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

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













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

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

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







Enhance the overall Downtown Papillion area through compatible designs and uses.
Strengthen Downtown Papillion as a mixed-use retail, employment, entertainment,
residential, and cultural district of the City.
Meet the intent of: (1) the Downtown Papillion Redevelopment Plan, (2) Chapter 5 –
Downtown: A Destination for Community of the City’s Comprehensive Plan, and (3)
the zoning and design standards of the Downtown Overlay District.
Make private and public improvements within the Redevelopment Area consistent
with the Downtown Papillion Redevelopment Plan.
The following public improvements were listed within the Redevelopment Plan as
potential improvements for inclusions with future Redevelopment Projects:
Future Public Improvements
o replacing aging and deteriorating public utilities
o upsizing public utilities to meet increased needs
o burying above-ground public utilities
o acquiring necessary public right-of-ways
o adding pedestrian and vehicular safety control devices across public streets
o repairing and reconstructing the substandard curbs, gutters, driveways and
public entrances
o repairing and replacing substandard public parking lots with ADA-compliant
parking lots
o creating additional ADA-compliant public parking lots and spaces
o repairing and reconstructing Adams Street to include diagonal parking
o repairing and reconstructing public alleys
o converting Second Street into an “entertainment street” by replacing the
deteriorating concrete street with colored bricks or other appropriate material
o resurfacing, widening and repairing substandard public streets
o establishing a new public street south of Jackson Street, running parallel to
Jackson Street and perpendicular to Adams Street
o creating one or more additional public plaza spaces
o redesigning lots, drives, alleys and public streets for improved parking and
circulation
o adding decorative street lighting, landscaping, and hardscaping features
Public Sidewalk Improvements
o re-establishing and repairing sidewalks and streetscapes throughout the
Redevelopment Area
o creating new sidewalk connections that are ADA-complaint throughout the
Redevelopment Area and creating the connections with sidewalks adjacent to
the Redevelopment Area
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Future Public Park and Recreational Improvements
o establishing park and recreational facilities and opportunities within public
plaza spaces
o creating a new entrance onto the West Papillion Creek trail system owned by
the NRD
The hope is that all three Redevelopment Phases of the City-owned parcels will serve as
catalysts for further redevelopment and reinvestment within the Redevelopment Area. As
such, Redevelopment Phase 1 is intended to serve as the initial kick-off project.
The Downtown Papillion Redevelopment Plan, Chapter 5 – Downtown: A Destination for
Community of the City’s Comprehensive Plan, and the zoning and design standards of the
Downtown Overlay District serve as the three primary documents to guide the
redevelopment of the entire Redevelopment Area. Website links to locate copies of the
three documents can be found online and are included as part of the next section of this
IFRP (IV. INITIAL REDEVELOPMENT PROPOSALS – SUBMITTAL REQUIREMENTS).
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IV. INITIAL REDEVELOPMENT PROPOSALS – SUBMITTAL REQUIREMENTS
Each Developer/Development Team submitting an initial Redevelopment Proposal with
proposed Redevelopment Project(s) for one, two, three, or all four parcels owned by the City
must submit documentation as identified in the following materials describing the submittal
requirements. Developers/Development Teams are encouraged to submit initial Redevelopment
Proposals that redevelop all four parcels through the phasing described above; however,
Redevelopment Proposals that contemplate the redevelopment of fewer than all the parcels will
also be considered and evaluated, but may receive a less favorable review as a result.
The documentation submitted will be used to evaluate initial Redevelopment Proposal(s) and, if
appropriate, will be used to help select a Developer/Development Team with whom the City
intends to negotiate a Redevelopment Contract. The documentation should include a level of
detail that provides an opportunity to sufficiently evaluate the Redevelopment Proposal(s) and
satisfy the requirements of the Community Development Law. However, nothing herein shall be
construed to obligate the City to select any Redevelopment Proposal(s).
In assembling the required documentation, applicants should reference the criteria that will be
used in the selection process, as further described herein, and explain how the corresponding
Redevelopment Proposal(s) satisfy such criteria. Those criteria are outlined in Section V:
Selection Process in this IRFP. If a selection is made, the selected Developer/Development
Team may be required to provide more detailed information during the negotiation process,
even if such information is not described herein.
The Developer/Development Team
The Developer will be the individual person, entity, firm, or the team of indiviuals,
entities, or firms with whom the City will negotiate the lease or sale of its parcel(s) of land
and the Redevelopment Contract. The Development Team may include the Developer,
architecture firm, engineering firm, legal firm, financial institution, and/or the funding
entities, etc. The more defined the Developer and the Development Team is before the
submittal of the Redvelopment Proposal, the greater the City’s ability to understand with
whom it will negotiate and from whom it will request information. It should be noted that
the sale of any City-owned real property may be subject to a remonstrance period
pursuant to Nebraska law.
Any Redevelopment Proposal should identify the Developer/Development Team,
including all members of a team or teams of Developers, the role and background
experience of said members, and include identification of comparable successful
projects completed by said members and any experience in working with public entities.
Include examples to show the architectural and design qualities of prior projects
completed by the Developer/Development Team and references to correspond with the
examples. Generally identify the Developer/Development Team’s history of timeliness
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related to its completion of projects and the status of any pending litigation relative only
to past projects, if applicable.
Initial Redevelopment Proposals
To satisfy the minimum requirements related to all Redevelopment Project(s), all initial
Redevelopment Proposal submissions must:
•
•

•

•
•
•
•
•
•

•

•

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

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

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

•
•

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

The failure of the top-ranked Developers/Development Teams to provide the
additional detailed information to supplement the initial Redevelopment
Proposals within the specified timeframe may result in the disqualification of
those Redevelopment Proposals. The City may extend the deadline for the
receipt of the additional detailed informaiton at its sole discretion.
5.) Interviews – Upon receiving the additional detailed information from the topranked Redevelopment Proposals, said Developers/Development Teams will
be invited to interview with the LCRA. Each interview will be two-part, with
one part anticipated to take place on-site at the proposed Redevelopment
Project(s) site(s) and a second part anticipated to take place in a conference
room. The date for the interviews and the location for the second part of the
interview will be determined at a future date.
6.) Selection
Recommendation
–
Once
the
top-ranked
Developers/Development Teams have addressed any milestones to be
identified within their specific Redevelopment Project(s) and any additional
detailed information and studies, if necessary, the LCRA will submit a written
recommendation for the Redevelopment Proposal(s) to the City Council of the
City of Papillion (the “City Council”) with any comments it feels are necessary
in order to explain the rationale for its recommendation.
7.) Redevelopment Project(s) Selection – The City Council, upon receipt of the
written recommendation from the LCRA, may select by resolution, but is not
obligated to select, one or more Developers/Development Teams to move
forward with the proposed Redevelopment Project(s). The City reserves the
right to reject any and all IFRP’s at its sole and exclusive discretion.
8.) Preliminary Redevelopment Selection Agreement – If the City elects to
proceed with one or more proposed Redevelopment Project(s), then the City
will enter into Preliminary Redevelopment Selection Agreements with the
selected
Developer(s)/Development
Team(s).
The
Preliminary
Redevelopment Selection Agreement(s) are prior to and in addition to the
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Redevelopment Contracts(s) and may include provisions addressing the
following:
1. Description of the proposed Redevelopment Project(s) and the City’s
rights regarding design approval and access;
2. Proposed Redevelopment Project(s) construction and anticipated
schedules of performance;
3. The City’s and the Developer(s)/Development Team(s)’ proposed
financing;
4. The City’s proposed fees and proposed participating interest in the
Redevelopment Project(s);
5. Continuing financial disclosure relating to the Redevelopment Project(s);
6. Assurance and timeline for providing information to update and amend the
Downtown Papillion Redevelopment Plan;
7. Proposed signage;
8. Proposed easements;
9. Insurance;
10. Indemnification of the City;
11. Default and termination;
12. Restrictions on use;
13. Restrictions on assignment and transfer; and,
14. Other customary and appropriate provisions.
The Developer(s)/Development Team(s) will have exclusive negotiation
rights after notification of selection for a period of up to thirty (30) days in
order to execute Preliminary Redevelopment Selection Agreement(s) with the
City. During the negotiation period, either the City or the
Developer(s)/Development Team(s) may withdraw from negotiations, if either
party determines that a satisfactory Preliminary Redevelopment Selection
Agreement is not likely to be reached. The City may extend the thirty (30)
days at its sole discretion.
9.) Updates and Amendments to Downtown Papillion Redevelopment Plan
– At any point during the aforementioned selection process steps, the City
may require the Developer(s)/Development Team(s) to provide the City with
the specific and required information related to the proposed Redevelopment
Project(s) in order to update and amend the Downtown Papillion
Redevelopment Plan, per the requirements of the Nebraska Community
Development Law.
10.) Redevelopment Contract(s) – In compliance with the requirements of the
Community Development Law, the City and the Developer(s)/Development
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Team(s) may negotiate and enter into a Redevelopment Contract(s) following
the approval of and in accordance with the amended Downtown Papillion
Redevelopment Plan.
In the event the City enters into any Redevelopment Contract(s) with the
selected Developer(s)/Development Team(s), the Redevelopment Contract(s)
may include provisions addressing the following:
1. Description of the Redevelopment Project(s) and the City’s rights
regarding design approval and access;
2. Redevelopment Project(s) construction and schedules of performance;
3. The City’s and the Developer/Development Team’s financing;
4. The City’s fees and participating interest in the Redevelopment Project(s);
5. Continuing financial disclosure relating to the Redevelopment Project(s);
6. Assurance of compliance to the City’s Comprehsensive Plan and the
Downtown Papillion Redevelopment Plan;
7. Signage;
8. Easements;
9. Insurance;
10. Indemnification of the City;
11. Default and termination;
12. Restrictions on use;
13. Restrictions on assignment and transfer; and,
14. Other customary and appropriate provisions.
The selected Developer(s)/Development Team(s) will have exclusive negotiation
rights after approval of the amended Downtown Papillion Redevelopment Plan
for a period of up to thirty (30) days after in order to execute a Redevelopment
Contract(s) with the City. During the negotiation period, either the City or the
Developer(s)/Development Team(s) may withdraw from negotiations, if either
party determines that a satisfactory Redevelopment Contract(s) is not likely to be
reached. The City may extend the thirty (30) days at its sole discretion.
Post-Selection Changes or Transfers
At any time after the selection of a detailed Redevelopment Proposal for the Cityowned parcel(s) in the Redevelopment Area, the Developer/Development Team may
only make substantial changes in the Redevelopment Project(s), or transfer, or
assign the Redevelopment Proposal, or any interest therein, to another
Developer/Development Team after being granted written approval from the City’s
Governing Body. Minor changes to a selected detailed Redevelopment Proposal
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may be approved administratively without approval of the City’s Governing Body, as
determined by the City.
The City reserves the right to withhold consent or to impose conditions on such
consent at the City’s sole discretion. As a condition to any consent, the original
Developer/Development Team of the Redevelopment Project(s) and the transferee
may be required to demonstrate or certify to the City that except for the
reimbursement of out-of-pocket expenses incurred in connection with the submission
of the initial or detailed Redevelopment Proposal, no compensation, remuneration,
transfer fee or similar payment has been made in conjunction with such transfer or
assignment.
Selection Criteria for SAC Evaluation of Initial Redevelopment Proposals
The City has established the following selection criteria upon which the SAC will
evaluate
the
initial
Redevelopment
Proposals
and
will
rank
the
Developer(s)/Development Team(s) and Redevelopment Proposal(s) which best
meets the established criteria. The SAC’s and the City’s determination of satisfactory
compliance with the following Selection Criteria will be conclusive and based upon
the plans and information provided by the Developer(s)/Development Team(s) by the
deadline within this Invitation for Redevelopment Proposals:
1.) Relationship to General Objectives
• Manner in which the Redevelopment Proposal conforms to the
Redevelopment Plan.
• Manner in which the Redevelopment Proposal conforms to the City’s
goals as described in this Invitation for Redevelopment Proposals.
• Manner in which the Redevelopment Proposal conforms to the
objectives in The Papillion Plan (City’s Comprehensive Plan).
• Conformance with all applicable building and zoning ordinaces and all
other applicable City ordinances.
• Compliance with the Community Development Law.
• Degree to which the Redevelopment Proposal would cure and prevent
the reoccurance of blight and substandard conditions.
2.) Background and Experience of the Developer/Development Team
• Experience of the proposed Developer/Development Team who will be
responsible for the Redevelopment Project(s).
• The success of the Developer/Development Team’s past projects,
especially projects which are similar to the Proposed Project.
• The
Developer/Development
Team’s
property
management
experience, including other similar projects.
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•
•
•
•
•

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

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

•

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

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

Amber Powers, Assistant City Administrator

Mailing Address:

122 East Third Street
Papillion, NE 68133

Phone Number:

(402) 597-2032 – direct line

E-mail Address:

apowers@papillion.org
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VI. APPENDIX

APPENDIX A: Property Listings and Legal Descriptions

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

PARCEL #s/LEGAL DESCRIPTIONS/EST. ACRES

Redevelopment Phase 1 Totals:

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

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

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

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

Parcel #010558691
Legal: LOTS 1 & 2 BLOCK 16 PAPILLION
Est. Acres: 0.47 acres
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APPENDIX B: Pictures of Redevelopment Phase 1
Former Public Works WPA Building
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APPENDIX C: Pictures of Redevelopment Phase 2
Existing Recreation Department Offices
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APPENDIX D: Pictures of Redevelopment Phase 3
Existing Fire Department Station #3
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APPENDIX E: Growth Opportunities
Sarpy County and Cities Wastewater Agency
Approved Phase 1A Information and Service Area Map
Approved by Agency: September 5, 2018
(2-Page Insert)
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VII. EXHIBITS: MAPS
EXHIBIT A: Downtown Papillion Redevelopment Area Map
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EXHIBIT B: Redevelopment Area Phasing Plan (of City-Owned Parcels)
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EXHIBIT D: Papillion-to-Omaha/Lincoln Metro Areas Travel Time Map
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