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Study Area
Introduction
The City of Papillion has identified a thriving and vibrant downtown as critical
to successfully balancing continued population growth and maintaining a
comfortable small town atmosphere. Currently, the heart of downtown Papillion
is located along Washington Street, between First and Second Streets. This block
retains a traditional “Main Street” feel with one and two-story store fronts.
The City of Papillion recently relocated its public works operations, resulting
in two significant publicly owned properties becoming available for future
redevelopment. The centerpiece of the available properties is the historic public
works garage, a Works Progress Administration (WPA) flagstone bow truss
building. Immediately south of the WPA building is Fire Station #3. This station is
currently in use. However, with the Papillion Fire Department’s recent expansion
to provide fire protection services for the City of La Vista, this location is no longer
ideal for service provision and may become available for redevelopment in the
future.
For the purposes of this study, the City identified approximately 4.5 acres of land
to consider for redevelopment. This land is identified as the “study area” and is
outlined in red in the photo on the right. In addition to public property, a few
select private properties were included in this study to facilitate an exploration
of redevelopment opportunities. The private properties were chosen based on
historical significance, street frontage, and proximity to public property.
The City of Papillion hired studioINSITE (the design team) to evaluate
the redevelopment potential of the identified properties and propose a
redevelopment concept to assist in marketing the publicly owned land to private
developers. The design team met with City of Papillion representatives and a
private property owner on June 13 and 14, 2016 to create the redevelopment
concept.

Downtown: A Destination for Community
The City of Papillion Comprehensive Plan establishes eight goals for downtown
Papillion. Identified through a lengthy public process, these goals provide the
guiding framework for all downtown development. The design team used these
goals as a foundation for the redevelopment concept for the study area. The
Comprehensive Plan goals for downtown Papillion are:
• Strengthen downtown as a mixed use urban environment.
• Create a self-sustaining business investment environment.
• Make downtown Papillion a place to go rather than a place to move
through.
• Maintain neighborhood connections and remove barriers.
• Increase the number of people who live downtown .
• Use new and existing public spaces to create memorable experiences.
• Increase both the supply and convenience of parking where it is needed
most, while reducing demand.
• Build inter-business relationships and cooperation.
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Aerial photo of downtown Papillion with the redevelopment study area identified.
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Key Ideas for Study Area Redevelopment
The studioINSITE design team met with Mayor David Black, City Administrator
Dan Hoins, Planning Director Mark Stursma, public works and planning staff, and
private property owners to discuss redevelopment concepts for the study area.
Based on these meetings and analysis of the study area, the studioINSITE design
team identified 10 key ideas to guide the redevelopment concept:
• Expand the core of downtown business activity. Build upon the success of
Washington Street.
• Improve pedestrian access to and through downtown.
• Re-establish sidewalks and streetscapes, particularly along 2nd Street and
Adams Street
• Transform the Papio NRD service road into a pedestrian/bicycle trail along
north side of the creek and preserve the option of a future pedestrian
bridge across the Papio Creek.
• Activate building ground floors and locate residential or office space on
second floors.
• Encourage local “maker” and boutique businesses like the successful
furniture re-purposing and women’s clothing stores in the area.
• Create a plaza space for community events and activities.
• Consider future recreation improvements and growth along Lincoln Road.
• Recognize the historic “Main Street” and railroad town character of
downtown Papillion.
• Offer a regional entertainment option at the midpoint between Omaha
and Lincoln.
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Historic City of Papillion Public Works garage, referred to in this document as the WPA building.

Papillion Days parade along Washington Street, the historic main street in downtown Papillion.

First Street Plaza

1889 railroad map illustrating the original location of the Union Pacific rail line in Papillion.
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Early Design Concepts

Concept A - Connections and Destinations

Concept B - Entertainment Wrap

Concept C - Industrial Transition

The focus of the first concept is the connection of the traditional downtown
“Main Street” with the study area to the west. The red lines indicate improved
pedestrian connections along existing streets as well as newly created alley
connections and a trail along the north bank of the Papio Creek. Activity is
concentrated along 2nd Street as an “event street” and an entertainment plaza
on the southwest corner of 2nd and Adams Streets. Residential development is
concentrated in the northwest corner of the site and is oriented along the Papio
Creek and Jackson Street.

Concept B extends the brick streetscape enhancements from Washington Street
to the west along 2nd Street. The entertainment plaza sits behind the WPA
building to maximize the connection to the Papio Creek. New buildings north
of the plaza create a makers alley and connect to residential buildings in the
northwest corner. The residential buildings are oriented around a central open
space and the Papio Creek.

Concept C initially preserves the existing industrial buildings along Jackson Street.
Second Street connects existing downtown activity to a new entertainment plaza
immediately to the south of the WPA builing. An new diagonal lane mirroring
Jackson Street allows the industrial uses to transition from heavy industry and
storage into light industrial, flex or maker space in the future.
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Early Design Concepts
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Concept D - Linear Plaza

Concept E - Central Plaza

Concept F - Makerhood

This concept re-envisions the entertainment plaza as a linear community
gathering space. It stretches along Adams Street and turns west along a new
diagonal lane just south of Jackson Street. All ground floor uses along the plaza
encourage indoor/outdoor dining and retail activity. Residential development
is located west of the linear plaza and oriented to the Papio Creek. Industrial
buildings along Jackson Street remain until the demand grows for new creative
flex space.

The entertainment plaza space surrounds the WPA building, signifying it as the
formal centerpiece of the redevelopment area. The addition of corner buildings
on 2nd and Adams street draws downtown activity to the west. A diagonal lane
south of Jackson Street provides a framework for newly constructed maker/mixed
use space. The existing fire station building is expanded to the Adams Street
right-of-way and the space is re-purposed with a mix of retail and office uses.

This concept combines the linear and central plaza idea to expand the
entertainment space from the WPA building to 1st Street. The lane to the south
of Jackson Street provides additional access to new maker/flex space buildings.
Active retail and restaurant uses front on the plaza surrounding the WPA building
and along Adams Street.
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Proposed Redevelopment Concept
Proposed Redevelopment Concept
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Throughout the design process, the design team tested early redevelopment
concepts with city staff. The continuous feedback and refinement resulted in a
redevelopment concept illustrated in the diagram on the right.
1 - The historic WPA building is the central feature of the redevelopment area, the
anchor around which the area redevelops. Preserving and enhancing the existing
garage doors engage interior and exterior uses to activate the plaza space. The
building is large enough for a single, entertainment use or it could be divided
for multiple, smaller users. The plaza is large enough to accommodate outdoor
seating and retail areas, shade trees, and other landscape features.
2 - Second Street connects the WPA building to Washington Street. To signify
the importance of this street as a connection and a focal point of activity, the
public right-of-way is designed as an event street. For everyday use, a consistent
sidewalk and streetscape, similar to that on Washington Street, improves overall
pedestrian conditions. Pavers or distinctive concrete in the roadway, as well as
lighting or other design features create a sense of place when the street is closed
for special outdoor events like a farmers market or Papillion Days.
3 - At the west end of 2nd Street, two new buildings hold the corner of 2nd and
Adams Street to provide enclosure for the plaza surrounding the WPA building.
These two-story buildings replicate the scale of Washington Street and help to
extend the traditional downtown/main street framework. Ground level, active
uses link activity centers to the east and west. Office or residential space is
appropriate for the second story.
4 - The western edge of the plaza is enclosed with two new, two-story buildings.
These buildings provide a transition between the entertainment plaza and the
maker space to the north and west. Ground level entertainment and retail uses
engage with the plaza and further activate the space. Upper level uses offer small
floor plate creative office or flex space.
5 - A smaller plaza at the southern end of the new buildings provides a direct link
to the Papio Creek, pedestrian/bike trail, and possible future connection over the
creek.
6 - Immediately south of the WPA building, the fire station building is re-purposed
for retail or artist space.
7 - An addition to the southern half of the station brings the building to the street,
creating a more consistent streetwall for pedestrians and allowing for a signature
entertainment option, with access to both the plaza and the creek.
8 - North and west of the WPA building, the character transitions from
entertainment uses to maker or creative office uses. Organized around Makers
Lane and storefront parking, the “makerhood” offers creative space for small scale
craftspeople, artisan food production, or other local businesses. Makers Lane and
the new buildings are oriented along the historic railroad diagonal to allow better
access to property than the existing grid framework and present the opportunity
for existing industrial development along Jackson Street to transition over time.
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Proposed Redevelopment Concept Model
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The SketchUp illustration on the right illustrates the proposed development
concept. Existing buildings are shown in tan; proposed new buildings are shown
in lavender. Proposed buildings on land not included in the study area are
transparent.
In the study area, existing street right-of-ways remain, but with standardized
sidewalks, parking, and street trees. Wherever possible, the concept includes onstreet parking to maximize parking convenience.
Adams Street is shown with a 25’ roadway and 15’ striped diagonal parking and
10’ sidewalk on both sides. Regularly spaced street trees are planted in the
parking lanes to provide shade and provide variety in a streetscape dominated by
concrete.
The diagonal Makers Lane parallels Jackson Street. It is 25’ wide with 10’
sidewalks on both sides. No on-street parking is provided. As the area
redevelops, the west end of Makers Lane can curve to the north connect back
into Jackson Street.
The existing service road is shown as a pedestrian/bike trail along the north side
of the Papio Creek. The entire redevelopment area has direct access to the trail.
The small plaza west of the existing fire station building preserves the opportunity
for a pedestrian/bike bridge across the creek, should that option become
available in the future.
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9 - North Bank Papio Creek Trail

1 - WPA Building
2 - Event Street
3 - New Infill Building
4 - Mixed Use Entertainment Building
5 - Papio Creek Plaza
6 - Repurposed Fire Station
7 - Fire Station Addition
8 - Makerhood Buildings

10 - Adams Street Parking and
Sidewalk Improvements
11 - Future Infill Buildings
12 - 20’ Sidewalk Connection
Washington Street to Papio Creek
13 - Entertainment Plaza
14 - Storefront Parking
15 - Repurposed Industrial Buildings
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Proposed Redevelopment Concept

Placemaking
The proposed redevelopment concept creates three new distinct places within
the study area: the Makerhood, the Entertainment Plaza, and the Event Street.
The diagram at right illustrates the location of each of the three new places within
the study area and in relation to the existing surroundings. The pages that follow
provide concept sketches and 3-D renderings to better illustrate the vision for
each place.

N

An aerial photo of the study area overlaid with the proposed development concept. The star shows the location of the historic WPA building.
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The Event Street

Second Street Connection
Second Street is the critical link between historic Washington Street and the
study area to the west. Encouraging activity along 2nd Street will encourage the
expansion of the core of downtown Papillion. The sketch on the right illustrates
the Event Street on 2nd Street. Second Street has improved everyday pedestrian
conditions, with wide, complete sidewalks, on-street parking, and clearly identified
roadway. Importantly, it is also designed to be closed to vehicle traffic for
community events. Design features can create such as distinctive lighting, paving,
or landscaping convey the importance of the space but retain functionality.

N

SketchUp model of 2nd Street event street. Aerial view from the east.

Conceptual sketch of 2nd Street used as an event street with distinctive paving, string lighting, and vendor tents.
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The Entertainment Plaza

Historic WPA Building
The historic WPA buiding is the focal point of the entire study area and the
centerpiece of the Entertainment Plaza. The unique bow truss and flagstone
construction present an opportunity for a signature, historic destination in
downtown Papillion. The garage doors on the east and west sides allow the
building to open up to the outdoor plaza for seating or additional sales space.
The new buildings on the west side of the plaza and on the east side across
Adams Street provide needed enclosure. Additional trees in the plaza expand the
shade canopy. The smaller plaza on the south connect directly to the Papio Creek
and trail.

N

SketchUp model the WPA building in the center of the active Entertainment Plaza. Aerial view from the
southwest.

Conceptual sketch of the WPA Building renovated for entertainment use.
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The Entertainment Plaza

Fire Station
While not as distinctive as the WPA building, the fire station has similar
redevelopment opportunities for connecting to the Entertainment Plaza. Because
the current building is set away from the street to provide an ample driveway
for parking and turning large equipment, the plaza space on the east side of the
WPA building can expand to the south. A new, two-story front on the existing
station building can recreate a more traditional downtown character, yet promote
entertainment uses with design features like rooftop seating as shown in the
sketch on the right.

N

SketchUp model showing a repurposed fire station with façade addition.

Conceptual sketch of an active sidewalk between the existing fire station and WPA Building to create the southern end of the Entertainment Plaza.
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The Makerhood

Industrial Transition
The industrial area to the north and west of the WPA building can transition
over time from heavy industrial and storage yards to smaller, scale light industry
or “maker” uses. The sketch illustrates the Makerhood concept with two-story
buildings, reflecting a more historic industrial character. As illustrated, the
buildings are 60’ wide, a standard retail width and comfortable human-scale. The
buildings are placed close together for enclosure and walkability. The design
is simple, high-quality commercial space with windows and doors to engage the
sidewalk and surroundings. The buildings provide basic flex space appropriate for
office, retail/restaurant, or creative uses. Parking is provided at the door.

N

SketchUp model of the proposed Makerhood. Aerial view from the southwest.

Conceptual sketch showing new Makerhood buildings.
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Implementation

Next Steps
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The City of Papillion is committed to supporting the maintenance and expansion
of a vibrant downtown. The City already actively markets the study area to local
developers. In creating a redevelopment concept for public owned land, the City
has taken the next step toward attracting desired businesses and community
amenities. As the City pursues redevelopment, there are several implementation
actions to consider to incentivize the desired development.
• Continue to market the redevelopment concept to real estate developers
and property owners or issue a formal developer RFP for the study area
asking for proposals that reflect the identified redevelopment concept.
• Evaluate existing zoning to determine if it supports desired development.
Make zoning changes or create overlay districts to ensure future
development is in accordance with the City’s vision.
• Establish design standards to ensure future development further the
vision for the area. These standards may include: active ground floor
uses; additional transparency and entrances along sidewalks and public
plazas; “maker” or flex-space building codes; and flexible parking
requirements.
• Invest in the creation of a public realm that supports the realization of the
redevelopment concept. Make public right-of-way improvements in curb/
gutter, sidewalks, lighting, and other streetscape amenities along 2nd
Street and Adams Street.
• Work with the Papio NRD to transform the service road into a pedestrian/
bike trail connection along the north side of the Papio Creek.
• Negotiate with private property owners for easements or property
acquisition to build Makers Lane as a public right-of-way. Alternately,
include Makers Lane as a required private access road through future
private development.
• Coordinate with the Historical Downtown Papillion Business Association
to encourage the support of shared parking agreements, increased
streetscape/public realm investments and maintenance; community
activities and programming; and local and “maker” business recruitment.

W 2nd St

Conclusion
The proposed redevelopment concept for the study area reflects the design work
and City and property owner input during a two-day visioning effort. It illustrates
the potential of expanding the core of downtown Papillion to create the Event
Street, Entertainment Plaza, and Makerhood. This redevelopment concept is an
initial vision to help market the idea and build property owner and community
support. Additional design refinement, public action, and private investment is
necessary to make this concept a reality. The pages that follow offer precedence
images as inspiration for future action
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Event Streets
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Makerhoods - Creative Retail/Entertainment Districts
The Barlow - Sebastopol, CA
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Makerhoods - Creative Retail/Entertainment Districts
The Railyard - Santa Fe, NM
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Makerhoods - Creative Retail/Entertainment Districts
The Newton - Phoenix, AZ
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The Shed - Healdsburg, CA
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