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BE IT RESOLVED by the Mayor and City Council of the City of Papillion that the
Addendum to the Comprehensive
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titled " Downtown
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Private development of new commercial or mixed use projects generally
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proposed North Bank access street. Any new buildings in this area would
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Plaza across the street."
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CHAPTER 5

Downtown: a Destination for
Community
This chapter examines the unique possibilities inherent in
Papillion’s traditional town center and presents a program
that can realize its potential to provide a distinctive and
prosperous urban place for Papillion and the surrounding
region.

P

apillion’s traditional town center grew where the Union Pacific’s original main line
once crossed present‐day Washington Street, the north‐south section line road
that proved a vital transportation link to the north. The railroad built its small
depot at this crossing, and the emerging town’s nucleus grew from this seed. Gradually,
as people moved along the Washington/84th Street corridor by automobile and, for a
time, the state’s only substantial interurban trolley, major commercial and residential
development grew north away from Downtown Papillion, a pattern that started after
1960 and continued for four decades. During this time, Highway 370 emerged as the
east‐west regional main street of Sarpy County, and also brought significant suburban
residential, commercial, and institutional growth with it, epitomized by the move of
Sarpy County government out of the center of town. Through it all, downtown endured
maintaining a certain small town charm, but increasingly became the subject of
controversy about its future.
Papillion’s last two comprehensive plans, in 1992 and 2002, investigated the changing
role of the traditional downtown in view of surrounding development and economic
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patterns. The first plan, addressing a debate about whether downtown could or should
be Papillion’s primary commercial center, suggested the idea of a new
employment/commercial core, potentially located at 6th and Washington Street (now
the Target and Home Depot sites) or 72nd and 1st Street (now the Papillion Business
Park) with the traditional center re‐imagined as a specialty district. The 2002 plan
introduced the concept of a major mixed use center northwest of 84th Street and
Highway 370, along with a more developed special district concept for the traditional
downtown. This concept featured “Piazza Papillion,” redeveloping the Public Works
facility and surrounding property, east of Adams Street along the West Papio Creek,
with a pedestrian‐scaled mixed use project and public square. The plan also called for
improvement of the Washington Street streetscape (now completed between 1st and 3rd
Street), promenades along the creek, a new trail bridge over the creek to link the Piazza
with the West Papio Trail, an enhanced Washington Street bridge, better connectivity
between City Hall and the Public Library, and other improvements.
Now, in the second decade of a still new century, citizens’ opinions about downtown
Papillion and appreciation of its character and potential have crystallized. Since 2002,
the development and popularity of pedestrian‐oriented developments like Midtown
Crossing, Aksarben Village, Village Pointe, and, in Papillion, the main street core of
Shadow Lake Towne Center, have caused people to look at the city’s venerable center as
an asset. Community entrepreneurs have succeeded with new retail businesses
downtown, which in turn have generated demand for contemporary space. And
projects like Werner Park and Southport have brought more outside visitors and
metropolitan area residents to Papillion and neighboring La Vista. A new excitement
about urban living in the metropolitan market opens new opportunities that a genuine
town center in a neighborhood context can utilize for the benefit of the entire city. This
chapter presents a program that will help Papillion take advantage of these trends and
preferences.

DOWNTOWN PAPILLION: ASSESSING THE
OPPORTUNITIES
Identifying development possibilities for downtown Papillion starts with a review of the
district’s assets, features, and issues. This review considers three environments that
define the quality of the district: the physical, transportation, and market environments.

The Physical Environment
PHYSICAL DIMENSIONS. Downtown Papillion presents the unusual characteristic of a
bifurcated downtown, separated by a significant stream and floodplain. While the
primary main street pattern extends for only one block along Washington between 1st
and 2nd Street, the overall central district is relatively large. The central district corridor
extends one block east and west of Washington Street between 4th Street on the north
and Grant Street on the south, with extensions west of Adams on the north side of the
creek; east of Jefferson Street along 1st Street to Beadle Street; and east of Jefferson
Street along Lincoln Street to Monroe Street.
BUILDING USE AND PATTERNS. Within its relatively large land area, Downtown displays
several different use and development patterns. These include:
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Piazza Papillion concept from the
2002 Papillion Comprehensive
Plan.



The traditional main street environment along 1st and 2nd, with one and two‐
story buildings with a continuous build‐to line along the right‐of‐way. The main
street pattern eating/drinking establishments.



The civic campus, City Hall and the Public Library, along with the historic
Sautter House and Portal School, make up a two square block campus between
2nd and 4th between Washington and Jefferson. The Public Works yard and Fire
Station are on adjacent sites west of Adams Street along the creek. Funds have
been allocated for the relocation of the inadequately Sized Public Works
Maintenance Facility, eventually opening its site for redevelopment.



Commercial edges. Street frontage along Washington Street north and south of
the main street segment reverts to an auto‐oriented pattern of free‐standing
commercial buildings.



Frame areas. A variety of automotive or light industrial uses in small buildings
line 1st Street east of Jefferson Street north of the creek. South of the West
Papio, land on the north side of Lincoln Street to Halleck Park is used for
commercial recreation, with industrial uses and bus storage on the south side.



Parks. City Park and Halleck Park flank the town center district on either side of
Washington Street. City Park is within the downtown area, while Halleck Park
is connected by Lincoln Street and the West Papio Trail.

THE WEST PAPILLION CREEK FLOODPLAIN. The creek and its relatively wide floodplain
are major determinants of the downtown environment. Some built‐up areas, most
significantly on the south bank, are within the 100‐year flood zone. The levee built
during the 1990s to provide flood protection has been decertified because of
recalculated flood elevations resulting from upstream runoff caused by urban
development. The creek and floodplain also act as a barrier between the two sides of
the district, reducing the walking distance synergy between retail and service
businesses.
HISTORIC 100 BLOCK. The 100 block of Washington Street is a well‐preserved row of
one‐ and two‐story buildings, complemented by a recent streetscape project executed
in 2007. Some storefronts have been altered over time. This block establishes a defining
image of Papillion as a main street district, and its restoration in a highly visible location
could be a catalyst for additional development and property improvement.
AVAILABLE DEVELOPMENT SITES. The downtown environment includes several sites
that are underutilized and present significant enhancement or development potential.
These include:


The 1st and Washington public parking lot. The city acquired this site as part of
right‐of‐way acquisition for the West Papio flood control project. This lot,
separated from the center of the district by 1st Street, receives relatively light
use. A significant part of the site falls within the 100‐year floodplain.
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The Public Works yard and adjacent sites. The city has outgrown its current
operational base, which was the focus of the 2002 Plan’s Piazza Papillion
concept. The city is in the process of developing a new facility that will make
this site available. The adjacent Fire Station is also obsolete and is likely to
need replacement. The parts salvage yards north of the Public Works facility
presents an unattractive view from City Park across the creek, and presents
another downtown development opportunity.



4th and Washington. This site, with two houses located between First Lutheran
Church and O’Reilly Auto Parts is being marketed for commercial development.



2nd and Adams. Possible development sites include the Public Works
Administration Building and a large site with a small office structure directly
across the street to the north.



South sites. These include possible new development along the north side of
Lincoln Street east of Gene’s Auto; possible redevelopment south of Lincoln
Street at the former Performance Motors facility on the southeast corner of
Washington and Lincoln; and a vacant used car sales site at Adams and Lincoln.

The Transportation Environment
WASHINGTON STREET. North‐south Washington Street (State Highway 85, and 84th
Street outside Papillion) is the district’s main street, a busy arterial with a 2011
average daily traffic (ADT) in excess of 20,000 vehicles per day. The street provides a
narrow four‐lane facility through Downtown Papillion, with on‐street parallel parking
between 1st and 2nd Street. The Lincoln Street and 1st Street intersections are
signalized, and a left turn lane is provided at Lincoln Street.
The Highway 85 designation links Highway 370 and Interstate 80, and establishes
state responsibility for maintenance and major capital improvements on the road.
However, it also restricts changes to the street section, realignments, traffic calming,
graphics, and wayfinding. Traffic volumes on Washington Street have been stable or
slightly declining with completion of 96th Street, widening of 72nd Street, and
declining commercial on 84th Street north of Giles Road. Discussions about NDOR
relinquishing control of Highway 85 to the City have occurred. If the state highway
designation were removed, constraints on modifications to Washington Street may
be loosened.
Washington Street’s signal spacing, volume, and multi‐lane section create traffic flow
conditions that make pedestrian (and local vehicle) crossings very difficult north of
1st Street. This affects the quality of the town center district, and creates a barrier
between the west side of the district and the civic campus. The existing bridge over
the West Papillion Creek presents other significant issues because its pedestrian
accommodations are inadequate.
This bridge will require comprehensive
rehabilitation or replacement at some time in the future. However, the higher flood
elevation on the West Papio Creek would require any new bridge structure to be
elevated several feet, which would likely have negative effects on adjacent
development. A mitigation plan is in effect to lower the flood elevations along the
West Papio Creek, which includes construction of multiple flood control reservoirs
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upstream, levee improvements, and bridge elevations at other locations.
Replacement of the Washington Street bridge should not occur until after other
mitigation projects have been completed and the current floodplain elevations have
been lowered.
EAST‐WEST CIRCULATION. Downtown Papillion has reasonably good, if not
continuous, access from the east and west. 1st Street connects the center of the
district to 72nd Street, but terminates in a residential subdivision to the east. Lincoln
Street is planned as a complete street with bicycle lanes between 96th Street and
132nd Street, with similar improvements intended for the current pavement
between Washington Street and 96th Street. Just north of Downtown, the
Cornhusker Road/6th Street/Portal Road system links Olde Towne Bellevue and US 75
to 108th Street and Giles Road and ultimately the Southport area and I‐80.
LOCAL CIRCULATION. Despite reasonable regional access, local circulation within
downtown is difficult, partially the result of traffic flow characteristics along
Washington Street. East‐west pedestrian circulation is challenging. In addition, local
and truck traffic tends to use a drive between Runza and O’Reilly’s as a short‐cut
between Washington Street, Jackson Street, and 6th Street, creating congestion and
occasionally blocking business access.
TRAIL AND BICYCLE ACCESS. Downtown is located on the regional West Papio Trail,
which now connects the Keystone Trail with Walnut Lake and will eventually extend
to Millard and the 144th Street Trail. A path west of Washington connects the trail to
the West Papio bridge, leading to a badly undersized sidewalk on the west side of
that span. Future bike lanes along Lincoln Street will connect downtown to Werner
Park and the surrounding future development area. North‐south access to
downtown, dependent on the street grid, is considerably more challenging.
Currently, Downtown also lacks secure bicycle parking facilities.
PARKING. Public parking in Downtown Papillion is relatively limited, provided on‐
street, in the small lot serving the Sump Memorial Library, on 3rd Street between
Jefferson and Washington, north of the Junior High School, and in the 1st and
Washington lot. As noted above, the latter facility receives relatively little public use.
Individual Washington Street businesses have parking off alleys, but this space in the
interior of blocks is not used efficiently. The largest business parking facilities are the
Runza lot, the Papio Bowl lot, and the Papio Fun Park lot along Lincoln Street.

The Market Environment
REGIONAL TRENDS. Customer and development trends during the last ten years
demonstrate a growing awareness and popularity of mixed use urban districts. These
suggest similar possibilities in Downtown Papillion. Districts that suggest precedents for
Downtown Papillion include:


Downtown Omaha and the North Downtown development area. Residential
development in Downtown Omaha, starting in the Old Market, established the
original market for urban living and mixed use development and has continued
since the first major residential projects in 1980. More recently, the North
Downtown development area has combined innovative retailing, arts and
cultural enterprises, housing, lodging, and major sports and civic facilities.
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Midtown Crossing. This $300 million development, developed by Mutual of
Omaha adjacent to its headquarters facility, includes high‐density apartment
and condominium development, major retailing and personal services,
restaurants, entertainment, and a major public open space. Midtown
management has also included a series of public events, including a Saturday
market and concerts such as Jazz on the Green.



Aksarben Village. The Aksarben Village development features mixed
residential, office, retail, and entertainment uses. Like Downtown Papillion, it
has excellent regional trail access and has capitalized on the University of
Nebraska at Omaha market and includes residence hall development. Like
Midtown Crossing, Aksarben Village’s management has used public space to
host public events and attractions, including concerts in Stinson Park and a
popular Sunday Farmers’ Market. The scale and components of Aksarben
Village are more applicable to Downtown Papillion than those of Downtown
Omaha or Midtown Crossing, and demonstrate the possibilities for a master
development executed by different builders.



Major Shopping Centers. While not mixed use projects, both Village Pointe and
Papillion’s Shadow Lake Towne Center have successful pedestrian features that
demonstrate consumer preferences.
Bellevue’s Twin Creek area also
assembles more conventional suburban development components with trails
and pedestrian facilities into a result with many of the features of mixed use
development.

SARPY COUNTY’S EVOLVING MARKET. The maturation of the Sarpy County market has
been one of the metropolitan area’s major development stories of the last decade. As a
result, Sarpy County consumers now have a variety of shopping choices close to home
that were previously only available north of the county line. This development trend is
expected to continue in Papillion as a result of its central location, transportation
system, community initiatives, and positive business climate. Papillion has especially
benefited from these changes in the commercial market with major developments like
Shadow Lake Towne Center and Market Pointe. Other regional projects of note with
ongoing commercial development potential include Schewe Farms (Werner Park),
Settlers Creek, and Midlands Place.
UNIQUE CHARACTER AND LOCATION. Downtown Papillion’s distinctive character and
location place it in a particularly advantageous position to provide the Sarpy County
resident and visitor market with the kind of mixed use urban district that has proven
successful in other parts of the region. The county’s other traditional main street
districts – Olde Towne Bellevue and the traditional centers of Gretna and Springfield –
are too small and/or remote from the county’s population centers to serve this
potential demand. La Vista’s Vision 84 concept, proposing a new civic park on the La
Vista Falls golf course as a community resource and catalyst for adjacent mixed use
development, is an exciting proposition but requires large‐scale redevelopment that will
emerge over time. Downtown Papillion is large enough to be a significant attraction,
but small enough in scale for individual projects to capitalize on existing markets.
ENTREPRENEUR‐FRIENDLY ECONOMICS. Very large building projects involving new
construction require high rents to make them feasible. These conditions often restrict
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occupancy to national credits or well‐established local businesses. Traditional
downtown districts, by contrast, have buildings that are often fully amortized and
provide affordable space for new business starts: a fertile ground for new ideas and
enterprise. This is the case of Downtown Papillion, which can provide the county with an
unparalleled opportunity to attract unique, local businesses.

GOALS FOR DOWNTOWN PAPILLION
A program that effectively uses the assets of Downtown Papillion to take full advantage
of the district’s possibilities should address the following goals:
STRENGTHEN DOWNTOWN AS A MIXED USE URBAN ENVIRONMENT. Downtown
Papillion can both grow and provide a distinctive asset for the city and region by
maximizing its quality as an urban place. This traditional district has many of the
ingredients of a great district: a finely scaled albeit small main street district, important
civic facilities, a signature city park, and memorable public events such as Papillion Days.
But these components have not yet fully jelled to create a truly great place. A measure
of a district’s urbanity is its ability to encourage unplanned, positive human interactions,
forming dense relationship networks that spark vitality and creativity. Geoffrey West, a
physicist who is developing field equations that describe the workings of cities,
describes the fundamental goal of city planning as “maximizing interaction and
minimizing distress.” This expresses a primary goal of a development plan for
Downtown Papillion.
CREATE A SELF‐SUSTAINING BUSINESS INVESTMENT ENVIRONMENT. The Downtown
strategy should encourage new private investment and maximize the district’s economic
potential. It should support existing businesses, and reward productive investment in
buildings, new business starts, and other private sector decisions that strengthen the
economic and physical success of the district. Strategic investments in the public realm
catalyze productive growth and create a neighborhood economy that sustains itself and
continues to evolve. These investments should also preserve assets that distinguish the
district from competitors, such as its historic building facades, and should recognize the
role of a traditional downtown as an incubator for new ideas and businesses.
MAKE DOWNTOWN PAPILLION A PLACE TO GO TO, RATHER THAN A PLACE TO MOVE
THROUGH. Urbanity and experience grow when we slow down and leave our vehicles.
Despite its positive attributes, Downtown Papillion lacks a web of destination places,
and its most frequently experienced public feature’s (Washington Street) principal
purpose is to move people through the district to another destination. Successful
districts are destinations as well as conduits, with features that attract people to them,
and encourage those passing through to return. The district should provide its visitors
with reasons to stop and return. Also, when a district is identified as a destination in
itself, people are less likely to demand parking at the front door of the business that
brought them there.
MAINTAIN NEIGHBORHOOD CONNECTIONS AND REMOVE BARRIERS. As an urban
district, Downtown Papillion should maintain and develop easy walking and bicycling
access, and minimize barriers that discourage this access. Barriers take different forms,
and include traffic flow on Washington Street that keeps pedestrians from crossing the
street easily, few pedestrian paths and trail connections, wide intersections that are
difficult to negotiate, and a Washington Street bridge that is uncomfortable for able‐
bodied pedestrians and people with mobility challenges. Improving pedestrian and
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bicycle access and providing good pedestrian circulation actually reduces parking
demand and increases overall customer satisfaction, making it possible for people to
park once and travel to more than one destination.
INCREASE THE NUMBER OF PEOPLE WHO LIVE DOWNTOWN. A key to successful urban
district development in the Omaha metro area and nationwide has been introducing
residential development wherever possible. Downtown housing does not by itself
create markets for services, but it creates an environment that extends the day and
encourages others to visit the district in the evening. It also creates “proprietors” who
populate the district as their neighborhood and increase the perception of security.
USE NEW AND EXISTING PUBLIC SPACES TO CREATE MEMORABLE EXPERIENCES.
Downtowns are all about experiences, and experiences and memories begin in public
spaces. To cite an example, Aksarben Village is a very nice real estate development, but
it is Stinson Park as a base for activity that makes it special. City Park has this quality,
realized during special events, but Downtown has other opportunities: the space
between City Hall and the Library, the disused 1st and Washington parking lot, and the
West Papio waterfront. These are places that, if developed, can be magical places that
create memories. They can be even more powerful if connected into a procession of
public places.
INCREASE BOTH THE SUPPLY AND CONVENIENCE OF PARKING WHERE IT’S NEEDED
THE MOST, WHILE REDUCING DEMAND. Many people wrongly believe that more
parking is the key to revitalized urban districts. This is rarely the case, and most
downtowns offer a reasonable supply. This is true of Downtown Papillion as well, where
parking is not overly abundant, but also not critically scarce. Yet, convenient parking
and comfortable paths between parking and business destinations are important to
customer satisfaction. An appropriate parking strategy should make moderate increases
in key areas, use existing land devoted to auto storage and circulation as efficiently as
possible, reduce demand by diverting short trips to walking and cycling, and provide
paths and street environments that make it comfortable for people to walk from parking
to front door.
BUILD INTER‐BUSINESS RELATIONSHIPS AND COOPERATION. Businesses in a
neighborhood district have common interests and benefit greatly from customers who
make multi‐purpose visits – dropping off a car for repair, buying flowers and party
supplies, and eating lunch, for example, all in the same immediate area. In this respect,
they act as multi‐tenant shopping and service centers. Yet, downtown businesses often
behave as individuals, lacking the sense of cohesion, shared marketing, and unified
standards that can help to realize the benefits of a true business community. As
Downtown Papillion evolves, it should develop an organizational structure that
promotes downtown as a destination and assist with business marketing and
communication.
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THE DOWNTOWN PAPILLION CONCEPT
The Downtown concept uses strategic investments in the public realm to catalyze
gradual development and enhancement of private property and business. The elements
of this program are designed to build a great district by using the goals identified above
as a guide. These individual elements are placed in the following categories:


Public Space



Linkages



Transportation and Parking



Public and Private Property Development

Public Space
Objectives:


To anchor Downtown Papillion with a system of complementary open spaces
that become centers for urban activity, in turn catalyzing new business and
private investment.



To elevate Downtown Papillion as an Image center for the city and a
commons for its citizens.

The ability of parks and public spaces to produce successful urban development is well
documented across the country, and is evident locally in the role that Stinson Park has
played in the Aksarben Village development. Papillion’s City Park is a signature open
space that can become an even greater resource through additional refinement. The
city’s Parks Master Plan and the Parks section of this Comprehensive Plan explain
concepts for this park. However, in addition to the large park, the Downtown Papillion
concept envisions a group of smaller, more specialized urban spaces, each linked to the
other and providing an individual character and activity focus. Together, they make
public space pervade all parts of the downtown environment. These public spaces
include:
The 1st Street Plaza. This concept uses the highly visible but lightly used public parking
lot at 1st and Washington as the site for a unique public space, offering a multi‐purpose
plaza with decorative water features. Parts of the site not currently owned by the city
are owned by the Papio‐Missouri River Natural Resources District. Components of the
plaza may include:


A linear, moving water feature that invites engagement and creates “white
noise” to drown out traffic and other urban noise. Rocks can be used to create
interest and simulate the sense of white water. A similar feature on a much
larger scale has become a popular part of Chicago’s iconic Millennium Park.



A plaza, comfortably sized for outdoor tables, small events, vendors, and
passive use. The plaza is punctuated by landscaped islands that offer color and
shade.
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A structure that provides shelter, public restrooms, and indoor space for
vending machines and visitor information displays.



Parking lost from the repurposing of the parking lot would be replaced by more
useful diagonal parking along the south side of 1st Street and west side of
Adams. Back‐in diagonal parking may help alleviate concerns of traffic conflict
with Fire Department and other industrial traffic.

The 1st and Washington site has the advantage of high visibility at a gateway to the
north bank of downtown, a strong spatial relationship to City Park and the West Papio
Trail, and a strategic location along the West Papio Creek that can encourage and
support other waterfront projects.
Piazza Papillion. This open space, proposed in the 2002 Comprehensive Plan, would be
the central lawn for privately developed mixed use development on the current Public
Works maintenance site. The piazza, with views of the creek and City Park, is most
appropriately used for outdoor dining, passive recreation, and small events and concerts
integrated with the development. The overall Piazza Papillion concept is described in
this chapter’s discussion of development opportunities.
Municipal Plaza. This concept, first proposed in the 2002 Comprehensive Plan and
developed further in both a downtown development prospectus in 2004 and the
Papillion Parks Master Plan in 2010, redesigns the City Hall and Library lawns and 3rd
Street to create a civic green for the municipal campus. Walkways, terraces, seating
courts, planting beds, and ornamental water elements define the space and provide a
functional connection between the two facilities and to the historic Portal School and
Sautter House, moved here from off‐site locations. Municipal Plaza is also a potential
site for a permanent ice skating facility in the future.
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Conceptual image of
1st Street Plaza

Conceptual image of Municipal
Plaza, looking toward Papillion
City Hall

Linkages
Objectives:


To maximize the ability of public spaces to catalyze new development by
connecting them into a unified system.



To overcome the dividing effects of Washington Street and the West Papio
Creek by making these barriers easier to cross.



To provide better non‐motorized access to Downtown from the surrounding
region.

The West Papio Creek and Washington Street corridors are strong barriers that divide
the central Papillion district into four quadrants. But these barriers are also significant
assets – Washington Street brings traffic to and through Downtown, and the creek
brings an enormous open space asset into the center of the district. The concept of
linkages follows the principle of “maximizing interaction, minimizing distress” by taking
advantage of these features ability to increase business and exposure and enhance
environmental quality while reducing their dividing characteristics.
North Bank Promenade. This project links Piazza Papillion with the 1st Street Plaza, and
provides an auto‐free path along the North Bank on both sides of Washington Street. It
includes:


A lighted boardwalk on the West Papio greenway along the edge of the Piazza
Papillion open space and associated mixed use development, connecting
parking and leading to the 1st/Adams Street bend.
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A path along 1st Street that leads to the 1st Street Plaza, and continues below
the sea wall under the Washington Street bridge.



Continues along the north side of the creek, and continuing up the bank to 1st
and Jefferson with a walkway through the parking lot of the Polish Home.

Washington Street Crossing. This provides a featured pedestrian connection between
Piazza Papillion and the Municipal Plaza, and includes a greatly improved pedestrian
crossing at Washington Street to the library. Its components include:


Paths along new mixed use development and parking recommended as part of
the Piazza Papillion to defined pedestrian crossings of Adams Street.



A pedestrian refuge median and improved mid‐block pedestrian crossing of
Washington Street to the Library and Municipal Plaza. The median allows
pedestrians to find gaps in the traffic flow in one direction at a time, and tends
to slow motor vehicles moving through the location. Ideally, the crossing
should be protected by a hybrid beacon or similar traffic control device. Other
pedestrian crossings should be defined by using contrasting pavement colors or
textures.

West Papio Trail Connection on the South Bank. A pathway ramp connects the West
Papio Trail to the west side of Washington Street on the south bank of the creek. A
similar connection on the east side of the street would be helpful, linking the trail
directly to adjacent commercial recreation and to proposed projects, including the
South Bank Plaza, along Lincoln Street.
Washington Street Bridge. Replacement of this bridge, while inevitable, is unlikely in
the foreseeable future. If replaced, a new bridge should include wide paths on both
sides adequate for both pedestrians and bicyclists. If the existing bridge is rehabilitated,
the project should include physical enhancements and the existing sidewalk on the west
side should be widened to multi‐use path standards.
Lincoln and Washington. The planned extension of Lincoln Street west to Werner Park
is likely to increase traffic at this intersection. A redesigned intersection should include
features that improve the ease and safety of the pedestrian crossing, and help connect
City Park with a possible South Bank Plaza on the southeast corner. The intersection
concept is discussed in the Transportation and Parking recommendations below.
Sidewalk Improvement. Previous projects on Washington Street between 1st and 3rd
should be expanded to all featured sidewalk connections in the district, specifically
Adams Street south of the Washington Street Connection; 1st Street from Adams Street
to Jefferson Street, Jefferson Street from 1st Street to 2nd Street, and 2nd Street from
Adams Street to Jefferson Street. Sidewalk improvement projects will need to be
designed to minimize disruption of business access and parking.
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Washington Street bridge concept from
the 2002 comprehensive plan

Public Space and Linkage diagram,
indicating off‐street path system (green)
and enhanced sidewalk network (orange).
Sidewalks would eventually be
reconstructed consistent with the pattern
st
rd
established between 1 and 3 Streets.

Transportation and Parking
Objectives:


To maintain smooth traffic flow through Downtown Papillion at speeds
appropriate to a pedestrian‐oriented urban district.



To provide clear and intended paths for local, through, and service‐related
traffic.



To provide safer and more appealing accommodations for all transportation
modes.



To increase the qualitative supply of parking by increasing quantity where
most needed, convenience, efficiency, and access from parking to
destinations.
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Downtown’s transportation picture is dominated by Washington Street (HWY 85/84th
Street), a regional arterial that brings between 18,000 and 20,000 vehicles per day
through the district. This heavy and continuous traffic stream has an impact on many
aspects of the business environment, but is also critical from regional transportation and
local access perspectives. On the other hand, Papillion has put other important facilities
in place that have created a stronger overall network and relieve some of the pressure
on Washington Street, most notably the completion of 96th Street from Schram Road
across the creek and into Omaha; and the widening of 72nd Street. As discussed above,
regional land use trends have brought major development to the 72nd Street corridor
and reduced the retail importance of 84th Street north of Giles Road. While the 84th
Street regional corridor remains important, a balance of speed, capacity, and context is
appropriate to minimize its negative development and safety impact in the traditional
center of Papillion.
Parking within Downtown is also a major issue. Currently, the most visible and highest
demand spaces occur in the 100 block of Washington Street. However, these stalls are
both scarce, and involve maneuvering into parallel stalls on a high traffic arterial:
uncomfortable for many motorists and creating friction that can both reduce capacity
and increase potential hazards. Downtown has sufficient real estate to expand the
parking supply, but this land is not used efficiently. An effective parking approach
maximizes the amount and convenience of downtown parking, and directs customers
clearly to facilities.

Street Projects
Washington and Lincoln Intersection. Improvements here must manage increased east‐
west traffic with the extension of Lincoln Road from the Werner Park area. In addition,
a successful downtown development program will generate its own traffic by attracting
visitors from surrounding resources. Projects proposed at the intersection will also
generate more pedestrian traffic, which must be accommodated safely and
comfortably. An intersection project here includes:


A right turn bypass lane for the southbound to westbound Washington to
Lincoln Street movement. This expands capacity for the primary turning
movement at the intersection, and simplifies access for pedestrians by
providing a median refuge between the right turn lane and the direct
southbound travel lanes.



Defined crosswalks using a change in color or surface.

Improved local circulation in the South Bank area. A circulation road leading north from
Lincoln Street between buildings fronting Washington Street and the Papillion Fun Park
will provide better access to commercial properties when combined with parking
redesigned to provide a turnaround south of the creek. Any new access drives to
Washington Street would be restricted to right‐in, right‐out operation.
Parking and circulation improvements north of 2nd between Adams and Washington.
The current design of this area encourages cut‐through traffic and creates traffic
circulation and access issues, not to mention an unsafe environment for pedestrians.
Redesigning of the lots and driveways serving commercial properties developed on
former railroad right‐of‐way west of Washington Street should provide direct access for
both businesses from Washington and Adams, discourage traffic from using the existing
access as a short‐cut to and from Adams Street while still allowing full customer and
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Intermediate medians between
travel lanes and left turn lanes
on complete street projects on
Capitol Drive (Milwaukee) and
Military Avenue (Green Bay)

delivery access, and provide a safe pedestrian path between Piazza Papillion, Adams
Street, Washington Street, and the Library and Municipal Plaza, using the proposed
midblock pedestrian crossing.

Trails and Alternative Transportation Projects
These concepts are presented in the previous Linkages section of this plan and include:


A North Bank creekwalk and trail linking the Piazza Papillion redevelopment
project with 1st and Jefferson, with access to the proposed 1st Street Plaza and
an underpass at the Washington Street bridge. A connection is made to the
Washington Street bridge path along 1st Street and the 1st Street Plaza.



A connection from the West Papio Trail to establishments on the east side of
Washington Street, using the new South Bank circulator drive proposed above.



Pedestrian and bicycle path improvements on a new or reconstructed
Washington Street Bridge.



Bicycle lanes on Lincoln Street, continuing the complete street treatment of
Lincoln Road west of 96th Street to Halleck Park.



Continuous path connections linking major public spaces identified previously.



A midblock pedestrian crossing of Washington between 2nd and 3rd Street,
featuring a refuge median and HAWK (hybrid beacon) pedestrian actuated
signal or similar device.

Parking Projects
Alley Parking. Land along alleys east and west of Washington can provide parking in the
critical 1st to 2nd Street block. Unified management and standard parking lot
development in these areas behind buildings would increase the convenient parking
inventory. On the west side of Washington, it also supports potential new mixed use
development along 2nd Street.

Pedestrian‐friendly right‐turn
bypass lane, Englewood,
Colorado.

Pedestrian median refuge
concept.

1st and Adams On‐Street Parking. Diagonal parking should be established on the south
side of 1st Street west of Washington and the west side of Adams Street as part of the
1st Street Plaza development. This replaces the parking displaced by the park with
spaces more connected to the main body of the district and, making them more likely to
be used. This parking also supports Piazza Papillion and the connection between the
redevelopment project and the 1st Street Plaza.
South Bank Parking. The proposed access street serving buildings along the east side of
Washington Street should include perpendicular parking, and an expanded lot at its
terminus along the creek.
Grant Street Parking. Grant Street between Washington and Jefferson can be modified
to provide a double row of diagonal parking that combined with redevelopment on the
north side can greatly increase spaces for both existing businesses and the Junior High
School. Alternatives include a loop circulating around a double row in the middle, or a
more conventional diagonal parking pattern on both sides of the street with two‐way
circulation in the middle.

COMPREHENSIVE PLAN FOR PAPILLION
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Private and Public Development
For Papillion, the ultimate dividend of public investments and the new activity and
interest that they generate will be the reaction of the private development market.
Downtown Papillion’s development opportunities are very well‐sized for a
contemporary market, with a variety of relatively small‐scaled projects that are
consistent with current market trends. At the same time, public development policy
should also maintain the character of the traditional main street district, combining the
old and new into a unique district. This section describes significant development
possibilities and investigates city policies that can encourage desirable outcomes.

North Bank Private Development Opportunities
Piazza Papillion. The 2002 Papillion Comprehensive Plan first proposed the concept of
redeveloping the Public Works yard and Fire Station site on the west side of Adams
Street with a new, creekside mixed use development. The approved relocation of the
Public Works facility to more adequate quarters advances this concept. The developer
of this project may consider the purchase of the salvage yard north of the Public Works
yard, for incorporation into the redevelopment area. The historic WPA‐vintage Public
Works building terminates 2nd Street and becomes the entrance to the site. Mixed use
buildings would flank the multi‐use open space of the Piazza and define a creekside
boardwalk that offers open views of City Park, associated sports fields, and the
surrounding landscape. The revised plan concept recommends:



16

Completing the programmed relocation of the Public Works facility and
eventual, later phase relocation of the 1960s vintage Fire Station.
Commercial reuse of the historic flagstone Public Works building on Adams
Street.



The piazza’s open space, oriented toward the creek and defined by the existing
Public Works building and new mixed use buildings on either side.



Two new mixed use buildings, with commercial and office uses on the lower
level and apartments above, that follow the diagonal alignment of the creek.
The first stage North Building, on the Public Works site and adjacent salvage
site, could provide up to 15,000 square feet of gross commercial floor area at
ground level, with up to 20 apartment units, assuming a three story building.
The second stage South Building, on the Fire Station site, provides up to 11,000
square feet of street‐level commercial space and up to 18 apartment units,
again assuming three level development. Total value of private development is
in the range of $8 to $10 million.



Parking, provided by an off‐street lot serving the north building west of Adams
Street, a parking court off Adams Street along the south building, and on‐street
parking along Adams Street and 1st Street.

Papillion Today



A Creekwalk connecting the Piazza with the 1st Street Plaza and the North Bank
Path.

2nd Street Development. The current Public Works Department administrative building
(once the Papillion Police Department) will become available with the department’s
relocation. This, along with reuse of a small site on the north side of the street, produces
an opportunity for small‐scale, urban development or live/work projects that reinforce
Piazza Papillion. Parking for these projects is provided by completion of the alley parking
concept proposed above, and diagonal parking along 2nd Street. The south building on
2nd Street yields about 6,500 square feet of street‐level commercial space, and five to six
upper level housing units or 6,500 square feet of office space. The north building is
likely to be a single level commercial structure of up to 3,500 square feet. Combined
value of the two development projects is in the range of $2.4 million.
4th Street Residential. This site, immediately south of First Lutheran Church, is now
occupied by two houses and is marketed for sale in 2012. The hillside site has excellent
views of the Downtown district and the West Papio Valley, and provides a substantial
opportunity for multi‐family residential, helping the district meet its goal of increasing
its permanent population and taking advantage of a strong market‐rate multi‐family
development market. Parking would be provided by an off‐street lot along with parking
tucked into the building and built into the hillside.
The development concept suggests an L‐shaped building oriented on the railroad
alignment. It includes a corner feature and entrance at street level, visually terminating
3rd Street and relating directly to Municipal Plaza. Assuming a development of three
residential levels over parking, the concept yields an estimated 42 units, for a
development value in the range of $6 to $8 million.

South Bank Development Opportunities
The vision for the South Bank area described below will evolve over time as current
property owners choose to sell or redevelop their existing property. This development
should extend the mixed‐use and pedestrian amenities of the downtown district,
connecting the core of the downtown with both City Park and Halleck Park.

4th Street Residential. The rise
in elevation on the north end
of downtown would provide
excellent views of the district
for new residents.

Washington and Lincoln Development. Private development of new commercial or
mixed use projects generally located east of Gene’s Auto and south of the private pool
along the proposed North Bank access street. Any new buildings in this area would likely
be single‐story, and should be street‐defining commercial structures. Outdoor space
would be developed to reflect the design of the South Bank Plaza across the street.
South Bank Plaza. This project anticipates the conversion of the vacant building
formerly housing the Performance Auto dealership into a variety of private commercial
uses or possibly a museum housing several substantial collections of artifacts, as well as
supporting local and regional exhibitions. Its large, flexible spaces are also ideal for
workshop space or traveling shows if developed as a museum. Outdoor spaces on the
west and north sides of the building could be used as public plaza, outdoor dining or
space for large static displays. If developed as a museum, vertical monuments in the
design of the plaza could honor the memory of notable Papillion residents. The South
Bank Plaza would complement an entrance feature for City Park, diagonally across the
Lincoln/Washington intersection, which would in turn be enhanced through the
proposed intersection upgrade project described earlier.

COMPREHENSIVE PLAN FOR PAPILLION
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Grant Street offices. Two older metal structures adjacent to the proposed South Bank
Plaza provide a redevelopment opportunity for a new office building and parking that
supports both the new project and the existing Dairy Queen. This would give the
congested Dairy Queen site better parking and the possibility of a drive‐through lane on
its north side. This project could yield a 13,000 square foot office footprint, with about
26,000 square feet of gross floor area, assuming two story construction. Development
value of this site is in the range of $4 to $4.5 million.
Lincoln Street Townhomes. Reuse of a vacant used car lot at Adams and Lincoln
provides an opportunity for up to six urban townhome units with interior drive access.
Based on exiting models, these units have a combined development value of about $1.2
million.

Façade Restoration.
The above development possibilities generate about $24 million in private development
activity. However, the historic 100 Block of Washington Street for many people
represents the special image of Downtown Papillion. As the highest visibility block in
the area and the gateway to the district, preservation of its storefronts is extremely
important. This preservation in turn generates the conditions that make the rest of the
development envisioned by this plan much more likely. Approval by the city of an LB
840 program provides a method for financing comprehensive façade restoration. Under
this program:


The city or a nonprofit through the city directly funds and executes the
restoration of the facades, following design guidelines using the Secretary of
the Interior’s Standards for Historic Preservation for guidance. In preparation
for this project, the city develops a specific plan for the rehabilitation of
facades along the street.

Downtown Organization
Downtown Papillion’s evolution as a destination district will require organizational
support for management and promotion. Under Nebraska State Law, commercial
districts can organize as Business Improvement Districts (BID), using special assessments
to fund management and capital activities. Ultimately, Downtown will require such an
organization, focused around:
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Promotion and marketing of the district.



Organization of special events to take full advantage of the city’s program of
public spaces.



Management of public parking areas and elements of district maintenance.

Papillion Today

Façade restoration through
easements. Belle Plaine, Iowa, an
historic Lincoln Highway
community , is using façade
easements and public funding to
complete a comprehensive
restoration of its historic Main
Street.

This plan recommends that most major capital improvements are publicly funded,
largely because of the benefit to the entire city in terms of commerce, image, and
property value of a vital downtown district. However the businesses and property
owners of the district itself should be responsible as entrepreneurs acting for their
common good for management and promotional activities. To this end, the plan
recommends initial organization of a revitalized Downtown Papillion Association, to act
as an advocate for the district and a cooperative partner with the City on
implementation. The association will at an appropriate time study the structure and
funding mechanism for a BID. Eventually, the Association will form a BID to execute its
share of the ongoing downtown program.
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1 1st Street Plaza
2 Piazza Papillion
3 Public Works Building
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6 First Lutheran Parking
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