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LETTER OF INTEREST
FYRA ENGINEERING
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EA ENGINEERING, SCIENCE AND TECHNOLOGY
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BURIED PAST CONSULTING

l

VIREO

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

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

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

4

founders

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

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

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

FINANCIAL COMPONENTS

BUILDING DESIGN AND
CONSTRUCTION

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

FYRA proposes to construct a two-story building with FYRA occupying the second floor and proposed professional
or retail space being leased on the street level. This proposal would both increase daytime downtown employment
and increase downtown retail. Renderings have been prepared to show a vision for how the building’s architecture
would fit into the downtown area. Some features include a partial metal façade to match the First Street Plaza
which sits City’s park to the south, a brick façade to match with
the existing structures along Washington Street and gray tones to
match the current stone within the Public Works Building, which
is the cornerstone of this entire plan. The facility also includes an
open-air space on the second and possibly third floors to provide
attractive employee work spaces and showcase participation
in planned City events along West 2nd Street which is slated as
becoming the “Event Street” in the redevelopment concept.
As part of FYRA’s commitment to the City, the downtown area’s
business culture and progressive vibe, and this redevelopment
project, all proposed features of this proposal are open to discussion
to better fit with adjacent redevelopment and the City’s wishes
goals and plans.
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PROJECT DETAILS
SITE LOCATION

l

SITE PLAN

l

FUTURE USES

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

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

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

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

A new building footprint of 7,763 square feet

•

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

•

Landscaping areas totaling 5,242 square feet

•

Access to both North Adams and West 2nd Street

•

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

•

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

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

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

•

This planned space does not contain any residential space

•

This plan contains 7 off-street parking spaces

•

Open air deck on top floor that can be used for 2nd Street activities
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FIGURE 1. SITE PLAN

2nd Street
Adams Street
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FIGURE 2. PROPOSED BUILDING DETAILS
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1

Matches facing of the
First Street Plaza building

2

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

3

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

4

Brick facade matches existing downtown buildings
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PROJECT DETAILS
SITE IMPROVEMENTS

l

PROPERTY ACQUISITION

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

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

•

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

•

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

•

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

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

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

•

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

•

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

•

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

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

l

CONSTRUCTION COSTS AND IMPROVED VALUE

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

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

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

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

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

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

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

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

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

Projected Minimum Project Assessed
Valuation (Total Property) =

$2,000,000.00

$46,838.52

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

9

PROJECT DETAILS
ABILITY TO CARRY OUT PROPOSAL

l

PROJECT FINANCIAL PLAN

l

JUSTIFICATION FOR FINANCIAL ASSISTANCE

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

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

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