CHAPTER SIX

A PROGRAM FOR CITY CENTERS
Papillion should respects and revitalize its traditional
town center while expediting the comprehensive planned
development of a new city center, appropriate in scale to
a city of 35,000 people.
Downtowns always occupy a particular place of importance within cities and towns. They are a unique
expression of the individuality of town - no downtown
looks exactly like any other downtown. Because of this
relationship, people measure the health and growth of
their town by the health of their Downtown.
People often look at a Downtown through the prism
of nostalgia. Papillion’s traditional town center along
Washington Street traces its origin from a time when
the city was a rural village, connected to Omaha by the
lifeline of the Union Paciﬁc Railroad and, for a few years,
by an interurban trolley. Papillion’s town center retains
a human scale and intimacy that, together, mark it as a
special place. This distinctiveness has been reinforced
by important public projects, including the city’s superb
public library and neighboring cluster of historic buildings.

However, while Downtown may serve as an emotional
and civic center for the community, few would contend
that its serves as a multi-purpose city center. Downtown
Papillion developed to serve a population of 1,000. Its
scale, variety, and size simply are not adequate to serve
the needs of the modern city that Papillion is becoming.
Because of this transition, larger businesses that once
populated the city center are relocating to more accessible, auto-oriented corridors; and much of the city’s
commercial and business life takes place elsewhere. Yet
the contemporary venues of economic activity, whether
the retailing of the Washington Street corridor, the employment centers developing at Papillion Business Park,
or emerging development along the Highway 370 corridor lack the pedestrian and civic scale of a city center.
Development trends around the country, including the
resurgence of downtown districts and the emergence
of new suburban subcenters that have the personality and character of downtown districts, underline the
fundamental need for diverse and intimate places of
activity that increasingly combine living, working, and
entertainment environments. Indeed, the added demand
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for oﬃces, business accommodations, commercial services, recreation, and housing generated by Papillion’s
prospective growth produce compelling development
opportunities. These opportunities can either be dispersed around the community in single-purpose, autooriented locations; or they can be managed to create a
new city center, appropriate in scale and vision to a city
of Papillion’s size and stature. The second course, while
more diﬃcult, provides greater promise for Papillion. It
provides the city with the ability to develop as a uniquely
attractive regional sub-center, with a business environment that is unequaled in the metropolitan area.
This new city center should accommodate but not be
ruled by the automobile. It can provide the pedestrian
scale and richness of a traditional Downtown while
maintaining the convenience and access of an oﬃce
park. A new city center for the next century should
provide a mixed use setting for its occupants, combining workplace, open space, and even residential and
educational opportunity. It should also be linked into
the community’s open space system. By following the
examples of other “new” downtowns in growing subcenters of metropolitan areas around the country, a new
city center for Papillion can combine the best features of
a traditional city center, including pedestrian scale and
relationship among its buildings with the best features
of contemporary oﬃce development, such as extensive
landscaping and convenient auto access.
In developing a new city center, Papillion must respect
and revitalize its traditional Downtown. Papillion’s town
center is challenged by its relatively small size and location along Washington Street, which continues to carry
signiﬁcant traﬃc. The town center should build on its
current civic and commercial assets to grow into its own
unique niche. The traditional town center can provide
specialty commercial and retail services, and will remain
a center for civic and cultural life and continue to tell the
story of the city’s history. It is also an important node
along the metropolitan trail system, and includes City

Park, still Papillion’s leading civic open space. A wellconceived program to Improve buildings and the public
environment can strengthen this district and create a
rewarding and important asset for the city.
This section, then addresses the opportunity that Papillion has to manage part of its future oﬃce and commercial growth. Managing and directing this growth can
produce a center that is much more than the sum of its
parts, becoming a new core for a new community that
incorporates the best of old and new development.

Goals
This chapter addresses the dual concept of strengthening and revitalizing Papillion’s existing town center and
helping to bring about the emergence of a new city center
that will serve as an equally important district for the
city of the future. The traditional town center, once the
general commercial center of a small rural community,
remains a special district but no longer serves the needs
of a city that, by 2020, may be the sixth largest community
in the state, possibly exceeded only by Omaha, Lincoln,
Bellevue, Grand Island, and Kearney. In addition, the
traditional downtown’s size and geographic constraints
do not accommodate the potential development demands of a growing city with a balanced economy. The
following goals are designed to meet these challenges and
establish a city center that is appropriate to the Papillion
of the next century.
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• Assure that a new city center is conveniently
served by all forms of transportation.
Traditionally, city centers develop at transportation
nodes - points of maximum accessibility. For example,
Papillion’s traditional town center developed at the intersection of the Union Paciﬁc Railroad and Washington
Street, the main north-south link to the urban area to
the north. In contemporary development, regional
shopping malls and other forms of intense development
grow at freeway interchanges or intersections of regional
arterial streets.
• Create a new city center that accommodates the
employment and office opportunities of a regional
sub-center.
Papillion’s continued growth will produce a population of
between 35,000 and 40,000 people within the twenty-year
planning horizon, approximately doubling from its current size. The incremental growth itself projected during
the next two decades will create a signiﬁcant demand for
new oﬃce space, housing, retailing, and commercial services -- the components of a contemporary downtown.
Papillion should capture the non-residential portion of
this growth potential at home. Rather than remaining a
commuter community. The city’s location at the center
of Sarpy County also positions it well to assume the role
of a regional sub-center.
Papillion will generate growth in a variety of locations;
however, all of its development potential should not be
dispersed among low-density, auto-oriented environments. Rather, Papillion can generate a new Downtown,
combining the best features of contemporary and traditional development. This vision can create a business
setting that, because of its uniqueness and quality, can
attract signiﬁcant investment. Additionally, evolution
of a regional oﬃce sub-center, linked to neighborhoods
in the community, will produce additional residential
demand.

A new city center should also be located at a node of
good access. This node should be tied into the city’s
planned transportation system, be easily reached from
all neighborhoods, have reasonably direct access to the
Interstate system, and be tied into the proposed trail and
open space network.
• Revitalize the traditional town center of Papillion.
Much of the analysis contained in this section discusses
the current state of Downtown Papillion. Indeed, the
traditional town center must be viewed as part of a city
center development program. One of the goals of new
city center development should be the strengthening of
the pre-existing nucleus.
During the later part of the century, Downtown Papillion experienced a transition from general to specialty
retailing. This included the opening of an antique store,
a mini-mall in the town center and three craft stores.
This points the way to a new niche for Downtown - a
place for specialty retailing and services that could become an “Old Town” district for the region. In addition,
Downtown’s location on the metropolitan area’s regional
trail system presents an opportunity to strengthen specialty retailing and services. Planning for the traditional
town center should improve the environment, providing
a good setting for these people-oriented uses.
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The new city center should be linked and integrated with
the traditional town center. The two development areas
will work best if they work together as two nuclei of a
distinctive city core.
• Reinforce the center’s role as a center for civic
life.
Downtown Papillion is a traditional seat of civic life.
Major public facilities include Papillion City Hall (an
historic property listed on the National Register of
Historic Places) and the city’s state of the art Library. In
addition, the district includes the historic Sauter House
and Portal School, restored and operated by a volunteer
historic preservation group, as well as the West Papio
Trail and City Park. The city should reinforce this foundation of public facilities by focusing new investments
in Downtown, and expanding the use of existing public
open spaces and recreational facilities.

Papillion’s Traditional Downtown: An
Analysis of Conditions
This section examines important features of Downtown
Papillion, focusing on the traditional town center. It
analyzes the occupancy characteristics of Downtown
Papillion; the quality of the Downtown environment,
and the adequacy of support facilities. The detailed
tables in this analysis will concentrate on Downtown
Papillion, generally deﬁned by 6th Street on the north;
Grant Street on the south; North Jackson Street on the
west; and Jeﬀerson Street on the east.

Downtown Occupancy
Table 6-1 reviews building occupancy in the Downtown.
While Downtown Papillion is often though to be a small
area, it actually includes almost 550,000 square feet of
building area (about 91% of which is ﬁrst ﬂoor space),
and major public facilities in the business district. This
is approximately equivalent to two oﬃce buildings of
the size of Landmark Centre in Downtown Omaha; and
is about 25% again larger than Woodmen Tower. This
study area is somewhat larger than that considered by
the 1994 Papillion Plan, and recognizes the growing importance of the Washington Street corridor north of the
traditional downtown. However, the retail component

Table 6.1: Building Occupancy (square Feet), Downtown Papillion, 2002
First Floor
Square Feet

Second Floor

Percentage

Square Feet

Total

Percentage

Square Feet

Percentage

Vacant

28,257.02

5.60%

10,100.95

21.70%

38,357.97

7.00%

Residential

78,193.17

15.60%

-

0.00%

78,193.17

14.20%

Home
Occupation

7,283.09

1.40%

-

0.00%

7,283.09

1.30%

141,814.94

28.20%

11,999.28

25.80%

153,814.22

28.00%

Retail

48,580.50

9.70%

6,341.17

13.60%

54,921.67

10.00%

Light Industrial

90,706.95

18.00%

-

0.00%

90,706.95

16.50%

Services/Oﬃce

Civic Uses

107,878.97

21.50%

18,148.97

39.00%

126,027.94

22.90%

Total

502,714.64

100.00%

46,590.37

100.00%

549,305.01

100
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of the traditional Downtown is very small: less than 10%
of the total ﬂoor area of Downtown buildings (or about
54,000 square feet) is devoted to primary or secondary
retail uses.
The dominant uses in the district include civic and public facility uses; and services. City Hall and the Library
are the area’s two largest buildings. Together, civic and
public uses account for about 51% of Downtown’s total
building area.
Building vacancy in Downtown Papillion is not signiﬁcant, although street level vacancy is particularly
signiﬁcant, because of its visibility. First ﬂoor vacancy
remains manageable in Downtown with a current vacancy of 28,257 square feet or 5.6% (including storage).
Second floor vacancy in Downtown Papillion is an
equally manageable 22%, at about 10,100 square feet. It
is important to note that much of this upper level space
is within Papillion City Hall.

Land Use Patterns in Downtown Papillion
Downtown Papillion exhibits a development pattern
characteristic of a mixed-use village center, incorporating
commercial, industrial, and civic uses. Industrial development located along the diagonal (and abandoned)
railroad corridor, while commercial uses grew along
the main street running perpendicular to the railroad.
Second Street and Jackson Street broke the grid to run
on a diagonal alignment parallel to the railroad rightof-way. In the center of the district, the former railroad
corridor has been reused as part of the library site east of
Washington and for a restaurant west of Washington.
A description of the “personality” of Downtown Papillion’s streets and sub-districts follows:
• Washington Street: This street, the central north-south
axis of the traditional town, became the “main street”
of the commercial district. Most of the downtown’s
commercial development occurred between the West
Papio Creek and 2nd Street. The two block main street

pattern includes one and two-story commercial buildings built up to property lines. The balance of the east
block of Downtown is also used for retail and civic uses,
including the Midtown Mall, a mini-mall for specialty
stores which currently has numerous vacancies. Civic
and commercial uses occupy the west block behind the
commercial storefronts. The channel improvement of
the West Papio Creek, completed during the late 1990s,
removed some commercial establishments located in
the creek ﬂoodplain south of 1st Street.
North of the railroad corridor, Washington Street’s
character changes substantially. The eastern block is
dominated by City Hall (once the Sarpy County Courthouse) while the western block transitions into a mixed
use corridor of houses, some converted to commercial
uses, and churches. North of the center of town, Washington climbs a hill as it approaches 6th Street. The
6th and Washington intersection marks the beginning
of the Washington Street/84th Street commercial strip,
and includes Super Target and Home Depot, Papillion’s
two largest retail establishments.
• The Railroad Corridor: The former Union Paciﬁc corridor established an industrial northern edge to the
Downtown commercial district. Major industrial uses
included a lumberyard west of Washington Street;
and a salvage yard farther to the west. The City of
Papillion acquired the railroad corridor following its
abandonment in the early 1990s in order to control
its land use. This purchase created several strategic
development opportunities for the city including a
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Table 6.2: Building Condition in Downtown Papillion, 2002
Location

Total

Exc.

Good

Fair

Poor

Washington-Adams, 3rd-4th

6

0

2

3

1

Jeﬀerson-Washington, 3rd-4th

5

1

2

2

0

Adams West, 1st-3rd

8

0

4

4

0

Washington-Adms, 2nd-3rd

6

2

3

1

0

Jeﬀerson-Washington, 2nd-3rd

3

1

2

0

0

Washington-Adms, 1st-2nd

10

2

4

2

2

Jeﬀerson-Washington, 1st-2nd

12

0

10

2

0

Jeﬀerson-Washington, 1st South

3

1

2

0

0

Jeﬀerson Monroe, 1st-2nd

4

2

1

1

0

57

9

30

15

Total

new location for the Library and expanded commercial
development on the west side of Washington. Much
of the development on the west side of Washington is
more automobile-oriented than the traditional main
street to the south.
Downtown land use patterns continue along Washington street south of the creek while often developed
to the street property line, these uses are generally
accommodated in free-standing buildings with some
oﬀ-street parking. The move of the Performance auto
dealership from Washington and Lincoln Streets creates a signiﬁcant opportunity at this major intersection.
City Park is located along the west side of Washington
Street between the creek and Lincoln Street.
• Adams and 1st Street: These streets from a continuous
traﬃcway through Downtown. First and Washington
is a signalized intersection; the First Street extension,
opened to traﬃc in 1993, linked the town center to
72nd Street. This relatively new street also serves the
Sarpy County YMCA and Papillion Business Park.
Adams street frontage largely serves civic uses, including the Fire Department, Police Department, and
Public Works yard. As First Street continues eastward
out of the central business district, it joins the railroad
right-of-way and accommodates a series of small-scale
industrial and auto service uses.

Building Conditions
Table 6-2 provides a block-by-block recap of building
conditions in a concentrated area of Downtown Papillion. About 68% of the district’s buildings are rated in
“excellent” or “good” condition. Most of the rest are rated
in “fair” condition. Buildings with the most signiﬁcant
rehabilitation needs are fairly evenly dispersed around
the Downtown. Several of the buildings in the tradition
commercial center have undergone “modernization”
projects, generally covering an historic brick front with
a metal facade. The rehabilitation and improvement of
buildings in fair condition, including evaluation of historic facades and their restoration when possible, should
be an important element of commercial revitalization in
this historic town center.

Circulation and Parking
Downtown Papillion is located along the busy Washington Street traﬃc corridor. Washington Street (known
as 84th Street outside of Papillion) is designated as State
Highway 85 and is one of the metropolitan areas major
arterials. Current traﬃc volumes through the town
center exceed 20,000 vpd, substantially aﬀecting the ability of the district to work as a pedestrian precinct. The
completion of the four-lane 72nd Street south to Highway
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Street. It diverges from the Union Paciﬁc corridor at
about Beadle Street and proceeds west to a signalized
intersection with Washington. Within the town center,
First Street accommodates some parking.

370 and the planned construction of 96th Street north
may provide some relief for this corridor.
First Street provides a direct link to Downtown from
the 72nd Street corridor. Lincoln Street also functions
as a minor arterial, currently terminating on the east at
Halleck Park and extending west on the edge of adjacent
neighborhoods. Downtown is also served by the West
Papio Trail. The trail currently runs from 72nd Street to
about 93rd and Lincoln Streets. It will ultimately connect
downtown to Walnut Lake and to all other segments of
the metropolitan trail system.
Traffic Flow and Circulation
- Washington Street. The traditional Downtown district
is deﬁned by north-south Washington Street (Highway
85). This arterial changes radically in character as it
enters Papillion’s traditional grid at 6th Street, transitioning from a four-lane divided section to a narrow
four-lane undivided street. This transition slows traﬃc
considerably as it enters the town center. However, the
relatively high traﬃc loads along this corridor tend to
divide the two sides of the street, preventing easy pedestrian crossing. Washington Street through Downtown
accommodates parallel parking in addition to through
traﬃc movement. As a result, sidewalk width is limited
to approximately ten feet.
- The First and Adams system. First Street acts as
Downtown’s principal east-west cross-street. The
street follows a new three-lane alignment from 72nd

West of Washington, First Street makes a ninety-degree
turn and becomes Adams Street. This north-south
street serves the civic and industrial uses on the west
side of Downtown, leading into a residential neighborhood north of the former railroad corridor. As a
result, heavy traﬃc on Adams south to Cornhusker
would produce signiﬁcant conﬂicts with residential
neighborhoods.
Other streets in the Downtown district provide local
traﬃc functions. In general, Downtown Papillion is most
accessible to north-south traﬃc and to traﬃc from the
east. It is relatively inaccessible from the west; the most
direct access is from Lincoln Street, south of the creek,
and then north on Washington.
Parking
The availability of Downtown parking is important
to businesses and civic uses in Papillion. During the
1990s, the block bounded by Washington, Adams, and
1st Streets was cleared of buildings as part of a channel
improvement project to reduce ﬂooding along the West
Papio, allowing use of the block for parking. This large
parking facility, along with parking made available with
the development of the railroad right-of-way, has greatly
expanded the supply of downtown parking. However,
the diﬃculty of crossing Washington Street somewhat
limits the district-wide service oﬀered by these parking
facilities.

Summary
This analysis of Downtown Papillion establishes that:
• The entire Downtown Papillion study area contains
about 550,000 square feet of building area. About 5.6%
of street level ﬂoor area is vacant, a noticeable but still
manageable rate. About 22% of all upper level building
area is either vacant or used for storage.
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• Civic and service/oﬃce uses are the dominant building
uses in Downtown. These uses together account for
about 154,000 square feet in total occupancy.
• Downtown Papillion’s structures are in good condition, and 68% of its building stock requires minor or
no rehabilitation.
• Papillion’s transportation system provides relatively
good access to the traditional downtown. The creek
alignment somewhat limits direct access from the
west, which primarily utilizes Lincoln Street and 6th
Street. The current lack of north-south arterials to
the west channels a substantial amount of traﬃc onto
Washington Street; this, in turn, aﬀects the quality of
the district and the ability of pedestrians to cross the
main street.
• Downtown’s parking supply appears adequate to meet
existing demand. The district is not as highly dependent upon on-street parking to meet this demand as
it was in the early 1990s.
• Downtown currently provides pedestrians with a
relatively negative environment. It lacks pedestrian
amenities and continuous sidewalks. The corridors
created by the West Papio and City Park on the south
side of the creek provide signiﬁcant amenities for the
traditional district.

A City Centers Plan For Papillion
The traditional central business district of Papillion
does not function successfully as a true center for the
city. The district has some excellent assets: major institutions of civic life such as City Hall and the Library;
vital recreational resources such as City Park and the
adjacent playing ﬁelds, the West Papio Trail, and nearby
Halleck Park; and signiﬁcant commercial and oﬃce uses.
Yet, although these resources attract many people to
the area, they never coalesce into a real activity center
that is more than the sum of its parts. Some observers
evaluate the level of urbanism in a place by the number
of positive, unplanned encounters that people have there.
In Downtown Papillion, as in many contemporary urbanized places, users generally come to the district for
one purpose – to visit the library, play soccer, attend a
meeting, or conduct business. But the structure of the
district tends to discourage multi-use trips or unplanned
but pleasant experiences.
There are several reasons for this. Washington Street, a
busy and rather noisy arterial, divides the district into
an east and west part. Traﬃc on Washington makes it
diﬃcult to cross the street. The wide channel of the West
Papio also divides the district into a north and south part.
Industrial uses, including auto salvage yards, established
when the Union Paciﬁc crossed through the district, occupy real estate that could be used for other, higher yield
purposes. Indeed, Downtown is a busy place, used by
many people for many reasons. Yet, it no longer achieves
the special status as a city center.
The scale of the district is another overriding issue. The
city has become too big for this town center, established
to serve a far diﬀerent kind of town, to serve as a primary city center. This has led to much frustration and
discussion about the area’s future and role in the city.
Yet, this district can be a far better place. It can become
a more vital and active center, alive with people and
introducing new features and resources. At the same
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time, Papillion must go about the work of developing a
new “city center” that, while diﬀerent from a traditional
downtown, nevertheless fulﬁlls these traditional roles
of civic, recreational, commercial, and residential life.
Therefore, Papillion should pursue a two-pronged City
Centers Policy that:
• Maximizes the importance of the traditional town
center in the lives of Papillion’s residents and enhances
the experiences oﬀered by the district. This, in turn,
will create new business and investment opportunities
that will add more life to the district.
• Develops a new city center at a strategic location that
combines civic, retail, oﬃce, and residential uses at a
scale appropriate to Papillion.
Each of these broad strategies is considered below.

The Downtown Program
The program for Papillion’s traditional town center is
designed to:
- Reduce the dividing eﬀects of barriers that now separate major features and resources.
- Take full advantage of the area’s environmental and
experiential features, including the West Papio Creek,
panoramic vistas, and recreation facilities.
- Improve the experience of being Downtown, in turn
making it a better environment for business investment
and activity.
The major elements of this program include:

Washington Street
Second Street
Adams West Redevelopment
Alleys And Other Streets
Creek Frontages and Bridges
South Bank Program
Redevelopment Implementation
The City Center Program

Washington & 2nd Streets

Washington Street
Washington Street is the nominal Main Street of Downtown Papillion, dating from its role as the main transportation link to the once distant city of Omaha. In its
early days, rural traﬃc and the interurban railroad that
linked the city to Ralston and South Omaha provided
the traﬃc and activity that energized this small main
street district. Yet now, heavy traﬃc and high noise
levels prevent the street from presenting a comfortable
pedestrian environment. The evolution of a better northsouth arterial system, started with the completion of
72nd Street and continuing with the 96th Street project
and other roads proposed by this plan, may relieve some
of this traﬃc. However, Washington will always remain
a major north-south arterial and, as such, is unlikely to
become a leisurely commercial street.
Nevertheless, steps can be taken to improve the character
of this street, in turn making it somewhat more comfortable and crossable. These steps include:
- Developing corner nodes at the 2nd, 1st, and Lincoln
Street intersections. These nodes, which should include
landscaping, accent lighting, and streetscape details,
would extend out to the edge of the parking lane. As
such, they make pedestrians entering an intersection
more visible, reduce the length of the pedestrian crossing, and have traﬃc calming eﬀects.
- Deﬁning crosswalks with a contrasting paving surface,
such as pavers or stamped concrete. The crosswalks
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may be slightly elevated above the regular paving
surface, creating a barely perceptible speed hump and
enhancing pedestrian visibility.
- Replacing or improving sidewalks along the street, and
adding new street lamps that establish a pedestrian
scale.
- Enhancing the West Papillion Creek bridge. This is a
major element considered below.

Second Street
While most people think of Washington Street as Downtown’s principal business street, east-west Second Street
may provide greater potential for main street development. The alignment of the street east of Washington,
angled to parallel the railroad right-of-way, creates an
interesting outdoor room, ﬂanked by the library and
older commercial buildings and eﬀectively terminated
by retail development along Jeﬀerson Street. The street
is perpendicular to the major Washington Street arterial and also provides an opportunity for a direct connection to the creek. Therefore, this plan recommends
reinforcing 2nd Street as an important downtown street.
Elements of this proposal include:
- Improving sidewalks and establishing a continuous
row of street trees along 2nd Street from Jeﬀerson to
Adams. With sidewalk development and corner node
construction, deﬁne diagonal parking areas.
- Installing thematic, pedestrian scale lighting and graphics to deﬁne the small scale of the street.

View of proposed Piazza Papillion from City Park

- Consider installation of entrance medians at the Washington and Jeﬀerson Street intersections, strengthening
the green character of the street.
- Assemble and redevelop strategic commercial sites
along the street. The north side of 2nd east of Adams
is a potential commercial development location. On
these sites, encourage the development of two-story,
mixed use buildings, potentially with commercial or
service uses at street level and apartments above.
- Consider installation of a traﬃc signal, either sensor
loop or pedestrian activated, at the Washington Street
intersection.

Adams West Redevelopment
The west side of Adams Street provides an opportunity
for new, creekside development. Most of this land is
now city ownership, and includes the public works yard
and maintenance facility and the ﬁre station. A salvage
yard is located north of the public works yard and also
provides a redevelopment opportunity. The site terminates Second Street; its creek exposure provides superb
open views of City Park, associated sports ﬁelds, and the
surrounding landscape. As such, this site provides an
excellent development opportunity.
To take advantage of this opportunity, the plan recommends:
- Acquisition of the existing salvage yard north of the
public works yard, along with clearance and preparation of the site for redevelopment.

Piazza Papillion
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Piazza Papillion looking southwest

- Relocation of the Public Works facility and yard to a
new location. The yard is already congested and will
be increasingly less able to meet community needs as
Papillion grows. A new operational base in an industrial district with room to grow would free a signiﬁcant
development site and provide the Public Works Department with better accommodations. This plan assumes
that the Downtown Fire Station would remain at its
current Adams Street location.
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Washington Street Bridge

the 1st and Washington intersection and the parking
lot on its southwest corner.
- A new pedestrian bridge crossing over the West Papio
and linking the Piazza with City Park and its playing
ﬁelds. This concept is discussed more fully below.

Alleys And Other Streets

- Redevelopment of the salvage yard/public works site
with a new project. This project would include:

Other rights-of-way are important elements of circulation around Downtown Papillion. These streets and
alleys also require attention as part of a district-wide
development concept. Elements of this policy include:

- Commercial reuse of the historic ﬂagstone Public
Works building on Adams Street.
- A new, mixed use building, potentially with commercial and oﬃce uses on a lower level and apartments
above, designed to both deﬁne the street grid and
follow the diagonal alignment of the creek. In addition, the intersection of Jackson and Adams provides
another commercial development opportunity.
- Piazza Papillion, an outdoor plaza oriented toward
the creek and deﬁned by the existing public works
building, the new development, and the Fire Station’s
back wall. This piazza can accommodate small performances and public events, as well as passive use
and enjoyment.
- A circulator road/parking facility that connects Jackson and Adams Streets.
- A creekside walkway that connects the Piazza with

- Deﬁning and upgrading the alleys east and west of
Washington Street between 1st and 2nd Streets. This
upgrading includes deﬁning the road channels and
parking spaces, making the alleys appear to be urban
streets; strategic landscaping and lighting; and upgrading the rear facades and entries of neighboring
commercial buildings.
- Street landscaping of Jeﬀerson Street and extension of
the pedestrian movement of the street past the Polish
Home to a new creekside promenade back to Washington Street.
- Establishing an east gateway feature oriented to 1st
Street near the Jefferson Street intersection. This
feature should announce arrival of the visitor into
Downtown Papillion.
- Deﬁnition of parking and street landscaping along
Adams Street. Increasing activity on the west side of
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Downtown will bring the diagonal parking provided
along Adams Street into play.

Creek Frontages And Bridges
The West Papillion Creek is an extremely important
part of the traditional town center. A channel widening
project executed by the Papio-Missouri River Natural
Resources District during the 1990s greatly reduced ﬂood
hazard problems, but dramatically changed the personality of the creek in Papillion. An eﬀective downtown
strategy must make good use of this important visual
and recreational resource. Elements of this strategy
include:
- Linking the existing West Papillion Trail to the Washington Street level. A ramp currently connects the West
Papio (Halleck Park) Trail to the Washington Street
sidewalk level. In order to meet ADA slope standards,
this ramp is very long, making it inconvenient for
westbound pedestrians. An intermediate link, using steps and levee grades in some combination can
provide a more convenient alternative link for people
able to use stairs.
- A North Bank Promenade. This would follow the north
bank of the creek from the Polish Home at Jeﬀerson
Street to the Washington Street Bridge. It would connect at the 1st Street intersection with the proposed
walking trail to the Piazza Papillion.
- An enhanced Washington Street Bridge. This important
crossing, now a relatively anonymous structure, should
be enhanced to provide a strong connection across the
creek channel. Enhancements should include thematic
lighting, ballustrades that deﬁne the bridge’s sidewalks,
more attractive outer railings, and graphics. The current bridge width is actually wider than our moving
lanes, permitting some expansion of the pedestrian
area. In addition, observation platforms cantilevered
from the bridge may be developed if the structure
permits. These platforms can provide benches and a
unique perspective for users of the facility.
- A new trail bridge. A new bridge, designed speciﬁcally
for non-motorized travel, can provide a safer access for

bicycles, in-line skaters, and other “users on wheels”
than the busy Washington Street crossing. The plan
proposes a trail bridge extending from City Park to
the Piazza, linking the area’s most signiﬁcant open
space resource with the heart of a new redevelopment
project.
- Redevelopment site and dining overlook. The southeast
approach to the Washington Street bridge provides an
intriguing redevelopment opportunity, providing an
overlook with a view of both the creek and the hillside
environment of the North Bank.

South Bank Program
While the Main Street portion of Downtown Papillion
is primarily located north of the creek, the South Bank
also contains important businesses and features. In addition, many of Papillion’s most important recreational
features (both public and private) are located south
of the creek. Elements of a South Bank development
program include:
- City Park enhancement. City Park is considered in
more detail in the Parks and Recreation section of this
document. A fountain or water feature, near the park’s
Lincoln and Washington entrance, would provide
strong deﬁnition for Downtown and would help to
mask traﬃc noise that aﬀects use of the eastern part of
the park. Performance space may be provided farther
into the park’s interior.
- Improved parking. An enhanced, landscaped parking
lot serving private recreation uses on the north side
of Lincoln Street would improve the appearance and
function of this street.
- Lincoln Street Greenway. Lincoln Street is the primary
connection between the traditional town center and
Halleck Park, the city’s premier recreation complex.
Yet, this corridor is distinctly un-parklike. Public rightof-way on the south side of Lincoln Street should be
reclaimed and landscaped, extending the green space
of the major park out to Washington Street. Gateway
graphics could help strengthen this connection. Pedestrian access along this greenway is also crucial.
- Redevelopment site. The former Performance Chrysler
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auto dealership provides an excellent commercial reuse
or redevelopment opportunity.

Redevelopment Implementation
Many of the projects outlined in this section of the
plan may require signiﬁcant ﬁnancial assistance, land
acquisition, site preparation, and public improvements.
Under Nebraska law, Tax Increment Financing, using the
added tax revenues created by redevelopment projects to
ﬁnance project-related activities can be an extremely useful redevelopment tool. Land acquisition and TIF require
approval of redevelopment plans which, in turn, require
a prior designation of a district as “blighted,” following
criteria established by Section 19 of Nebraska State
Statutes. Papillion should pursue a declaration of blight
at the appropriate time for the traditional town center
district. This satisﬁes the precondition necessary to take
advantage of many state redevelopment incentives.

The City Center Program
The second part of the City Centers concept is the development of a new, mixed use center at a strategic location,
designed to serve as a major activity center for a city of
Papillion’s emerging size. In some ways, this will serve
as a new “downtown” for Papillion, combining major
oﬃce, retail, and residential uses at a scale appropriate to
a city of 35,000 people. The concept of this center must
emphasize pedestrian scale, while having a high degree
of accessibility by both automobile and, at some point,
transit. As such, the district will capture many of the
patterns and characteristics of a traditional downtown,
but will also have unique characteristics and features,
determined by its setting.
The Papillion Plan recommends development of such
a unique project on approximately 160 acre site northwest of Washington Street and Highway 370. This site
is highly visible and accessible, and is located at a principal crossroads of the regional transportation system.
Yet, it also represents a transition between the emerging
part of Papillion and the traditional town. The site af-

Proposed New Town Center from 370

fords both local access from residential neighborhoods,
regional access from major arterials, and potential trail
and greenway access.
A city center in this context should follow several speciﬁc
patterns and principles. These include:
- A single-family, lower-density scale adjacent to existing residential neighborhoods, with a gradient of use
intensity toward Washington and Highway 370. The
north and western edges of the site are bordered by
single-family residential uses; Overland Hills Baptist Church, Trumble Park Elementary School, and
Trumble Park are also located along the site’s north
edge. The city center should present a compatible edge
to these residential areas.
- Limitation of access on Highway 370 and Washington
Street. Access controls on Highway 370 can have a
signiﬁcant eﬀect on land planning for the site. The
site is likely to have right-in right-out access at 90th
Street and full access at 96th Street. Washington Street
accesses should be limited to existing intersections at
Cedardale Road, Valley Road, and Matthies Drive.
- A mix of land uses that mirrors Papillion’s future needs.
These include oﬃce, small-scale and major retail, and
residential uses of a variety of densities. In addition,
a development master plan should reserve land for a
variety of potential civic uses.
- Linkages among uses and an excellent pedestrian environment. Around the country, many contemporary
regional malls are now being referred to as “town centers” or “city centers” but often have no resemblance
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Proposed New Town Center looking southeast

to a real city center district. The Papillion City Center
concept must be diﬀerent. Its parts should be linked
seamlessly, to create the kind of ﬂow and connection
that characterizes the best in contemporary urban development. Indeed, its economic success and ability to
compete in a contested regional market will depend on
an ability to be distinctive – a place that is a pleasure to
experience. The automobile is important to this mix,
but must not dominate it. The scale of the project must
invite people to use it as a true city center – to come
for a number of purposes and, in so doing, to have the
potential to encounter people doing diﬀerent things
that marks great urban environments.
An illustration demonstrating these principles is presented in this section. This concept includes:
- Between 168,000 and 250,000 square feet of major oﬃce
development. This assumes two and three-story oﬃce
buildings served by parking decks.

- 125,000 square feet of community commercial development, including an opportunity for a “big box” store
or major grocery store.
- 97,000 square feet of main street mixed use development, accommodating oﬃces, small scale retailers,
and services.
- 160 apartments units, half of which are above main
street buildings and half in a more conventional but
street-oriented multi-family setting.
- About 46 small-lot single family lots, many of which are
oriented around a neighborhood common.
- About 16 “boulevard” houses on narrow lots, with
service access from alleys to prevent penetration of a
boulevard streetscape.
- About 55 conventional single-family lots, typically in
the range of 10,000 square feet.
The site also includes a 9 acre site for potential civic or
public uses and expansion of Trumble Park to a full, 7.5
acre neighborhood park. These sites slope up to a high
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Trumble Elementary School

point, occupied by the city’s water storage facility and
tower. The historic barn on the property, located just east
of 90th and Cedardale, is planned for adaptive reuse.
Major features of the concept include:
- Major mixed use development concentrated in the
site’s southeast quadrant. Main access is provided by
Cedardale Boulevard, extended through the site to
connect with Cedardale Drive east of Washington and
west of 90th Street. A gateway plaza provides a visual
entrance to the City Center for motorists travelling
along Washington Street and Highway 370. This establishes a pedestrian and greenway axis that includes
a sequence of open spaces and main street mixed use
development. Major oﬃce development, consisting
of pairs of buildings each served by a common parking deck, deﬁne the major arterial edges. Main street
mixed use buildings envision two-story structures, with
commercial and oﬃce ground levels and living space
above. An interior Fountain Circle becomes a major
public space that is deﬁned by oﬃce and main street
mixed use development on its edges. The green street
axis terminates at a central traﬃc circle at a planned
87th and a Cedardale Parkway intersection. This circle
uniﬁes various parts of the project and helps to calm
traﬃc along Cedardale.
- Residential development in the northeast quadrant,
adjacent to existing neighborhoods. This includes
multi-family development along Washington Street

Valley Road

and small-lot single-development to the west. Residential lots are oriented around a neighborhood common
space, oriented to Cedardale Parkway.
- A central civic corridor extending through the center
of the site. This includes an expansion of Trumble
Park, linking the city center back to Trumble Park
Elementary and the Cedardale Parkway traﬃc circle.
Trumble Park and the City Center would be linked to
the city’s trail system along the drainageway paralleling
Valley Road. East of Washington, the plan proposes
continuing trail access along this drainageway. Oﬀ the
circle, to the south of Trumble Park, the master plan
provides a 9 acre civic site, strategically located for a
variety of public or community uses. This site may also
be developed for residential uses.
- Major commercial development at the 90th and Highway 370 intersection. This location has the best auto
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access and becomes an excellent site for community
commercial development. Commercial buildings are
oriented to link up with the neighborhood street system and to screen loading and service areas against
the water tower. The community commercial site
includes adaptive reuse of the historic Trumble Barn.
The alignment of Devon Drive through the project
puts the barn on axis as an entrance feature before
veering away to the north. The barn also helps to
screen residential development from the community
commercial project.
- Single-family residential development of the site’s
northwest quadrant. Conventional single-family lots
are oriented to north-south streets. However, special
boulevard houses are located along Cedardale, served
by alleys to prevent driveway interruptions of the
boulevard greensward.

use development is challenging in the Omaha metropolitan area. However, the proposed City Center site
is under uniﬁed ownership, providing a measure of
control over its development. In addition, the site concept is designed for phasing and potential parcelling to
specialist developers. In order to assure that the project
develops in the uniﬁed way that this plan envisions, the
city should develop speciﬁc principles and guidelines
to direct development. These guidelines go beyond the
typical zoning regulations of setbacks and height restrictions and include such issues as:

Implementation

These may be incorporated into the city’s zoning ordi-

Implementation of a comprehensively planned, mixed

nance as a special development district.

- Street design and streetscape standards
- Relationship to the street.
- Greenway and pedestrian connections.
- Building scale, materials, and design.
- Mix of uses.

CHAPTER SEVEN

A CITY OF STRONG
NEIGHBORHOODS
Every neighborhood in Papillion should provide a positive living environment for its citizens.
Papillion’s neighborhoods are building blocks that provide the organizational framework for the city’s future
growth and development. Neighborhoods are one of
Papillion’s most important resources, and the city’s
housing stock represents its single largest cumulative
capital investment. Residents generally measure their
satisfaction with their community by the quality of their
neighborhoods. While previous chapters of the Papillion
Plan have looked at regional and city-wide issues, this
chapter deals with neighborhood planning.
In 1994 eight distinct neighborhoods were identiﬁed in
Papillion, which for the purposes of the 1995 plan and
this one are identiﬁed as Neighborhood Districts. These
areas are, within themselves, often rather similar in relation to physical characteristics such as age, density, and
type of housing unit. The most varied housing characteristics can be found in older, pre-war neighborhoods.
Since 1970 Papillion has almost tripled in population

to 16,363 in 2000. During this recent period of development, the city changed from a community that was
strongly centered on the downtown and its public institutions, to a city with numerous neighborhoods deﬁned
by their schools and parks. Neighborhood development
patterns are largely deﬁned by the major arterials that
cross the city. Washington Street (84th Street) remains
the major north-south spine through the city, dividing
the city into eastern and western portions. East-west
arterials, such as 6th Street and Highway 370 further
divide and deﬁne the city.
This chapter examines in detail neighborhood conditions
from the 1994 inventory, including: housing, streets,
sidewalks, neighborhood public facilities, and private
amenities; and suggests policies and action steps to assure
neighborhood vitality.

Goals
Basic goals for neighborhood-based policies are presented in this section. These goals begin with the assumption that Papillion’s neighborhoods have special, unique
qualities that demand individualized actions to:
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• Assure that each neighborhood in Papillion remains healthy.

aspects of a neighborhood, and seek to reduce negative
or deteriorating inﬂuences.

The success of a community depends upon the ability of
its neighborhoods to achieve a wholeness that provides
a good living environment. A neighborhood’s public
facilities and services must be readily available to all
sections of the community. In addition, access to retail
services and other private amenities are also important
in deﬁning the quality of wholeness. Neighborhood policies and strategies must address both public and private
sector service issues if the city is to provide complete
living environments.

• Create community connections that will unite
neighborhoods of the city.

• Build an environment which allows people from
all parts of the city to participate in its growth
and development.
As programs are implemented which change or improve the physical form of the city, it is critical to keep
in mind the process that must be present to get the job
done. Planning and city improvement is as much about
people participating in decision-making as it is about
physical improvements. Neighborhoods that are strong
usually have a nucleus of residents who understand the
importance of citizen participation in making communities work.
• Assure that each neighborhood provides a good
residential environment for its residents.
A good residential neighborhood provides high quality
schools, churches, day care facilities, parks, and cultural
facilities to support the city’s living environment. One
of the most fundamental services a city can provide is to
protect housing areas from major intrusions and hazards.
Deteriorated streets, traﬃc problems, poor property
maintenance, poor pedestrian circulation, and code
violations can diminish the living quality that neighborhoods oﬀer. These conditions interfere with resident’s
enjoyment of their own property, reduce property values,
and make neighborhood rejuvenation more diﬃcult.
Thus, neighborhood policies must accentuate the positive

Strengthening cooperation and involvement of residents
throughout the city must include the creation of physical
connections that develop subdivisions into neighborhoods of the city. Community streets, parks, and public
facilities can work to strengthen the city and its identity
to residents.

Facts and Analysis
This section examines the condition of individual parts of
Papillion. The analysis contained in this section uses the
tools of neighborhood planning districts to understand
the city and its dynamics in a more detailed way. This
analysis provides the basis for the neighborhood conservation and improvement policies in the next section.

Neighborhood Planning Districts: A
Rationale
The Papillion Plan establishes eight neighborhood planning districts that provide the organizational framework
for this chapter. These districts aid in the development
of strategies and planning principles which are tailored
to the needs of each area. Since a good city is in fact
a network of healthy parts, neighborhood planning
districts must not be viewed solely as self-contained.
Their boundaries are extremely ﬂuid as people travel
and conduct daily business throughout the community.
A key priority of this plan is to unify areas and reduce
sectionalism.

The Definition of Districts
Neighborhood districts are often defined by major
streets, such as Washington Street (84th Street), Highway
370, or 6th Street (Cornhusker Road) that bisect the city.
Neighborhood boundaries are very permeable, and can
be uniﬁers as well as edges. In other areas, such as the
Papio Creek, deﬁne the boundaries of neighborhoods.
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In addition, more subtle factors also help to define
planning districts. These include such characteristics
as age of housing, housing types and densities, neighborhood concerns, and accessibility of services. In all
cases, boundaries were established to help organize and
propose public policy. It is important that the districts
be understood as community organizers and not community dividers.
The eight Papillion planning districts, their approximate
boundaries, and general characteristics are as follows:
• Northwest Papillion: One of the city’s developing areas,
this neighborhood primarily consists of the expensive
single-family Western Hills and Hunters Crossing
subdivisions that surround the Tara Hills Golf Course.
Housing within the neighborhood is among the most
expensive in the City. Additionally, the area includes
a mobile home park and Schwer’s Industrial Park.
Multi-Family housing is limited to the Tara Hills Villa
Apartments along Killarney Drive. Boundaries of the
neighborhood are 96th Street on the west, Washington
Street on the east, 6th Street on the south, and Giles
Road on the north.
• Northeast Papillion: This area of recently developed
moderate to moderately expensive single-family homes
includes the mature Tara Heights subdivision, and the
newer Hickory Hill and Summerﬁeld developments.
Multi-family units include duplexes on Edgewood
Boulevard and apartments along Janes View. Developing areas include the eastern portion of Summerﬁeld
and the new Hickory Estates subdivision southwest of
72nd Street and Giles Road. Boundaries of the Northeast neighborhood are Giles Road on the north, 6th
Street (Cornhusker Road) on the south, 72nd Street
on the east, and Washington Street (84th Street) on
the west.
• Midtown Papillion North: This neighborhood is mixed
in terms of price range and contains the oldest homes
in the city. Although the housing condition is good
overall, the neighborhood contains the highest number
of units in need of repair in the city. The neighborhood

also includes community institutions such as the City
Hall and numerous churches. Boundaries are 6th Street
(Cornhusker Road) on the north, North Jackson Street
on the west, the former Union Paciﬁc railroad rights of
way on the south, and 72nd Street on the east.
• Midtown Papillion South: This neighborhood contains
a diverse mix of single family homes by price and age.
Signiﬁcant community facilities, such as Papillion
Middle School and City Park, attract residents from
throughout the community to the neighborhood. This
area is bordered by Lincoln Street on the north, Valley
Road on the south, Washington Street on the east, and
Polk Street on the west.
• East Papillion: This relatively new neighborhood of
primarily single family homes is adjacent to Halleck
Park, the new Papio Bay Aquatic Center, and the Papillion Middle School. Multi-family residential is located
along Cordes Drive and along Delmar Drive. South of
Cedardale Road is a somewhat distinct area containing
the Sarpy County Courthouse and surrounding oﬃce
buildings, as well as the Cedarwoods subdivision. The
area is bordered on the south by Highway 370, the
north by Halleck Park, on the east by 72nd Street, and
on the west by Washington Street.
• South Papillion: This neighborhood is actually composed of three areas that are not yet contiguous. The
Southampton/Barrington Place development, as well
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as the Glenwood Hills subdivision contain moderately
priced single family homes. The Huntington Park area
contains businesses on the west side and multi-family
units in the southeast corner of the area. The multifamily units range from large apartment buildings to
multiple duplexes. Subdivisions in South Papillion are
relatively new with a signiﬁcant amount of developable
land and a large number of vacant platted lots. The
area is bordered by Highway 370 on the north; the
abandoned Rock Island Railroad on the south, 72nd
Street on the east, and 90th Street on the west.
• East Outlying Papillion: This lies beyond the city limits
and is comprised of the Cotton Wood, Eagle Ridge,
Monarch Place, and Trailside Acres subdivisions. The
area is bordered by 6th Street on the north, Highway
370 on the south, 54th Street on the east, and 72nd
Street on the west. These subdivisions represent only
a small portion of this largely undeveloped district.
• West Papillion: This neighborhood is bordered by 96th
Street on the west, Polk Street on the east, Lincoln
Street on the north, and Highway 370 on the south.
Although the neighborhood is adjacent to the older
Midtown South neighborhood, it is recently built and
does not continue the established grid street pattern.
West of the Overland Hills subdivision, the neighborhood contains a large area of agricultural land that is
poised for development.

Housing Characteristics in Papillion Neighborhoods
This discussion will examine housing value and physical
characteristics of Papillion’s housing stock. Comparisons
of values in Papillion and various other communities
within the Omaha metropolitan area illustrate the historic trends in the market. The condition analysis reveals
housing improvement needs that were identiﬁed in the
1994 survey.
Housing Values and Rental Rates in Papillion
Housing values increased significantly in Papillion
during the 1990’s. In 2000, owner-occupied housing
in Papillion exhibited a median value of $126,100, an
increase of 67% from average 1990 values. Only Bellevue
did not experience a greater increase in value during
this period. Table 7-1 compares changes in the value
of housing for Papillion and other communities within
the area. The table also indicates that Papillion’s median
home value and contract rent was higher than comparable communities in both 1990 and 2000.
Table 7-2 examines the average selling price of singlefamily homes within the county. Despite having the
highest average sells price in 1999, Sarpy County experienced the smallest change over the 10 year period. From
1990 to 1999 a single-family homes average sales price
increased from $69,407 to $116,830 or 68.3%. During
this same period Douglas County’s increased by 69.6%.
Washington County had the largest increase in average
sales price from $52,428 to $108,513 or 107%.

TABLE 7.1: Comparative Housing Value Trends: Papillion and other Communities
Median Home Value

Median Contract Rent

1990

2000

% Change

1990

2000

% Change

Papillion

75,400

126,100

67%

416

622

50%

Omaha

54,600

94,200

73%

326

537

65%

Bellevue

62,100

97,800

57%

383

581

52%

Gretna

54,400

102,000

88%

313

556

78%

LaVista

54,800

92,700

69%

401

646

61%

Source: U.S. Bureau of the Census
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TABLE 7.2: Average Selling Price of Single -Family
Homes by County
1990

1995

1999

Sarpy

69,407

104,397

116,839

Douglas

66,331

102,346

112,483

Washington

52,428

87,921

108,513

Source: Nebraska Databook, Nebraska Department of
Property

Construction Activity in Papillion
New development activity in Papillion has been substantial, with more than 2,061 single family units constructed
between 1990 and 1998. New construction increased
the city’s housing stock during the 1990’s by more than
65% compared to 71% in the 1980’s. New multi-family
development in Papillion has resulted in the addition of
more than 300 units since 1990. Over 84% of these units
were built in 1997.
Housing Affordability
The pricing of a community’s housing supply in relation
to the income of its residents helps determine whether
the city’s housing is aﬀordable for its citizens. A household budget must be divided among basic housing costs,
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other essential needs, and costs to maintain the house.
Households which must spend a disproportionately large
share of their income for basic housing have less money
for other essentials, and fewer resources to maintain
their homes and neighborhoods. Table 7-4 evaluates the
availability of aﬀordable housing in the City of Papillion
utilizing 1990 numbers, the most recent data available.
This analysis concentrates on those people who are most
likely to experience housing aﬀordability problems those whose earnings are at or below Nebraska’s statewide
household median income.
The table compares the quantity of housing provided in
Papillion that is aﬀordable to a range of income groups.
A positive balance indicates an adequate supply of housing for income groups between $25,000 and $50,000.
However, a shortfall of 379 units is evident for those with
incomes below $25,000. There is also a shortage of 574
units were those with incomes greater than $60,000. A
shortage of higher income housing opportunities can
result in higher income earners occupying housing that
would otherwise be available to lower income residents.
This shortfall could also mean that Papillion is loosing
a number of these higher income earners to other parts
of the Omaha metro-area. It is important to note that is

TABLE 7.3: Residential Construction Permits for Papillion
Year

Within City Limits

Jurisdiction

# of Permits
Single-Family
Units

# of Multi-Family
Units

# of Permits
Single-Family
Units

# of Multi-Family
Units

Total # of Permits

1990

86

0

46

0

132

1991

63

24

95

0

182

1992

39

4

126

0

169

1993

41

8

194

4

247

1994

46

0

235

0

281

1995

54

0

217

0

271

1996

38

0

252

6

296

1997

22

4

216

266

508

1998

25

0

266

0

291
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TABLE 7.4: Housing Affordability Analysis for Papillion, 1990
Income
Range

% of
County
Median

% of
Households

# Households
in Each Range

Aﬀordable
Range for
Owner
Units

# of
Owner
Units

Aﬀordable
Range of
Renter
Units

# of
Renter
Units

Total
Aﬀordable
Units

Balance

$0-10,000

0-23%

5.40%

182

$0-15,000

5

$0-100

0

5

-177

$10,000
-14,999

23-35%

5.55%

187

$15-24,999

7

$100-200

48

55

-132

$15,000
-24,999

35-58%

11.30%

381

$25-49,999

189

$200-350

122

311

-70

$25,000
-34,999

58-82%

13.55%

457

$50-74,999

901

$350-500

383

1284

827

$35,000
-49,999

82117%

26.28%

886

$75-100,000

786

$500-650

226

1012

126

$50,000
-75,000

117175%

27.58%

930

$100150,000

362

$650-750

76

438

-492

$75,000
and over

Over
175

10.35%

349

$150,000+

24

$750+

243

267

-82

Median

$42,796

100.00%

3,372.00

1098

3372

2274

based on 1990 data and that much of the construction
that occurred during the 1990’s addressed those in the
higher income brackets.

94% of the housing stock had been built since World
War II. Recent development has only increased this
percentage.

The analysis also suggests that Papillion’s housing stock
is not aﬀordable to its very lowest income residents, although it has an adequate supply of aﬀordable units for
residents in the moderate income ranges. This would
suggests that Papillion’s primary affordable housing
agenda should be to preserve and maintain units serving
low income residents.

Computation of overall rehabilitation needs assumed
that houses in “poor” condition would eventually drop
out of the housing supply through demolition; houses
in “fair” condition would require substantial rehabilitation, estimated at $10,000 to $15,000 per unit; houses in
“good” condition would require minor repair, estimated
on the average to incur a cost of $2,000 per unit; and
units in “excellent to good condition” would require no
further investment beyond routine maintenance. Based
on this computation, the capital value of all rehabilitation
needs of the community ranged from $1.66 million to
$1.98 million.

Housing Conditions
Table 7-5 summarizes the results of a city wide housing
condition survey, conducted as part of the original 1995
plan. The survey included 4,020 single family units, 1,218
multi-family units, and 48 mobile home units in Papillion
and areas just outside of the city.
The overall survey indicates that Papillion has a very good
overall housing supply. Only 71 units in the city’s housing stock exhibited a need for substantial rehabilitation.
The largest part of Papillion’s housing stock required no
attention, or has minor maintenance needs. In 1994 over

Papillion’s housing condition problems are almost exclusively limited to that part of the housing stock, which was
built prior to World War II. Of the 220 housing units
more than 50 years old, 29.1% were in fair or poor condition, requiring substantial rehabilitation. These units
are located primarily in two older neighborhoods of the
city with a concentration of pre-war housing. These two
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TABLE 7.5: Housing Conditions: City of Papillion, 1994
Single Family
Condition Rating
Poor
Fair

Pre-war

%

Post-War

%

Post 1980

%

Total

%

6

2.7

0

0

0

0

6

0.1

58

26.4

7

0.3

0

0

65

1.6

137

62.3

319

15.7

48

2.6

504

12.5

19

8.6

1701

83.9

1725

97.3

3445

85.7

220

5.5

2027

50.4

1773

44.1

4020

100

2-4
Family

%

Apartment
Units

Poor

0

0

0

0

0

0

NA

Fair

0

0

8

0.7

0

19

NA

Good
Excellent
Total
Other Residential
Condition Rating

Good

Mobile
Mobile Housing
% Home Units Home Units Authority

6

12

84

7.2

0

24

NA

Excellent

44

88

1076

92.1

0

5

NA

Total

50

100

1168

100

0

48

NA

neighborhoods are North Midtown and South Midtown,
which comprise 99% of the pre-war housing stock. South
Midtown alone contained 92 units, or more than 57% of
all pre-war housing in need of substantial rehabilitation.
North Midtown contained 27 units, or nearly 43% of
such units in the city.
Papillion added approximately 3,800 new single family
units from the end of World War II to 1994, representing more than 94.5% of its housing stock. Less than
3% of this post-war housing stock requires substantial
rehabilitation.
Other types of housing display various trends. While
units in mobile home parks constitute a relatively small
percentage of Papillion’s housing stock, nearly 50% of
these units were in “fair to poor” condition. The improvement of design and maintenance standards for mobile
home facilities is becomes an important issue for planning implementation through development ordinances.
Papillion’s multi-family residential units display less

rehabilitation needs than single family units. This fact is
largely because almost all of Papillion’s multi-family units
have been built within the last twenty to thirty years.

City Wide Summary
A city wide and regional consideration of Papillion’s
housing characteristics indicates that:
• Housing in Papillion, taken as a whole, exhibits higher
home prices and rent levels than those in comparable
cities in the region. Housing price and cost increases
during the 1980’s and 1990’s were signiﬁcant in the
city.
• Papillion has a comparatively larger supply of high cost,
or luxury rental housing than other communities in
Sarpy County or the City of Omaha.
• Multi-family development primarily consists of large
complexes such as Huntington Park and Gold Coast
Apartments. A limited number of townhomes or duplexes exist in the city.
• Papillion generally has adequate available housing units
for its moderate income households. Papillion’s main
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TABLE 7.6: Housing Conditions: Northwest Papillion, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

0

0

0

0

0

0

0

0

Good

0

0

0

0

0

0

0

0
100

Condition Rating

Excellent

0

0

0

0

129

100

129

Total

0

0.00%

0

0.00%

129

100.00%

129
12.4% of city total

Other Residential
Condition Rating

2-4
Family

% Apartment
Units

%

Mobile
Home Units

Mobile Housing
Home Parks Authority

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

19

NA

Good

0

0

0

0

0

24

NA

Excellent

0

0

120

120

0

5

NA

Total

0

0

120

120

0

48

NA

0.0% of city total

10.3% of city total

100.0% of city total

priority is to preserve existing aﬀordable housing in
the community.
• Only about 1.7% of Papillion’s single family supply of
housing was in fair or poor condition. These problems
are concentrated in the city’s pre-World War II housing
stock, and exist mainly in portions of Midtown North
and Midtown South areas.

Northwest Papillion is limited to the Tara Hills Villa
Apartments along Killarney Drive. Boundaries of the
neighborhood are 96th Street on the west, Washington
Street on the east; 6th Street on the south, and Giles Road
on the north. The Northwest Papillion neighborhood
borders LaVista on two sides: Giles Road on the north,
and 96th Street on the west.

The following section examines the characteristics
and conditions of each individual planning district in
detail.

• Housing Characteristics and Conditions

Northwest Papillion
• General Description
Northwest Papillion is one of the city’s newest residential
neighborhoods and is the location of the Tara Hills Golf
Course. This neighborhood contains the developing
subdivisions of Western Hills and Hunters Crossing,
with some of the most expensive housing in the City.
Contrasting developments include a mobile home park
in the northern half of the district and Schwer’s Industrial
Park in the southern section. Multi-Family housing in

All residences in Northwest Papillion have been built
since 1980, including 129 single-family homes and 120
apartment units that were inventoried in 1994 - all in
excellent condition. This contrasts with the condition
of 47 mobile home units in Northwest Papillion, located
just north of East 6th Street, where more than 40% of
the units were in fair or poor condition. Mobile homes
represented about 15% of all housing units in Northwest
Papillion.
Expansion of Tara Hills Golf Course and the growth of
Schwer Industrial Park has left little room for future residential development. The area will need to concentrate
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TABLE 7.7: Housing Conditions: Northeast Papillion, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

0

0

0

0

0

0

0

0

Good

0

0

63

9.5

9

1.9

72

6.4

Excellent

0

0

597

90.5

455

98.1

1052

93.6

Total

0

0%

464

58.70%

464

41.30%

1124

Condition Rating

28% of City total
Other Residential
2-4
Family

%

Apartment
Units

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Good

0

0

0

0

0

0

NA

Excellent

9

100

141

100

0

0

NA

Total

9

100

141

100

0

0

NA

Condition Rating

18.0% of city total

Mobile
% Home Units

Mobile Housing
Home Parks Authority

12.1% of city total

on ﬁlling in the few remaining vacant lots. The area has
also seen some duplex development and should continue
to encourage this option within the neighborhoods.
• Street and Sidewalk Conditions
Streets in the Northwest district are among the newest
in the city. All streets are paved except the road through
the mobile home park north of East 6th Street. The
city is currently working on an extension of 96th Street
south of the West Papillion Creek. With the Tara Hills
Golf Course located in the middle of the area, the street
network is disconnected in numerous locations. Few
east-west streets serve this neighborhood, except the
arterials of Giles Road and East 6th Street. The extension
of Centennial Road has provided a needed link between
Western Hills and Hunters Crossing II subdivisions and
provides the only east west link besides Giles Road and
6th Street.
The sidewalk network is incomplete in the Northwest
neighborhood due to undeveloped lots. Sidewalk segments need to be built along the east side of North Adams

Street between Shillaelagh Boulevard and Washington
Street and the west side of Washington Street between
Hogan Drive and 6th Street. Sidewalks are also needed
to connect the separated subdivisions, along the south
side of Giles Road between Washington Street and 96th
Street, and along the rights-of-way for Centennial Road
between Hunters Crossing I and II. and Wester Hills.
• Parks and Public Facilities
Northwest Papillion contains the Tara Hills Golf Course
which has been expanded since the 1993 to 18 holes. As
a municipal golf course, Tara Hills attracts residents from
throughout the community. Since the original survey
was completed, Eagle Hills Golf Course has provided
additional opportunities for those in the community. In
addition to the golf course, the northwest neighborhood
contains the new Schwer Park, the Papillion Post Oﬃce
on Killarney Drive, and the Masonic Lodge on Washington Street at Centennial Road. Tara Hills’ maturity and
established neighborhoods will continue to be attractive
to future residents.
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• Neighborhood Issues and Trends

• Housing Characteristics and Conditions

The Northwest neighborhood will likely continue to
be one of Papillion’s most desirable and growing areas.
However, it now has a limited number of remaining
lots. Northwest Papillion had the highest median sales
price for existing homes in the city. Based on the success of the Tara Hills Villa Apartments, the recreational
amenities of the neighborhood can work as a signiﬁcant
attraction. The development of a neighborhood park has
further enhanced these recreation amenities. In keeping
with this tradition, the City should attempt to improve
housing conditions in the mobile home park.

The district’s housing stock is relatively new, and entirely
built in the post-war period. More than 41% of the
housing units have been built since 1980. Over 93% of
all single-family housing units, and all of the multi-family units were in excellent condition. Multi-family units
included 9 duplexes along Edgewood Boulevard, and
141 apartment units along Janes View.

Northeast Papillion
• General Description
The Northeast neighborhood is situated south of Giles
Road and LaVista, north of 6th Street, east of Washington Street, and west of 72nd Street. As with the rest of
northern Papillion, the neighborhood has developed
rapidly over the last 20 years. The housing is primarily
single family, with some duplex units and apartment
buildings.
The neighborhood is rigidly deﬁned on three sides by
busy arterial streets. Giles Road on the north, 72nd Street
on the east, and Washington Street on the west all carry
signiﬁcant traﬃc and inhibit pedestrian connections.
Since the survey was complete in 1994 the construction
of the Super Target near the intersection 6th (Cornhusker) and Washington Streets and improvements to
6th Street east of 72nd have also greatly increased the
volume of traﬃc along 6th Street. Connections south
into the Midtown North neighborhood are present along
Beadle Street across 6th Street. The district is deﬁned by
major facilities and landmarks such as Papillion-La Vista
High School, Tara Heights Elementary, Hickory Hill Elementary, The Papillion Cemetery, Wildewood Church,
St. Columbkille Church and Elementary School, and the
Tara Heights Shopping Center.

At the time of the 1994 survey about 30 lots remained
undeveloped in the Hickory Hill II and Summerﬁeld subdivisions. Today, undeveloped areas include the intersections of 72nd and Giles and 72nd and 6th (Cornhusker
Road). However, these areas should be developed more
commercially than residentially due to there access.
• Street and Sidewalk Conditions
Most of the area was of recent construction, with streets
in “good” to “excellent” condition. Street segments that
needed attention, however, were found along Beadle
Street between 7th Street and Hogan Street, and along
Beadle Street between Edgewood Boulevard and Cary
Street. Beadle Street needs regular maintenance because
it is a busy neighborhood collector street. Numerous
streets in the Tara Heights subdivision had signiﬁcant
curb deterioration that warranted repair. Repairs can
be coordinated with future resurfacing projects. Minor,
isolated areas of cracking and heaving of the road surface
were evident on Royal Drive between North Monroe and
Giles Road, Centennial Road between Shady Tree Lane
and 72nd Street, and Donegal Drive between Tara Road
and Galway Circle, the intersections of Hogan Drive at
Jane’s View and Donegal Drive.
Subdivisions comprising Northeast Papillion have a
strong residential sidewalk network in good condition.
As the original subdivision in the area, Tara Heights
established the precedent for a complete sidewalk network. The only weakness in the area were some missing
connections between neighborhoods. Segments in need
of repair were: south side of Hogan Drive between both
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Shamrock Road and Dublin Drive, as well as between
Janesview and Beadle Street; east side of Beadle Street between 6th Street and 7th Street. An overall improvement
needed in Tara Hills was the construction of sidewalk
ramps to the street at intersections in order to provide
disabled access.
Hickory Hill I, II, and Summerfield have complete
sidewalk systems in excellent condition. Intersections
of streets and sidewalks have ramps to the street for
disabled access.
• Parks and Public Facilities
Demand for recreational facilities in Northeast Papillion
is strong because of the signiﬁcant population in the
area. The neighborhood is served by Centennial and
Seventh Street Parks. Centennial contains over 9 acres
along the north side of Centennial Road, an important
neighborhood collector. Seventh Street Park is a 1 acre
mini-park located just south of Tara Heights Elementary
School. Both parks contain playground equipment and
picnic tables. The City should install additional plantings to buﬀer Centennial Park from Centennial Road.
Supplemental recreation facilities exist at each of the
schools in the area. The largest of these school-based
recreation sites is a seven acre playing ﬁeld adjacent to
Papillion-LaVista High School.
• Neighborhood Issues and Trends
The Northeast neighborhood was one of Papillion’s growing areas. More than 40% of the neighborhood’s 1994
housing stock was built after 1980. Northeast Papillion
is a desirable residential area, with abundant schools,
support services, and nearby shopping. Median housing prices in this neighborhood are among the highest
in the city.
In 1994, growth in the neighborhood would have
included the ﬁnal 30 vacant lots in Summerﬁeld and
Hickory Hill II, as well as the development of single
family homes in the recently platted Hickory Estates
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subdivision. Neighborhood commercial development
has occurred along 72nd Street at the intersections with
Centennial Road and 6th Street.
One of the challenges facing the Northeast district is
providing adequate park facilities to serve existing residential developments. Full development has occurred
in the area, however additional park space has not been
made available. Therefore, it will be important for the
city to connect these neighborhoods to future park and
recreation development east of 72nd Street. One such
connection is a possible greenbelt, linear park, along
Centennial Drive linking Centennial Park to future open
space development around the Fricke Prairie.

Papillion Midtown Papillion North
• General Description
The Midtown Papillion North neighborhood contains the
oldest collection of homes in the city; a majority of which
are single-family units. The neighborhood was mixed
in terms of condition and price range. Although the
housing conditions were good overall, the neighborhood
contained the highest number of units in need of repair
in Papillion. The neighborhood also includes numerous
community institutions such as City Hall and the Sauter
House, properties listed on the National Historic Register of Historic Places and the city’s new Library. Other
public facilities include the city’s police, ﬁre, and public
works facilities, as well as the First Lutheran Church.
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TABLE 7.8: Housing Conditions: Midtown Papillion North, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

6

6.5

0

0

0

0

6

2.2

Fair

30

32.6

4

2.2

0

0

34

12.2

Good

49

53.3

96

52.7

1

25

146

52.5

Condition Rating

Excellent
Total

7

7.6

82

45.1

3

75

92

33.1

92

33%

182

65.50%

4

1.40%

278

100

6.9% of city total
Other Residential
2-4
Family

%

Apartment
Units

%

Mobile
Home Units

Mobile
Home Parks

Housing
Authority

Poor

0

0

0

0

0

0

NA

Fair

0

0

8

100

0

0

NA

Good

1

100

0

0

0

0

NA

Excellent

9

0

0

0

0

0

NA

1

100

8

100

0

0

NA

Condition Rating

Total

2.0% of city total

0.7% of city total

Boundaries are 6th Street on the north; North Jackson
Street on the west; the UP railroad right of way on the
south; and 72nd Street on the east. Signiﬁcant new development in this area would include the industrial park
at 72nd and 6th Streets.
• Housing Characteristics and Conditions
In 1994 Midtown Papillion North contained 278 housing units, more than 92% of which were single-family.
Over 33% of these units were built prior to World War II,
with nearly 64% built prior to 1980. Only 27 units have
been built since 1980. Among single-family residences,
about 33% are in excellent condition and 50% are in good
condition. The neighborhood contained 9 multi-family
units, despite a central location to transportation routes
and community resources. Several residential conversions have occurred along North Washington Street,
establishing service or commercial businesses.
• Street and Sidewalk Conditions
Developed on the original plat of the city, the Midtown

Papillion North area has an eﬃcient street network with
excellent access to adjacent arterial streets. The completion of 1st Street from Washington to 72nd Street further
enhanced this street network. In stark contrast to the
convenient street pattern in most of the neighborhood
are the dead-end segments along 5th Street, 4th Street,
and 3rd Street east of Grandview Avenue. These 500 foot
length street segments without outlets create circulation
and safety concerns.
Although most of the streets in the Midtown Papillion
North neighborhood were in good condition, the area
also contained the largest number of streets in “fair” condition in 1994. This fact is not surprising, and is largely
explained by the advanced age of the infrastructure in
the neighborhood, and the traﬃc burden that several
midtown streets bear as collector streets for city-wide
traﬃc. A few of the streets suﬀered from spalling, which
leaves the surface rough and pock marked. This was especially evident on Adams Street between 6th Street and
1st Street. Curb and gutter deterioration along this street
segment as well as along 2nd Street between Adams and
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Jeﬀerson also exhibited spalling. Other street segments
that needed repair or repaving were Bonnie Avenue east
of Osage Street, and Jackson Street between Patton Street
and Sheridan Street.
Isolated areas of cracking or heaving of streets occurred
at intersections of Jeﬀerson Street at 5th Street and at 3rd
Street, the intersection of 4th Street and Monroe Street,
and the intersection of 4th Street and Adams Street.
Midtown Papillion North contained the City’s most
incomplete and sporadic sidewalk infrastructure. Some
of the existing sidewalks exhibit a need for repair or
reconstruction. Several intermittent sidewalk segments
which exist mid-block, or in scattered sites, but cease
before reaching any destination and fail to provide useful
pedestrian connections.
In the downtown area that is within Midtown North, the
following sidewalk segments were in need of rehabilitation or replacement: south side of 2nd Street between
Washington Street and Jeﬀerson Street, north side of
1st Street between Jeﬀerson Street and Beadle Street,
and south side of 1st Street between Adams Street and
Washington Street. In order to complete the sidewalk
network in the downtown area, the following segments
needed to be completed: east side of Adams Street between 1st Street and 2nd Street, south side of 1st Street
between Jeﬀerson Street and Beadle Street.
In the North Midtown residential area, sidewalk segments in need of repair included: south side of 6th Street
between Monroe Street and Beadle Street, east side of
Beadle Street between both 5th Street and Circle Street,
as well as between 2nd Street and 3rd Street, east side of
Beadle Street between 3rd Street and 4th Street; south
side of 4th Street between Adams Street and Washington
Street. An ongoing program for sidewalks in this area
has replaced many segments. As the work continues
moving eastward from Washington Street, the Midtown
North neighborhood will have a network of sidewalks
of the same high quality as the newer neighborhoods
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of the city.
• Parks and Public Facilities
Midtown Papillion North contains downtown and adjacent residential areas and enjoys convenient access to
many community facilities, including Garden Park and
Municipal Park.
Located on the northwest corner of Garden Street and
3rd Street, Garden Park is a small but heavily used park
developed on an unbuilt lot in the eastern portion of
the neighborhood. Currently the facilities include playground equipment and a park shelter.
Similar in size to Garden Park is the Municipal Park
located south of City Hall along Washington Street. The
park was recently developed and landscaped in coordination with the historic Sauter House, the school house
and library. The area no longer includes playground
equipment but is landscaped with benches.
Public facilities within the neighborhood include City
Hall, the city services compound, First Lutheran Church,
the YMCA and Sump Memorial Library.
• Neighborhood Issues and Trends
In 1994 growth opportunities still existed east of the
developed Midtown North area. Street extensions along
5th, 4th, and 3rd Streets oﬀered locations for residential
growth, while the 6th Street and 72nd Street frontage
were ideal for commercial business/light industrial development. The opportunities along 6th and 72nd Street
were taken advantage of during the late 1990’s with the
development of the Papillion industrial/business park
adjacent to these arterials leaving little to no room for
further residential development but lots do remain for
light industrial development.
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TABLE 7.9: Housing Conditions: Midtown Papillion South, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

27

21.4

3

1.1

0

0

30

7.2

Good

87

69

97

37

2

6.5

186

44.4

12

13

162

61.8

29

93.5

203

48.4

126

30%

262

62.50%

31

7.40%

419

Condition Rating

Excellent
Total

10.4% of city total
Other Residential
Mobile
Mobile
Home Units Home Parks

2-4 Family

%

Apartment
Units

%

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Good

3

42.9

36

100

0

0

NA

Excellent

4

57.1

0

0

0

0

NA

Total

7

100

36

100

0

0

NA

Condition Rating

14.0% of city total

Housing
Authority

3.1% of city total

MidtownPapillion South
• General Description
The Midtown South neighborhood contains older homes
on mature, wooded lots. The neighborhood contains a
diverse mix of single family homes by price and age. The
area is bordered by Lincoln Street on the north, Valley
Road on the south, Washington Street on the east, and
Polk Street on the west.
Major institutions and landmarks in the district include
Papillion Middle School, Twin Cities Baptist Church, and
St. Paul’s Methodist Church. The area includes City Park
and Halleck Park, community parks that run along the
south side of the Papio Creek.
• Housing Characteristics and Conditions
Midtown South is the city’s second oldest neighborhood,
with more than 30% of all housing units constructed
before World War II. Post-war housing comprised more
than 62% of all units in Midtown South, while fewer
than 30 new housing starts were built in this established

neighborhood between 1980 and 1994. The neighborhood contained a total of 419 housing units. More than
48% of all single-family units were in excellent condition,
while 44% of the units were in good condition.
Multi-family housing comprised just over 10% of all
housing units in Midtown Papillion South, a low proportion considering the central location of the neighborhood. More than 90% of these units were in good to
excellent condition.
In 1994 the neighborhood was experiencing some problems, all relating to the success of the community. Traﬃc
volumes on Washington Street through the area were
and continue to be high, due to through traﬃc and the
numerous civic and school institutions in the district.
Expansion programs of the Papillion Middle School and
Halleck Park have increased activity in the area.
The only undeveloped portion of the neighborhood is
the 150 acres in the southern portion of the area, north
of Highway 370 between 90th Street and Washington
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Sheridan Street, west side of Adams Street between Halleck Street and Sherman Street, west side of Washington
Street between Halleck Street and Sheridan Street, and
between Grant Street and Lincoln Street.

Street. The proximity and convenience of this location
creates an advantageous site for an extension of the city
center. This project is discussed in detail in Chapter 5
“A New City Center”.
• Street and Sidewalk Conditions
Streets in the Midtown neighborhood are all paved,
and generally in good condition. Street segments that
were in need of repair in 1994 included: Jackson Street
between Patton Street and Sherman Street; Crest Road
between Jackson Street and Washington Street, and Valley Road between Madison Street and Washington Street.
Isolated areas of street deterioration included Adams
Street between Sherman Street and Grant Street, and the
intersection of Halleck and Jackson Streets.
Sidewalks are a valuable and necessary means of transportation for the Midtown South neighborhood. Many
destinations are accessible by walking in this neighborhood, and high traﬃc volumes on area streets make
good sidewalks a safety issue. Sidewalks around the
Papillion Middle School and pedestrian overpass across
Washington Street are heavily used, and the City should
enact a strategic program of replacement and repair for
the surrounding area.
Sidewalk segments in the South Midtown that were in
need of replacement included: north side of Grant Street
between Jackson Street and Adams Street, south side of
Lincoln Street between Adams Street and Washington
Street, east side of Jackson Street between Sherman Street
and Grant Street, as well as between Halleck Street and

These segments needed to be improved to complete the
sidewalk network in the South Midtown neighborhood:
south side of Lincoln Street between Jackson Street and
Adams Street, north side of Grant Street between Harrison Street and Jackson Street, south side of Grant Street
between Harrison Street and Adams Street, south side
of Sherman Street between Harrison Street and Madison Street, north side of Sheridan Street between both
Harrison Street and Jackson Street, as well as between
Jackson Street and Adams Street, south side of Halleck
Street between Harrison Street and Washington Street,
and Jackson Street between Patton Street and Halleck
Street.
Development of the Papio Bay Aquatic Center required
the extension of Lincoln and Halleck Streets to the east,
and should have included sidewalk extensions.
• Parks and Public Facilities
The Midtown South neighborhood oﬀers exceptional
access to many of the community resources in Papillion.
The neighborhood contains and is adjacent to the “crown
jewels” of Papillion’s park system, City Park and Halleck
Park. The parks have a unique character, complement
each other and attract users from throughout the city
and county.
With its central location, City Park creates a strong civic
identity for the city and oﬀers the potential of becoming
a cultural hub. Current facilities include baseball, playground equipment, picnic areas, and a band stage. The
park also includes Zupan Soccer Complex with 11 soccer
ﬁelds of varying size and an oﬀ-street parking area.
Halleck Park is located between Lincoln Street and Halleck Street east of Washington Street. Active recreation
facilities include baseball and soccer ﬁelds, picnic facili-

140

THE PAPILLION PLAN

Chapter Seven

TABLE 7.10: Housing Conditions: East Papillion, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

0

0

0

0

0

0

0

0

Good

1

100

36

6.9

17

4.8

54

6.2
93.8

Condition Rating

Excellent

0

0

486

93.1

336

95.2

822

Total

1

0.10%

522

59.60%

353

40.30%

876
21.8% of city total

Other Residential
Condition Rating

2-4
Family

%

Apartment
Units

%

Mobile
Home Units

Mobile
Home Parks

Housing
Authority

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Good

2

66.7

48

9.9

0

0

NA

Excellent

1

33.3

438

90.1

0

0

NA

Total

3

100

486

100

0

0

NA

6.0% of city total

41.6% of city total

ties, and playground equipment.
• Neighborhood Issues and Trends
Multi-family development would be well-suited at many
sites along the north side of Lincoln Street. Additional
apartments and duplexes would appeal to people interested in good access to these adjacent community
resources.
The vacant land on the northwest corner of Highway
370 and Washington Street oﬀers exceptional development potential for a mixed-use commercial/service new
town center. Surrounding areas should be developed as
a residential area with neighborhood park and greenbelt
connections to Trumble Park.

East Papillion
• General Description
East Papillion is bordered by Halleck Street on the north,
Highway 370 on the south, 72nd Street on the east, and
Washington Street on the west. The neighborhood
includes the Green Acres, Park Hills, and Cedarwoods

residential areas. The area is adjacent to major community recreational facilities including Halleck Park, the
new Papio Bay Aquatic Center, and includes the Papillion
Junior High and First Baptist Church.
The area south of Cedardale Road is somewhat separate,
and includes the Sarpy County Courthouse, surrounding oﬃce buildings, a cemetery, several large apartment
buildings along Golden Gate Drive, and Carriage Hill
Elementary School.
• Housing Characteristics and Conditions
East Papillion includes single-family residential homes
in the Green Acres, Park Hills, and Cedarwoods subdivisions. Multi-family residential is located along Cordes
Drive, Delmar Drive, Golden Gate Drive, and Gold
Coast Road.
Almost all of the housing in the area has been built since
World War II. Over 522 units of single family housing
were built in the post-war period, with another 353 built
between 1980 and 1994. The 876 single family units
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comprised nearly 22% of the city total. Over 93% of
the homes in East Papillion are in excellent condition.
Multi-family housing units include 3 duplexes and 486
apartments. Apartments are concentrated in complexes
along Gold Coast Road and Golden Gate Circle. New
multi-family development since the 1994 survey has
occurred along 73rd street. All platted lots in East Papillion have been developed. The limited vacant land that
remains in the northeast portion of the neighborhood
should be reserved for future extension of Halleck Park
and commercial development.
• Streets and Sidewalks Condition
Streets in the Green Acres, Park Hills, and Cedarwoods
area ranged in condition from “good” to “excellent.”
Isolated areas of cracking, heaving and surface deterioration were evident at Halleck Street between Beadle Street
and Parc Drive, Patton Street between Beadle Street and
Smith Circle, Gayle Street between Suzanne Avenue and
Michelle Parkway, and Hickory Drive between Cedardale
Road and Coach Road.
Street segments within these areas that needed rehabilitation included Cedardale Road between Grandview
Avenue and Lafayette Drive and Parc Drive between
Crest Drive and Cedardale Road. As a local arterial,
Cedardale Road carries signiﬁcant amounts of through
traﬃc between Washington Street and 72nd Street. Due
to this role, the street receives signiﬁcant traﬃc loads and
requires frequent rehabilitation.
The Papillion Junior High/ Halleck Park area experienced
development during the 1990’s that included the aquatic
center, additional sports ﬁelds, as well as the expansion of
the Papillion Middle School. Increased pedestrian and
vehicular activity has occurred with these developments.
Street segments that needed repair in the area include
Lincoln Street between Jeﬀerson Street and Monroe
Street, and Halleck Street between Washington Street
and Monroe Street.

The area south of Cedardale Road includes the Sarpy
County Courthouse, the Gold Coast Apartment complex,
as well as several oﬃce buildings. Due to the signiﬁcant
traﬃc these uses attract, the streets have numerous asphalt overlays. Cracking and heaving was evident along
Golden Gate Drive.
East Papillion contains one of the city’s most complete
sidewalk networks. Within the Green Acres, Park Hills,
and Cedarwoods residential neighborhoods, sidewalk
segments that were in need of repair were found in
the following locations: north side of Cedardale Road
between Washington Street and Delmar Drive, east
side of South Osage Street between Cordes Street and
Halleck Street, and north side of Cordes Street midblock between Patton Street and South Osage Street.
Sidewalk segments were only needed along the south
side of Cedardale Road between Cedarwood Drive and
Patricia Drive.
The area south of Cedardale Road exhibited sidewalk
repair needs along the north side of Golden Gate Circle,

142

THE PAPILLION PLAN

Chapter Seven

TABLE 7.11: Housing Conditions: South Papillion, 1994
Single Family
Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

0

0

0

0

0

0

0

0

Good

0

0

1

1.2

10

4.6

11

3.7

Excellent

0

0

80

98.8

208

95.4

288

96.3

Total

0

0.00%

81

27.10%

218

72.90%

299

Condition Rating

7.4% of city total
Other Residential
2-4
Family

%

Apartment
Units

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Condition Rating

Good

Mobile
% Home Units

Mobile Housing
Home Parks Authority

0

0

0

0

0

0

NA

Excellent

30

100

377

100

0

0

NA

Total

30

100

377

100

0

0

NA

60.0% of city total

32.3% of city total

and along the north side of Cedardale between Washington Street and Delmar Drive.
• Parks and Public Facilities
Located on the northside of the neighborhood Halleck
Park is one of the prime parks in the city. The neighborhood does lack a neighborhood level park however,
these services are provided in Halleck Park and should
be extended to the east in the future. Recent park development in the area has included Papio Bay. Adjacent
to Halleck Park, Papio Bay Recreation Area includes
Papio Bay Aquatic Center, three softball ﬁelds, a large
baseball/football ﬁeld, concession and a large parking
lot. In addition to these two community parks, the area
also includes a private recreation facilities that include
the Papio Bowl, mini golf, and go-carts.
• Neighborhood Issues and Trends
Additional trail and street connections from East Papillion to other parts of the community would strengthen

this popular neighborhood. An east-west collector street
should be built from Washington to 72nd Street. This
project would complement Halleck Park by improving
pedestrian and vehicular circulation.

SouthPapillion
• General Description
Located south of Highway 370, South Papillion is
one of the largest developing areas of the City. This
neighborhood is presently composed of three separate
and distinct areas that are not contiguous. The Southampton/Barrington Place development, as well as the
Glenwood Hills subdivision are predominately single
family developments. Huntington Park is a mixed use
development area that contains businesses on the west
side and multi-family units in the southeast corner. The
multi-family units include large apartment buildings and
numerous duplex units. Nearly all of the development
in South Papillion has been constructed since 1980.
The area is bordered by Highway 370 on the north, the
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Papillion is excellent. At the time of the 1994 inventory,
25% of the platted lots in the Southampton, Barrington
Place, and Glenwood Hills developments were vacant.
Many of these lots have been developed, however, lots
are available in the western end of the neighborhood.
Planned improvement and extension of Schram Road
will further encourage development in South Papillion.
• Street and Sidewalk Conditions

abandoned Chicago, Rock Island, and Paciﬁc Railroad
rights-of-way on the south, 72nd Street on the east, and
90th Street on the west.
As a collection of development areas, South Papillion has
not yet developed the civic connections that are found in
other neighborhoods. Highway 370 constitutes a major
barrier that isolates South Papillion from the rest of the
city. Major institutions and community landmarks in
South Papillion include Midlands Community Hospital,
Huntington Park Care Center, and the Church of Jesus
Christ of Latter-Day Saints. This is also the area for the
proposed Papillion Gardens Mall development, which
could drastically change the landscape of the neighborhood.
• Housing Characteristics and Conditions
South Papillion contains a contemporary housing stock,
with nearly 74% of the single family housing built since
1980 at the time of the 1994 survey. Of the total 299
single-family units in the neighborhood, more than 96%
were in excellent condition.
A large number of multi-family units exist along Grandview Avenue in Huntington Park and Bristol Street in
Southampton. These units included 30 duplexes and 377
apartments. The duplexes accounted for 60% of all such
units in the city, while the apartments in South Papillion
were over 32% of the city total.
The potential for residential expansion within South

As a newer neighborhood, South Papillion has a relatively
strong street and sidewalk network. Limited repair needs
were evident in the district’s subdivisions.
Although the streets in Southampton are relatively new,
repair needs were evident along Bristol Street between
Gold Coast Road and Fenwick Circle. Isolated areas of
cracking and heaving were evident on Fenwick Circle
west of Bristol Street, and Victoria Circle south of Windsor Drive.
The Huntington Park Business area is well served by
streets in good condition, but one location that needed
repair was the intersection of Gold Coast Road and
Olson Drive.
South Washington Street had an asphalt overlay between
Schram Road and Highway 370 that needed repair. The
segment between Bristol Street and just south of Gold
Coast Road was in poor condition and needed repair.
The City’s road program identiﬁed the entire stretch of
Washington Street between Highway 370 and Schram
Road for work in the 1995-96 budget period.
The Southampton, Barrington Place, and Glenwood
Hills residential areas have strong internal sidewalk networks. Although repair needs are not evident, sidewalk
extensions should be built in order to better connect the
subdivisions to each other. Areas that needed sidewalk
extensions include: Bristol Street to Gold Coast Road,
Glenwood Avenue to Washington Street, Corn Drive
from King Drive to Washington Street. The City should
construct a sidewalk link along Washington Street from
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Corn Drive to Highway 370 to connect the area to the
rest of Papillion.
Huntington Park is a business park with substantial
multi-family development, which should have more sidewalks. Sidewalk segments should be built along the north
and south sides of Gold Coast Road between Washington
Street and the northeast corner of the Midlands Hospital
property, Olson Drive between South Washington Street
and Grandview Avenue, and along Grandview Avenue
from Fenwick Drive to Olson Drive.
Development of the Papillion Gardens Mall area would
dramatically change traﬃc levels within the area. Increased traﬃc volumes along Highway 370 and 72nd
street will increase the need for an extended Schram
Road in order to disperse local traﬃc.
• Parks and Recreational Facilities
Currently, Southampton, Barrington Place, and Huntington Park are without any neighborhood parks. Glenwood Hills Park is supported by the SID and provide a
nice size neighborhood park. The park does need some
updating but meets the needs of the Glenwood Hills
neighborhood. Since the area was surveyed in 1994, the
Walnut Creek Recreation area has been developed providing an important regional park amenity. Connecting
the park to the area neighborhoods through a pedestrian
system is a key component to the city’s park’s and open
space plan. This still leaves other neighborhoods in the
South district without park facilities, and connections to
Glenwood Hills Park or Walnut Creek Recreation area.
The new Papillion-LaVista High School is currently
under construction along the south side of Highway
370. This signiﬁcant public facility and future recreation
development will be an important amenity to the area
and an attraction for future residential development.
In addition to Walnut Creek, a second dam is planned on
Midland Creek on the east side of South Papillion. This
lake would be developed by the Papio Natural Resources

District for soil stabilization purposes. Although the
lake will be too small for active recreation, it does create
a potential recreational open space feature for the entire
South Papillion district. Open space around the lake
should be developed with a connection along Midland
Creek as a natural recreation trail and drainageway that
extends north towards Highway 370. Several smaller
neighborhood parks should also be developed to serve
South Papillion.
• Neighborhood Issues and Trends
South Papillion is likely to experience new development,
with convenient transportation routes and possible commercial development on its major arterials. Additional
proposed improvements, such as the paving of Schram
Road between Washington Street and 72nd Street, would
improve access to South Papillion subdivisions and
relieve commuter traﬃc congestion from Washington
Street.
Large tracts of vacant land abutting existing developments in South Papillion permit the future design of a
new pattern of streets, parks and schools to unify area
subdivisions. This design should include a neighborhood
elementary school and neighborhood parks. Successful
planning and connections to these community resources
will form a neighborhood from the existing collection
of subdivisions.
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1990’s did include some duplex development.
• Street and Sidewalk Conditions
Residential areas in the district have relatively new streets
in good condition. Cotton Wood and Eagle Ridge are
developing subdivisions, while Trailside Acres is a mature large lot development along an asphalt road without
curb and gutter.

East Outlying Papillion
• General Description
The East Outlying area is similar to South Papillion in its
separateness and isolation from other areas in the City.
The East Outlying district is composed of the Cotton
Wood, Eagle Ridge, Monarch Place, and Trailside Acres
developments. Only the Cotton Wood and Eagle Ridge
subdivisions are contiguous to one another. Trailside
Acres is distinct from the other subdivisions due to its
large lot country estates character with homes on onehalf acre lots without sidewalks, sewers, city water, curbs,
or gutters. Regional arterials surrounding the district
include Highway 370, 6th Street, and 72nd Street. Local arterials through the district include 66th Street and
Cedardale Road. Since the survey was complete in 1994
this area has seen some of the city’s most substantial
development. The city’s newest golf course, Eagle Run,
attracted signiﬁcant residential development and excitement in the area. An improved 6th Street and access to
the regional Keystone Trail, and easy access to Kennedy
Express and I-80 will continue to make this an attractive
area in the future.
• Housing Characteristics and Conditions
Over 61% of the 224 single-family housing units in the
district in 1994 were constructed since 1980, with the
balance built since World War II. More than 95% were
in excellent condition. The neighborhood did not contain
any multi-family units. Construction during the late

Cedardale Road and 66th Street are local arterials that
had repair needs. The segment of 66th Street between the
Union Paciﬁc Railroad and the Chicago, Rock Island, and
Paciﬁc Railroad was in need of replacement. Cedardale
Road had numerous areas with cracking of the asphalt
overlay between 72nd Street and 66th Street that was
replaced during the late 1990’s.
As with the other developing areas in Papillion, the
neighborhoods of Cotton Wood and Eagle Ridge have
an incomplete sidewalk network because of numerous undeveloped lots. Because it is almost completely
developed
Monarch Place has a good sidewalk network. Trailside
Acres contains no sidewalks.
• Parks and Public Facilities
Since the 1994 survey, parks and public facilities have
been constructed in the area. These include Eagle Crest
Park, Eagle Ridge Park, Eagle Hills Golf Course, and
Rumsey School. As development along the east side of
Papillion continues, attention should be given to setting
aside open space for future park development.
New parks in the area include Eagle Ridge and Eagle
Crest. Future preserves should include Rumsey Station
Wetlands and the Fricke Prairie. Additional neighborhood parks should be developed south of the West
Papillion Creek along with school/park centers on both
the north and south sides of the district.
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TABLE 7.12: Housing Conditions: East Outlying Papillion, 1994
Single Family
Condition Rating

%

Pre-war

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

0

0

0

0

0

0

0

0

Good

0

0

8

9.3

2

1.4

10

4.5

Excellent

0

0

78

90.7

136

98.6

214

95.5

Total

0

0.00%

86

38.40%

138

61.60%

224
5.6% of city total

Other Residential
2-4
Family

%

Apartment
Units

%

Mobile
Home Units

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Condition Rating

Mobile Housing
Home Parks Authority

Good

0

0

0

0

0

0

NA

Excellent

0

0

0

0

0

0

NA

Total

0

0

0

0

0

0

NA

0.0% of city total

0.0% of city total

• Neighborhood Trends and Issues
Of all of Papillion neighborhood planning districts East
Outlying Papillion has seen the most development since
the survey was completed in 1994. The development of
Eagle Run Golf Course and the adjoining residential developments have experienced the heaviest concentration
of residential growth in the city. Housing sites in the East
Outlying area are convenient to job centers in Eastern
Sarpy County, Papillion, and Omaha. Road improvements along Giles Road, Cedardale Road, and Highway
370 have enhanced this convenience and continue to
make the area attractive to development. Numerous
vacant lots are still available for development providing
ample opportunity over at least the next ten years.

West Papillion
• General Description
West Papillion is predominantly a single-family residential neighborhood bordered by 96th Street on the west,

Polk Street on the east, Lincoln Street on the north, and
Highway 370 on the south. The residential areas include
Oak Hills, Overland Hills, and Leawood South. Oak Hills
continues the street grid evident in the adjacent Midtown
South area, while Overland Hills and Leawood South
have a less direct curvilinear street pattern. Primary
neighborhood collectors through the area include East
Lincoln Street, Overland Trail, Chisholm Trail, and 90th
Street. Signiﬁcant development has continued to the
south linking these neighborhoods to Highway 370.
• Housing Characteristics and Condition
Of the 671 single family homes in West Papillion in 1994,
almost two-thirds had been built since 1980. The balance of units were built in the post-war to 1980 period.
Housing units were well maintained, with over 96% in
excellent condition. No multi-family units are present
in the area. The Papio Manor nursing home oﬀers elderly
housing along the west side of Polk Street.
At the time of the survey there were no vacant platted
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TABLE 7.13: Housing Conditions: West Papillion, 1994
Single Family
Condition Rating

Pre-war

%

Post-War

%

Post 1980

%

Total

%

Poor

0

0

0

0

0

0

0

0

Fair

1

100

0

0

0

0

1

0.1

Good

0

0

18

7.8

7

1.6

25

3.7

Excellent

0

0

216

93.1

429

98.2

645

96.1

Total

1

0.10%

232

34.60%

437

65.10%

671
16.7% of city total

Other Residential
2-4
Family

%

Apartment
Units

%

Mobile
Home Units

Mobile
Home Parks

Housing
Authority

Poor

0

0

0

0

0

0

NA

Fair

0

0

0

0

0

0

NA

Condition Rating

Good

0

0

0

0

0

0

NA

Excellent

0

0

0

0

0

0

NA

Total

0

0

0

0

0

0

NA

0.0% of city total

lots in West Papillion, however today there are numerous
lots available west of 90th Street.

Gruenther Road and Devon Drive, and along Gruenther
Road between Polk Street and 90th Street.

• Street and Sidewalk Conditions

• Parks and Public Facilities

Streets in West Papillion were relatively new and in
“good” to “excellent” condition. The City should
continue regular maintenance practices to ensure that
area street conditions are sustained at this high level of
quality.

Public facilities and park space in West Papillion were
limited to the Trumble Park Elementary and adjacent
Trumble Hills Park on Valley Road. Additional development in the Overland Trail area lead to the creation of the
Overland Hills Park and Overland Hills 5 Park.

Isolated cracking and heaving of the road surface was
evident on the intersection of Taylor Street and Perry
Street, Polk Street between Perry Street and Sherman
Street, and 90th Street between Gruenther Road and
Devon Drive.

The development of the Walnut Creek recreation area has
also dramatically changed the recreational opportunities
within the area. It will be important for the city to provide pedestrian links to the recreation areas, especially
a safe crossing of Highway 370.

A complement to the quality streets in West Papillion
is the excellent sidewalk network in the Overland Hills,
Oak Hills, and Leawood South areas. Although sidewalk
networks are excellent within the subdivisions of West
Papillion, connections between subdivisions are lacking. Connections needed include 90th Street between

• Neighborhood Issues and Trends
Development of the Walnut Creek Recreation Area and
the new High School will continue to create opportunities within the western corridor. Development of this
area will also be heavily inﬂuenced by its proximity to
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Policies and Actions
This section contains a program of strategies for each
neighborhood planning district. The consideration of
each neighborhood includes two sets of policies: those
related to neighborhood development, and those concerned with public facility and park investments.

Northwest Papillion
• Neighborhood Policies and Actions

the interstate and Highway 370. For this reason much of
this area will likely see industrial and commercial development. It will be important to utilize the drainageway
corridors to create buﬀers between residential and industrial development.

- Continue to support development of vacant lots in the
Hunters Crossing and Western Hills subdivisions.
- Enforce provisions which increase standards and
upgrade conditions for the mobile home park north of
6th Street.
- Extend sidewalk network to existing and future residential development
• Public Facilities and Parks Policies
- The extension of 96th Street should be completed. This
extension will provide additional access across the West
Papillion Creek and link northern residential development with the Walnut Creek Recreation area and the
new high school.

Northeast Papillion
• Neighborhood Policies and Actions
- Continue to support neighborhood commercial development at the intersections of 72nd and Giles and
72nd and 6th (Cornhusker) Streets.
- Residentially the neighborhood has been built out. Upgrading and linking Hickory Hill Park will provide an
additional amenity to the neighborhood. A greenway
should also be extended to the Fricke Prairie in order to
link the neighborhoods and to provide a buﬀer between
the higher power lines and development.
- Repair and replacement of sidewalks should include
sidewalk ramps at intersections to provide access to
disabled persons.
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• Public Facilities and Parks Policies
- Provide safe pedestrian access to a future 72nd Street
Trail.
- Improve Centennial Park with additional plantings to
buﬀer Centennial Road.
- Provide linkages to future recreational developments
including the Fricke Prairie and a future school/park
site on the east side of 72nd Street.

Midtown Papillion North
• Neighborhood Policies and Actions
- Establish a long-range program aimed at an overall upgrade of the neighborhood’s housing and infrastructure
conditions. This program should include zoning enforcement, as well housing rehabilitation of more than
36 units in the central part of the neighborhood.
- Identify areas appropriate for land use conversions.
The Midtown North neighborhood must be protected
from adverse impacts, while sensible conversion activity is directed to the beneﬁt of the neighborhood and
Downtown Papillion.
- Encourage continued eﬀorts to list eligible historic
properties on the National Register for Historic
Places.
- Complete development of the Papillion Industrial Park
south of 6th Street.
- Repair and construct necessary street and sidewalk
segments.
• Public Facilities and Parks Policies
- Provide linkages between downtown and future commercial mixed-use development in the Washington
and Highway 370 area.
- Improve Garden Park with additional trees and improve
sidewalks including accessible ramps.

Midtown Papillion South
• Neighborhood Policies and Actions
- Develop the vacant land northwest of Highway 370 and
Washington Street as a new town center. The northern
portion of this area would be prime for residential

development, while the southern portions along Washington Street and Highway 370 should be developed as
commercial/service nodes.
- Encourage continued eﬀorts to list eligible historic
properties on the National Register for Historic
Places.
- Repair and construct necessary street and sidewalk
segments.
- Improve landscaping and buﬀering between commercial, civic and residential uses.
• Public Facilities and Parks Policies
- Improve and enhance City Park and Halleck Park.
Improve City Park by replacing lost trees and installing walkways in order to make facilities accessible.
Improve Halleck Park by expanding the arboretum,
installing walkways to improve accessibility, and constructing consistent park entrance features.
- Link Midtown South’s major community facilities,
schools and open spaces by establishing Lincoln Street
as a “Green Street” with improved streetscaping and
landscaping.

East Papillion
• Neighborhood Policies and Actions
- Extend Lincoln and Halleck streets to provide additional access to 72nd Street from Washington Street.
- Repair and construct necessary street and sidewalk
segments.
- Support occupancy of the Papillion industrial park.
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- Extend Halleck Park to 72nd Street.

East Outlying Papillion

• Public Facilities and Parks Policies

• Neighborhood Policies and Actions

- Support development of a 72nd Street trail and provide
safe pedestrian access to the trail from the west side of
72nd Street.
- Extend Halleck Park with an extended Halleck Street
to provide access to 72nd Street.

- Continue to support the development of numerous
vacant lots both north and south of 6th Street.
- Support continued residential development in the area
with the necessary public facility and infrastructure.

South Papillion

- Create conservation areas with the protection of the
Fricke Prairie and Rumsey Station Wetlands.
- Develop school/park centers south of an extended Schram Road and north of an extended Centennial Road.
These school/park facilities should be the neighborhood center with commercial development at major
intersections.

• Neighborhood Policies and Actions
- Continue to support construction of vacant, platted
lots in existing residential developments.
- Construct required infrastructure to support newly
developing areas within South Papillion.
- Develop Schram Road as a through street between
114th Street and 60th Street. Design the road as a
parkway (paralleled by a bike trail), leading to Walnut
Creek Recreation Area.
- Establish an east-west collector street south of Highway
of 370.
- Provide necessary linkages between a possible future
Papillion Gardens Mall development and the surrounding area.
• Public Facilities and Parks Policies
- Establish a site for a future school/park locations. These
sites should be center nodes in an overall neighborhood plan that would include commercial development located at major intersections and linkages to
residential developments and school/park sites through
a pedestrian system.
- Expand recreational opportunities adjacent to Walnut
Creek Recreation area to include an additional sports
complex or active use park.
- Incorporate the planned lake on Midland Creek into
an open space amenity for future development in
South Papillion. The lake should include a natural
recreation trail that extends north towards Highway
370 and Halleck Park.

• Public Facilities and Parks Policies

West Papillion
• Neighborhood Policies and Actions
- Support development of remaining vacant platted lots
within existing neighborhoods.
- Provide infrastructure to support future growth and
development in outlying areas of West Papillion.
- Improve Lincoln Street from Washington Street west
to 96th Street, and eventually 114th Street, as a “Green
Street” with improved streetscaping, landscaping, and
designated bike lanes.
- Support extension of 96th Street south of 6th Street to
Highway 370.
- Develop new north-south collector streets at 108th,
114th and 120th Streets.
• Public Facilities and Parks Policies
- West Papillion should utilize drainage ways and ﬂood
plain for open space and recreation opportunities.
- Develop greenways/opens space buﬀers between future
business parks and residential developments.

CHAPTER EIGHT

A N I M P L E M E N TAT I O N S C H E D U L E
A N D A N N E X AT I O N P O L I C Y
The seven previous chapters, with their narratives and
maps, are the core of the Papillion Plan. This section
addresses the scheduling of plan implementation by
both public agencies and private decision-makers and
the inclusion of future development within the city.
Key areas to the implementation schedule include:
• Development Policies and Actions. This section summarizes the policies and actions proposed in the Papillion Plan and presents projected time frames for the
implementation of these recommendations.
• Plan Maintenance. This section outlines a process for
maintaining the plan and evaluating Papillion’s progress in meeting its goals.
The following tables presents a concise summary of the
recommendations of the Papillion Plan. These recommendations include various types of eﬀorts:
•Policies, which indicate continuing eﬀorts over a long
period to implement the plan. In some cases, policies
include speciﬁc regulatory or administrative actions.
•Action Items, which include speciﬁc eﬀorts or accom-

plishments by the community.
•Capital Investments, which include public capital
projects that will implement features of the Papillion
Plan.
Each recommendation is listed as part of its theme
in the Papillion Plan. In addition, a time frame for
implementing recommendations is indicated. Some
recommendations require ongoing implementation.
Short-term indicates implementation within ﬁve years,
medium-term within ﬁve to ten years, and long-term
within ten to twenty years.
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Development Principles And Concepts
Type Ongoing Short Medium
Development Within Current Urban Service Area. Papillion’s
development during the next two decades should be located within
the Papillion Creek watershed.
Mixed Land Use Categories. Land use policy in Papillion should
provide ﬂexibility that allows the emergence of mixed use urban
neighborhoods.
New City Center. Papillion should develop a new mixed-use
“city center” district, with a strong pedestrian orientation, at the
Washington and Highway 370 intersection. The traditional town
center should evolve as a special thematic district but not the city’s
primary center.

Policy

•

Policy

•

Policy
Action

•

Neighborhood Unit. Residential development in growth areas of
Papillion should be organized as neighborhood units within sections,
relating neighborhood schools, parks, activity centers, and several
types of residential development.

Policy

•

Street Connectivity and Transportation Balance. With additional
growth, Papillion should maintain a connected street network,
providing options for movement around the city and providing
transportation alternatives.

Policy

•

Policy

•

Parkways. Parkway streets should be developed to link major
parks and open spaces and to ﬁll a variety of transportation and
recreational purposes.

Policy
Capital

•

Highway 370 Special development Districts. Highway 370 as a
principal east-west gateway should be a major corridor for economic
development. However, special design standards should assure
development that is consistent with the quality of the city.

Policy

•

Annexation Policy. Papillion should expand the current annexation
policy to include those areas that are currently developed outside of
SID’s.

Policy

•

The city should work with Sarpy County to assure consistent
development standards for areas that are currently outside of
Papillion’s jurisdiction, but are likely to be incorporated into the
planning area during the next twenty years.

Policy

Connected Park System. Papillion should develop a comprehensive
system of parks that become major civic spaces and resources and
establish focuses for the growing city. These parks are linked to one
another, to neighborhoods, and to major community activity centers.

•

Long
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An Integrated Transportation System
Type Ongoing Short Medium
Expanded Arterial System. Papillion’s arterial system should distribute
traﬃc around new growth areas and provide alternative routes to the
city’s existing arterial system.

Policy
Capital

Secondary Collector System. The local collector system should be
designed with multiple connections and relatively direct routes.

Policy

Civic Streets and Parkways. Papillion’s streets should be designed as
public spaces as well as movers of traﬃc.

Policy

Network of Local Streets. Papillion should provide a web of local streets
in developing residential areas, designed with multiple connections
and relatively direct routes.

Policy
Capital

Street Extensions, Upgrades and Developments. Key streets that should
be extended or upgraded during the planning period including:

Policy
Capital

- 96th Street
- 108th Street (or the next westside crossing)
- 114th Street
- Schram Parkway
- Capehart Road
- South Parkway

•
•

•

•

•

•

Policy

Pedestrian and Bicycle Links. Papillion should maintain a continuous
pedestrian network to complement the street system.

Long

•

•
•
•

•
•
•
•
•

•
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A Green Ribbon
Type Ongoing Short Medium
A Connected Park Network. Papillion’s park and recreation system
should oﬀer a connected network of green spaces, providing
maximum access and opportunity to people from all parts of the city.

Capital
Action

•

Park Development To Match Residential Growth. Papillion should
develop new park facilities that provide new neighborhoods and
residents with the same service standards currently enjoyed by the
city’s residents.

Policy
Capital

•

Neighborhood Unit. Joint development of neighborhood parks and
school sites should form the heart of Papillion’s new residential
neighborhoods.

Policy
Capital

•

Community Parks. Papillion should provide expanded community
park facilities, to address the needs of an expanding population for
major open space and to relieve pressure from existing facilities.

Policy
Action

New Recreation Facilities. Papillion should study the need for new,
unique recreational facilities that are currently not oﬀered by the city.

Policy
Action

Parksite Improvements. Papillion should continue a program of
reinvestment in existing park facilities.

Action
Capital

•

A Trail And Greenway System. As part of the development of a “Green
Ribbon” – a connected park system – Papillion should implement
a program of linking its parks through a comprehensive system of
greenways, trails, and parkways.

Policy
Capital

•

Natural Environmental Features. Papillion should incorporate special
environmental features into its open space system to complement its
active recreational oﬀerings.

Action
Capital

Long

•
•
•
•

•
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Efficient Public Services
Type Ongoing Short Medium
Construction of a New Police Station. The city should construct a new
police station to meet the growing departments needs. This could be
done as a joint eﬀort with a new city owned ﬁre department.

Capital
Action

•

Public Works Maintenance Shop and Yard Expansion. The city
should look for a new, more industrial location for expansion and
consolidation of public works.

Action
Capital

•

Removal of Halleck Park Storage Garages. The city should remove these
garages and replace them with expanded storage at the former sewer
plant or at an a new Public Works Maintenance Shop.

Capital

72nd Street Lift Station. The city’s only lift station should be replaced
with an out-fall line that would serve existing and future needs in the
northeast.

•
•

Capital

•

Phase II Requirements. The city will need to meet all EPA Phase II
requirements by 2003.

Action

•

Growth and Development Demands. Expansion of the city’s water and
transmission lines as growth occurs will be required to maintain the
high level of service.

Action
Capital

•

Long
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A New City Center
Type Ongoing Short Medium
Washington Street. The city should take steps to improve the
character of the street in order to make it more comfortable and
crossable.

Action
Capital

•

Second Street. Reinforcing 2nd Street as an important downtown
street with a more pedestrian main street feel than Washington.

Action
Capital

•

Adams West Redevelopment. Redevelopment of Adams Street should
open up an opportunity for creek side mixed use development with
public space amenities.

Action

•

Action
Capital

•

Alleys and Other Streets. Upgrade of existing streets and alleys
including alleys east and west of Washington Street; Jeﬀerson Street,
and 1st Street.
Creek Frontages and Bridges. Improved access to the creek and
open spaces should include links to the West Papio Trail, a north
bank promenade, an enhanced Washington Street bridge, a new
trail bridge, and a redevelopment of the southeast approach to the
Washington Street bridge.

Capital

•

South Bank Program. Improvements to the south bank of the creek
should highlight important businesses and recreation facilities.

Capital

•

Redevelopment Implementation. Papillion should take advantage of
many state redevelopment incentives in order to accomplish many of
the projects outlined in the Downtown Program.

Action

•

The City Center Program. Papillion should develop a second city center
on a site northwest of Washington Street and Highway 370. The
district should capture many of the patterns and characteristics of a
traditional downtown, but should also have unique characteristics
and features.

Policy
Action

•

•

•

Long
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A City Of Strong Neighborhoods
Type Ongoing Short Medium
Northwest Papillion. Policies and Actions for the neighborhood
include:
- Enforcing standards for the upgrade of the mobile home park,
- extension of the sidewalk system,
- completion of the 96th Street extension fro Giles to Highway 370.
Northeast Papillion. Polices and Actions for the neighborhood
include:
- Upgrading and linking of Hickory Hill Park and the Fricke Prairie to
existing residential development,
- support of neighborhood commercial development at 72nd Street’s
intersections with Giles and 6th Street,
- provide safe pedestrian access to a future 72nd Street Trail,
- improvements to Centennial Park

•
•
•

Policy
Action
Capital

Capital
Policy

•
•

•
•

•
•

Midtown Papillion North. Policies and Actions for the neighborhood
include:

- Establishing a long-range program for the overall upgrade of housing and infrastructure,
- identifying areas appropriate for land use conversion.
- complete development of the Papillion Industrial Park,
- provide linkages between downtown and future commercial development along major corridors,
- improve Garden Park.

Policy
Capital

•

Midtown Papillion South. Policies and Actions for the neighborhood
include:
- Develop new town center at Highway 370 and Washington Street,
- repair and construct necessary street and sidewalks,
- improve landscaping between diﬀering land uses,
- continue to make improvements to City Park and Halleck Park,
- establish Lincoln Street as a “green street”.

Policy
Action
Capital

East Papillion. Policies and Actions for the neighborhood include:
- Extend Lincoln and Halleck Streets to provide additional access to
72nd,
- extend Halleck Park to 72nd Street,
- encourage development of 72nd Street trail.

Capital
Policy

•
•

•
•
•

•
•
•
•

•

•
•
•
•
•
•
•

Long
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A City Of Strong Neighborhoods
Type Ongoing Short Medium
South Papillion. Policies and Actions for the neighborhood include:
- Develop Schram Road as a parkway and through street between
114th and 60th Streets,
- establish an east-west collector south of Highway 370,
- establish a location of a future school/park site,
- develop a sports complex and active use park adjacent to Walnut
Creek Recreation area,
- incorporate a planned lake on Midland Creek into to the city’s parks
and open spaces.
East Outlying Papillion. Policies and Actions for the neighborhood
include:
- Create conservation areas
- develop school/park centers

Capital
Policy

•
•

•
•
•

Policy
Capital

West Papillion. Policies and Actions for the neighborhood include:
Capital
- Improve Lincoln Street from Washington to 96th Streets,
- support extension of 96th Street,
- develop new north-south collector streets at 108th, 114th, and
120th,
- utilize drainage ways and ﬂood plains for open space and recreation
opportunities,
- develop greenways/open space buﬀers between future business
parks and residential developments.
City Wide Priories
- Repair and construct necessary streets and sidewalk segments.
- Support construction of vacant, platted lots in existing residential
developments.
- Construct required infrastructure to support newly developing areas
adjacent to existing development.
- Encourage continue eﬀorts to list eligible historic properties on the
National Register for Historic Places.

•

Capital
Policy

Long

•

•
•
•
•
•

•
•

•

•

•
•
•
•

•
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A Program Of Phased Annexation
Papillion existing annexation policy has been directed
mostly toward annexation of SID’s. The city should
implement an annexation program that will create opportunities for new development and facilitate the goals
of the future land use plan.
The Annexation Map illustrates those areas around the
City of Papillion that should be considered for annexation. The areas are categorized into four phases based
on the estimated urgency for incorporation into the
city. Phase 1 being the most urgent and Phase 4 being
the least urgent.
The following is a description of the issues associated
with each phase as illustrated on the Annexation Phasing
Map. Within each phase, areas are delineated by their
criteria for annexation and the services the city will need
to provide to the area. The number of each area within
a phase is in no one an indication of priority but rather
away to identify distinct areas with diﬀering issues.

Phase One
Areas that may be considered for annexation in the short
term. Speciﬁc review and recommendations regarding
a proposed annexation will be based on the City’s annexation policy.
Section 1a. Section 1a lies north of Cornhusker Road and
south of Schwer Road. Existing development includes a
mobile home park, oﬃces, light industrial and an OPPD
site. The area is adjacent to the existing city limits and
LaVista’s city limits. Businesses in the area are served by
city utilities and annexation would provide a continuous
boundary. As part of the city’s annexation policy, the
SID’s debt will be evaluated to determine the feasibility
for annexation.
Section 1b. Section 1b is surrounded by the City of Papillion and is served by city utilities. Although existing
development in the area would not add to the city’s tax

base, annexation would provide a continuous boundary
for what is now an island in the middle of the city.
Section 1c. Section 1c is the Papillion Industrial Park.
One lot of the park has been annexed. An existing
business is served by city utilities and has not been annexed. To provide continuity the remaining lots should
be annexed.
Section 1d. Section 1d is located south of 6th Street and
west of 60th Street and includes Cotton Wood subdivision, which is served by city utilities. As part of the city’s
annexation process the SID’s debt will be evaluated to
determine feasibility for annexation.
Section 1e. Section 1e is located east of 84th Street in
southern Papillion. The area includes the Glenwood Hills
SID and is served by city utilities. As part of the city’s
annexation process the SID’s debt will be evaluated to
determine feasibility for annexation.
Section 1f. Section 1f is a ravine located west of Washington Street that is used as a church recreation sight.
The area is surrounded by the existing city. Annexation
would provide a continuous boundary although the area
does not add to the city’s tax base.

Phase Two
Opportunities exist to warrant future consideration of
annexation within the twenty-year life of the Papillion
Plan.
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Section 2a. Section 2a includes the southwest corner of
72nd and Giles Road and the northwest corner of 72nd
and 6th Streets. Some commercial and civic development has already occurred in the northwest corner of
72nd and 6th Streets. These areas are prime locations
for development and will likely be fully developed within
the early stages of the planning period.
Section 2b. Section 2b lies north and south of 6th Street
and east of 72nd and includes the Eagle Hills Golf
Course, and Eagle Ridge, Eagle Crest and Eagle Hills subdivisions. The area is served by city utilities and includes
the city run golf course, however the area has not been
fully developed. Annexation will depend on the buildout of the subdivision and the debt level of the SID.
Section 2c. Section 2c is located northwest of Washington
and Highway 370 and includes one of the city elevated
water towers and ground level storage tanks. The area is a
prime location for future development and the proposed
site for a new town center.
Section 2d. Section 2d is located southeast of 90th and
Highway 370. The area has not been fully developed
but does include Walnut Creek Elementary school. The
area will likely continue to develop during the early
stages of the planning period with existing access to
city services.
Section 2e. Section 2e is located south of Highway
370 and east of 96th Street. The area has been platted
for residential development and is in a prime location
adjacent to Highway 370 and Walnut Creek Recreation
Area. The area also has easy access to city services from
96th Street or Highway 370.
Section 2f. Section 2f has been platted for residential
development and is located west of 96th Street and
adjacent to the Walnut Creek Recreation area. The area
will be a prime location for residential development and
will receive city services.
Section 2g. Section 2g is located north of Schram Road

and south of Walnut Creek Recreation Area. This small
area has been platted for residential development with
the streets already in place. The development will receive
city services and could be annexed during the early stages
of the planning period.
Section 2h. Section 2h includes both the new PapillionLaVista High School and the Walnut Creek Recreation
Area. Annexation of this area will be dependent on
what is occurring in the area. A slower than expected
development pattern around the recreation area and
along Highway 370 could place this area into more of a
Phase Three category.
Section 2i. Section 2i is located north of Highway 370
and west of 90th Street. Existing development in the area
and easy access to the heart of the city will make this a
prime location for continued development. The area
already receives city services and should be considered
for annexation during the planning period.
Section 2j. Section 2j is located in the far northwest
corner of Papillion jurisdiction bounded by Giles and
Cornhusker Roads. The area is undeveloped but adjacent
to two major intersections and could likely experience
development in the near future.
Section 2k. Section 2k encompasses a large area of land
east of 72nd Street between Giles Road and 6th Street.
The area is a prime location for future development and
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make it a higher proﬁle area. Development pressures
along Highway 370 and easy access to Interstate 80 and
the Kennedy expressway could increase development
pressures in the area.

includes the Fricke Prairie, which should be preserved
as a unique natural amenity.
Section 2L. Section 2L lies both east and west of 72nd
Street south of the West Papillion Creek. The areas
prime location along 72nd Street could accelerate
development, making annexation possible during the
planning period.
Section 2m. Section 2m lies in the southwest corner of
Highway 370 and 72nd Street. This is the proposed
site for a new regional mall, Papillion Gardens. If development of the mall occurs this area will be a prime
candidate for annexation during the early stages of the
planning period.

Phase Three.
These areas are situated beyond the expected growth
areas of the city. Conditions exist that may bring about
the need for annexation of these areas. However, annexation will not be likely until well beyond the life of
the Papillion Plan.
Section 3a. Section 3a is located north of Cedardale Road
and east of 60th Street. The area includes Trailside Acres
and Highland Estates both of which do not receive city
services. Annexation of the area should only occur once
contiguous development has occurred.
Section 3b. Section 3b is south of Cedardale Road, west
of 60th Street and north of Highway 370. The area’s adjacency to the existing city limits and Highway 370 does

Section 3c. Section 3c is located north of Capehart Road.
This is the proposed site of a Midland Creek dam and
lies just south of the proposed Papillion Gardens Mall.
If development of the mall occurs during the planning
period, as is currently scheduled, the area could see
signiﬁcant growth and warrant annexation.
Section 3d. Section 3d lies north of Schram Road and
east of 96th Street. If the area north of Section 3d (Section 2e) develops during the planning period this area
could also experience signiﬁcant development pressure.
The area also has easy access to city services and Walnut
Creek Elementary.
Section 3e. Section 3e is located south of Schram Road
and west of 96th Street. The area is a likely location for
future development and easy access to the Walnut Creek
Recreation Area could accelerate development.
Section 3f. Section 3f lies north of Highway 370 and the
Walnut Creek Recreation Area. The sites easy access to
the highway, park and the new high school could create
development pressure during the planning period.
Section 3g. Section 3g is located north of Section 3f and
Lincoln Street. Development in Section 3f and the areas
easy access to the heart of Papillion could create development pressures during the planning period.
Section 3h. Section 3h lies between Cornhusker Road
and the West Papillion Creek on Papillion’s western edge.
Easy access to Cornhusker Road could make this a prime
location for commercial and industrial development.
The city should monitor development closely in this area
because of the proximity to the creeks ﬂoodplain.
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Phase Four
These areas are situated beyond the expected growth
areas of the city. Annexation is not anticipated until well
beyond the life of the Papillion Plan. Rural development
will likely be an end use in many of these locations, as
urban development will likely occur nearer the current
urbanized area.
Section 4a. Section 4a is located north and south of
highway 370 on Papillion’s western edge. Easy access to
Interstate 80 and existing industrial development could
accelerate development in the area.
Section 4b. Section 4b is the remainder of Papillion’s
existing jurisdiction. Areas along Highway 370 and adjacent to existing development could experience a more
rapid growth pattern.
Section 4c. Section 4c is located in the West Papillion
Creek ﬂoodplain. The area should not be developed but
should be preserved as one of the city’s open space and
recreation areas. Development adjacent to the area could
create pressures that require annexation of the area.

Plan Maintenance
The scope of the Papillion Plan is both ambitious and
long-term. Each of the many actions and policies
described in the plan can contribute to the betterment
of the city. Yet, presenting a twenty-year development
program at one time can appear daunting. Therefore,
the city should implement an ongoing planning process
which uses the plan to develop year-by-year improvement programs. In addition, this process should also
evaluate the plan on an annual basis in relation to the
development events of the past year.
Such a process may include the following features:

Annual Action and Capital Improvement Program
The Planning Commission and City Council should use
the plan to deﬁne annual strategic work programs of
policies, actions, and capital investments. This program

should be coordinated with Papillion’s existing capital
improvement planning and budgeting process, although
many of the plan’s recommendations are not capital
items. This annual process should be completed before
the beginning of each budget year and should include:
- A speciﬁc work program for the upcoming year. This
program should be speciﬁc and related to the city’s
projected ﬁnancial resources. The work program will
establish the speciﬁc plan recommendations that the
city will accomplish during the coming year.
- A five-year strategic program. This component
provides for a multi-year perspective, informing the
preparation of the annual work program. It provides
a middle-term implementation plan for the city.
- A six-year capital improvement program. This is
merged into Papillion’s current capital improvement
program.
In addition, this process should include an annual evaluation of the comprehensive plan. This evaluation should
occur at the end of each calendar year. Desirably, this
evaluation should include a written report that:
- Summarizes key land use developments and decisions during the past year and relates them to the
comprehensive plan.
- Reviews actions taken by the city during the past year
to implement plan recommendations.
- Deﬁnes any changes that should be made in the
comprehensive plan.
The plan should be viewed as a dynamic changing document that is used actively by the city.

