City of Papillion, Nebraska
Downtown Papillion Redevelopment Plan
October 3, 2018

Prepared by:
City of Papillion

Approved by:
Papillion Planning Commission: 08/29/2018
Papillion City Council: 10/02/2018

Acknowledgements and Sources for Redevelopment Plan
The Downtown Papillion Redevelopment Plan was prepared by Mayor David P. Black,
the Limited Community Redevelopment Authority (“LCRA”) and City of Papillion staff.
Mayor
David P. Black
LCRA Members
Steve Engberg, Councilmember
Troy Florance, Councilmember
James Glover, Councilmember
Tom Mumgaard, Councilmember
Robert Lapke, Non-Councilmember
Melissa Panko, Non-Councilmember
Cindy Shuck, Non-Councilmember

City Staff
Christine Myers, City Administrator
Amber Powers, Assistant City Administrator
Karla Rupiper, City Attorney
Amber Rupiper, Assistant City Attorney
Jeff Thompson, City Engineer/Public Works Director
Derek Goff, Staff Engineer
Mark Stursma, Planning Director
Travis Gibbons, Assistant Planning Director
Shawn Hovseth, Chief Building Official
Nicole Brown, City Clerk

The Downtown Papillion Redevelopment Plan was approved by the Papillion City
Council, following a recommendation of approval by the Planning Commission.
City Council
Gene Jaworski, Council President
Steve Engberg
Troy Florance
Jason Gaines
James Glover
Lu Ann Kluch
Tom Mumgaard
Bob Stubbe

Planning Commission
Rebecca Hoch, Chair
John E. Robinson III, Vice Chair
David Barker
Howard Carson
Raymond Keller, Jr.
Jim Masters
Judy Sunde
Herb Thompson
Wayne Wilson
Leanne Sotak, Alternate

The Downtown Papillion Redevelopment Plan was prepared using information provided
through the following documents:
 The Papillion Plan: The Comprehensive Development Plan for Papillion,
Nebraska; prepared by RDG Planning and Design; September 3, 2002
 The Papillion Parks Plan: The Park and Open Space System for the City of
Papillion; prepared by RDG Planning and Design; February 2011
 City of Papillion Public Works Building Redevelopment Area; prepared by
StudioINSITE; June 2016
 Nebraska Community Redevelopment: Blighted and Substandard
Determination Study; prepared by Olsson Associates; August 2017
*Note: Minor modifications to the approved Downtown Papillion Redevelopment Plan were made by City
staff on October 3, 2018, as permitted in Resolution No. R18-0170.

October 3, 2018 Downtown Papillion Redevelopment Plan

Page | ii

Table of Contents

Downtown Papillion Redevelopment Plan
Introduction

1–2

Redevelopment Plan Requirements

3–6

Existing Conditions

7 – 19

Land Use
Zoning
Parks, Recreational Facilities and Trails
Transportation
Public Utilities
Historical Significance
Blight and Substandard Determination Study
Identified Issues

Downtown Papillion Redevelopment Plan
Downtown – Comprehensive Plan Goals
Downtown Papillion Redevelopment Activities
Statutory Elements and IFRP Considerations
Cost-Benefit Analysis
Future Land Use
Redevelopment Process
Conformance with Comprehensive Plan
Financing

7–8
8 – 10
10 – 11
12 – 13
13 – 15
16
16 – 17
18 – 19

20 – 37
20 – 21
22 – 26
26 – 28
28 – 29
30
30 – 35
35
35 – 36

Appendix
Appendix A: Property Listings and Legal Descriptions

37

Exhibits: Maps
Exhibit A: Redevelopment Area Boundary Map
Exhibit B: Redevelopment Existing Land Use Map
Exhibit C: Redevelopment Zoning Map
Exhibit D: Redevelopment Parks and Trails Map
Exhibit E: Redevelopment Proposed Future Land Use Map

1; 39
7; 40
9; 41
11; 42
30; 43

Tables
Table 1: Current Land Uses
Table 2: Current Zoning Classifications

October 3, 2018 Downtown Papillion Redevelopment Plan

8
10

Page | iii

This page was intentionally left blank.

October 3, 2018 Downtown Papillion Redevelopment Plan

Page | iv

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

•

•

eliminate or prevent the development or spread of urban blight;
encourage urban rehabilitation;
provide for the redevelopment of substandard and blighted areas including
provision for the prevention of the spread of blight into areas of the
municipality which are free from blight through diligent enforcement of housing,
zoning, and occupancy controls and standards;
rehabilitate or conserve substandard and blighted areas or portions thereof by
re‐planning, removing congestion, providing parks, playgrounds, and other
public improvements by encouraging voluntary rehabilitation and by
compelling the repair and rehabilitation of deteriorated or deteriorating
structures; and
clear and redevelop substandard and blighted areas or portions thereof.

October 3, 2018 Downtown Papillion Redevelopment Plan

Page | 3

Furthermore, Neb. Rev. Stat. §18-2111 defines the minimum requirements of a
Redevelopment Plan as follows:
A redevelopment plan shall be sufficiently complete to indicate its relationship to
definite local objectives as to appropriate land uses, improved traffic, public
transportation, public utilities, recreational and community facilities and other
public improvements, and the proposed land uses and building requirements in
the redevelopment project area...
Neb. Rev. Stat. §18-2111 also outlines six elements that must be included in all
Redevelopment Plans:
1.) The boundaries of the Redevelopment Project Area with a map showing the

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

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

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

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

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

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

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

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

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

•

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

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

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

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

# of Parcels
8
4
1
n/a
13

Acres
3.50
2.14
0.15
2.33
8.12

Percent
43.1 %
26.4 %
1.8 %
28.7 %
100.0 %

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

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

•

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

•

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

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

•

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

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

Acres

Percent

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

1.53
1.83
1.36
0.60
0.47
2.33
8.12

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

3.0
4.5
2.5
2.0
1.0
n/a
13.0

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

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

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

PARKS, RECREATIONAL FACILITIES, AND TRAILS
Parks: There are currently no parks in the Redevelopment Area; however, First Street
Plaza is just to the southeast, located on First Street between Adams Street and
Washington Street. Additionally, City Park is located approximately three blocks to the
south of the Redevelopment Area, along Washington Street.
Recreational Facilities: There are currently no recreational facilities for public use within
the Redevelopment Area; however, to the southwest (directly to the west of City Park) is
the location for the City’s new Papillion Landing Community Center and Fieldhouse
Complex (Papillion Landing). The fieldhouse is on schedule to be completed in the fall
of 2018, and the community center is anticipated to be completed in the fall of 2019. In
October 3, 2018 Downtown Papillion Redevelopment Plan
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addition to the two buildings, renovations to existing sports fields and the construction of
new sports fields are also planned at that location.
Papillion Landing is approximately 300 feet directly diagonal of the Redevelopment
Area, separated by West Papillion Creek. Following the existing roads, Papillion
Landing is located approximately 3/4th of a mile to the southwest of the Redevelopment
Area, heading 1/4th of a mile to the south on Washington Street and then half-a-mile to
the west on Lincoln Street.
The area immediately to the south the Redevelopment Area consists of First Street
Plaza which includes a splash pad and bike share station.
Trails: There is a small portion of approximately 280 feet of a pedestrian recreational
trail located in the Redevelopment Area. It runs north of the City’s parcel that contains
the former WPA building; to the west of Adams Street. The trail connects to the
minimally maintained larger trail system owned by the Papio-Missouri River Natural
Resources District (NRD) that runs parallel to Jackson Street to the south and continues
northwest. Future plans of the NRD are to expand the trail to be an all-weather, multiuse paved trail to the west along the north side of West Papillion Creek, with the 280
feet of trail that is currently in the Redevelopment Area, becoming an access point to
the larger trail system.
Exhibit D identifies the parks, recreational facilities and trails that are near the
Redevelopment Area:
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TRANSPORTATION
Traffic: There is one major arterial road that runs to the east of the Redevelopment
Area: Washington Street/84th Street/NE HWY-85 (“Washington Street”). There are also
local streets that are currently present within the Redevelopment Area: Adams Street
running north-south, Second Street running east-west, and Jackson Street running
diagonally northwest-southeast. First Street runs east-west and is located south of the
Redevelopment Area. There are no roadways to the west due to West Papillion Creek
running parallel to the Redevelopment Area.
Access and Parking Issues: Access to the Redevelopment Area from the east on
Washington Street is available at the following two locations: (1) Second Street, and (2)
Fourth Street. There is no access to the Redevelopment Area from the west due to
West Papillion Creek. Access from the north is available at the following two locations:
(1) Jackson Street, and (2) Adams Street. The only access from the south is from First
Street.
Several privately-owned concrete, asphalt, and gravel surfaced parking areas and
driveways are in fair to poor condition. All of the existing driveways and off-street
parking areas are deteriorating, dilapidated, or non-ADA compliant. There are two public
and two private parking lots in the Redevelopment Area. Three of the parking lots are
concrete and one of the public parking lots is asphalt. All four parking lots are
deteriorating. None of the four are ADA-compliant. Additionally, 94% of the sidewalks
are deteriorating, dilapidated, non-ADA compliant, or non-existing.
Public Transportation: There are no public transportation routes that run through the
Redevelopment Area. However, on-call public transportation is available throughout the
city, with seniors and disabled patrons given priority over all other patrons.
Street Conditions: All three of the streets within the Redevelopment Area have portions
that are in deteriorating or dilapidated conditions, resulting in all ten parcels with street
frontage facing towards streets that are in substandard conditions. The entirety of both
Adams Street and Second Street located in the Redevelopment Area are classified as
being in substandard conditions due to significant deterioration. Fifty-three percent of
Jackson Street is classified as being in poor to substandard condition.
Overall, 82% of the streets within the Redevelopment Area are classified as being in
poor to substandard condition and are in need of repair or replacement. One-hundred
percent of the parcels within the Redevelopment Area either do not have street access
or have front streets that are in substandard conditions.
Sidewalk and Pedestrian Activities: All ten parcels accessible by public roads are either
missing sidewalks or the existing sidewalks are in fair or poor condition, without
adequate ADA-accessibility. The other three parcels are not accessible by public roads.
Within the Redevelopment Area, all of the parcels have inadequate sidewalks for
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pedestrian use and walkability; with 94% of the sidewalks being inadequate, non-ADA
compliant, or non-existing. Only approximately 36% of the existing sidewalks on Second
Street and a marginal stretch of approximately sixteen feet on Adams Street have
adequate existing sidewalks. Additionally, there are no effective pedestrian or vehicular
safety control devices within the Redevelopment Area.
Street Layout: The street pattern within the Redevelopment Area generally consists of a
standard grid pattern on Adams Street and Second Street, and an angled grid pattern
on Jackson Street to the north that runs diagonally and parallel to West Papillion Creek;
which is directly to the southwest of the Redevelopment Area. The angled grid pattern
and unique land parcels are due to West Papillion Creek to the southwest and due to
the diagonal land to the north, formerly having been a part of the original Union Pacific
railroad that went through Papillion.
The street layout is inadequate due to three of the parcels not having access to public
roads. One of the parcels is only accessible through a one-lane minimum maintenance
alley; whereas the other two parcels are only accessible through a one-lane minimum
maintenance private drive. West Papillion Creek to the southwest limits land
accessibility and street layout options, which could potentially limit future development.

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

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

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

•

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


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

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










•

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

Conclusion: It is the opinion of Olsson Associates that the Study findings
support a blighted and substandard designation for the Redevelopment Study
Area. As defined in the Nebraska Community Development Law, the
presence of blighted and substandard factors within the Redevelopment
Study Area, indicates that the area is in need of substantial improvements
and revitalization to ensure that the area will positively contribute to the
physical, economic, and social well-being of the City of Papillion.
As indicated by the results of the Study, the Redevelopment Study Area has
not seen recent investments from the private sector for the comprehensive,
sufficient growth and development of the area.
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IDENTIFIED ISSUES
Based on the review of the existing conditions, the following issues and concerns were
identified and should be considered in conjunction with the goals identified in the City’s
comprehensive plan to provide a framework for determining projects in the
Redevelopment Area:
 There is no access into the Development Area from the west.
 There is no direct connection present connecting the recreational complex and
facilities in the Redevelopment Area due to West Papillion Creek.
 Approximately 94% of the sidewalks within the Redevelopment Area are
deteriorating, dilapidated, non-ADA compliant, or non-existent.
 A majority of the surfaced parking areas and driveways in the Redevelopment
Area are in fair to poor condition.
 All of the existing driveways and off-street parking areas are deteriorating,
dilapidated, or non-ADA compliant.
 All four existing parking lots (two public, two private) within the Redevelopment
Area are deteriorating. None are ADA-compliant.
 There are no public transportation routes that run through the Redevelopment
Area.
 Three parcels within the Redevelopment Area do not have direct access to public
streets or street frontage. One of the parcels is only accessible through a onelane minimum maintenance alley; whereas the other two parcels are only
accessible through a one-lane minimum maintenance private drive.
 All three streets within the Redevelopment Area have conditions that are in
deteriorating or dilapidated conditions. The entirety of Adams Street and Second
Street are classified as being in substandard condition due to significant
deterioration. Fifty-three percent of Jackson Street is classified as being in poor
to substandard condition. Overall, 82% of the streets within the Redevelopment
Area are classified as being in poor to substandard condition and in need of
repair or replacement.
 One-hundred percent of the parcels within the Redevelopment Area either do not
have street access (3 parcels) or front streets in substandard conditions (10
parcels).
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 All ten parcels accessible by public roads are either missing sidewalks or the
existing sidewalks are in fair or poor condition, without adequate ADAaccessibility. The other three parcels are not accessible by public roads.
 There are no effective pedestrian or vehicular safety control devices within the
Redevelopment Area.
 The street layout is inadequate due to three of the parcels not having access to
public roads.
 There are parcels that may need to be rezoned.
 West Papillion Creek to the southwest of the Redevelopment Area limits land
accessibility and street layout options.
 The water and sewer mains within the Redevelopment Area are aging, with some
being over 75 years old. Main lines for both utilities may need to be replaced as
redevelopment occurs.
 The water and sewer mains within the Redevelopment Area may not be sized
properly to handle high volume and consistent volume users. Main lines for both
utilities may need to be upsized as development occurs.
 A portion of the Redevelopment Area is in the floodplain, with nine of the thirteen
parcels either being fully or partially within the West Papillion Creek floodplain.
 A majority of the electrical lines within the Redevelopment Area is fed with OPPD
overhead power lines, prohibiting some developmental opportunities.
 The street lights within downtown Papillion are currently a mix of Mercury Vapor,
High Pressure Sodium, and Metal Halide instead of having already been
converted to LED lights, which are more efficient and up to date.
 A Blight and Substandard Determination Study determined that factors are
present to warrant the blight and substandard designation. The study determined
that conditions exist which endanger life or property by fire or other causes due
to inadequate vehicular access. Eight of the twelve identified blighted factors
were also identified as having issues needing to be resolved within the
Redevelopment Area.
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Downtown Papillion Redevelopment Plan
DOWNTOWN: A DESTINATION FOR COMMUNITY – COMPREHENSIVE PLAN
GOALS
The Papillion Plan, the City of Papillion’s comprehensive plan, establishes eight goals
for downtown Papillion. Identified through a lengthy public process, these goals provide
the guiding framework for all downtown development and are the foundation for the
redevelopment of the Downtown Papillion Redevelopment Plan.
The Eight Comprehensive Plan goals for Downtown Papillion, as described in Chapter
5. Downtown: a Destination for Community of The Papillion Plan, are:
1.) Strengthen downtown as a mixed use urban environment





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

2.) Create a self-sustaining business investment environment








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

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






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

4.) Maintain neighborhood connections and remove barriers




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

5.) Increase the number of people who live downtown





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

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




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

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

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






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

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

2.)

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

3.)

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

4.)

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

5.)

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

6.)

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

7.)

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

8.)

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

9.)

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

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

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

•

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

•

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

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

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

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

•

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

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

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

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

•

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

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

•

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

•

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

•

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





•

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

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


Area Schools
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•

Parks, Recreation, and Community Facilities
Transportation

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




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

•

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

•

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

•

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

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

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

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

•

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

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

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

•

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

•

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

•

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

•

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


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

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

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

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

2.)

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

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

4.)

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

5.)

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

6.)

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

7.)

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

8.)

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

9.)

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

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

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

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

Redevelopment Plan are proposed by
redevelopment of the Redevelopment Area.

redevelopers

for

the

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

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

detailed report to the Nebraska Property Tax Administrator if any
Redevelopment Plan/Amended Redevelopment Plan includes the
division of taxes or uses TIF financing.
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st

15.) On or before March 1

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

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

Parcel #s/Legal Descriptions/Estimated Acres

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

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

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

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

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