building Density: Redevelopment
Projects on any or all of the public parcels will most likely impact population
density, land coverage, and building density. The IFRP will strongly
encourage renovation of the former WPA building complex structure rather
than demolition. With the exception of that preference, it is unknown what
impact any Redevelopment Projects will have on population density, land
coverage, or building density within the Redevelopment Area at this time.

•

Traffic Flow, Street Layouts, and Street Grades: All proposed Redevelopment
Projects will be evaluated through the IFRP selection process to assess their
impacts on traffic flow, street layouts, and street grades. Successful proposals
will properly address these components of the Redevelopment Plan to ensure
any adverse impacts will be mitigated and remedied.

•

Vehicular Parking: All proposed Redevelopment Projects will be evaluated
through the IFRP selection process to assess their impacts to increased
traffic in the Redevelopment Area and the resulting need for increased
vehicular parking. Successful proposals will properly address the potential
need for more vehicular parking within the Redevelopment Area to ensure
any adverse impacts will be mitigated and remedied. All Redevelopment
Projects will meet the City’s parking requirements and regulations.

•

Public Utilities: All proposed Redevelopment Projects will be evaluated
through the IFRP selection process to assess their impacts to all public
utilities. Successful proposals will properly address each public utility within
the Redevelopment Area to ensure any adverse impacts will be mitigated and
remedied. The following public utilities will be individually evaluated by the
LCRA and the City of Papillion during the IFRP selection process:





•

Water and Sanitary Sewer Systems
Watershed Management
Electrical/Street Lighting
Other Public Utilities

Public Facilities: All proposed Redevelopment Projects will be evaluated
through the IFRP selection process to assess their impacts to all public
facilities. Successful proposals will properly address their impacts to public
facilities within the region. The potential impact to the following public facilities
will be individually evaluated by the LCRA and the City of Papillion during the
IFRP selection process:


Area Schools
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•

Parks, Recreation, and Community Facilities
Transportation

Quality of Life Conditions: All proposed Redevelopment Projects will be
evaluated through the IFRP selection process to assess their impacts to
quality of life conditions. Successful proposals will properly address their
impacts to standard quality of life conditions within the region. The following
quality of life conditions will be individually evaluated by the LCRA and the
City of Papillion during the IFRP selection process:




Safety from Fire, Panic, and Other Dangers
Light and Air
Sound Design and Arrangements

•

Use of Public Funds: All proposed Redevelopment Projects will be evaluated
through the IFRP selection process to assess how their proposals request to
use public funds. Once one or more Redevelopment Projects are selected,
the Redevelopment Plan will be amended to address the specific details
outlining what amount of public funds will be used and what specific portions
of the Redevelopment Project(s) will be funded by such public funds. Public
funds will only be used in accordance to all applicable federal, state and local
laws, including the Nebraska Community Development Law.

•

Prevention of Reoccurrences of Blight Conditions: All proposed
Redevelopment Projects will be evaluated through the IFRP selection process
to assess how they eliminate current blight conditions and prevent the
reoccurrences of blight and substandard conditions throughout the
Redevelopment Area. Specific measures to prevent the reoccurrences of
blight conditions will be addressed within each proposed Redevelopment
Plan.

•

Zoning, Building Codes, and Ordinances: During the IFRP selection process,
the proposals will be evaluated to review their compliance with the City’s
Central Business District or Mixed Use zoning classification, as applicable. As
Redevelopment Projects are approved throughout the Redevelopment Area,
the parcels being developed may need to be rezoned to Central Business
District or Mixed Use District, if applicable. Additionally, all necessary
replatting should be sought as Redevelopment Projects are selected
throughout the Redevelopment Area. All applicable building codes and
ordinances will be met.

COST-BENEFIT ANALYSIS
Prior to executing a redevelopment contract with a redeveloper, the Redevelopment
Plan will be amended to include a Cost-Benefit Analysis for each Redevelopment
Project selected through the IFRP selection process for any of the parcels within the
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Redevelopment Area, provided that the division of taxes or the use of TIF funds are a
component of the financing for the Redevelopment Project. Each Cost-Benefit Analysis
conducted will be specific to the individual Redevelopment Project selected.
The following componets will be included as part of each Cost-Benefit Analysis, if such
analysis is necessary:
•
•
•
•
•
•
•
•

Public Tax Revenues and Tax Shifts Resulting from TIF Financing
Public Infrastructure and Community Public Service Needs Impacts
Local Tax Impacts
Impacts on Employment within the Area
Impacts on Employment in the City Outside the Project Area
Impacts to the Population of the Local School District(s) within the City
Other Impacts
Other Statutorily Required Information at Time of Analysis

In compliance to the requirements required in Neb. Rev. Stats. §18-2116(1)(b) of the
Act, if this Redevelopment Plan is amended to include a Cost-Benefit Analysis for the
use of TIF funds, then it will also document in writing that the:
•
•
•

•

Redevelopment Project in the Redevlopment Area would not be economically
feasible without the use of TIF funds;
Redevelopment Project would not occur in the Redevelopment Area without
the use of TIF funds;
Costs and benefits of the Redevelopment Project have been analyzed by the
governing body, including costs and benefits to:
 The Redevelopment Project, itself,
 Other affected political subdivisions
 The economy of the community
 The demand for public services
 The demand for private services
Costs and benefits of the Redevelopment Project have been found to be in
the long-term best interest of the community impacted by the Redevelopment
Project.
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FUTURE LAND USE
Exhibit E shows a Proposed Future Land Use map for the Redevelopment Area, with
the Downtown/Mixed Use land use extending from its current location on Washington
Street into the entire Redevelopment Area. This proposed future land use map is
conceptual only and will be amended, if necessary, upon the selection of one or more
Redevelopment Plans following the IFRP selection process.

A Downtown/Mixed Use land use allows for Redevelopment Plans and redevelopment
concepts that contain mixed uses of commercial, residential, and limited industrial
zoning classifications consistent with the City’s general plan for redevelopment.
REDEVELOPMENT PROCESS
Public improvements and redevelopment activities may require temporary easements,
vacation of street and alley right-of-ways, temporary and permanent relocation of
businesses, demolition, disposal or sale of public and private property, and site
preparation. Some examples of potential activities within the Redevelopment Area may
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include but are not limited to: driveway easements; paving driveways, approaches and
sidewalks outside property lines; installing pedestrian and vehicular safety control
devices; relocating and burying overhead utilities; rerouting and upgrading existing
underground utilities; purchasing property for public parking lots and open spaces;
expanding and reconstructing existing streets; and constructing new streets.
The process for all public improvements and redevelopment activities is as follows:
•

Property Acquisition: The City of Papillion may acquire the necessary
easements, property, and covenants through voluntary negotiations. The City
will not unilaterally pursue acquiring the nine privately-owned parcels.

•

Relocation: There are no residential properties within the Redevelopment
Area; therefore, it will not be necessary to relocate families or individuals.
However, redevelopment may involve the temporary or permanent relocation
of businesses to complete redevelopment activities. Relocation will be
completed according to local, state, and federal relocation regulations.

•

Demolition: If necessary, demolition will include clearing sites on property
proposed for public improvements; necessary capping, removal, replacement
or relocation of utilities; site preparation; securing insurance and bonds; and
taking other necessary measures to protect citizens and surrounding
properties. Measures to mitigate environmental findings may also be
necessary if determined by site testing.

•

Disposal/Disposition: Redevelopment Projects may include the sale of public
parcels within the Redevelopment Area to private developers for
redevelopment purposes. Developers seeking to redevelop City-owned
parcels will be selected in an equitable, open, and competitive IFRP selection
process according to the Nebraska Community Development Law and the
requirements of the City of Papillion.

•

Invitations for Redevelopment Proposals (IFRP): The LCRA will review all
proposals received within the stated timelines once the process for
redevelopment has begun. Proposals will be evaluated based on their
compliance to the City of Papillion’s comprehensive plan, The Papillion Plan,
and the Downtown Papillion Redevelopment Plan (this document).
Additionally, the City of Papillion and the LCRA reserve the right to reject any
proposals that do not contain or properly address the mandatory minimum
requirements per the Nebraska Community Development Law or the
requirements set out within the IFRP.
The minimum requirements that must be addressed in all proposals are as
follows:


Identify the parcel(s) being proposed for redevelopment.
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Provide a Site Plan for the parcels with proposed uses being identified.
Describe the Redevelopment Project for the identified parcel(s).
Identify all necessary public improvement upgrades or additions that will
be required.
Identify any necessary property acquisition and/or demolition.
Identify any changes to the Zoning Classifications of any parcels.
Identify how the Redevelopment Project will be financed.
Provide an analysis of the source and use of funds being proposed.
Identify the estimated new assessed valuations of the parcels being
redeveloped and the estimated costs for the redevelopment
improvements.
Adequately address how the proposed Redevelopment Project will affect
the following elements within the Redevelopment Area:
o Population Density
o Land Coverage
o Building Density
o Traffic Flow
o Street Layouts
o Street Grades
o Public Utilities
o Public Facilities
o Quality of Life Conditions
o Vehicular Parking
o Zoning
o Building Codes, and
o Existing Conditions of Blight and Substandard Areas.
Identify what impact the Redevelopment Project will have on employment
within the Redevelopment Area and within the City as a whole.
Identify what impact the Redevelopment Project will have on the
population of the local school district(s) within the City.

Long-term redevelopment proposals that incorporate all four City-owned
parcels in numerous phases will be given strong consideration.
•

Redevelopment Process Steps and Timeline: The following steps will be
followed, as applicable, by the necessary authorities for the redevelopment of
the Redevelopment Area for implementation of the Redevelopment Plan and
all amendments to the Redevelopment Plan to accommodate for specific
Redevelopment Projects:
1.)

The LCRA submits the Redevelopment Plan/Amended Redevelopment
Plan to the City of Papillion Planning Commission (“Planning
Commission”).

2.)

After all Community Development Law required public notice, the
Planning Commission holds a public hearing and reviews the
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Redevelopment Plan/Amended Redevelopment Plan in order to make a
written recommendation to the LCRA as to whether the proposed
Redevelopment Plan/Amended Redevelopment Plan conforms to the
City’s comprehensive plan.
3.)

The LCRA reviews the Planning Commission’s recommendations and all
statutory requirements to determine the Redevelopment Plan/Amended
Redevelopment Plan’s conformity to the City’s comprehensive plan.

4.)

If applicable, the LCRA conducts a cost-benefit analysis or hires a
consultant to conduct a cost-benefit analysis for each Redevelopment
Project within the Redevelopment Plan/Amended Redevelopment Plan
that intends to include the division of taxes as provided in Neb. Rev.
Stat. § 18-2147.

5.)

The LCRA submits the Planning Commission’s recommendation and the
LCRA’s detailed recommendation for adoption of the Redevelopment
Plan/Amended Redevelopment Plan to the City Council.

6.)

After all Community Development Law required public notice, the City
Council holds a public hearing and, if approved, adopts a resolution
approving the Redevelopment Plan/Amended Redevelopment Plan if the
Redevelopment Plan/Amended Redevelopment Plan meets all statutory
requirements.

7.)

If applicable, the LCRA may decide to publish an IFRP to sell or lease
City-owned property or properties to potential redevelopers.

8.)

If the LCRA decides to publish an IFRP, then at least two public notices
will be published at least one week apart with the necessary IFRP
information for review by potential redeveloper(s).

9.)

No sooner than at least one week after the second published public
notice, the LCRA will consider and evaluate all proposals received and
negotiate as necessary with redevelopers.

10.) If the LCRA decides to recommend to the City Council that the City sell

or lease any City-owned property or properties to potential
redeveloper(s), then the LCRA will provide the City Council with a written
recommendation. The City Council will then decide whether to accept
one or more proposals as negotiated from one or more selected
redevelopers.
11.) Assuming the City Council comes to terms with the proposed

Redeveloper(s), the City will execute at least one Redevelopment
Contract with the selected redeveloper(s) prior to selling or leasing the
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City-owned property for negotiated consideration, as required by the
Nebraska state statutes.
12.) All necessary steps are repeated as substantial modifications to the

Redevelopment Plan are proposed by
redevelopment of the Redevelopment Area.

redevelopers

for

the

13.) On or before May 1st of every year, the LCRA shall submit an annual

report regarding the approval and progress of any Redevelopment
Projects that are financed in whole or in part through the division of taxes
as provided in Neb. Rev. Stat. § 18-2147 to the governing bodies of the
City of Papillion and Sarpy County, and the governing bodies of any
school district, community college area, educational service unit and
natural resources district whose property taxes are affected by such
division of taxes.
If necessary to submit, each annual report will include at least the
following information as described in Neb. Rev. Stats. §18-2117.01:
a.) The total number of Redevelopment Projects within the city that have
been financed in whole in part through the division of taxes as
provided in Neb. Rev. Stats. §18-2147;
b.) The total estimated project costs for all Redevelopment Projects;
c.) A comparison between the initial projected valuation of property
included in each such Redevelopment Project as described in the
redevelopment contract and the assessed value of the property
included in each Redevelopment Project as of January 1 of the year
of the report;
d.) The number of such Redevelopment Projects for which financing has
been paid in full during the previous calendar year and for which
taxes are no longer being divided pursuant to Neb. Rev. Stats. §182147;
e.) The number of such Redevelopment Projects approved by the
governing body in the previous year;
f.) Information specific to each Redevelopment Project approved by the
governing body in the previous calendar year, including the project
area, project type, amount of financing approved, and total estimated
project costs; and
g.) The percentage of the city that has been designed as blighted.
14.) On or before December 1st of every year, the City Clerk shall submit a

detailed report to the Nebraska Property Tax Administrator if any
Redevelopment Plan/Amended Redevelopment Plan includes the
division of taxes or uses TIF financing.
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15.) On or before March 1

of each year, the Nebraska Property Tax
Administrator shall compile a report for each active Redevelopment
Project and submits the report to the Clerk of the Legislature.

CONFORMANCE WITH COMPREHENSIVE PLAN
The Papillion Plan, the City of Papillion’s comprehensive plan, adopted September 3,
2002, as thereafter amended, represents the local goals, objectives, and policies of the
City of Papillion. The Downtown Papillion Redevelopment Plan was developed to be
consistent with The Papillion Plan. The proposed land uses and building requirements
planned in the Redevelopment Area have been designed with the general purpose of
achieving a coordinated, adjusted, and harmonious development of the City of Papillion,
in conformance with The Papillion Plan.
FINANCING
The primary financial burden for revitalization of the Redevelopment Area must be on
the private sector. The City of Papillion understands that it must provide public services,
provide public improvements, and participate where necessary in the redevelopment
process, but the needs of the Redevelopment Area may be more effectively addressed
in a collaborative approach. As such, financing of proposed Redevelopment Projects
will require participation by both the private and public sectors. Where appropriate, the
City may participate by providing financial assistance for the rehabilitation of structures,
as authorized by law
Sources of funding for individual Redevelopment Projects may include but are not
limited to the following:
 Private Contributions
 Special Assessments
 Sale of Land (proceeds from the sale of City-owned land acquired for
redevelopment, as identified in the Redevelopment Plan, shall be reinvested
in the Redevelopment Area)
 Tax Increment Financing (TIF) Funds
 Capital Improvements Program (CIP) Budget
 Federal and State Grants
 Interest Income
 Nebraska Site and Building Development Fund (SBDF)
 Permit Fees
 Community Betterment Funds
 Other Funding Sources
Proposed Redevelopment Projects will be undertaken subject to the limit and source of
funding authorized and approved by the Papillion City Council.
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According to the Nebraska Community Development Law, as amended, any ad valorem
tax levied upon real property in the Redevelopment Project for the benefit of any public
body shall be divided, for a period not to exceed fifteen years after the effective date of
such provision, by the governing body as described in to Neb. Rev. Stat. §18-2147:
(a) That portion of the ad valorem tax which is produced by the levy at the rate
fixed each year by or for each such public body upon the redevelopment
project valuation shall be paid into the funds of each such public body in the
same proportion as are all other taxes collected by or for the body…
(b) That portion of the ad valorem tax on real property, as provided in the
redevelopment contract or bond resolution, in the redevelopment project in
excess of such amount, if any, shall be allocated to and, when collected, paid
into a special fund of the authority to be used solely to pay the principal of, the
interest on, and any premiums due in connection with the bonds of, loans,
notes, or advances of money to, or indebtedness incurred by, whether
funded, refunded, assumed, or otherwise, such authority for financing or
refinancing, in whole or in part, the redevelopment project. When such bonds,
loans, notes, advances of money, or indebtedness, including interest and
premiums due, have been paid, the authority shall so notify the county
assessor and county treasurer and all ad valorem taxes upon taxable real
property in such a redevelopment project shall be paid into the funds of the
respective public bodies.
(c) Any interest and penalties due for delinquent taxes shall be paid into the
funds of each public body in the same proportion as are all other taxes
collected by or for the public body.
Pursuant to Neb. Rev. Stats. §18-2124 of the Nebraska Community Development Law,
as amended, the effective date for the Community Improvement Financing for each
Redevelopment Project shall be identified in the Redevelopment Project’s specific
Redevelopment Contract or in the resolution of the City Council authorizing the issues
of bonds.
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APPENDIX A: Property Listings and Legal Descriptions
Property Address

Parcel #s/Legal Descriptions/Estimated Acres

1 – 146 N. Adams St.
Papillion, NE 68046

Parcel #010558691
Legal: LOTS 1 & 2 BLOCK 16 PAPILLION
Acres: 0.47
Parcel #010558276
Legal: W 124’ OF LOTS 7 & 8 BLOCK 17 PAPILLION
Acres: 0.38
Parcel #010575669
Legal: LOTS 5A & 6A BLOCK 14 PAPILLION
Acres: 0.15
Parcel #010303952
Legal: LOTS 3, 4, 5 & 6 BLOCK 15 PAPILLION
Acres: 1.23
Parcel #010604480
Legal: TAX LOT 2A7B 27-14-12 (.05 AC)
Acres: 0.06
Parcel #011586576
Legal: TAX LOT 2A6A & 2B2A2 27-14-12 (.53 AC)
Acres: 0.53
Parcel #010558098
Legal: LOTS 7 & 8 BLOCK 15 PAPILLION
Acres: 0.34
Parcel #011217030
Legal: TAX LOT R2B 27-14-12 & FR LOT 2 BLOCK
15 PAPILLION (0.47)
Acres: 0.47
Parcel #011295252
Legal: LOT 1 RAILROAD PROPERTY REPLAT NO. 3
Acres: 0.25
Parcel #011295260
Legal: LOT 2 RAILROAD PROPERTY REPLAT NO. 3
Acres: 0.37
Parcel #011295279
Legal: LOTS 3 & 4 RAILROAD PROPERTY REPLAT
NO. 3
Acres: 0.70
Parcel #011295295
Legal: LOT 5 RAILROAD PROPERTY REPLAT NO. 3
Acres: 0.41
Parcel #011295309
Legal: LOT 6 RAILROAD PROPERTY REPLAT NO. 3
Acres: 0.43

2 – 145 W. 2nd St.
Papillion, NE 68046
3 – 146 W. 2nd St.
Papillion, NE 68046
4 – 200 N. Adams St.
Papillion, NE 68046
(former WPA building)
5 – N. Adams St. (no public access)
Papillion, NE 68046
(lot west of WPA complex)
6 – N. Adams St. (no public access)
Papillion, NE 68046
(lot west of 226 N. Adams St.)
7 – 226 N. Adams St. (no public access)
Papillion, NE 68046
8 – 214 N. Adams St.
Papillion, NE 68046

9 – 230 N. Adams St.
Papillion, NE 68046
10 – 207 N. Jackson St.
Papillion, NE 68046
11 – 213 N. Jackson St,
Papillion, NE 68046

12 – 227 N. Jackson St.
Papillion, NE 68046
13 – N. Jackson St.
Papillion, NE 68046
(lot north of 213 & 227 N. Jackson)
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EXHIBIT A: Redevelopment Area Boundary Map
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EXHIBIT B: Redevelopment Existing Land Use Map
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EXHIBIT C: Redevelopment Zoning Map
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EXHIBIT D: Redevelopment Parks and Trails Map
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EXHIBIT E: Redevelopment Proposed Future Land Use Map
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CHAPTER 5

Downtown: a Destination for
Community
This chapter examines the unique possibilities inherent in
Papillion’s traditional town center and presents a program
that can realize its potential to provide a distinctive and
prosperous urban place for Papillion and the surrounding
region.

P

apillion’s traditional town center grew where the Union Pacific’s original main line
once crossed present‐day Washington Street, the north‐south section line road
that proved a vital transportation link to the north. The railroad built its small
depot at this crossing, and the emerging town’s nucleus grew from this seed. Gradually,
as people moved along the Washington/84th Street corridor by automobile and, for a
time, the state’s only substantial interurban trolley, major commercial and residential
development grew north away from Downtown Papillion, a pattern that started after
1960 and continued for four decades. During this time, Highway 370 emerged as the
east‐west regional main street of Sarpy County, and also brought significant suburban
residential, commercial, and institutional growth with it, epitomized by the move of
Sarpy County government out of the center of town. Through it all, downtown endured
maintaining a certain small town charm, but increasingly became the subject of
controversy about its future.
Papillion’s last two comprehensive plans, in 1992 and 2002, investigated the changing
role of the traditional downtown in view of surrounding development and economic
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patterns. The first plan, addressing a debate about whether downtown could or should
be Papillion’s primary commercial center, suggested the idea of a new
employment/commercial core, potentially located at 6th and Washington Street (now
the Target and Home Depot sites) or 72nd and 1st Street (now the Papillion Business
Park) with the traditional center re‐imagined as a specialty district. The 2002 plan
introduced the concept of a major mixed use center northwest of 84th Street and
Highway 370, along with a more developed special district concept for the traditional
downtown. This concept featured “Piazza Papillion,” redeveloping the Public Works
facility and surrounding property, east of Adams Street along the West Papio Creek,
with a pedestrian‐scaled mixed use project and public square. The plan also called for
improvement of the Washington Street streetscape (now completed between 1st and 3rd
Street), promenades along the creek, a new trail bridge over the creek to link the Piazza
with the West Papio Trail, an enhanced Washington Street bridge, better connectivity
between City Hall and the Public Library, and other improvements.
Now, in the second decade of a still new century, citizens’ opinions about downtown
Papillion and appreciation of its character and potential have crystallized. Since 2002,
the development and popularity of pedestrian‐oriented developments like Midtown
Crossing, Aksarben Village, Village Pointe, and, in Papillion, the main street core of
Shadow Lake Towne Center, have caused people to look at the city’s venerable center as
an asset. Community entrepreneurs have succeeded with new retail businesses
downtown, which in turn have generated demand for contemporary space. And
projects like Werner Park and Southport have brought more outside visitors and
metropolitan area residents to Papillion and neighboring La Vista. A new excitement
about urban living in the metropolitan market opens new opportunities that a genuine
town center in a neighborhood context can utilize for the benefit of the entire city. This
chapter presents a program that will help Papillion take advantage of these trends and
preferences.

DOWNTOWN PAPILLION: ASSESSING THE
OPPORTUNITIES
Identifying development possibilities for downtown Papillion starts with a review of the
district’s assets, features, and issues. This review considers three environments that
define the quality of the district: the physical, transportation, and market environments.

The Physical Environment
PHYSICAL DIMENSIONS. Downtown Papillion presents the unusual characteristic of a
bifurcated downtown, separated by a significant stream and floodplain. While the
primary main street pattern extends for only one block along Washington between 1st
and 2nd Street, the overall central district is relatively large. The central district corridor
extends one block east and west of Washington Street between 4th Street on the north
and Grant Street on the south, with extensions west of Adams on the north side of the
creek; east of Jefferson Street along 1st Street to Beadle Street; and east of Jefferson
Street along Lincoln Street to Monroe Street.
BUILDING USE AND PATTERNS. Within its relatively large land area, Downtown displays
several different use and development patterns. These include:
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Piazza Papillion concept from the
2002 Papillion Comprehensive
Plan.



The traditional main street environment along 1st and 2nd, with one and two‐
story buildings with a continuous build‐to line along the right‐of‐way. The main
street pattern eating/drinking establishments.



The civic campus, City Hall and the Public Library, along with the historic
Sautter House and Portal School, make up a two square block campus between
2nd and 4th between Washington and Jefferson. The Public Works yard and Fire
Station are on adjacent sites west of Adams Street along the creek. Funds have
been allocated for the relocation of the inadequately Sized Public Works
Maintenance Facility, eventually opening its site for redevelopment.



Commercial edges. Street frontage along Washington Street north and south of
the main street segment reverts to an auto‐oriented pattern of free‐standing
commercial buildings.



Frame areas. A variety of automotive or light industrial uses in small buildings
line 1st Street east of Jefferson Street north of the creek. South of the West
Papio, land on the north side of Lincoln Street to Halleck Park is used for
commercial recreation, with industrial uses and bus storage on the south side.



Parks. City Park and Halleck Park flank the town center district on either side of
Washington Street. City Park is within the downtown area, while Halleck Park
is connected by Lincoln Street and the West Papio Trail.

THE WEST PAPILLION CREEK FLOODPLAIN. The creek and its relatively wide floodplain
are major determinants of the downtown environment. Some built‐up areas, most
significantly on the south bank, are within the 100‐year flood zone. The levee built
during the 1990s to provide flood protection has been decertified because of
recalculated flood elevations resulting from upstream runoff caused by urban
development. The creek and floodplain also act as a barrier between the two sides of
the district, reducing the walking distance synergy between retail and service
businesses.
HISTORIC 100 BLOCK. The 100 block of Washington Street is a well‐preserved row of
one‐ and two‐story buildings, complemented by a recent streetscape project executed
in 2007. Some storefronts have been altered over time. This block establishes a defining
image of Papillion as a main street district, and its restoration in a highly visible location
could be a catalyst for additional development and property improvement.
AVAILABLE DEVELOPMENT SITES. The downtown environment includes several sites
that are underutilized and present significant enhancement or development potential.
These include:


The 1st and Washington public parking lot. The city acquired this site as part of
right‐of‐way acquisition for the West Papio flood control project. This lot,
separated from the center of the district by 1st Street, receives relatively light
use. A significant part of the site falls within the 100‐year floodplain.
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The Public Works yard and adjacent sites. The city has outgrown its current
operational base, which was the focus of the 2002 Plan’s Piazza Papillion
concept. The city is in the process of developing a new facility that will make
this site available. The adjacent Fire Station is also obsolete and is likely to
need replacement. The parts salvage yards north of the Public Works facility
presents an unattractive view from City Park across the creek, and presents
another downtown development opportunity.



4th and Washington. This site, with two houses located between First Lutheran
Church and O’Reilly Auto Parts is being marketed for commercial development.



2nd and Adams. Possible development sites include the Public Works
Administration Building and a large site with a small office structure directly
across the street to the north.



South sites. These include possible new development along the north side of
Lincoln Street east of Gene’s Auto; possible redevelopment south of Lincoln
Street at the former Performance Motors facility on the southeast corner of
Washington and Lincoln; and a vacant used car sales site at Adams and Lincoln.

The Transportation Environment
WASHINGTON STREET. North‐south Washington Street (State Highway 85, and 84th
Street outside Papillion) is the district’s main street, a busy arterial with a 2011
average daily traffic (ADT) in excess of 20,000 vehicles per day. The street provides a
narrow four‐lane facility through Downtown Papillion, with on‐street parallel parking
between 1st and 2nd Street. The Lincoln Street and 1st Street intersections are
signalized, and a left turn lane is provided at Lincoln Street.
The Highway 85 designation links Highway 370 and Interstate 80, and establishes
state responsibility for maintenance and major capital improvements on the road.
However, it also restricts changes to the street section, realignments, traffic calming,
graphics, and wayfinding. Traffic volumes on Washington Street have been stable or
slightly declining with completion of 96th Street, widening of 72nd Street, and
declining commercial on 84th Street north of Giles Road. Discussions about NDOR
relinquishing control of Highway 85 to the City have occurred. If the state highway
designation were removed, constraints on modifications to Washington Street may
be loosened.
Washington Street’s signal spacing, volume, and multi‐lane section create traffic flow
conditions that make pedestrian (and local vehicle) crossings very difficult north of
1st Street. This affects the quality of the town center district, and creates a barrier
between the west side of the district and the civic campus. The existing bridge over
the West Papillion Creek presents other significant issues because its pedestrian
accommodations are inadequate.
This bridge will require comprehensive
rehabilitation or replacement at some time in the future. However, the higher flood
elevation on the West Papio Creek would require any new bridge structure to be
elevated several feet, which would likely have negative effects on adjacent
development. A mitigation plan is in effect to lower the flood elevations along the
West Papio Creek, which includes construction of multiple flood control reservoirs
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upstream, levee improvements, and bridge elevations at other locations.
Replacement of the Washington Street bridge should not occur until after other
mitigation projects have been completed and the current floodplain elevations have
been lowered.
EAST‐WEST CIRCULATION. Downtown Papillion has reasonably good, if not
continuous, access from the east and west. 1st Street connects the center of the
district to 72nd Street, but terminates in a residential subdivision to the east. Lincoln
Street is planned as a complete street with bicycle lanes between 96th Street and
132nd Street, with similar improvements intended for the current pavement
between Washington Street and 96th Street. Just north of Downtown, the
Cornhusker Road/6th Street/Portal Road system links Olde Towne Bellevue and US 75
to 108th Street and Giles Road and ultimately the Southport area and I‐80.
LOCAL CIRCULATION. Despite reasonable regional access, local circulation within
downtown is difficult, partially the result of traffic flow characteristics along
Washington Street. East‐west pedestrian circulation is challenging. In addition, local
and truck traffic tends to use a drive between Runza and O’Reilly’s as a short‐cut
between Washington Street, Jackson Street, and 6th Street, creating congestion and
occasionally blocking business access.
TRAIL AND BICYCLE ACCESS. Downtown is located on the regional West Papio Trail,
which now connects the Keystone Trail with Walnut Lake and will eventually extend
to Millard and the 144th Street Trail. A path west of Washington connects the trail to
the West Papio bridge, leading to a badly undersized sidewalk on the west side of
that span. Future bike lanes along Lincoln Street will connect downtown to Werner
Park and the surrounding future development area. North‐south access to
downtown, dependent on the street grid, is considerably more challenging.
Currently, Downtown also lacks secure bicycle parking facilities.
PARKING. Public parking in Downtown Papillion is relatively limited, provided on‐
street, in the small lot serving the Sump Memorial Library, on 3rd Street between
Jefferson and Washington, north of the Junior High School, and in the 1st and
Washington lot. As noted above, the latter facility receives relatively little public use.
Individual Washington Street businesses have parking off alleys, but this space in the
interior of blocks is not used efficiently. The largest business parking facilities are the
Runza lot, the Papio Bowl lot, and the Papio Fun Park lot along Lincoln Street.

The Market Environment
REGIONAL TRENDS. Customer and development trends during the last ten years
demonstrate a growing awareness and popularity of mixed use urban districts. These
suggest similar possibilities in Downtown Papillion. Districts that suggest precedents for
Downtown Papillion include:


Downtown Omaha and the North Downtown development area. Residential
development in Downtown Omaha, starting in the Old Market, established the
original market for urban living and mixed use development and has continued
since the first major residential projects in 1980. More recently, the North
Downtown development area has combined innovative retailing, arts and
cultural enterprises, housing, lodging, and major sports and civic facilities.
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Midtown Crossing. This $300 million development, developed by Mutual of
Omaha adjacent to its headquarters facility, includes high‐density apartment
and condominium development, major retailing and personal services,
restaurants, entertainment, and a major public open space. Midtown
management has also included a series of public events, including a Saturday
market and concerts such as Jazz on the Green.



Aksarben Village. The Aksarben Village development features mixed
residential, office, retail, and entertainment uses. Like Downtown Papillion, it
has excellent regional trail access and has capitalized on the University of
Nebraska at Omaha market and includes residence hall development. Like
Midtown Crossing, Aksarben Village’s management has used public space to
host public events and attractions, including concerts in Stinson Park and a
popular Sunday Farmers’ Market. The scale and components of Aksarben
Village are more applicable to Downtown Papillion than those of Downtown
Omaha or Midtown Crossing, and demonstrate the possibilities for a master
development executed by different builders.



Major Shopping Centers. While not mixed use projects, both Village Pointe and
Papillion’s Shadow Lake Towne Center have successful pedestrian features that
demonstrate consumer preferences.
Bellevue’s Twin Creek area also
assembles more conventional suburban development components with trails
and pedestrian facilities into a result with many of the features of mixed use
development.

SARPY COUNTY’S EVOLVING MARKET. The maturation of the Sarpy County market has
been one of the metropolitan area’s major development stories of the last decade. As a
result, Sarpy County consumers now have a variety of shopping choices close to home
that were previously only available north of the county line. This development trend is
expected to continue in Papillion as a result of its central location, transportation
system, community initiatives, and positive business climate. Papillion has especially
benefited from these changes in the commercial market with major developments like
Shadow Lake Towne Center and Market Pointe. Other regional projects of note with
ongoing commercial development potential include Schewe Farms (Werner Park),
Settlers Creek, and Midlands Place.
UNIQUE CHARACTER AND LOCATION. Downtown Papillion’s distinctive character and
location place it in a particularly advantageous position to provide the Sarpy County
resident and visitor market with the kind of mixed use urban district that has proven
successful in other parts of the region. The county’s other traditional main street
districts – Olde Towne Bellevue and the traditional centers of Gretna and Springfield –
are too small and/or remote from the county’s population centers to serve this
potential demand. La Vista’s Vision 84 concept, proposing a new civic park on the La
Vista Falls golf course as a community resource and catalyst for adjacent mixed use
development, is an exciting proposition but requires large‐scale redevelopment that will
emerge over time. Downtown Papillion is large enough to be a significant attraction,
but small enough in scale for individual projects to capitalize on existing markets.
ENTREPRENEUR‐FRIENDLY ECONOMICS. Very large building projects involving new
construction require high rents to make them feasible. These conditions often restrict
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occupancy to national credits or well‐established local businesses. Traditional
downtown districts, by contrast, have buildings that are often fully amortized and
provide affordable space for new business starts: a fertile ground for new ideas and
enterprise. This is the case of Downtown Papillion, which can provide the county with an
unparalleled opportunity to attract unique, local businesses.

GOALS FOR DOWNTOWN PAPILLION
A program that effectively uses the assets of Downtown Papillion to take full advantage
of the district’s possibilities should address the following goals:
STRENGTHEN DOWNTOWN AS A MIXED USE URBAN ENVIRONMENT. Downtown
Papillion can both grow and provide a distinctive asset for the city and region by
maximizing its quality as an urban place. This traditional district has many of the
ingredients of a great district: a finely scaled albeit small main street district, important
civic facilities, a signature city park, and memorable public events such as Papillion Days.
But these components have not yet fully jelled to create a truly great place. A measure
of a district’s urbanity is its ability to encourage unplanned, positive human interactions,
forming dense relationship networks that spark vitality and creativity. Geoffrey West, a
physicist who is developing field equations that describe the workings of cities,
describes the fundamental goal of city planning as “maximizing interaction and
minimizing distress.” This expresses a primary goal of a development plan for
Downtown Papillion.
CREATE A SELF‐SUSTAINING BUSINESS INVESTMENT ENVIRONMENT. The Downtown
strategy should encourage new private investment and maximize the district’s economic
potential. It should support existing businesses, and reward productive investment in
buildings, new business starts, and other private sector decisions that strengthen the
economic and physical success of the district. Strategic investments in the public realm
catalyze productive growth and create a neighborhood economy that sustains itself and
continues to evolve. These investments should also preserve assets that distinguish the
district from competitors, such as its historic building facades, and should recognize the
role of a traditional downtown as an incubator for new ideas and businesses.
MAKE DOWNTOWN PAPILLION A PLACE TO GO TO, RATHER THAN A PLACE TO MOVE
THROUGH. Urbanity and experience grow when we slow down and leave our vehicles.
Despite its positive attributes, Downtown Papillion lacks a web of destination places,
and its most frequently experienced public feature’s (Washington Street) principal
purpose is to move people through the district to another destination. Successful
districts are destinations as well as conduits, with features that attract people to them,
and encourage those passing through to return. The district should provide its visitors
with reasons to stop and return. Also, when a district is identified as a destination in
itself, people are less likely to demand parking at the front door of the business that
brought them there.
MAINTAIN NEIGHBORHOOD CONNECTIONS AND REMOVE BARRIERS. As an urban
district, Downtown Papillion should maintain and develop easy walking and bicycling
access, and minimize barriers that discourage this access. Barriers take different forms,
and include traffic flow on Washington Street that keeps pedestrians from crossing the
street easily, few pedestrian paths and trail connections, wide intersections that are
difficult to negotiate, and a Washington Street bridge that is uncomfortable for able‐
bodied pedestrians and people with mobility challenges. Improving pedestrian and
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bicycle access and providing good pedestrian circulation actually reduces parking
demand and increases overall customer satisfaction, making it possible for people to
park once and travel to more than one destination.
INCREASE THE NUMBER OF PEOPLE WHO LIVE DOWNTOWN. A key to successful urban
district development in the Omaha metro area and nationwide has been introducing
residential development wherever possible. Downtown housing does not by itself
create markets for services, but it creates an environment that extends the day and
encourages others to visit the district in the evening. It also creates “proprietors” who
populate the district as their neighborhood and increase the perception of security.
USE NEW AND EXISTING PUBLIC SPACES TO CREATE MEMORABLE EXPERIENCES.
Downtowns are all about experiences, and experiences and memories begin in public
spaces. To cite an example, Aksarben Village is a very nice real estate development, but
it is Stinson Park as a base for activity that makes it special. City Park has this quality,
realized during special events, but Downtown has other opportunities: the space
between City Hall and the Library, the disused 1st and Washington parking lot, and the
West Papio waterfront. These are places that, if developed, can be magical places that
create memories. They can be even more powerful if connected into a procession of
public places.
INCREASE BOTH THE SUPPLY AND CONVENIENCE OF PARKING WHERE IT’S NEEDED
THE MOST, WHILE REDUCING DEMAND. Many people wrongly believe that more
parking is the key to revitalized urban districts. This is rarely the case, and most
downtowns offer a reasonable supply. This is true of Downtown Papillion as well, where
parking is not overly abundant, but also not critically scarce. Yet, convenient parking
and comfortable paths between parking and business destinations are important to
customer satisfaction. An appropriate parking strategy should make moderate increases
in key areas, use existing land devoted to auto storage and circulation as efficiently as
possible, reduce demand by diverting short trips to walking and cycling, and provide
paths and street environments that make it comfortable for people to walk from parking
to front door.
BUILD INTER‐BUSINESS RELATIONSHIPS AND COOPERATION. Businesses in a
neighborhood district have common interests and benefit greatly from customers who
make multi‐purpose visits – dropping off a car for repair, buying flowers and party
supplies, and eating lunch, for example, all in the same immediate area. In this respect,
they act as multi‐tenant shopping and service centers. Yet, downtown businesses often
behave as individuals, lacking the sense of cohesion, shared marketing, and unified
standards that can help to realize the benefits of a true business community. As
Downtown Papillion evolves, it should develop an organizational structure that
promotes downtown as a destination and assist with business marketing and
communication.
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THE DOWNTOWN PAPILLION CONCEPT
The Downtown concept uses strategic investments in the public realm to catalyze
gradual development and enhancement of private property and business. The elements
of this program are designed to build a great district by using the goals identified above
as a guide. These individual elements are placed in the following categories:


Public Space



Linkages



Transportation and Parking



Public and Private Property Development

Public Space
Objectives:


To anchor Downtown Papillion with a system of complementary open spaces
that become centers for urban activity, in turn catalyzing new business and
private investment.



To elevate Downtown Papillion as an Image center for the city and a
commons for its citizens.

The ability of parks and public spaces to produce successful urban development is well
documented across the country, and is evident locally in the role that Stinson Park has
played in the Aksarben Village development. Papillion’s City Park is a signature open
space that can become an even greater resource through additional refinement. The
city’s Parks Master Plan and the Parks section of this Comprehensive Plan explain
concepts for this park. However, in addition to the large park, the Downtown Papillion
concept envisions a group of smaller, more specialized urban spaces, each linked to the
other and providing an individual character and activity focus. Together, they make
public space pervade all parts of the downtown environment. These public spaces
include:
The 1st Street Plaza. This concept uses the highly visible but lightly used public parking
lot at 1st and Washington as the site for a unique public space, offering a multi‐purpose
plaza with decorative water features. Parts of the site not currently owned by the city
are owned by the Papio‐Missouri River Natural Resources District. Components of the
plaza may include:


A linear, moving water feature that invites engagement and creates “white
noise” to drown out traffic and other urban noise. Rocks can be used to create
interest and simulate the sense of white water. A similar feature on a much
larger scale has become a popular part of Chicago’s iconic Millennium Park.



A plaza, comfortably sized for outdoor tables, small events, vendors, and
passive use. The plaza is punctuated by landscaped islands that offer color and
shade.

COMPREHENSIVE PLAN FOR PAPILLION
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A structure that provides shelter, public restrooms, and indoor space for
vending machines and visitor information displays.



Parking lost from the repurposing of the parking lot would be replaced by more
useful diagonal parking along the south side of 1st Street and west side of
Adams. Back‐in diagonal parking may help alleviate concerns of traffic conflict
with Fire Department and other industrial traffic.

The 1st and Washington site has the advantage of high visibility at a gateway to the
north bank of downtown, a strong spatial relationship to City Park and the West Papio
Trail, and a strategic location along the West Papio Creek that can encourage and
support other waterfront projects.
Piazza Papillion. This open space, proposed in the 2002 Comprehensive Plan, would be
the central lawn for privately developed mixed use development on the current Public
Works maintenance site. The piazza, with views of the creek and City Park, is most
appropriately used for outdoor dining, passive recreation, and small events and concerts
integrated with the development. The overall Piazza Papillion concept is described in
this chapter’s discussion of development opportunities.
Municipal Plaza. This concept, first proposed in the 2002 Comprehensive Plan and
developed further in both a downtown development prospectus in 2004 and the
Papillion Parks Master Plan in 2010, redesigns the City Hall and Library lawns and 3rd
Street to create a civic green for the municipal campus. Walkways, terraces, seating
courts, planting beds, and ornamental water elements define the space and provide a
functional connection between the two facilities and to the historic Portal School and
Sautter House, moved here from off‐site locations. Municipal Plaza is also a potential
site for a permanent ice skating facility in the future.
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Conceptual image of
1st Street Plaza

Conceptual image of Municipal
Plaza, looking toward Papillion
City Hall

Linkages
Objectives:


To maximize the ability of public spaces to catalyze new development by
connecting them into a unified system.



To overcome the dividing effects of Washington Street and the West Papio
Creek by making these barriers easier to cross.



To provide better non‐motorized access to Downtown from the surrounding
region.

The West Papio Creek and Washington Street corridors are strong barriers that divide
the central Papillion district into four quadrants. But these barriers are also significant
assets – Washington Street brings traffic to and through Downtown, and the creek
brings an enormous open space asset into the center of the district. The concept of
linkages follows the principle of “maximizing interaction, minimizing distress” by taking
advantage of these features ability to increase business and exposure and enhance
environmental quality while reducing their dividing characteristics.
North Bank Promenade. This project links Piazza Papillion with the 1st Street Plaza, and
provides an auto‐free path along the North Bank on both sides of Washington Street. It
includes:


A lighted boardwalk on the West Papio greenway along the edge of the Piazza
Papillion open space and associated mixed use development, connecting
parking and leading to the 1st/Adams Street bend.

COMPREHENSIVE PLAN FOR PAPILLION
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A path along 1st Street that leads to the 1st Street Plaza, and continues below
the sea wall under the Washington Street bridge.



Continues along the north side of the creek, and continuing up the bank to 1st
and Jefferson with a walkway through the parking lot of the Polish Home.

Washington Street Crossing. This provides a featured pedestrian connection between
Piazza Papillion and the Municipal Plaza, and includes a greatly improved pedestrian
crossing at Washington Street to the library. Its components include:


Paths along new mixed use development and parking recommended as part of
the Piazza Papillion to defined pedestrian crossings of Adams Street.



A pedestrian refuge median and improved mid‐block pedestrian crossing of
Washington Street to the Library and Municipal Plaza. The median allows
pedestrians to find gaps in the traffic flow in one direction at a time, and tends
to slow motor vehicles moving through the location. Ideally, the crossing
should be protected by a hybrid beacon or similar traffic control device. Other
pedestrian crossings should be defined by using contrasting pavement colors or
textures.

West Papio Trail Connection on the South Bank. A pathway ramp connects the West
Papio Trail to the west side of Washington Street on the south bank of the creek. A
similar connection on the east side of the street would be helpful, linking the trail
directly to adjacent commercial recreation and to proposed projects, including the
South Bank Plaza, along Lincoln Street.
Washington Street Bridge. Replacement of this bridge, while inevitable, is unlikely in
the foreseeable future. If replaced, a new bridge should include wide paths on both
sides adequate for both pedestrians and bicyclists. If the existing bridge is rehabilitated,
the project should include physical enhancements and the existing sidewalk on the west
side should be widened to multi‐use path standards.
Lincoln and Washington. The planned extension of Lincoln Street west to Werner Park
is likely to increase traffic at this intersection. A redesigned intersection should include
features that improve the ease and safety of the pedestrian crossing, and help connect
City Park with a possible South Bank Plaza on the southeast corner. The intersection
concept is discussed in the Transportation and Parking recommendations below.
Sidewalk Improvement. Previous projects on Washington Street between 1st and 3rd
should be expanded to all featured sidewalk connections in the district, specifically
Adams Street south of the Washington Street Connection; 1st Street from Adams Street
to Jefferson Street, Jefferson Street from 1st Street to 2nd Street, and 2nd Street from
Adams Street to Jefferson Street. Sidewalk improvement projects will need to be
designed to minimize disruption of business access and parking.
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Washington Street bridge concept from
the 2002 comprehensive plan

Public Space and Linkage diagram,
indicating off‐street path system (green)
and enhanced sidewalk network (orange).
Sidewalks would eventually be
reconstructed consistent with the pattern
st
rd
established between 1 and 3 Streets.

Transportation and Parking
Objectives:


To maintain smooth traffic flow through Downtown Papillion at speeds
appropriate to a pedestrian‐oriented urban district.



To provide clear and intended paths for local, through, and service‐related
traffic.



To provide safer and more appealing accommodations for all transportation
modes.



To increase the qualitative supply of parking by increasing quantity where
most needed, convenience, efficiency, and access from parking to
destinations.

COMPREHENSIVE PLAN FOR PAPILLION
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Downtown’s transportation picture is dominated by Washington Street (HWY 85/84th
Street), a regional arterial that brings between 18,000 and 20,000 vehicles per day
through the district. This heavy and continuous traffic stream has an impact on many
aspects of the business environment, but is also critical from regional transportation and
local access perspectives. On the other hand, Papillion has put other important facilities
in place that have created a stronger overall network and relieve some of the pressure
on Washington Street, most notably the completion of 96th Street from Schram Road
across the creek and into Omaha; and the widening of 72nd Street. As discussed above,
regional land use trends have brought major development to the 72nd Street corridor
and reduced the retail importance of 84th Street north of Giles Road. While the 84th
Street regional corridor remains important, a balance of speed, capacity, and context is
appropriate to minimize its negative development and safety impact in the traditional
center of Papillion.
Parking within Downtown is also a major issue. Currently, the most visible and highest
demand spaces occur in the 100 block of Washington Street. However, these stalls are
both scarce, and involve maneuvering into parallel stalls on a high traffic arterial:
uncomfortable for many motorists and creating friction that can both reduce capacity
and increase potential hazards. Downtown has sufficient real estate to expand the
parking supply, but this land is not used efficiently. An effective parking approach
maximizes the amount and convenience of downtown parking, and directs customers
clearly to facilities.

Street Projects
Washington and Lincoln Intersection. Improvements here must manage increased east‐
west traffic with the extension of Lincoln Road from the Werner Park area. In addition,
a successful downtown development program will generate its own traffic by attracting
visitors from surrounding resources. Projects proposed at the intersection will also
generate more pedestrian traffic, which must be accommodated safely and
comfortably. An intersection project here includes:


A right turn bypass lane for the southbound to westbound Washington to
Lincoln Street movement. This expands capacity for the primary turning
movement at the intersection, and simplifies access for pedestrians by
providing a median refuge between the right turn lane and the direct
southbound travel lanes.



Defined crosswalks using a change in color or surface.

Improved local circulation in the South Bank area. A circulation road leading north from
Lincoln Street between buildings fronting Washington Street and the Papillion Fun Park
will provide better access to commercial properties when combined with parking
redesigned to provide a turnaround south of the creek. Any new access drives to
Washington Street would be restricted to right‐in, right‐out operation.
Parking and circulation improvements north of 2nd between Adams and Washington.
The current design of this area encourages cut‐through traffic and creates traffic
circulation and access issues, not to mention an unsafe environment for pedestrians.
Redesigning of the lots and driveways serving commercial properties developed on
former railroad right‐of‐way west of Washington Street should provide direct access for
both businesses from Washington and Adams, discourage traffic from using the existing
access as a short‐cut to and from Adams Street while still allowing full customer and
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Intermediate medians between
travel lanes and left turn lanes
on complete street projects on
Capitol Drive (Milwaukee) and
Military Avenue (Green Bay)

delivery access, and provide a safe pedestrian path between Piazza Papillion, Adams
Street, Washington Street, and the Library and Municipal Plaza, using the proposed
midblock pedestrian crossing.

Trails and Alternative Transportation Projects
These concepts are presented in the previous Linkages section of this plan and include:


A North Bank creekwalk and trail linking the Piazza Papillion redevelopment
project with 1st and Jefferson, with access to the proposed 1st Street Plaza and
an underpass at the Washington Street bridge. A connection is made to the
Washington Street bridge path along 1st Street and the 1st Street Plaza.



A connection from the West Papio Trail to establishments on the east side of
Washington Street, using the new South Bank circulator drive proposed above.



Pedestrian and bicycle path improvements on a new or reconstructed
Washington Street Bridge.



Bicycle lanes on Lincoln Street, continuing the complete street treatment of
Lincoln Road west of 96th Street to Halleck Park.



Continuous path connections linking major public spaces identified previously.



A midblock pedestrian crossing of Washington between 2nd and 3rd Street,
featuring a refuge median and HAWK (hybrid beacon) pedestrian actuated
signal or similar device.

Parking Projects
Alley Parking. Land along alleys east and west of Washington can provide parking in the
critical 1st to 2nd Street block. Unified management and standard parking lot
development in these areas behind buildings would increase the convenient parking
inventory. On the west side of Washington, it also supports potential new mixed use
development along 2nd Street.

Pedestrian‐friendly right‐turn
bypass lane, Englewood,
Colorado.

Pedestrian median refuge
concept.

1st and Adams On‐Street Parking. Diagonal parking should be established on the south
side of 1st Street west of Washington and the west side of Adams Street as part of the
1st Street Plaza development. This replaces the parking displaced by the park with
spaces more connected to the main body of the district and, making them more likely to
be used. This parking also supports Piazza Papillion and the connection between the
redevelopment project and the 1st Street Plaza.
South Bank Parking. The proposed access street serving buildings along the east side of
Washington Street should include perpendicular parking, and an expanded lot at its
terminus along the creek.
Grant Street Parking. Grant Street between Washington and Jefferson can be modified
to provide a double row of diagonal parking that combined with redevelopment on the
north side can greatly increase spaces for both existing businesses and the Junior High
School. Alternatives include a loop circulating around a double row in the middle, or a
more conventional diagonal parking pattern on both sides of the street with two‐way
circulation in the middle.

COMPREHENSIVE PLAN FOR PAPILLION
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Private and Public Development
For Papillion, the ultimate dividend of public investments and the new activity and
interest that they generate will be the reaction of the private development market.
Downtown Papillion’s development opportunities are very well‐sized for a
contemporary market, with a variety of relatively small‐scaled projects that are
consistent with current market trends. At the same time, public development policy
should also maintain the character of the traditional main street district, combining the
old and new into a unique district. This section describes significant development
possibilities and investigates city policies that can encourage desirable outcomes.

North Bank Private Development Opportunities
Piazza Papillion. The 2002 Papillion Comprehensive Plan first proposed the concept of
redeveloping the Public Works yard and Fire Station site on the west side of Adams
Street with a new, creekside mixed use development. The approved relocation of the
Public Works facility to more adequate quarters advances this concept. The developer
of this project may consider the purchase of the salvage yard north of the Public Works
yard, for incorporation into the redevelopment area. The historic WPA‐vintage Public
Works building terminates 2nd Street and becomes the entrance to the site. Mixed use
buildings would flank the multi‐use open space of the Piazza and define a creekside
boardwalk that offers open views of City Park, associated sports fields, and the
surrounding landscape. The revised plan concept recommends:
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Completing the programmed relocation of the Public Works facility and
eventual, later phase relocation of the 1960s vintage Fire Station.
Commercial reuse of the historic flagstone Public Works building on Adams
Street.



The piazza’s open space, oriented toward the creek and defined by the existing
Public Works building and new mixed use buildings on either side.



Two new mixed use buildings, with commercial and office uses on the lower
level and apartments above, that follow the diagonal alignment of the creek.
The first stage North Building, on the Public Works site and adjacent salvage
site, could provide up to 15,000 square feet of gross commercial floor area at
ground level, with up to 20 apartment units, assuming a three story building.
The second stage South Building, on the Fire Station site, provides up to 11,000
square feet of street‐level commercial space and up to 18 apartment units,
again assuming three level development. Total value of private development is
in the range of $8 to $10 million.



Parking, provided by an off‐street lot serving the north building west of Adams
Street, a parking court off Adams Street along the south building, and on‐street
parking along Adams Street and 1st Street.

Papillion Today



A Creekwalk connecting the Piazza with the 1st Street Plaza and the North Bank
Path.

2nd Street Development. The current Public Works Department administrative building
(once the Papillion Police Department) will become available with the department’s
relocation. This, along with reuse of a small site on the north side of the street, produces
an opportunity for small‐scale, urban development or live/work projects that reinforce
Piazza Papillion. Parking for these projects is provided by completion of the alley parking
concept proposed above, and diagonal parking along 2nd Street. The south building on
2nd Street yields about 6,500 square feet of street‐level commercial space, and five to six
upper level housing units or 6,500 square feet of office space. The north building is
likely to be a single level commercial structure of up to 3,500 square feet. Combined
value of the two development projects is in the range of $2.4 million.
4th Street Residential. This site, immediately south of First Lutheran Church, is now
occupied by two houses and is marketed for sale in 2012. The hillside site has excellent
views of the Downtown district and the West Papio Valley, and provides a substantial
opportunity for multi‐family residential, helping the district meet its goal of increasing
its permanent population and taking advantage of a strong market‐rate multi‐family
development market. Parking would be provided by an off‐street lot along with parking
tucked into the building and built into the hillside.
The development concept suggests an L‐shaped building oriented on the railroad
alignment. It includes a corner feature and entrance at street level, visually terminating
3rd Street and relating directly to Municipal Plaza. Assuming a development of three
residential levels over parking, the concept yields an estimated 42 units, for a
development value in the range of $6 to $8 million.

South Bank Development Opportunities
The vision for the South Bank area described below will evolve over time as current
property owners choose to sell or redevelop their existing property. This development
should extend the mixed‐use and pedestrian amenities of the downtown district,
connecting the core of the downtown with both City Park and Halleck Park.

4th Street Residential. The rise
in elevation on the north end
of downtown would provide
excellent views of the district
for new residents.

Washington and Lincoln Development. Private development of new commercial or
mixed use projects generally located east of Gene’s Auto and south of the private pool
along the proposed North Bank access street. Any new buildings in this area would likely
be single‐story, and should be street‐defining commercial structures. Outdoor space
would be developed to reflect the design of the South Bank Plaza across the street.
South Bank Plaza. This project anticipates the conversion of the vacant building
formerly housing the Performance Auto dealership into a variety of private commercial
uses or possibly a museum housing several substantial collections of artifacts, as well as
supporting local and regional exhibitions. Its large, flexible spaces are also ideal for
workshop space or traveling shows if developed as a museum. Outdoor spaces on the
west and north sides of the building could be used as public plaza, outdoor dining or
space for large static displays. If developed as a museum, vertical monuments in the
design of the plaza could honor the memory of notable Papillion residents. The South
Bank Plaza would complement an entrance feature for City Park, diagonally across the
Lincoln/Washington intersection, which would in turn be enhanced through the
proposed intersection upgrade project described earlier.

COMPREHENSIVE PLAN FOR PAPILLION
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Grant Street offices. Two older metal structures adjacent to the proposed South Bank
Plaza provide a redevelopment opportunity for a new office building and parking that
supports both the new project and the existing Dairy Queen. This would give the
congested Dairy Queen site better parking and the possibility of a drive‐through lane on
its north side. This project could yield a 13,000 square foot office footprint, with about
26,000 square feet of gross floor area, assuming two story construction. Development
value of this site is in the range of $4 to $4.5 million.
Lincoln Street Townhomes. Reuse of a vacant used car lot at Adams and Lincoln
provides an opportunity for up to six urban townhome units with interior drive access.
Based on exiting models, these units have a combined development value of about $1.2
million.

Façade Restoration.
The above development possibilities generate about $24 million in private development
activity. However, the historic 100 Block of Washington Street for many people
represents the special image of Downtown Papillion. As the highest visibility block in
the area and the gateway to the district, preservation of its storefronts is extremely
important. This preservation in turn generates the conditions that make the rest of the
development envisioned by this plan much more likely. Approval by the city of an LB
840 program provides a method for financing comprehensive façade restoration. Under
this program:


The city or a nonprofit through the city directly funds and executes the
restoration of the facades, following design guidelines using the Secretary of
the Interior’s Standards for Historic Preservation for guidance. In preparation
for this project, the city develops a specific plan for the rehabilitation of
facades along the street.

Downtown Organization
Downtown Papillion’s evolution as a destination district will require organizational
support for management and promotion. Under Nebraska State Law, commercial
districts can organize as Business Improvement Districts (BID), using special assessments
to fund management and capital activities. Ultimately, Downtown will require such an
organization, focused around:
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Promotion and marketing of the district.



Organization of special events to take full advantage of the city’s program of
public spaces.



Management of public parking areas and elements of district maintenance.

Papillion Today

Façade restoration through
easements. Belle Plaine, Iowa, an
historic Lincoln Highway
community , is using façade
easements and public funding to
complete a comprehensive
restoration of its historic Main
Street.

This plan recommends that most major capital improvements are publicly funded,
largely because of the benefit to the entire city in terms of commerce, image, and
property value of a vital downtown district. However the businesses and property
owners of the district itself should be responsible as entrepreneurs acting for their
common good for management and promotional activities. To this end, the plan
recommends initial organization of a revitalized Downtown Papillion Association, to act
as an advocate for the district and a cooperative partner with the City on
implementation. The association will at an appropriate time study the structure and
funding mechanism for a BID. Eventually, the Association will form a BID to execute its
share of the ongoing downtown program.
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Downtown Papillion Master Plan
1 1st Street Plaza
2 Piazza Papillion
3 Public Works Building
4 Traffic Circulation Improvements
5 Pedestrian Pathway
6 First Lutheran Parking
7 1st/Adams Street Parking
8 Alley Parking Enhancements
9 Creekwalk
10 North Bank Pathway
11 Midblock Pedestrian Crossing
12 City Hall
13 Municipal Plaza
14 Sump Memorial Library
15 New Mixed Use
16 Industrial Beautification
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20 Improved Intersection
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22 Private Commercial Redevelopment Opportunity
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