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I N T R O D U C T I O N

A N  I N T R O D U C T I O N  T O  T H E  
P L AT T S M O U T H  P L A N

Issue Identification

During the initial stages of the planning process, Steer-
ing Committee members completed a survey about 
important community services and facilities.  Th e survey 
consisted of eight questions, including both multiple 
choice and short-answer questions. 

Th e fi rst question asked participants to rate community 
features on a scale of 1 to 5.  Attributes with aggregate 
scores of 3.0 or above are perceived strengths and those 
with scores below 2.5 represent areas of perceived weak-
ness.  Th e complete results are identifi ed in Chart 1. 

Participants identifi ed the following issue areas as com-
munity strengths.

•Elementary education
•Prospects for future growth
•Plattsmouth’s people
•Secondary education
•Attracting new industry
•Overall quality of life
•Tourism potential
•Historic buildings
•Plattsmouth’s environment

STRATEGIC PLANNING PROCESS

Th e policies set forth by the Plattsmouth Plan are largely 
based on a planning process in which community mem-
bers defi ned the City’s primary objectives for the next 
20 years. A Comprehensive Plan Steering Committee, 
representing a wide variety of community interests, was 
the primary contributor to this process.  Th e strategic 
planning process involved three tasks: Issue Identifi ca-
tion, Visioning, and Tactical Planning.  

• Through Issue Identification,  the Comprehensive 
Plan Steering Committee assessed Plattsmouth’s cur-
rent condition and determined the most signifi cant 
strengths and weaknesses of the community.  

• Focus Areas were then, developed including: Economic 
Development; Growth and Land Use; Community 
Quality/Image and Marketing; Downtown/Riverfront; 
and Transportation, Infrastructure, and Community 
Facilities.  Committee members worked within these 
focus groups to further refi ne the issues and develop 
goals. 

• Th rough Tactical Planning, committee members de-
fi ned actions to accomplish the goals for their focus 
areas.
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Participants identifi ed the following issue areas as com-
munity weaknesses.

• Wage levels and job quality
• Community image
• Tax levels

Th e survey then asked residents to identify issues that 
will face Plattsmouth within the next fi ve years.  Th e most 
common responses were economic development and 
attracting new industry/business; development issues 
including growth management and annexation; down-
town revitalization; and government and taxation issues.  
Respondents were also concerned about Highways 75 
and 34, overall quality of life issues, infrastructure/trans-
portation issues and the city’s image. 

Th e complete results of the survey are located in Ap-
pendix A. 

In addition to a community survey, Steering Commit-
tee members participated in focus groups in which they 
further defi ned the issues facing the city.  From these 
focus groups specifi c goals were established for the key 
issue areas of:

• Economic development
• Growth and land use
• Image/community marketing/community quality
• Downtown/riverfront and transportation
• Infrastructure
• Community facilities

Th e list of goals follows.

Chart 1: Plattsmouth Community Report Card

Strengths 5.0-3.4 Strengths 3.4-3.0 Satisfactory 3.0-2.5 Needs Additional 
Attention Less than 2.5

Elementary education

Future growth prospects

Plattsmouth’s people

Secondary education

Attracting new industry

Overall quality of life

Tourism potential

Historic buildings & 
resources

Plattsmouth’s environment

City government

Regional parks & recreation 
areas

New residential 
development

Water supply

Local leadership

Solid waste disposal

Trail system & possibilities

Recreation facilities

Aff ordability of housing

Cultural resources

Regional road 
transportation

Infrastructure extensions

Services/housing for 
seniors

Business climate

Infrastructure 7 sewer 
system

Medical resources

Community involvement

Rural development

Highway 75

Strength of local economy

Availability of housing

Attracting young families

Local traffi  c fl ow

Job creation & growth

Downtown Plattsmouth

Storm water drainage

Zoning & building codes

Design/appearance

Retailing

Tax levels

Community image

Wage levels/job quality
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Establishing Goals 

Economic Development Goals

1. Increase the number of smaller industries with 10, 20, 
or 30 employees.

2. Identify a new location for the Department of Roads 
Yard on Highway 75, in order to make this land avail-
able for development.

3. Attract more retail stores and support them to make 
sure they thrive.

4. Do affi  rmative recruiting of industries that appear to 
be a good fi t.

5. Expand airport services to meet a regional need.  
Cooperate with Cass County to promote and market 
the airport.

6. Extend Main Street to the river.
7. Develop design standards for riverfront develop-

ment.
8. Identify an image for the Highway 75 corridor and 

develop design standards that implement this image. 

Growth and Land Use Goals

1. Ensure a range of aff ordable housing that improves 
the overall image of the city.

2. Prevent mobile homes that are not certifi ed from mov-
ing from park to park.

3. Direct residential development to the south and 
west.

4. Protect the airport fl ight path from future develop-
ment.

5. Extend Main Street to the Highway 75 corridor.
6. Develop design standards for private roads.
7. Direct industrial development to Mynard Road and 

Wiles Road.
8. Develop additional regulations for accessory struc-

tures.
9. Develop a business licensing or registration pro-

gram.
10.  Develop trail linkages among the highway, downtown 

and other key destinations.
11. Identify a park site on the north side of the city.
12. Reserve the bypass corridor for industrial and com-

mercial development.

Image/Community Marketing/Community Quality 

1. Identify a theme for the city.
2. Develop design standards that carry out the city’s 

identifi ed theme.
3. Work to develop top-quality appearance at the city’s 

entryways.
4. Develop a wayfi nding system that guides people from 

the highway to the downtown and to other key destina-
tions within the city.

5. Expand marketing of the city.
6. Form a city beautifi cation program.
7. Develop an interactive website for the city.
8. Establish sidewalk improvement and property main-

tenance programs.
9. Increase promotion of community events such as the 

Chautauqua and Kass Kounty King Korn Karnival. 
10. Involve kids in community improvement projects.

Downtown/Riverfront Goals

1. Focus development on specialty retailing and unique 
shopping and dinning experiences.

2. Capitalize on downtown’s history for marketing and 
development.

3. Develop a marketing program that advertises devel-
opment opportunities in the downtown such as those 
available through the Main Street program.

4. Develop a theme that is carried throughout the com-
munity through a signage and wayfi nding system. 
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5. Market downtown to residents of Beaver Lake and 
Buccaneer Bay.

6. Utilize downtown’s proximity to Schilling Wildlife 
Refuge.

7. Identify and attract additional commercial anchors 
for the downtown.

8. Develop signage program to give downtown a more 
cohesive appearance.

9. Implement marketing program that dispels outsid-
ers’ views that Plattsmouth is unsafe or unfriendly to 
certain groups.

10. Develop a program of events to bring visitors to the 
city on a routine basis.

Tran spor tat ion ,  In f ra s t r uc ture ,  C ommunit y 
Facilities 

1. Encourage Plattsmouth youth to stay in the com-
munity for recreation and entertainment through a 
coordinated marketing program.

2. Identify opportunities for youth and seniors to become 
involved in the community, especially in city beauti-
fi cation projects.

3. Capitalize on the city’s access to Schilling Wildlife 
Refuge.

4. Use the city’s excellent school system as a marketing 
tool. 

5. Develop a logo and signage program that involves the 
city’s youth and senior citizens.

Tactical Planning

Th e Steering Committee then suggested ways to achieve 
these goals:

Economic Development 

1.  Develop Industrial Park
 a. Develop roads, utilities, and grade site.
 b. Push annexation – through city council and in-

dustrial group.
 c. Develop airport brochure.
 d. Continue to work with N.P.P.D. for industrial 

factbook.
 e. Continue future purchasing of land.

2.  Attract retail stores
 a. Develop city funds for retail expansion.
 b. Create attractive brochure on city planning.

Transportation and Infrastructure 

1.   Wildlife Refuge
 a. Encourage development of bike trail as well as bike 

racks on the side of new bridge.

2.   Youth recreation programs
 a. Begin a summer program through out the parks 

for area youth
 b. Look for funds through Parks Department

3.   Bypass
 a. Establish new corridor between new bridge and 

Highway 75.

Growth and Land Use

1.  Create boulevard from Highway 75 to downtown 
area.

 a. Possibilities are 1st Avenue or Avenue B. 
 b. Continuous signage and lighting to make the street 

and entrance stand out.
 c. Reestablish the center island along Main Street.

2.  Develop right-of-way between green areas to create 
bike/walk paths.

3.  West Plattsmouth development
 a. Possible construction of an over- or underpass 
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across Highway 75.

Image/Community Marketing/Community Quality

1. Events
 a. Encourage events such as holidays, goose day, and 

spring-garden day.
 b. Need more and smaller events.

2. Downtown
 a. Needs more green space/cool areas.
 b. Designate a person to handle downtown mainte-

nance.
 c. Create a city square.
 d. Decrease the amount of concrete.

3. Promotion
 a. Use public access TV/BDTV.
 b. Expand the city’s existing website.
 c. Acknowledge donors who support community 

projects.
 d. Promote the city at Off utt. 

4. Image
 a. Combine events and organizations. 
 b. Promote school and church activities.
 c. Promote Korn Festival, Winterfest, and Chamber 

Aft er Hours.

5. City beautifi cation
 a. Brush-Up Nebraska types of events. 
 b. Browbeat Omaha media to do more positive 

stories.
 c. Establish a master-gardener program with kids 

and seniors.
 d. Set up a program using court-mandated com-

munity service

6. Entrance signage
 a. Need additional signage like the Chamber sign at 

Webster.
 b. Construct planters in combination with the master 

gardener program.
 c. Design requirements for corridor structures (Main 

Street, Webster).

Downtown/Riverfront

1. Develop a comprehensive marketing plan that focuses 
on the historic assets and regional history. Create a 
community theme.
 a. Identify current assets – attractions (Platte River, 

Schilling Wildlife Refuge, Main Street, etc.)
 b. Retail dining and lodging.
 c. Local history (railroad, riverfront, Main Street)
 d. Identify current community events (Kass Kounty 

King Korn Karnival, Chautauqua, historic conser-
vancy house tour and downtown area).

 e. Develop future marketing plans and/or promo-
tions to expand all of the above.

2. Marketing tools that support and develop the theme
 a. Identify our audience (regional market and local 

market).
 b. Implement advertising campaign.
 c. Identify theme events.
 d. Target specifi c businesses.
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C H A P T E R  O N E

A  P R O F I L E  O F  P L AT T S M O U T H
Th is section examines demographic trends that will 

aff ect Plattsmouth and its future. Th e analysis examines 

population and demographic dynamics, including future 

population, and analyzes important regional issues that 

will aff ect the quality of the city’s environment.

Population History and 
Characteristics

Population characteristics help to explain the condition 
of a community.  Th is discussion presents important 
changes in the characteristics and dynamics of Platts-
mouth’s population.  Established in 1854, Plattsmouth 
has grown from 474 people in 1860 to more than 6,880 
in 2000.  Table 1.1 exhibits the historical population 
change in Plattsmouth and other regional communities 
indicating:

- Plattsmouth grew by 41-percent from 1950 to 2000.
- Th e postwar housing and baby boom fueled Platts-

mouth’s 1,370-person population increase during the 
1950s. 

- Despite strong population growth during the 1990s, 
Plattsmouth experienced the smallest percentage of 

change compared to other communities, including 
Glenwood just across the river.

Over the past forty years Cass County has grown at a 
much faster rate then the city of Plattsmouth.  Th is indi-
cates that, unlike many rural counties across Nebraska, 
Cass County and its communities have been able to 
attract continued growth.  Tables 1.2 and 1.3 provide a 
closer examination of the population growth within Cass 
County.  Table 1.2 provides a comparison with the Blair 
(Washington County) and Glenwood (Mills County).  
These communities are similarly situated from the 
Omaha metro area.  Th e comparison indicates:

- Between 1940 and 1970 Plattsmouth’s percentage of the 
county’s overall population grew, as was true for Blair 
and Glenwood (extending to 1980 for Glenwood).

- After 1970, growth within the remainder of Cass 
County outpaced that of Plattsmouth.  

- Cass County experienced more growth outside its major 
community then either Washington or Mills County. 

 Table 1.3 provides a closer examination of growth within  
areas surrounding Plattsmouth.  Th e city is located within 
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TABLE 1.1: Population Change: Plattsmouth and Communities

1950 1960 1970 1980 1990 2000 % Change 
1960-1980

% Change 
1980-2000

% Change 
1990-2000

Plattsmouth 4,874 6,244 6,371 6,295 6,412 6,887 1% 9% 7%

Nebraska City 6,872 7,252 7,441 7,127 6,547 7,228 -2% 1% 10%

Blair 3,815 4,931 6,106 6,418 6,860 7,512 30% 17% 10%

Elkhorn 476 749 1,184 1,344 1,398 6,062 79% 351% 334%

Waverly 310 511 1,152 1,726 1,869 2,448 238% 42% 31%

Glenwood, IA 4,664 4,783 4,421 5,280 4,960 5,358 10% 1% 8%

Cass County 16,361 17,821 18,076 20,297 21,318 24,334 14% 20% 14%

Source: US Census Bureau, 2000

TABLE 1.2: Population Change as a Percentage of the County, 1940-2000

Plattsmouth as a % of 
Cass County 

Blair as a % of 
Washington County 

Glenwood as a % of Mills 
County 

1940 25.12% 28.41% 29.88%

1950 29.79% 33.14% 33.16%

1960 35.04% 40.74% 36.65%

1970 35.25% 45.88% 37.36%

1980 31.01% 41.39% 39.39%

1990 30.08% 41.31% 37.57%

2000 28.30% 40.00% 36.83%

Source:  US Census Bureau, 2000

Table 1.3: Population Change 1990-2000 Within Cass County

1990 2000 % Change Annual Growth Rate

Census Tracts 9956 & 9961
(Excluding the city)

 1,585  1,590 0.32% 0.03%

Census Tract 9957 BG 1 
(Excluding Cedar Creek)

 621  964 55.23% 4.50%

Census Tract 9960 BG 1  1,253  2,238 78.61% 5.97%

Total  3,459  4,792 38.54% 3.31%

Source: US Bureau of the Census, 2000
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Census Tracts 9956 and 9961.  For this analysis the city’s 
population is excluded from the overall population of 
these areas.  Census Tract 9957 Block Group 1 is to the 
north and west of Plattsmouth; it includes Buccaneer 
Bay and excludes Cedar Creek, also located within Block 
Group 1.  To the south is Census Tract 9960 Block Group 
1, which includes Beaver Lake.  Figure 1.1 identifi es these 
areas in relation to Plattsmouth.  Table 1.3 shows that: 

- Th ere was limited growth within those areas immedi-
ately surrounding the city.  

- Th e Beaver Lake area (Tract 9960 BG 1) experienced the 
most signifi cant growth during the last ten years.

- Th e population within the area surrounding Platts-
mouth increased by more than 1,300 while the city itself 
has experienced an increase of only 475 since 1990. 

Population Dynamics and Migration

Th ree basic factors explain population growth:

• Comparison of births and deaths.  A surplus of births 
over deaths causes a population to increase.  A com-
munity with a younger population, particularly of 
people in childbearing or family-formation years, will 
experience a higher birth rate.

• Migration patterns.  Some residents choose to move 
out of a community, while other people move into it.  
If more people move to the community than leave, its 
population will increase.  A community that is building 
new housing may experience signifi cant in-migration 
of people new to the area and others relocating from 
surrounding rural communities.

• Annexation.  In addition to internal population change, 
a community can grow by incorporating adjacent 
populated areas. 

In order to assess the dynamics of Plattsmouth’s popu-
lation during the 1990s, the city’s expected population 
based solely on natural population change is calculated 
and compared with the actual outcome of the 2000 
census.  Th ese projections are based on the following 
assumptions:

- A cohort-survival forecast method is used to forecast 
population. Th is method “ages” a fi ve-year age range of 
people by computing how many of them will survive 
into the next fi ve-year period. Cohort survival rates 
used were developed by the National Center for Health 
Statistics (1992).

- Projected birth rates were calculated by the U.S. Bureau 
of the Census. 

Table 1.4 summarizes the results of this analysis.  Platts-
mouth’s predicated population increase was 4.6-percent 
while the actual increase was 7.4-percent, leading to the 
assumption that the city experienced signifi cant in-mi-
gration during the 1990s.

Table 1.5 provides a closer analysis of this change through 
an examination of the population change within specifi c 

Highway 66

Highway 1

Hi
gh

wa
y 7

5

Census 
Tract
9956

Census
Tract
9961

Census
Tract 9960
Block Group 1

Census Tract 9957
Block Group 1

Plattsmouth

Cedar
Creek

 
Beaver
LakeMurray
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TABLE 1.4:  Predicted and Actual Population Change, 1990-2000

1990 2000 Change %

Predicted Population 
(based on survival and birth rates)

 6,412  6,709 297 4.6%

Actual Population  6,412  6,887 475 7.4%

Predicted Female Population  3,306  3,434 128 3.9%

Actual Female Population  3,306  3,577 271 8.2%

Predicted Male Population  3,106  3,276 170 5.5%

Actual Male Population  3,106  3,310 204 6.6%

Source: US Bureau of the Census

TABLE 1.5:  Predicted and Actual Age Cohort Change, All Residents, 1990-2000

Age Group 1990 Actual 2000 pred. 2000 Actual (Actual - Pred.) % Variance: 
Actual/Pred.

Under 5  587  415  567 152 36.7%

5-9  547  438  627 189 43.1%

10-14  514  586  502 -84 -14.3%

15-19  446  545  480 -65 -12.0%

20-24  452  511  432 -79 -15.4%

25-29  606  442  507 65 14.7%

30-34  543  448  488 40 8.9%

35-39  501  600  554 -46 -7.6%

40-44  380  536  482 -54 -10.1%

45-49  295  492  460 -32 -6.5%

50-54  244  369  330 -39 -10.6%

55-59  233  281  273 -8 -2.8%

60-64  209  225  229 4 1.8%

65-69  187  205  224 19 9.3%

70-74  200  171  198 27 16.1%

75-80  180  139  163 24 17.0%

80-84  133  129  161 32 24.7%

85+  155  177  210 33 18.4%

Total  6,412  6,709  6,887  178 2.6%

Source: US Bureau of the Census, 2000
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cohorts.  Th is analysis indicates:

- Th e majority of Plattsmouth’s population growth oc-
curred among those under 9 years of age and over 
65.

- Th e increase among those 25 to 34 correlates with the 
increase among those under the age of 9 and may refl ect 
a higher birth rate than was predicted.

- Th e city experienced a signifi cant loss of population 
among those 35 to 59.  Th is could indicate that these 
residents were unable to fi nd the housing they desired 
as they moved into their peak earning years. 

- Th ose between the ages of 15 and 24 oft en leave their 
hometowns to attend college and begin careers. 

Table 1.6 give an analysis of the city’s age composition.  
It indicates that despite an increase in median age Platts-
mouth remains a fairly young community.  In spite of 

what appears to be out-migration among those age 40-49 
(as indicated in Table 1.5) their percentage of the total 
population increased due to baby boomers aging and 
moving through the cohorts. 

TABLE 1.6: Age Composition as Percentage of Total Population, 1990-2000

Age Group 1990 Pop. 2000 Pop. Change 1990-
2000

% of Total 1990 % of Total 2000

Under 5  587  567 -20 9% 8%

5-9  547  627 80 9% 9%

10-14  514  502 -12 8% 7%

15-19  446  480 34 7% 7%

20-24  452  432 -20 7% 6%

25-29  606  507 -99 9% 7%

30-34  543  488 -55 8% 7%

35-39  501  554 53 8% 8%

40-44  380  482 102 6% 7%

45-49  295  460 165 5% 7%

50-54  244  330 86 4% 5%

55-59  233  273 40 4% 4%

60-64  209  229 20 3% 3%

65-69  187  224 37 3% 3%

70-74  200  198 -2 3% 3%

75-80  180  163 -17 3% 2%

80-84  133  161 28 2% 2%

85+  155  210 55 2% 3%

Median  30.5  33.4 

Source: US Census Bureau, 2000
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Population Projections

Projecting the future population of Plattsmouth helps 
predict the future demographic character of the com-
munity.  Th is is critically important for the city’s plan-
ning and policy decisions regarding future investments 
and change.

Future population for Plattsmouth is forecast using two 
diff erent methods.  Th e fi rst method involves:

• Computing probable changes in Plattsmouth’s existing 
population.  Th e calculation of the “base” population 
of the city assumes no net migration.

• Basing population forecasts on 2000 statistics for age 
distribution.  As before, the cohort-survival method is 
used to project population, utilizing birth and death 
rates developed by the Bureau of the Census and the 
National Center for Health Statistics.

Th is was the method utilized in the previous Plattsmouth 
Plan completed in 1992.  According to 2000 census data,   
Plattsmouth experienced a 2.5-percent in-migration 
(Table 1.7).  

A second method of predicting a community’s popula-
tion is based on historical annual growth rates.  Between 
1990 and 2000 Plattsmouth experienced a 0.7-percent 
annual increase in population.  In comparison, healthy 
cities such as Omaha can support a 1-percent annual 
growth rate while surrounding suburbs oft en experience 
annual growth rates of 5-percent or higher.  

Table 1.7 identifi es the projected population of Platts-
mouth utilizing these two methods.  If the city maintains 

an annual growth rate of 0.7-percent it should reach a 
2020 population of 7,946.  Current construction rates 
indicate that the city can attain a 2010 population of 
nearly 7,400.  However, as the city strives to capture 
more metro-Omaha and Cass County growth, the city 
should be able to achieve a 1-percent annual growth rate 
aft er 2010, raising the population of above 8,100 by 2020.  
For planning purposes, this document assumes a 2010 
population of 7,397, a 2020 population of 8,171 and a 
2025 population of 8,588.  

Table 1.7: Population Projections

1990 2000 2005 2010 2015 2020 2025

0% migration  6,887  6,977  7,085  7,200  7,319  7,410 

2.5% migration  6,412  6,887  7,064  7,262  7,471  7,688  7,785 

0.7% Annual Growth  6,412  6,887  7,138  7,397  7,667  7,946  8,235 

1.0% Annual Growth  7,775  8,171  8,588 

Source: RDG Planning & Design
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Economic Factors

During the 1990s the Omaha metro area increasingly 
infl uenced Plattsmouth’s economic growth.  Th is discus-
sion will examine characteristics of the area economy and 
the ways in which residents earn their livings.   

Employment

Employment within a community can be assessed in 
two diff erent ways: residents’ employment by occupation 
(type of work) and residents’ employment by industry 
(employer’s business type).    

Table 1.8 describes Plattsmouth’s employment by oc-
cupation for 2000, and indicates that the vast majority 
of Plattsmouth residents are employed in sales, manage-
ment, and service occupations.  Plattsmouth grew up as 
a river and railroad town but also had strong links to the 
farming community.  Th e 2000 census affi  rmed that no 
one in the community was involved in farming, fi shing 

or forestry occupations.  Plattsmouth’s occupational 
makeup indicates a strong infl uence by the larger metro 
area to the north.

Table 1.9 provides a review of the city’s employment 
by industry for 1990 and 2000.  Th e comparison indi-
cates:

- Th e largest decrease occurred among those employed 
in retail trade, though it remained the second largest 

Table 1-8: Employment by Occupation, 2000

2000 % of 2000

Total Employed 3314 100.0%

Management & Professional 721 21.8%

Service Occupations 674 20.3%

Sales 906 27.3%

Farming, Fishing & Forestry 0 0.0%

Construction & Maintenance 524 15.8%

Production & Transportation 489 14.8%

Source: US Bureau of the Census

Table 1.9: Employment by Industry, 1990- 2000

1990 % of 1990 2000 % of 2000 Diff erence 
90-00

Total 2597 100% 3314 100% 717

Agriculture, forestry, fi shing, hunting, mining 30 1.16% 14 0.42% -16

Construction 266 10.24% 431 13.01% 165

Manufacturing 231 8.89% 345 10.41% 114

Wholesale Trade 95 3.66% 104 3.14% 9

Retail Trade 484 18.64% 392 11.83% -92

Transportation, warehousing, and utilities 182 7.01% 235 7.09% 53

Information 0 0.00% 71 2.14% 71

Finance, insurance, real estate, and rental 276 10.63% 265 8.00% -11

Professional, scientifi c, management, 
administrative and waste services

157 6.05% 189 5.70% 32

Educational, health, and social services 469 18.06% 599 18.07% 130

Arts, entertainment, recreation, 
accommodation and food services

83 3.20% 323 9.75% 240

Other services 164 6.32% 133 4.01% -31

Public Administration 160 6.16% 213 6.43% 53

Source: US Bureau of the Census, 1990 & 2000
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industry for employed residents of Plattsmouth.
- Th e largest increase occurred among those employed 

in service industries.
- Th e signifi cant increase in construction is likely a refl ec-

tion of the construction boom that occurred during the 
mid to late 1990s in eastern Nebraska. 

It should also be noted that approximately 550 employed 
residents of Plattsmouth indicated that they were govern-
ment workers, compared to 336 in Blair.  Both communi-
ties are county seats; however, many military personnel 
have made their homes in Plattsmouth while stationed 
at Off utt Air Force Base in Bellevue.

Table 1.10 displays the place of work for Plattsmouth 
and Blair residents in 2000.  Over 60-percent of the 
city’s workforce was employed in counties other than 
Cass County, most likely Sarpy and Douglas.  Th is is a 
signifi cant increase since 1980 when only 45-percent 
worked outside Cass County.  Th e tremendous popula-
tion growth in Sarpy County in the last twenty years 
and the improved access to Sarpy and Douglas County 

along Highway 75 are likely contributors to this increase.
By contrast Blair, a comparably sized community north 
of the Omaha metro area, has almost 64-percent of its 
residents working in Washington County.  

TABLE 1.10: Place of Work of Residents, Plattsmouth and Other Cities, 2000

Plattsmouth Blair

Employed % Employed %

County of residence  1,198 35.34%  2,528 63.65%

Nebraska, out of county  2,039 60.15%  1,357 34.16%

Out of Nebraska  153 4.51%  87 2.19%

Total  3,390  3,972 

Source: US Census Bureau 

Table 1.11: Income Distribution for Households by Percentage

Under 
$10,000

$10,000-
14,999

$15,000-
24,999

$25,000-
34,999

$35,000-
49,999

$50,000-
74,999

Over 
$75,000

2000 
Median 
Income

68048 zip code 4.4 4.6 13.0 13.1 20.6 23.4 21.0 $45,872 

Plattsmouth 5.5 6.8 16.8 14.5 24.2 21.5 10.7  $38,844 

Cass County 4.2 4.9 11.9 12.9 20.0 26.5 19.3  $46,515 

Nebraska 8.3 6.6 14.8 14.7 18.4 20.4 16.8  $39,250 

Source: US Census Bureau, 2000
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Income and Sales

Table 1.11 describes the income distribution for Platts-
mouth, the 68048 zip code, Cass County, and the state 
as a whole.  Plattsmouth’s median household income 
is similar to that of the state as a whole.  However, the 
higher median income ($45,872) of the zip code, which 
includes Plattsmouth, would indicate that a large number 
of higher-income households live just outside the city.  
It should be noted that during the 1990s Plattsmouth 
gained slightly more than 100 people over the age of 65 
out of an overall increase of 475.  Many of these residents 
are on comparatively lower fi xed incomes.  

Th e prosperous 1990s meant a signifi cant increase in 
retail sales.  Table 1.12 describes the retail sales for 
Plattsmouth, Bellevue, and Blair from 1990 to 2000.  
Table 1.12 tells us that:

- Bellevue’s rapid growth during the 1990s resulted in a 
66.68-percent increase in retail sales.

- Plattsmouth’s overall retail sales remained nearly half 
that of Blair despite more than a  62-percent increase 
in sales.  

Housing Characteristics

Housing Occupancy and Tenure

During the 1990s Plattsmouth gained 310 housing units 
including 176 owner-occupied units and 114 renter-
occupied units.  Th e percentage of vacant units has 
remained fairly constant at about 6.7-percent, indicating 
a healthy market with regard to selection and appropri-
ate housing values.  Table 1.13 compares 1990 and 2000 
housing occupancy in Plattsmouth.

Housing Costs and Affordability

Tables 1.14 and 1.15 off er an overview of housing costs 
in Plattsmouth and other regional communities.  Platts-
mouth’s housing values are fairly low compared to those 
in other regional communities.  Plattsmouth’s median 
home value is 54-percent less then that of Elkhorn.  Some 
of this discrepancy is due to Plattsmouth’s older housing 
stock.  Th e disparity between comparable communities 
for contract rent is much less extreme than between 
median housing values.  With a median contract rent 
of $416, Plattsmouth remains comparable to the other 
communities in Table 1.15.

Aff ordability is determined by relating the pricing of 
a community’s housing to the income of its residents.    
Households that spend a disproportionately large share 
of their incomes for basic housing have less money for 
other essentials and fewer resources to maintain their 

TABLE 1.12: Taxable Retail Sales $000’s (Non-Motor 
Vehicle)

1990 1995 2000 % Change 
1990-2000

Plattsmouth  26,173  34,241  42,492 62.35%

Bellevue  150,853  180,865  251,442 66.68%

Blair  57,183  69,927  84,843 48.37%

Source: Nebraska Bureau of Business Research

Table 1.13: Changes in Housing Occupancy, Platts-
mouth

1990 2000

Number % Number %

Owner-
occupied

 1,580 63.33%  1,756 62.60%

Renter-
occupied

 748 29.98%  862 30.73%

Vacant units  167 6.69%  187 6.67%

Total  2,495  2,805 

Source: US Census Bureau, 1990 & 2000
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homes and neighborhoods.  

Table 1.16 evaluates the availability of aff ordable housing 
in the City of Plattsmouth.  Th e table compares the quan-
tity of housing that is aff ordable for each income group.  
A positive balance indicates a surplus of housing within 
the aff ordability range of each respective income group, 
while a negative balance indicates a shortage.  Th e results 
of this analysis indicate a signifi cant surplus of dwelling 
units aff ordable to middle-income households, or those 
with annual incomes of $25,000 to $49,999.  Th e analysis 
also suggests a relative shortage of units aff ordable for 
households with annual incomes of $50,000 and above.  
According to Table 1.16 the city is meeting the need for 
aff ordable housing.  However, additional higher-income 
housing could continue to increase the number of hous-
ing units aff ordable to moderate income households.  

Furthermore, households in the lowest income bracket 
may experience diffi  culty fi nding aff ordable housing.  
Th e analysis indicates that only 1,290 aff ordable housing 
units were available to the city’s 1,832 households earning 
less then $25,000, although this fi gure includes retired 
people on fi xed incomes with houses that are paid off .  
Th erefore, the actual shortage of aff ordable units is likely 
not as extreme as the analysis suggests.  New construc-
tion can improve the range of housing choices, which is 
essential to population growth. 

Table 1.14: Median Housing Value, 2000

Elkhorn $129,500 

Blair $101,900 

Glenwood $91,900 

Plattsmouth $83,900 

Nebraska City $73,300 
Source: US Bureau of the Census, 2000

Table 1.15: Median Contract Rent, 2000

Elkhorn $489 

Blair $432 

Plattsmouth $416 

Glenwood $371 

Nebraska City $345 
Source: US Bureau of the Census, 2000

Table 1.16: Housing Affordability Analysis, Plattsmouth, 2000

Income 
Range

% of City 
Median

% of 
Households

Number
Households 
in Each 
Range

Aff ordable 
Range for 
Owner 
Units

# of 
Owner 
Units

Aff ordable 
Range for 
Renter 
Units

# of 
Renter 
Units

Total 
Aff ordable 
Units

Balance

$0-25,000 0-64% 23.06% 1,832 $0-50,000 404 $0-400 886 1290 -542

$25-
49,999

65-129% 33.01% 2,623 $50,000-
99,999

3560 $400-800 1063 4623 2000

$50-
74,999

130-
193%

25.34% 2,013 $100,000-
149,999

1587 $800-1250 109 1696 -317

$75-
99,999

194-
257%

12.54% 996 $150,000-
200,000

206 $1250-
1500

30 236 -760

$100,000+ Over 
257%

6.05% 481 $200,000+ 75 $1500+ 25 100 -381

Source: US Census Bureau, 2000; RDG Planning & Design, 2003



C H A P T E R  T W O

G R O W T H  A N D  L A N D  U S E
Over the next twenty years Plattsmouth will have the 

opportunity to take advantage of growth opportunities 

within the larger region.  As Highway 75 is expanded 

to an expressway to the south and a new Highway 34 

bridge is constructed, the city’s locational advantages 

will continue to be among its greatest assets.  Continued 

growth in the region, along with Plattsmouth’s small 

town atmosphere, should enable the city to experience 

strong growth in the coming years.  

COMMUNITY GOALS

Maintaining the small-town atmosphere, while encour-
aging high-quality development that projects a positive 
image of the city, was just one of the goals laid out by 
the citizens of Plattsmouth.  Accordingly the following 
statements have been developed to help guide the devel-
opment of Plattsmouth over the next twenty years. 

•Provide adequate land for projected and potential 
growth and provide infrastructure investments 
that correspond to the community’s growth po-
tential.

It is important that the area designated for urbanized 
development be based upon a realistic demand analysis.  
Land use projections should anticipate future growth 
needs and permit a reasonable amount of fl exibility to 
accommodate possible changes in trends and provide 
adequate choice to consumers.  Designation of too little 
land for development results in infl ated land costs, while 
designation of too much land results in a loss of control 
over the development process and over expenditure on 
infrastructure improvements.  Such a loss of control 
can erode community focus and character as piecemeal 
development occurs.

In addition, development should be managed to make 
the most effi  cient use of existing and future investments 
in infrastructure and public facilities.  Th e city must de-
termine the appropriate timing for any public fi nancing 
of service extensions and improvements, in light of the 
land use policies and community development goals of 
the Plattsmouth Plan. 

• Ensure that the community grows in a unified 
manner with a high degree of connectivity among 
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neighborhoods.  

As a community grows, it should strive to maintain a 
sense of unity and avoid the development of separate 
enclaves, which could be especially dangerous to Platts-
mouth as development occurs west of Highway 75.  
Land use planning can help build a physical structure 
conducive to strengthening a sense of community by 
relating new development to existing community re-
sources.  Ensuring that new development is contiguous 
to existing development is critical.  In addition, ensuring 
that new development is connected with existing devel-
opment via streets, sidewalks, and trails can support a 
sense of unity.

• Encourage the maintenance and improvement of 
existing housing and commercial building stock.

Because Plattsmouth’s downtown is one of the commu-
nity’s strongest identifying characteristics, it is important 
that the buildings and improvements in this district be 
maintained and improved over time.  In addition, reha-
bilitation of the city’s existing housing stock (including 
many historic homes) can increase the availability of 
housing units aff ordable to a variety of household types.  
Th us, policies and public improvements supportive of 
Plattsmouth’s older neighborhoods should receive high 
priority with the community.

• Provide an environment that offers better housing 
opportunities for all types of households. 

No single type of housing can meet the needs of today’s 
diverse households.  Any a growing community should 
provide a range of housing choices for its citizens.  Th ese 
might include attached owner-occupied housing for 
empty-nesters, moderately priced units to help young 
families build equity in the community, and smaller-lot 
single-family development in innovative design settings, 
as well as standard single-family development.  Attached 
housing can mean single-family units on separate lots, 
duplexes, or townhouses.  Residential development may 
also be incorporated into mixed-use projects to reduce 

separations between living places and activity centers.  
Plattsmouth must emerge as a community with opportu-
nities for people at all stages of life and allow households 
to fi nd their niche in the community.

• Increase retail and service development in the 
community, with a focus on retaining economic 
vitality in the city’s downtown area and creating 
connections between the downtown and Highway 
75. 

Plattsmouth’s historic downtown, with few vacant 
storefronts and a large amount of commercial activity, 
is one of the city’s greatest assets.  Th e importance of 
the downtown is evident through both the public and 
private investments that have been made in the last ten 
years.  Future downtown development could be focused 
more on specialty businesses, while the Highway 75 cor-
ridor would consist of more “basic needs” businesses, 
serving city residents and those traveling to homes at 
Beaver Creek, Murray, Copper Cove, or Buccaneer Bay.  
Th e Highway 75 corridor could include such businesses 
as drug stores, grocery stores, hardware stores, banks, 
and offi  ces.  Improved connections between these two 
commercial centers will ensure that both residents and 
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visitors will fi nd the services they need.

• Provide additional opportunities for industrial 
and small-business growth and ensure appropri-
ate location in accordance with the city’s overall 
transportation and land use pattern. 

Business growth can reduce the need to drive long dis-
tances for employment and services.  In addition, it can 
improve the community’s property-tax base, thereby 
enhancing services throughout the city.  Th us, Platts-
mouth should implement a small business policy, that 
would strengthen the city’s attraction for residents and 
business investment.  Th e development of technology 
infrastructure is important to attract technology-related 
businesses, though - in order to preserve the community’s 
character - the city must ensure that commercial and in-
dustrial land uses are located according to Plattsmouth’s 
overall transportation and land use pattern.  High-inten-
sity businesses that generate heavy traffi  c or other adverse 
impacts should be situated so as to minimize their eff ects 
on neighboring residential areas.

• Develop an interconnected system of parks, trails, 
and community greenways.

It is essential that Plattsmouth make full use of its envi-
ronmental advantages in developing recreation facilities .  
Th e city should provide suffi  cient park facilities to serve 
new development, improve existing parks, and provide 
a trail network to better accommodate pedestrian and 
bicycle activity.  Th e adequacy of park resources is mea-

sured by both quantity and geographic distribution.  
Parks that are inaccessible from neighborhoods inhibit 
optimal use by residents.  Neighborhood parks should be 
evaluated in terms of service radius standards to ensure 
appropriate distribution of facilities.  

• Ensure that new development is marked by at-
tractive design, contributes to the community’s 
character, and promotes a top-quality appearance 
for the city. 

The city must ensure that appropriate development 
design standards are enforced so that Plattsmouth’s 
small-town character is retained.  Th e city should also  
rehabilitate dilapidated properties, as well as ensure 
quality in of new development.  

Because Plattsmouth’s gateways along Highway 75 and 
the future Highway 34 bypass contribute to the city’s 
impression on visitors, it is essential to maintain their 
appearance.  Th e city should rehabilitate decaying prop-
erties and ensure top-quality design of new development 
along these corridors.  Streetscape and other public 
improvements can also enhance the appearance of the 
city’s gateways.  Th e city should work with Cass County 
and the Nebraska Department of Roads to further ensure 
high standards of appearance. 
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EXISTING LAND USE 
CHARACTERISTICS

Th is section examines the land use characteristics and 
trends aff ecting the amount of land needed to accom-
modate future development in Plattsmouth.

Map 2.1 and Table 2.1 summarize current land uses in 
Plattsmouth and the surrounding area based on a June 
2003 fi eld survey completed by RDG.  Table 2.2 com-
pares Plattsmouth’s land use distribution with those of 
Elkhorn, Glenwood, Papillion, and Seward, all within 
either the Omaha or Lincoln metro area.  Tables 2.3 
and 2.4 provide a historical comparison of land use for 
Plattsmouth in 1976, 1991, and 2003.  Although diff ering 
techniques were used to collect and compile these data,  
they provide a good understanding of land use patterns 
for Plattsmouth over the past 27 years.  

Residential Development

• Residential development is the largest land use in 
Plattsmouth.

Almost 47-percent of the land in Plattsmouth is in 
residential use - nearly 629 acres, of which 88-percent 
is in the form of single-family units.  Mobile homes, the 
next largest residential use, account for only 6-percent 
of residential uses.

• Residential development in Plattsmouth is com-
parable to that in Papillion.

Plattsmouth has a comparable percentage of residential 
land to Papillion.  Elkhorn’s role as a bedroom com-
munity is evident in that 59-percent of all land is in 
residential use, while Glenwood has a smaller percentage 
of residential land than Plattsmouth.

• Over the past 27 years the percentage of residential 
land has remained fairly constant.

In 1976, 41.67-percent of Plattsmouth’s developed land 
was in residential use compared to 46.67-percent today.  
However, today 9.13 acres are in residential use for ev-
ery 100 residents compared to 6.63 acres in 1976.  Th is 

would indicate that much of the city’s new residential 
development is on larger lots, decreasing the overall 
density of the city. 

• Since 1976 Plattsmouth has absorbed 209 acres of 
new residential land.

Th e city added the greatest amount of residential land 
during the 1990s, averaging 14 acres annually.

Commercial 

• Commercial development is the second smallest 
land use in Plattsmouth.

With less than 1 acre of commercial land for every 100 
people, Plattsmouth remains comparable to the other 
metro communities.  

• The level of commercial development has remained 
fairly constant over the past 27 years.

Since 1976 Plattsmouth has absorbed approximately 1 
acre annually of new commercial development.  Th is 
is a respectable rate considering the city’s proximity to 
Bellevue.

Industrial
• Plattsmouth has 32 acres of industrial land within 

the city limits. 

In addition to this area there are another 36 acres of 
industrial land within the city’s jurisdiction, some of 
which was annexed by the city aft er the May 2003 land 
use inventory.  Within the jurisdiction, 29-percent of 
the industrial land is used for salvage operations, all of 
which are outside the area annexed.

• The amount of industrial land has remained con-
stant since 1976 at less than 3-percent of the total 
land use.

During this time the city has absorbed only 7 acres of 
industrial land.

• Of the referenced communities only Seward and 
Papillion have a greater percentage of industrial 
land.  
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Table 2-1: Plattsmouth’s Land Use Distribution, 2003

City of Plattsmouth 2-mile Jurisdiction

Land Use Category Acres % Of 
Developed Land

Acres per 
100 People

Acres % Of 
Developed Land

Residential  628.93 46.7%  9.13  1,012.24 36.1%

Rural Residential  4.67 0.3%  0.07  878.42 31.4%

Single-Family  552.08 41.0%  8.02  128.96 4.6%

Duplex  5.62 0.4%  0.08  0.28 0.0%

Multi-Family  28.04 2.1%  0.41  1.94 0.1%

Mobile Home  38.52 2.9%  0.56  2.64 0.1%

Commercial  67.62 5.0%  0.98  15.00 0.5%

Offi  ce  8.45 0.6%  0.12  - 0.0%

Downtown  12.35 0.9%  0.18  - 0.0%

Retail and General Commercial  41.13 3.1%  0.60  13.74 0.5%

Auto Services  5.69 0.4%  0.08  1.26 0.0%

Industrial  32.14 2.4%  0.47  35.79 1.3%

General Industrial  17.03 1.3%  0.25  11.66 0.4%

Warehousing  13.31 1.0%  0.19  13.69 0.5%

Salvage  1.80 0.1%  0.03  10.44 0.4%

Civic  231.58 17.2%  3.36  1,738.52 62.1%

School  54.04 4.0%  0.78  1.46 0.1%

Public Facilities and Utilities  33.92 2.5%  0.49  23.30 0.8%

Other Civic Uses  43.33 3.2%  0.63  308.43 11.0%

Parks and Rec.  100.29 7.4%  1.46  1,405.33 50.2%

Transportation  387.20 28.7%  5.62  - 0.0%

Total Developed Land  1,347.47 100.0%  19.57  2,801.55 100.0%

Agriculture and Open Space  374.37  2.77 

Vacant Urban Land  105.69  0.78 

Total Area  1,827.53  13.51  2,801.55 

Source: RDG Planning & Design, 2003
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Civic/Parks and Recreation
• Within Plattsmouth’s jurisdiction civic/park de-

velopment is the single largest land use.

Th e large Schilling Wildlife Refuge and the Horning Tree 
Farm account for the large amount of civic/park land 
within the city’s jurisdiction.

• Plattsmouth is comparable to the other communi-
ties in the region in the amount of developed park 
and civic land.

Because of its state school, Glenwood has a dispropor-
tionately large amount of civic land compared to the 
other communities.  Seward also has a signifi cantly larger 
amount of park land due to large sections of fl ood plain 
the city has acquired. 

Further analysis of Plattsmouth’s park and recreation 

system will be presented in Chapter 4, “Park and Rec-
reation Facilities.”

Table 2.2: Comparative Land Use: Plattsmouth and Other Communities 

% of Developed Area

Plattsmouth 
2003

Elkhorn Glenwood Papillion Seward

Residential 47% 59.0% 30.8% 47.7% 27.1%

Commercial 5% 5.0% 2.7% 5.2% 2.5%

Industrial 2% 1.3% 1.6% 2.5% 5.5%

Civic 10% 8.3% 39.6% 7.3% 11.7%

Parks/Rec 7% 3.1% 7.9% 17.5% 31.4%

Transportation 29% 23.4% 16.2% 19.8% 20.7%

Total Developed Area 100% 100% 100% 100% 100%

 Acres per 100 People 

Plattsmouth 
2003

Elkhorn Glenwood Papillion Seward

Residential  9.13 17.93 6.8 6.81 6.88

Commercial  0.98 1.51 0.61 0.74 0.63

Industrial  0.47 0.40 0.36 0.36 1.4

Civic  1.91 2.53 8.73 1.05 2.97

Parks/Rec  1.46 0.94 1.73 2.50 8.23

Transportation  5.62 7.11 3.57 2.83 5.27

Total Developed Area  19.57 30.43 22.05 14.29 25.39

Source: RDG Planning & Design, 2003; The Elkhorn Plan, 2002; The Glenwood Plan, 2001; The Papillion Plan, 2002; The 
Seward Plan, 2001
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TABLE 2.3:  Comparative Land Use in Plattsmouth, 1976-2003

Land Use Category Acres % of Developed Area Acres/100 People

1976 1991 2003 1976 1991 2003 1976 1991 2003

Residential 420  461  628.93 41.67% 40.94% 46.67% 6.63 7.19 9.13

Commercial 46  61  67.62 4.56% 5.42% 5.02% 0.73 0.95 0.98

Industrial 25  33  32.14 2.48% 2.93% 2.39% 0.39 0.51 0.47

Civic 137  104  131.29 13.59% 9.24% 9.74% 2.16 1.62 1.91

Parks/Rec 58  99  100.29 5.75% 8.79% 7.44% 0.92 1.54 1.46

Transportation 322  368  387.20 31.94% 32.68% 28.74% 5.08 5.74 5.62

Total Developed Area  1,008  1,126  1,347 100.00% 100.00% 100.00% 15.91 17.56 19.57

Vacant & Ag  445  480 

Total City Area  1,571  1,828 

Source: RDG Planning & Design, 2003

Table 2.4: Urban Land Consumption for Principal Uses, 1976-2003 (acres)

Land Use Category 1976 1991 2003 Change 
1976-2003

Change 
1991-2003

Annual Land 
Consumption 

1976-2003

Annual Land 
Consumption 

1991-2003

Residential  420  461  629 209 168 8 14

Commercial  46  61  68 22 7 1 1

Industrial  25  33  32 7 -1 0 0

Civic  137  104  131 -6 27 0 2

Parks/Rec  58  99  100 42 1 2 0

Transportation  322  368  387 65 19 2 2

Total Developed Area  1,008  1,126  1,347 339 221 13 18

Vacant & Ag  -  445  480 

Total City Area  -  1,571  1,828 

 Source: RDG Planning & Design, 2003
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POPULATION AND GROWTH CONTEXT

Residential Land Use Projections

Population and development projections help guide 
forecasts of land consumption through 2020.  Table 1.7 
in Chapter 1, “A Profi le of Plattsmouth,” indicates that 
Plattsmouth should reach a population of approximately 
7,400 by 2010 and 8,500 by 2025.  Table 2.5 presents the 
housing demand through the planning period utilizing 
these projections.  Th is analysis is based on the follow-
ing assumptions:

- To project annual demand, the number of units needed 
in a given year (number of households plus projected 
vacancy rate) is compared with the number of units 
available during that year (housing supply during the 
year less the units that leave the housing supply and 
must be replaced).  Twenty-year demands are based 
on multiples of the fi ve-year demand.

- Household size in Plattsmouth is expected to decrease 
minimally, from 2.56 to 2.50, by 2010 and then remain 
constant over the next 10 to 15 years.  Th e decrease con-
tinues the trend toward somewhat smaller households 
experienced during the 1980s and 1990s.  However, as 
the baby boomers’ children begin moving into their 
child-bearing years this trend should level off . 

- Th e city’s non-household population (people in student 
dormitories, institutions, group quarters, or nursing 
homes) does not produce a demand for conventional 
housing units.  Th ese forecasts assume that the non-
household population will make up the same propor-

tion of the population in the future as in 2000 (about 
2.8-percent). 

- Plattsmouth’s current vacancy of 6.7-percent should 
decrease slightly to 6.0-percent by 2010 and remain 
constant in the coming years.  

- Th e projection model assumes a replacement need of 
50 units per decade, compensating for housing lost to 
demolition, redevelopment, and conversion to other 
uses.  Th is rate is comparable to that in other com-
munities of similar size.

In 2000, about 67-percent of Plattsmouth’s housing units 
were owner-occupied.  While single-family detached 
units will remain dominant, future housing trends sug-
gest that:

- Higher-density housing forms that maintain single-
family characteristics (single-family attached and 
townhouse confi gurations) will grow in popularity, 
accommodating an aging baby-boomer and empty-
nest population.  Plattsmouth has already seen some 
of this development. 

- A signifi cant part of aff ordable housing development 
will be in townhouse and multi-family configura-
tions.  

- Mobile homes will become a smaller component of 
Plattsmouth’s housing supply.  Manufactured housing 
on permanent foundations is categorized as single-
family housing.  

Th e projection in Table 2.5 indicates a cumulative de-
mand for 874 units in Plattsmouth between 2000 and 
2020.  Th is projection is used to estimate the amount of 
land needed to accommodate residential growth during 
the planning period.

Based on desirable occupancy standards, it is projected 
that approximately 70-percent of the new units will be 
single-family detached, 10-percent will be single-family 
attached, and 20-percent will be multi-family.  On aver-
age, three single-family detached units will require one 
acre of land, six single-family attached units will require 
an acre, and the average gross density of multi-family 
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 TABLE 2-5: Projected Housing Development Demand

2000 2000-2010 2010-2020 2020-2025 Total

Population at End of Period 6,887  7,397  8,171  8,588 

Household Population at End of Period 6,691  7,187  7,938  8,344 

Average People/Household 2.56  2.50  2.50  2.50 

Household Demand at End of Period 2,614  2,875  3,175  3,337 

Projected Vacancy Rate 6.70% 6.00% 6.00% 6.0%

Unit Needs at End of Period 2801  3,058  3,378  3,550 

Replacement Need --  50  50  25  125 

Cumulative Need --  307  370  197  874 

Average Annual Construction --  31  37  39  35 

Source: RDG Planning & Design, 2003

TABLE 2-6: Required Residential Land 2000-2020

2000-2010
% of Demand Units Gross Density 

(du/A)
Land Needs Designated 

Land (x2)

Single-family Detached 70% 215 3 71.6  143 

Single-family Attached 10% 31 6 5.1  10 

Multi-family 20% 61 12 5.1  10 

Total 100% 307  81.8  164 

2010-2020

Single-family Detached 70%  259 3  86.3  173 

Single-family Attached 10%  37 6  6.2  12 

Multi-family 20%  74 12  6.2  12 

Total 100%  370  98.6  197 

2020-2025

Single-family Detached 70%  138 3  46.1  92 

Single-family Attached 10%  20 6  3.3  7 

Multi-family 20%  39 12  3.3  7 

Total 100%  197  52.6  105 

Total 2000-2020  874  233  466 

Source: RDG Planning &Design, 2003
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development will be 12 units to an acre.  As standard, 
the plan recommends the land provided for residential 
development over a 20-year period be equal to twice 
the area that new growth actually needs.  Th is is neces-
sary to preserve competitive land pricing and provide 
consumer choice.

Based on these assumptions, Table 2.6 presents the 
amount of land that will be required for additional 
development.

It is anticipated that the city will absorb about 9.3 acres 
of residential land each year, for a total of 233 acres by 
2025.  Using the rule of designating land at a rate of two 
times the “hard demand,” it is suggested that 466 acres be 
reserved for residential development over the next 20 to 
25 years.  Th e actual development concept outlined later 
in this document identifi es areas in which this potential 
development should occur.

Projections for Commercial Development

Because demand for commercial growth is expected to 
continue in Plattsmouth, accommodating this growth 
must be a signifi cant part of the city’s economic devel-
opment strategy.  Although this plan does not include 
a comprehensive retail market analysis, it allows for the 
need to provide adequate commercial space for future 
market demands while not restricting growth of other 
land uses. 

Three methods can help project commercial land 
needs:

- Population proportion. Th e method relates commer-
cial growth to population projections.  It assumes 
that the absolute amount of commercial land per 100 
people will remain relatively constant and that new 
commercial development will grow in proportion to 
population growth.

- Residential-use proportion.  Th is assumes a constant 
relationship between residential and commercial land 
use, thereby relating commercial growth directly to 
residential development rates.

TABLE 2.7: Required Commercial Land for Plattsmouth, 2000-2025

2000 2010 2020 2025 Conversion 
Need

Designated 
Land (x1.5)

Population Proportion Method

Projected Population  6,887  7,397  8,171  8,588 

Comm Use/100 res. 0.98 1.00 1.00 1.00

Projected Commercial Use (acres)  67.62 73.97 81.71 85.88 18.26 27.39

Residential Use Proportion 
Method

Residential Land (acres)  628.93  710.78  809.38  862.02 

Commercial/Residential Ratio 0.107 0.107 0.107 0.107

Projected Commercial Use (acres)  67.62  76.42  87.02  92.68 25.06 37.59

Absorption Trend Method

Annual Absorption 9.8 9.8 9.8

New Commercial Land  67.62  77.42  87.22  97.02 29.40 44.1

Source:  RDG Planning & Design, 2003
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- Absorption trend. A straight-line trend analysis assumes 
that the amount of land absorbed annually in the 
past will continue into the future.  A weakness in this 
method is its assumption that the experience of the last 
27 years is a good predictor of future needs. 

Table 2.7 compares the results of these three methods, 
suggesting a need for 18 to 29 additional acres of com-
mercial land during the next twenty-fi ve years.  In order 
to provide alternative sites, the land use plan should des-
ignate 1.5 times the hard demand for commercial land.  
If the middle projection is utilized then the city should 
designate approximately 38 acres of land for future com-
mercial development.

Industrial Development

Th e need for industrial land is not directly related to 
population growth, making it much more diffi  cult to pre-
dict.  A single major corporate decision can dramatically 
increase (or decrease) the projected industrial demand 
in a community.  In addition, a decision by the city to 
pursue industrial development aggressively can aff ect 
industrial land needs.

While the projection methods used to predict commer-
cial demand may also be used to approximate industrial 
needs, straight-line trend analysis is not a reliable indi-
cator of industrial demand.  Th e recent annexation of 
Plattsmouth’s new industrial park on the southwest edge 
of the city should ensure that new industrial development 
remains within city limits. 

Table 2.8 calculates additional industrial land needs 
within the city.  Based on population and residential-
use proportion methods described above, Plattsmouth 
should absorb about 11 acres of new industrial land.  To 
provide maximum fl exibility, the land use plan should 
designate about three times the hard demand for indus-
trial use.  Under this assumption Plattsmouth should 
allocate 33 and 36 acres for industrial and business-park 
land in the future land use plan.

TABLE 2-8: Estimated Industrial/Business Park Land Requirements, 2000-2020

2001 2010 2020 2025 Conversion 
Need

Designated 
Land (x3)

Population Proportion Method

Projected Population  6,887  7,397  8,171  8,588 

Industrial Use/100 res.  0.47  0.50  0.50  0.50 

Projected Industrial Use (acres) 32.14 36.99 40.86 42.94 10.80 32.40

Residential-Use Proportion 
Method

Residential Land (acres)  628.93  710.78  809.38  862.02 

Industrial/Residential Ratio 0.051 0.051 0.051 0.051

Projected Industrial Use (acres)  32.14  36.32  41.36  44.05  11.91  35.74 

Source:  RDG Planning & Design, 2003
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DEVELOPMENT PRINCIPLES AND THE 
LAND USE PLAN

Th is section presents land use strategies that will en-
able Plattsmouth to plan successfully for projected 
growth and respond both to the pressures of internal 
land use change and to external developments.  Overall 
development patterns should reinforce the functional 
and aesthetic values and traditions of the community, 
even as new development extends into the surrounding 
landscape. New development should generously accom-
modate pedestrian and vehicular mobility.  In addition, 
Plattsmouth’s growth program should take maximum 
advantage of existing resources and community char-
acteristics.  Features that form a strong foundation for 
community planning include:

• Th e Missouri Riverfront.  Plattsmouth is a river town, 
situated along an exceptionally beautiful and historic 
stretch of the Missouri River.  Main Street’s direct access 
to the river and planned development of the riverfront 
will provide excellent public river access.  

• Transportation Access.  Plattsmouth’s location along 
Highway 75 and its proximity to the Interstate 30 cor-
ridor give the city excellent access to both regional and 
national markets.  Future improvements to Highways 
75 and 34, including a new bridge over the Missouri, 
will further facilitate access to Plattsmouth.  Th e de-
velopment of Highway 75 as an expressway will mean 
the realignment of Webster Boulevard and improved 
access to the Omaha/Bellevue area.

• A Historic Downtown.  Plattsmouth’s downtown is a 
diverse and active area, covering almost eight square 
blocks and off ering a good combination of businesses 
and services.  Over the past ten years the downtown has 
seen signifi cant reinvestment including the  Fitzgerald 
Building transformation, the construction of the new 
Plattsmouth State Bank,  and the Cass County Court-
house addition.  

• Historic Buildings. Plattsmouth’s historic buildings are 
a vital part of its character.  Downtown Plattsmouth 
and the McLaughlin-Waugh-Dovey House are listed 

on the National Register of Historic Places.  Th e city 
also has an active historic preservation organization, 
the Plattsmouth Conservancy.

• Topography.  Plattsmouth’s street grid is laid out on the 
bluff s and valley topography produce views of both the 
city and the Missouri River Valley.  Th e topography 
creates a tiered city, as residential areas climb the hills 
rising above the town center.  

• Schilling Wildlife Refuge.  Th e U.S. Wildlife Reserve 
has 1,200 acres of land and 35 acres of water.  Th e area 
provides recreational opportunities including hiking, 
bird-watching, fi shing and biking.  Development of a 
Missouri River chute as a fi sh habitat and breeding area 
south of Schilling could provide additional recreational 
opportunities.

• Connectedness. Plattsmouth is connected by a grid of 
collector and local streets that is periodically inter-
rupted by the city’s steep topography and more exten-
sively interrupted on the west side by the railroad and 
Highway 75.  Maintaining connections into developing 
areas is an important goal identifi ed by the citizens of 
Plattsmouth. 

With respect to the city’s future development patterns, 
there are assumed developments that will direct growth.  
Th ese include:

1. Th e new Highway 34 bridge and bypass of the city to 
the south.

2. Th e development of Highway 75 as an expressway from 
Bellevue to Nebraska City. 

3. Development of a new Missouri River Chute and a 
series of lakes for fi sh habitat south of Schilling Wild-
life Refuge. 

In light of growth trends, development projections, 
community assets and outside infl uences, Plattsmouth’s 
growth program should:

• Designate growth areas for residential development, 
designed to provide the appropriate amount of land 
for urban conversion.

• Use existing subdivision plats and infrastructure in-
vestments as fi rst priorities toward meeting the city’s 
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development needs and objectives.
• Ensure that new development maintains continuity 

and linkages among neighborhoods. 
• Encourage adequate commercial growth to respond to 

potential market needs.
• Provide adequate land to support economic develop-

ment that capitalizes on Plattsmouth’s historical and 
environmental attractions and its excellent transporta-
tion access.

• Maintain development patterns in lower-density areas 
to conserve the natural landscape and preserve long-
term growth prerogatives.

• Prevent or discourage uncontrolled development that 
can siphon energy and investment away from estab-
lished areas without adding to the city’s net economy.

• Use Plattsmouth’s special city assets and features to best 
advantage in framing the character of existing and new 
neighborhoods.

Th e components of Plattsmouth land use plan include:

• USE OF SMART GROWTH TECHNIQUES 
• AN ADEQUATE LAND SUPPLY
• WESTSIDE PARKWAY
• COMMERCIAL AND INDUSTRIAL GROWTH
• PRE-PLANNED MAJOR STREETS
• A LINKED GREENWAY/TRAIL SYSTEM
• FRAMEWORK FOR DECISION-MAKING
• AN ANNEXATION POLIC Y

USE OF SMART GROWTH TECHNIQUES
“Smart growth” has become a trendy phase accepted by 
the developer and regulator alike.  As is oft en the case, the 
concept means diff erent things to diff erent people.  In the 
context of the Plattsmouth Plan, smart growth represents 
a variety of techniques that allow a community to accom-
modate the development that the market produces, but to 
manage it in a way that maintains order, effi  ciency, and 
unity.  Smart growth balances developers’ and communi-
ties’ perspectives on environmental sensitivity, economic 
effi  ciency, and enhancement of community and civic life.  
Th e goal of smart growth is to implement land develop-
ment principles that are profi table for developers while 
being community-oriented, environmentally sensitive, 
and fi scally responsible.  Smart growth principles do 
not oppose cars and roads, tell people where or how to 
live, or discourage growth.  Practical principles applied 
to smart growth visions will ensure that development 
and protection of public and environmental interests 
are congruent.  Th e smart growth principles guiding the 
Plattsmouth Plan are as follows:

Mix Land Uses

• Diversify activity in neighborhoods.
• Locate a variety of uses near one another, allowing for 

alternatives to automobile travel.

Th e principle of mixed land uses is central to smart 
growth.  A development pattern that encourages a mix 
of land uses provides a diversity of activities.  It promotes 
vitality, the perception of security, and the use of  public 
spaces.  A variety of uses can also reduce the distances 
that people must travel by car to conduct their daily lives.  
A mixed land use pattern also encourages a variety of 
housing types.  Even in new projects, the development 
of housing above what would otherwise be single-story, 
single- offi  ce and commercial establishments adds vital-
ity to business areas and increases the economic yield on 
property. More communities are fi nding that by mixing 
land uses neighborhoods are more attractive to workers 
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considering quality-of-life criteria in their housing deci-
sions.  Th is principle applies to contemporary develop-
ment as well as to historic, special-use districts.  

Make Full and Efficient Use of Urban Services

• Develop alongside existing urban development.
• Use public infrastructure effi  ciently and avoid develop-

ment that prevents or discourages extension of urban 
services into appropriate areas.

• Encourage compact development patterns.

Smart development principles demand effi  cient use of 
existing and future public infrastructure.  As Plattsmouth 
continues to grow, it will be called on to extend water and 
sewer lines.  It is essential that this substantial investment 
be optimally effi  cient and benefi cial to the community.  
Otherwise, serious economic penalties and costlier urban 
investments will result.

Create Housing Opportunities and Choices

• Develop housing in diff erent design confi gurations, 
refl ecting the needs of a diverse population.

• Encourage housing aff ordable to a variety of income 
levels, integrating diff erent housing types into the com-
munity.

• Consider multi-use buildings that integrate housing 
into business environments.

While Plattsmouth has some multi-family units, most 
of its housing stock is single-family homes.  No single 
type of housing can meet the needs of today’s diverse 
households, and a growing community should provide 
a range of housing choices for its citizens.  Th ese might 
include attached owner-occupied housing for empty-
nesters; moderately priced units to help young families 
build equity in the community; smaller-lot single-family 
development in innovative design settings; “standard” 
single-family development; and high-end estate homes.  
Attached housing can mean single-family units on 
separate lots, duplexes, or townhouses.  Residential 
development may also be incorporated into mixed-use 
projects to reduce separations between living places and 

activity centers.  Plattsmouth should be a community 
of opportunities for people at all stages of life and allow 
households to fi nd their niche in the community.

Create a Walkable Community

• Ensure that all areas of the community are accessible 
by a network of sidewalks and trails.

• Locate key activity centers within walking distance of 
residential areas.

• Design streets so that traffi  c moves at speeds that allow 
for pedestrian activity.

With the rise of widespread automobile use community 
design moved away from a premise of pedestrian access.  
Today’s development is more auto-dependent, with street 
patterns that can make pedestrian movement unsafe.  In 
a truly walkable community, neighborhood commercial 
services, schools, and other activity centers are located 
within a fi ve- to ten-minute walking distance of housing.  
Walkable communities also encourage social interaction 
and expand transportation options.  Th e pattern and 
design of development should serve a range of users 
including pedestrians and bicyclists, as well as motorists, 
moving them around the community in a convenient 
and effi  cient manner.

Decisions regarding vehicular travel also aff ect a commu-
nity’s walkability.  A good transportation network uses 
special design techniques to ensure that street traffi  c is 
consistent with pedestrian safety.

Conserve the Community’s Natural Resources 

• Preserve open space, farmland, and critical environ-
mental areas.

• Sustain special ecosystems for natural habitat and 
recreation.

By preserving open spaces, communities can ensure an 
adequate balance between the built and natural environ-
ment.  Open spaces improve the quality of a community. 
Th ey provide important community spaces, habitat for 
plants and animals, recreational opportunities, and 
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places of natural beauty.  It is also important to preserve 
environmentally sensitive areas such as fl oodplains in 
order to prevent adverse environmental impacts.  Ap-
plying smart growth principles to the Plattsmouth Plan 
encourages the incorporation of water bodies, wetlands, 
parkland, and farmland into the city’s overall growth con-
cept.  Good development practices encourage the preser-
vation of these features while permitting developers and 
landowners a reasonable yield on their property.  

Diversify Transportation Modes

• Provide linked and connected street systems, dispers-
ing traffi  c and providing alternatives to the use of major 
streets.

• Design streets so that traffi  c moves through neighbor-
hoods at appropriate speeds.

• Make walking and bicycling viable, attractive alterna-
tives to driving.

Many communities have begun to realize a need for a 
wider range of transportation options.  A completely auto-
dependent urban pattern limits access of such groups as 
young people and seniors to features of a growing com-
munity.  As Plattsmouth grows, distances between major 
features will become greater.  Th is increase in physical 
size should not limit access.  Techniques allowing resi-
dents to move more freely include better coordination of 
land use with transportation,  multi-modal streets that 
accommodate all forms of transportation, and greater 
connectivity within the street network.  A good system 
keeps neighborhoods connected while routing heavy 
regional traffi  c around residential areas.  It  provides 
a continuum of streets, including interneighborhood 
collectors that serve local traffi  c needs without requiring 
drivers to use major arterials.  It uses design techniques 
to ensure that traffi  c speeds conform to surrounding 
land uses and safety conditions.  In Plattsmouth, a good 
system will connect neighborhoods to each other, to the 
downtown area, and to recreational facilities.

Achieve Stakeholder Collaboration in Develop-
ment Decisions and Provide Smart Growth Tools

• Provide land development guidelines that promote 
smart growth.

• Establish a process that encourages collaboration 
among all stakeholders.

• Institute a development review process that encourages, 
rather than obstructs, innovative development.

Zoning and subdivision guidelines, as well as the de-
velopment review process, should provide fl exibility 
and encourage performance review rather than mere 
compliance with arbitrary numbers.  Th ese measures 
will promote an appropriate mix of land uses, traditional 
neighborhood developments, and good street system 
design.  

Further growth can continue Plattsmouth’s tradition as 
a pleasant place to live and work.  However, this devel-
opment must accommodate the community as well as  
developers.  Ideas developed by the community through 
strategic planning and the smart growth principles laid 
out in this section will build stronger and more produc-
tive communication and facilitate implementation of the 
Plattsmouth Plan.  
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AN ADEQUATE LAND SUPPLY 
Plattsmouth should designate enough land for new 

development to support a year 2025 population of about 

8,500.

Tables 2.6, 2.7, and 2.8 display the amount of land needed 
for residential, commercial, and industrial development  
to serve the projected 2025 population of 8,500, allowing 
managed growth while providing adequate choices of 
sites to developers.  Map 2.4 illustrates fi ve development 
tiers for future development in Plattsmouth: 

Urbanized Tier.  Th is refers to areas of existing devel-
opment in Plattsmouth.  Appropriate policies include 
neighborhood conservation, housing rehabilitation, 
infi ll development on vacant sites, redevelopment of 
underused sites, and completion of supporting public 
projects.  

Plattsmouth’s steep terrain limits existing development 
opportunities. Possibilities include:

- Existing industrial development east of Lincoln and 
Washington Avenue.

- Additional residential development south of 10th 
Avenue in eastern Plattsmouth.

- Scattered infi ll lots around the city.  Although there 
are numerous vacant platted lots, many off er limited 
development opportunities because of their eleva-
tions.

Urban Development Tier.  Th is tier corresponds to the 
projected land needs for the City through 2025.  Large-
lot rural estate developments lacking full urban services, 
which have become increasingly common in rural Cass 
County, should not occur within the Urban Develop-
ment Zone.  

Plattsmouth’s major urban development areas for growth 
through 2020, described in greater detail later in this 
chapter, include the following:

1. South.  Linear development south from the high 

school, will be dominated by single-family develop-
ment but, will also include medium- and high-density 
residential development, park space, and mixed-use 
development parallel to Highway 75. 

2. Southwest.  Industrial and business-park develop-
ment will occur west of Highway 75 with more 
commercial/industrial development parallel to the 
highway.  Southwest Plattsmouth includes the indus-
trial park and is approximately one mile north of the 
Plattsmouth Airport.  

3. West.  Th e West growth center will be composed of a 
mixture of residential and commercial development 
around the cemetery.  Existing commercial develop-
ment east of the cemetery and west of Highway 75 
would be continued with lower density residential 
development to the south and west of the cemetery.

4. North.  Th e north growth center will include mixed- 
use development south of the B.N. Railroad and on 
either side of Webster Boulevard.  Th is mixed-use 
area would include both offi  ce and commercial de-
velopments.  North of the railroad tracks and on the 
south side of the Lyman-Richey gravel pits there will 
be an opportunity for medium-density residential 
development as those pits are closed down. 

Rural Estates Tier.  Plattsmouth’s unique topography 
creates opportunities for large-lot residential develop-
ment in the bluff s along the Missouri River, where city 
services may be lacking. Higher-density development 
here would be diffi  cult, though some clustering may be 
appropriate in order to preserve ecologically sensitive 
areas.  Areas in the rural estate tier include existing large-
lot developments north and south of the city and small 
pockets west of Highway 75, including an area south of 
the cemetery.

Urban Reserve Tier.  Th is tier corresponds to areas that 
can eventually be served by municipal utilities, but that 
are unlikely to experience development before 2025.  In 
general, this area should remain as agricultural and open 
space pending.  Any development that occurs in this 
area should be designed to avoid confl icts with future 
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urban growth.

Areas within the urban reserve zone next to existing 
development may be developed within the horizon of 
this plan if primary growth centers are unavailable.  
Plattsmouth’s urban reserve zones include areas west 
of the U.P. Railroad and south of Highway 66 and ar-
eas south of the future Highway 34 bypass and east of 
Highway 75.

Open/Agricultural Tier.  Th is tier includes farmland, steep 
slopes, fl oodplains and fl oodways, and wetlands that will 
not be developed in the foreseeable future.

New development in Plattsmouth should emphasize 
those areas designated by the Development Concept 
and Future Land Use Plan within the context of the 
plan’s transportation and open-space framework.  Such 
a disciplined approach will ensure cost-eff ective, effi  cient 
land use patterns that maximize the benefi ts of develop-
ment to the community.    

WESTSIDE STREET PARKWAY
New development on the west side of Plattsmouth 

should focus on a new Westside Parkway connecting 

new and existing development and fulfi lling numerous 

roles in the city.

While it has been speculated that Plattsmouth’s future 
development would occur west of Highway 75, the future 
Highway 75 expressway and the new Highway 34 bypass 
are more likely to direct new development to the south, 
as evidenced by the location of Osage Ranch south of the 
high school.  Development of this area should be directed 
around a new Westside Parkway that will fi ll specifi c roles 
within the community, including:

- Parkway.  A new north/south collector should be de-
signed as a parkway, off ering a linear park “feel” while 
functions as a collector street linking local streets with 
the broader Plattsmouth circulator system.

- A link to community destinations.  As a parkway it will 
be an important link between some of the city’s parks 
and civic destinations.  Key community destinations 
along the Westside Parkway will include:

- Memorial and West Memorial Parks 
- Plattsmouth Middle School
- A possible community center at Highway 66 
- A new elementary school and library campus north 

of Avenue F
- A future park site around the pond south of High-

way 66
- A new community park north of the new Highway 

34 bypass

- A north side collector.  North of 1st Avenue, the Westside 
Parkway railroad underpass would create opportunities 
for development, though not at urban density because 
of the rough terrain.  Local links should also extend 
to existing developments, such as Tincher, giving safer 
access to these developments and improving their con-
nection to the city.  Th e parkway should then continue 
north to the Plattsmouth Country Club. 

- A mix of residential development.  Th ere should be a 
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variety of opportunities for new residential develop-
ment along the Westside Parkway.

COMMERCIAL AND INDUSTRIAL GROWTH
Plattsmouth should provide attractive sites for future 

commercial and industrial development.

Plattsmouth should continue to provide additional em-
ployment opportunities to residents of the city and the 
surrounding area.  Th e completion of Highway 75 as an 
expressway and the new Highway 34 bridge and bypass 
provide ideal opportunities for the city to take advantage 
of its locational strengths.  Th e Development Concept 
for Plattsmouth suggests that commercial development  
remain focused along the Highway 75 corridor and in 
the historic downtown with an additional opportunity 
along Webster Boulevard.  Th ese locations will fi ll distinct 
roles in the city.  Th e highway corridor should encourage 
a mixture of commercial development including large 
regional commercial development.  Highway-oriented 
commercial uses, such as large-scale retailers and truck 
stops, would be appropriate at the new expressway’s in-
tersections with Highways 34 and 66.  At the same time 
a mixture of offi  ce, retail and high-density residential 
development would provide a linear buff er between 
Highway 75 and future residential areas. 

Downtown Plattsmouth, on the other hand, will likely 
emphasize services and unusual commercial opportuni-
ties.  Th e commercial corridor will be extended east of 
downtown along East Main Street to the new mixed-use 
riverfront development, again, a specialized commercial 
environment that centers on the riverfront and associated 
opportunities.  Th e downtown and adjoining riverfront 
development will be discussed in further detail in Chap-
ter 6, “Downtown Plattsmouth.” 

Th e linear mixed-use corridors of Washington and Chi-
cago avenues will continue as neighborhood commercial 
centers off ering a mixture of residential and low-impact 
commercial services.  Development along north Webster 
Boulevard should provide a mixture of commercial and 
offi  ce space.  Easy access to the Highway 75 corridor and 
Bellevue, Downtown Plattsmouth and both the B.N. and 
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U.P. Railroad lines could make this an attractive area for 
future development.   

Plattsmouth’s industrial growth should occur primarily 
south of the city in the new Plattsmouth industrial park.  
Easy access to Highways 34 and 75, the railroad and the 
airport make this an ideal location for future industrial 
and business park development.  Areas parallel to High-
way 75 would be developed as mixed-use commercial 
and light industrial.  

Special attention should be given to the design and ap-
pearance of these development areas. Landscaping and 
sign standards should be implemented to create high-
quality business environments without undue cost to 
individual businesses.  

PRE-PLANNED MAJOR STREETS
Plattsmouth’s future streets should be designated ahead 

of development and dedicated as growth occurs.

Oft en contemporary residential and commercial devel-
opment occurs on an incremental, project-by-project 
basis.  As a result, projects may provide for their own  
circulation needs, but ignore the need for an integrated 
transportation network.  Idiosyncratic street layouts 
can confuse drivers who are unfamiliar with the com-
munity.  

Th e circulation network that connects neighborhoods  
cannot be left  to develop by chance.  As projects are 
designed, the collector routes prescribed by the plan 
should be reserved and rights-of-way should be dedi-
cated.  While actual alignments of the collector network 
may diff er somewhat from those proposed in the plan, 
the general structure should be preserved.  In some 
cases, the city may predevelop a street segment to create 
necessary linkages.  

Map 3.2, the Development Concept, defi nes the align-
ments of arterial streets, which carry regional traffi  c, and 
collector streets, which link neighborhoods, in order to 
ensure that corridors and linkages are maintained as 
development occurs.  Chapter 3 of the plan discusses 
these connections in detail, including:

• Downtown access to Highway 34 along a realigned 
Livingston Road.

• Relocation of Webster Boulevard as part of a recon-
structed Highway 75 expressway interchange.

• Realignment of Chicago Avenue to provide access to 
Horning Road and the Highway 34 bypass.

• A Westside Parkway south of 1st Street as described 
above.

• An extension of a collector street to the north under 
the railroad to the Plattsmouth Country Club as part 
of the Westside Parkway.

• A rearage road south of Osage Ranch providing devel-
opment opportunities on both the sides of the road.
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• A circulator road north of Avenue B that provides ad-
ditional access between Highway 75 businesses and the 
city.  Th is road should provide a safer alternative than 
the current access along Highway 75, which could be 
eliminated with the construction of an expressway.

• An Avenue B gateway with improvements to the street 
such as lighting and landscaping that would guide visi-
tors from the highway to downtown.

• First Avenue realignment that would provide better 
access to Highway 75 and an improved access road 
between Avenue B and 1st Avenue.  Improvements to 
1st Avenue should include lighting and streetscape that 
would connect to the downtown and riverfront 

A LINKED GREENWAY/TRAIL SYSTEM
Plattsmouth’s neighborhoods, activity centers, and major 

open spaces should be linked by a comprehensive and 

continuous greenway and trail system serving both 

transportation and recreational purposes.

Incorporation of on- and off -street trails into all areas 
of the city is an important component of future devel-
opment in Plattsmouth.  Th e segments of the system 
that traverse the city’s future growth areas should be 
designated in advance and incorporated into individual 
project design.  Th e trail and greenway options depicted 
on Map 4.2 are described in detail in Chapter 4 of the 
plan.  Plattsmouth’s future trails and greenways include 
the following:

• Highway 75 Trail.  Th e Nebraska State Trails Plan  rec-
ommends that all state expressways include right-of-
way for roadside trails.  Th is provision should be part 
of the Highway 75 upgrade to an expressway linking 
Plattsmouth with Omaha to the north and Nebraska 
City to the south.  

• Schilling Trail.  On the north side of Plattsmouth the 
Highway 75 trail would curve away from the highway 
following the railroad into the Schilling Wildlife Refuge 
and the refuge’s access road.  Within the refuge a trail 
link to the confl uence of the Platte and Missouri rivers 
would be an important trail destination.  Just north of 
East Main Street the trail would split, working its way 
around the tips of the proposed fi nger lakes and also 
following the south border of the Game and Parks 
property.  Th e trails would rejoin near the proposed 
riverfront development. 

• East Main Street Trail.  Th e Schilling Trail will link the 
refuge and the riverfront, while a parallel trail on the 
south side of East Main Street would link downtown 
and the riverfront.  Th is route would follow the emer-
gency vehicle underpass.

• Riverfront Trail.  South of Main Street the trail system 
would follow the existing street network and the river 
bluff  south to William Gilmour Wildlife Area. 

• Rylander Park Trail.  South of downtown a 3rd Street 
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trail would connect the downtown with Rylander Park 
and a new Smith Avenue Trail.

• Smith Avenue Trail.  Th e trail would connect Rylander 
Park with a new soccer complex at Kinder Morgan.  
Th e trail network should then link the new soccer fi elds 
and the Westside Parkway.

• Westside Parkwaystside Parkwayst .side Parkway.side Parkway   As the heart of new development 
in southern Plattsmouth, the Westside Parkway should 
link both pedestrians and vehicles to the city’s western 
parks and civic destinations.  Finally, the Westside 
Parkway should be linked back into the Highway 75 
trail. 

FRAMEWORK FOR DECISION-MAKING
Plattsmouth’s future land use map and policies should 

provide both guidance and fl exibility to decision-makers 

in the land use process.  

Plattsmouth future land use plan provides a development 
vision for the city that guides participants in the process 
of community building.  However, it cannot anticipate 
the details of every rezoning application.  Th erefore, the 
plan should not be considered a lot-by-lot prescription 
for land use.  Rather, it provides a context in which city 
administrative offi  cials, the Planning Commission, and 
the City Council make logical decisions, in accordance 
with the plan’s overall principles.

Th e land use plan establishes a number of land use cat-
egories, some calling for single primary uses and others 
encouraging mixed uses.  Two tables are included in 
this section to help approving agencies interpret the 
plan’s basic principles.  Table 2.9 defi nes the proposed 
categories  and establishes criteria for their application.  
Table 2.10 is a land use compatibility guide that assesses 
the relationships between adjacent land uses and off ers a 
contextual basis for review of land use proposals. Th ese 
tables comprise a framework for decisions that are both 
fl exible and consistent with the plan’s objectives.
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Table 2.9: Land Use Decision Framework

Land Use 
Category

Characteristics Location Criteria

Agriculture • Generally in agricultural or open-space use.

• Agriculture will remain the principal use during 
the planning period.

• Extension of urban services is unlikely in the 
foreseeable future.

• These areas should remain in primary 
agricultural use.  Urban encroachment, 
including large-lot subdivisions, should be 
discouraged.

• Primary uses through the planning period will 
remain agricultural.

• Typical zoning would be Agricultural.

Urban Reserve • Generally in agricultural or open-space use.

• Areas may be in the path of urban 
development beyond the planning horizon 
contained in this plan.

• Very low-density residential uses may be 
located in the area.

• These areas should be reserved for long-term 
urban development.

• Primary uses through the planning period will 
remain agricultural.

• Any interim large-lot residential development 
should not obstruct to future urban 
development.

• Typical zoning would be a new Urban Reserve 
District or Agricultural.

• Gross density would generally be one unit per 
ten acres.

Rural Estate 
Residential 

• Restrictive land uses, emphasizing housing and 
open space.

• Civic uses may be allowed with special-use 
permission.

• Applies to wooded or bluff  environments with 
signifi cant environmental features. 

• Development regulations should promote 
reservation of common open space and 
project designs that take best advantage of 
open-space resources.

• Gross densities will generally be less than one 
unit per acre, although lot clustering may 
produce smaller individual lots.

• The Environmental Resources District Overlay 
should be applied to these areas.

Low-Density 
Urban  
Residential

• Restrictive land uses, emphasizing single-
family detached development, although 
unconventional single-family forms may be 
permitted with special review.

• Civic uses are generally allowed, with special 
permission for higher-intensity uses.

• Primary use within residential growth centers.

• Should be insulated from adverse 
environmental eff ects, including noise, smell, 
air pollution, and light pollution.

• Should provide a framework of streets and 
open spaces.

• Typical densities range from 1 to 6 units per 
acre.
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Table 2.9: Land Use Decision Framework

Land Use 
Category

Characteristics Location Criteria

Medium-
Density 
Residential

• Restrictive land uses, emphasizing housing.

• May incorporate a mix of housing types, 
including single-family detached, single-family 
attached, and townhouse uses.

• Limited multi-family development may be 
permitted with special review and criteria

• Civic uses are generally allowed, with special 
permission for higher-intensity uses.

• Applies to established neighborhoods that 
have diverse housing types, and to developing 
areas that incorporate a mix of development.

• Developments should generally have 
articulated scale and maintain identity of 
individual units.

• Develop in projects large enough to provide 
full services.

• Tend to locate in complexes, but should 
include linkages to other aspects of the 
community.

• Typical maximum density is 6 to 10 units per 
acre.

• Innovative design should be encouraged in 
new projects.

High Density 
Residential

• Allows multi-family and compatible civic uses.

• Allows integration of limited offi  ce and 
convenience commercial within primarily 
residential areas.

• Locate at sites with access to major amenities 
or activity centers.

• Should be integrated into the fabric of nearby 
residential areas, while avoiding adverse traffi  c 
and visual impacts on low-density uses.

• Traffi  c should have direct access to collector 
or arterial streets to avoid overloading local 
streets.

• Requires Planned Development designation 
when developed near lower-intensity uses or 
in mixed-use developments.

• Developments should avoid creation of 
compounds.

• Attractive landscape standards should be 
applied.

• Typical density is more than of 10 units per 
acre.

Mobile Homes • Accommodates mobile homes that are not 
classifi ed under state law as “manufactured 
housing.”

• Single-family, small-lot settings within planned 
mobile home parks.

• Develop in projects with adequate size to 
provide full services.

• Tend to locate in complexes, but should 
include linkages to other aspects of the 
community.

• Typical maximum density is 8 units per acre.

• Should occur within Mobile Home Planned 
Park Districts.
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Table 2.9: Land Use Decision Framework

Land Use 
Category

Characteristics Location Criteria

Commercial • Includes a variety of commercial uses, 
oriented primarily to consumers of a number 
of neighborhoods.  Incorporates most major 
community retailers.  

• Establishes larger buildings and parking 
facilities than other commercial districts. 

• Should be located at intersections of arterials 
or other major streets.

• Should avoid a “four corners” confi guration.

• Traffi  c systems should provide alternative 
routes and good internal traffi  c fl ow.

• Negative eff ects on surrounding residential 
areas should be limited.

• Good landscaping and restrictive signage 
standards should be maintained.

• Good pedestrian/bicycle connections should 
be provided into surrounding residential 
service areas. 

• Buff ering from surrounding uses may be 
required.

Residential/
Commercial 
Mixed Use 
(MU-1)

• Includes higher-density residential 
development and a range of low-impact 
commercial uses, providing a variety of 
neighborhood services.

• Includes low to moderate building and 
impervious coverage.

• May include limited offi  ce development.

• Should be located at intersections of major 
arterial or collector streets.

• Should avoid a “four corners” confi guration, 
except when planned as a district.

•Development should emphasize pedestrian 
scale and relationships among businesses.

• Uses should be limited in terms of operational 
eff ects.

• Good landscaping and restrictive signage 
standards should be maintained.

• Good pedestrian/bicycle connections should 
be provided into surrounding areas.

• The dominance of automobiles should be 
moderated by project design.

Commercial/
Offi  ce Mixed 
Use (MU-2)

• Includes a variety of commercial uses.

• Establishes larger buildings and parking 
facilities than MU-1 uses.

• Should be located at intersections of arterials 
or other major streets.

• Should avoid a “four corners” confi guration.

• Traffi  c systems should provide alternative 
routes and good internal traffi  c fl ow.

• Negative eff ects on surrounding residential 
areas should be limited.

• Good landscaping and restrictive signage 
standards should be maintained.

• Good pedestrian/bicycle connections should 
be provided into surrounding residential 
service areas.

• Buff ering from surrounding uses may be 
required.
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Table 2.9: Land Use Decision Framework

Land Use 
Category

Characteristics Location Criteria

Downtown 
Mixed-Used

• Includes mix of uses, primarily commercial, 
offi  ce, upper-level residential, and 
warehousing/industrial uses.

• Primary focus of major civic uses, including 
government, cultural services, and other civic 
facilities.

• Establishes mixed-use pattern in the traditional 
City Center.

• Recognizes current development patterns 
without permitting undesirable land uses.

• District may expand with development of 
appropriately designed adjacent projects.

• New projects should respect pedestrian scale 
and design patterns and setbacks within the 
overall district.

• Historic preservation is a signifi cant value.

Offi  ce/Industrial 
Mixed Use
 (MU-3)/
Bussiness Park

• Business Park and MU-3  provide for uses that 
do not generate noticeable external eff ects.  

• Business parks may combine offi  ce and light 
industrial/research uses.

• MU-3l uses may be located near offi  ce, 
commercial, and, with appropriate 
development standards, some residential 
areas.

• Strict control over signage, landscaping, and 
design is necessary near lower-intensity uses.

• A new zoning district for business parks, 
including offi  ce and offi  ce/distribution 
uses with good development and signage 
standards, should be implemented.

General 
Industrial

• Permits for a range of industrial enterprises, 
including those with signifi cant external 
eff ects.

• General industrial sites should be well buff ered 
from less intensive use.

• Sites should have direct access to major 
regional transportation facilities; routes should 
bypass residential or commercial areas.

• Developments with major external eff ects 
should be subject to Planned Development 
review.

Civic • Includes schools, churches, libraries, and 
other public facilities that act as centers of 
community activity.

• May be permitted in a number of diff erent 
areas, including residential areas.

• Individual review of proposals requires an 
assessment of operating characteristics, 
project design, and traffi  c management.

Public Facilities 
and Utilities

• Includes facilities with industrial operating 
characteristics, including public utilities, 
maintenance facilities, and public-works yards.

• Industrial operating characteristics should be 
controlled according to same standards as 
industrial uses.

• When possible, should generally be located in 
industrial areas.
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Land Use Compatibility

Some of the most diffi  cult issues in plan implementa-
tion arise at boundaries where more intensive uses are 
proposed adjacent to less intensive uses.  Table 2.10 
provides a Land Use Compatibility Guide, assessing the 
relationships between existing land uses and providing 
a basis for review of proposals based on their geographi-
cal context.

Compatibility Rating Key

5: Identical to existing land uses or completely compat-
ible. Development should be designed consistent with 
good planning practice.

4: Th e proposed use is basically compatible with the 
existing adjacent use.  Traffi  c from higher-intensity 
uses should be directed away from lower-intensity 
uses.  Building elements and scale should be consistent 
with surrounding development.

3: Th e proposed use may have potential confl icts with ex-
isting adjacent uses that may be resolved or minimized 
through project design.  Traffi  c and other external 
eff ects should be directed away from lower-intensity 
uses.  Landscaping, buff ering, and screening should 
be employed to minimize negative eff ects.  A Planned 
Unit Development may be advisable.

2: Th e proposed use has signifi cant confl icts with the 
pre-existing adjacent use.  Major effects must be 
strongly mitigated to prevent impact on adjacent 
uses.  A Planned Unit Development is required in all 
cases to assess project impact and defi ne development 
design.

1: Th e proposed use is incompatible with adjacent land 
uses.  Any development proposal requires a Planned 
Unit Development and extensive documentation 
to prove that external eff ects are fully mitigated.  In 
general, proposed uses with this level of confl ict will 
not be permitted. 

AN ANNEXATION POLIC Y
Plattsmouth should implement an annexation policy 

incorporating areas that are experiencing development, 

that meet state statutory requirements as urban in 

nature, and that meet one or more criteria for incor-

poration into the city.  Th e city should work with Cass 

County to ensure consistent development standards for 

areas currently outside of Plattsmouth’s jurisdiction but  

likely to be incorporated into the planning area during 

the next twenty years. 

Plattsmouth’s current annexation policy deals primarily 
with SID developments.  Th e policy should also include 
the following criteria:

• Areas with Signifi cant Pre-existing Development.  Areas 
outside the city that already have substantial com-
mercial, offi  ce, or industrial development are logical 
candidates for annexation.  In addition, existing resi-
dential areas developed to urban densities (generally 
higher than 2 units per acre) should be considered for 
annexation. 

• A Positive Cost-Benefi t Analysis. Th e economic benefi ts 
of annexation, including projected tax revenues, should 
compensate for the cost of extending services to newly 
annexed areas.  Th e current policy requires a thorough 
review of the SID fi nancial situation.  Under the city’s 
current guidelines a plan for extending municipal 
services into the annexation area must be provided by 
city offi  cials.  Th e existing guidelines require:
- Estimated cost impact of and timetable for providing 

municipal services. 
- Th e method by which the city plans to fi nance the 

extension of municipal services and provide main-
tenance to existing services.

- A map showing the area proposed for annexation, 
the current city boundaries, the proposed boundar-
ies, and the general land use pattern in the proposed 
annexation area.  
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Urban Reserve - 3 3 3 3 3 4 4 3 2 4 3 4 2

Rural Estates 3 - 4 4 2 2 1 1 1 1 1 1 3 2

Low-Density
Residential 3 4 - 3 2 2 2 2 2 2 2 1 3 2

Medium-
Density 

Residential
3 4 3 - 4 3 4 3 2 3 1 1 3 2

Mobile Homes 3 2 2 4 - 3 2 4 2 3 1 1 3 2

High-Density 
Residential 3 2 2 3 3 - 4 4 3 4 2 1 4 2

Commercial 4 1 2 2 4 3 - 4 4 4 4 3 3 4

Residential/
Offi  ce/

Commercial 
(MU-1)

4 1 4 3 3 4 4 - 5 4 3 3 3 2

Commercial/
Offi  ce (MU-2) 4 1 2 2 2 3 4 5 - 4 3 3 3 2

Downtown 2 1 3 3 3 4 4 4 4 - 4 2 4 2

Offi  ce/
Industrial 

(MU-3)
4 1 2 1 1 2 4 3 3 3 - 4 2 4

General 
Industrial 3 1 1 1 1 1 3 3 3 2 4 - 1 5

Civic 4 3 4 3 3 4 3 3 3 4 2 1 - 2

Public Facilities/
Utilities 2 2 2 2 2 2 4 2 2 2 4 5 2 -

Table 2.10: Land Use Compatibility Guide
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Th e cost-benefi t analysis should also:

- Identify tax revenues from existing and probable 
future development in areas.

- Calculate the additional annual operating costs for 
urban services, including public safety, recreation, 
and utilities.

- The analysis should be structured as a ten-year 
operating statement.  Generally, areas that reach an 
accrued break-even point meet an economic criterion 
for annexation.

• Public Services.  In many cases public service issues can 
provide compelling reasons for annexation.  Areas for 
consideration should include: 
- Parcels that are surrounded by the city but are outside 

of its corporate limits.  In these situations, city service 
may off er improved emergency response times.

- Areas served by municipal infrastructure.
- Areas to be served in the short run by planned 

improvements, including trunk sewer lines and lift  
stations.

Some parts of Cass County currently outside of the city’s  
planning jurisdiction, could be in Plattsmouth’s jurisdic-
tion within 20 years.  Substantial development may occur 
in the interim.  Plattsmouth and Cass County should 
work together in these areas to ensure that development 
standards and uses are consistent with Plattsmouth’s 
long-term plans. Extension of a special development 
district, a kind of voluntary “shared jurisdiction” may 
be necessary.

A detailed phased annexation program is presented in 
the implementation section of this plan. 



C H A P T E R  T H R E E

A  B A L A N C E D  T R A N S P O R TAT I O N  
S Y S T E M
Access to Plattsmouth from regional commercial and 

employment centers will improve with the Highway 75 

expressway south of the Platte River and the new High-

way 34 bridge and bypass.  Th e changes may alter traffi  c 

patterns in and around Plattsmouth.  Accordingly, 

Plattsmouth should create a transportation system that 

moves traffi  c eff ectively through and beyond the commu-

nity while preserving the city’s distinctive environment 

and accommodating for future growth.  

As Plattsmouth grows and changes, its transportation 
system should achieve the following goals:

• Solve existing and emerging circulation prob-
lems.

Maintain a grid network of streets that connects the 
city’s neighborhoods, while routing traffi  c associated 
with commercial and industrial centers around predomi-
nantly residential areas.  A highly connected network 
also contributes to the system’s safety and convenience 
to travelers.   

• Use the transportation network to support desir-
able patterns of community development.

Transportation systems, besides moving people from one 
place to another, also form the structure of the commu-
nity.  Th us they are a very important implementation tool 
in the comprehensive planning process.  Reserving trans-
portation corridors will help structure new development, 
and channel growth into areas that can be provided with 
public services.  In addition, transportation availability 
determines the location of major activity centers.  

• Provide mobility for pedestrians and bicyclists.

Plattsmouth’s relatively compact structure and pedes-
trian-friendly scale are conducive to waling and bicy-
cling as alternatives to driving.  Safe and easy access for 
pedestrians and bicyclists is essential to maintaining 
the community’s small-town, human-scale character.  
Th e city’s pedestrian and bicycle system should provide 
good access to workplaces, schools, shopping, and rec-
reational trips.  



the design capacity of the street.  

Table 3.1 presents the capacity of various street sections 
at LOS D,  the point at which congestion problems begin 
to occur.

Cautions about the LOS System

LOS is ultimately a measure of traffi  c speed.  It is impor-
tant, since the basic purpose of streets is to move traffi  c.  
However, LOS does not measure other important values, 
including:

• Neighborhood preservation
• Environmental quality
• Economic vitality and access
• Energy conservation
• Effi  cient development patterns
• Pedestrian environment

A development pattern that improves the LOS may 
also require people to drive longer distances, ultimately 
increasing the amount of traffi  c and the number and 
length of vehicle trips.  LOS is a useful tool when con-
sidered in the light of other values.  Th e transportation 
system should serve, rather than dominate, the overall 
environment.  Improving LOS by, for example, widen-
ing roadways and adding lanes can improve the fl ow of 
traffi  c but can also diminish the quality of the pedestrian 
environment and decrease pedestrian safety.
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TRAFFIC CAPACITY ANALYSIS

A capacity analysis compares the traffi  c volumes on a 
street segment with its designed traffi  c capacity. Th e 
ratio of volume to capacity (V/C) corresponds to a 
“level of service” (LOS), which describes the quality of 
traffi  c fl ow.

Measures of Levels of Service (LOS)

System performance of a street is evaluated using a crite-
rion called the “level of service” or LOS.  LOS evaluates 
traffi  c fl ow under specifi c volume conditions.  Th e ratio 
of volume to capacity (that is, how much traffi  c the street 
carries divided by how much traffi  c the street was de-
signed to carry) provides a short method for determining 
LOS.  LOS categories are as follows:

• LOS A:  Free-fl owing operation.  Vehicles face few 
impediments to maneuvering.  Th e driver has a high 
level of physical and psychological comfort.  Minor 
accidents or breakdowns cause little interruption in the 
traffi  c stream.  LOS A corresponds to a volume-capacity 
(V/C) score of 0 to 0.60.  

• LOS B:  A reasonably free-fl owing operation.  Maneu-
vering ability is slightly restricted, but ease of move-
ment remains high.  LOS B corresponds to a V/C score 
of 0.60 to 0.70.

• LOS C:  Stable operation.  Traffi  c fl ows approach the 
range in which traffi  c increases will degrade service.  
Minor incidents can be absorbed, but a local slowdown  
will result.  LOS C corresponds to a V/C score of 0.70 
to 0.80. 

• LOS D:  Borders on unstable traffi  c fl ow.  Small traffi  c 
increases produce substantial service deterioration.  
Maneuverability is limited and comfort reduced.  LOS 
D represents a V/C score of 0.80 to 0.90.

• LOS E:  Typical operation at full design capacity of 
a street.  Operations are extremely unstable because 
there is little margin of error in the traffi  c stream.  LOS 
E corresponds to a V/C score of 0.90 to 1.00

• LOS F:  A breakdown in the system.  Such conditions 
exist when queues form behind a breakdown or conges-
tion point.  Th is condition occurs when traffi  c exceeds 

TABLE 3.1: Typical Traffic Capacity by Facility Type
Capacity at LOS D (VPD)

2-Lane 3-Lane 4-Lane

Minimal Access 12,500 16,550 25,400

Residential 12,300 16,250 25,300

Mixed Zoning 11,200 14,850 23,600

Central Business 
District 9,400 12,650 20,500



Operational Analysis

Table 3.2 illustrates the performance of key segments of 
Plattsmouth’s street network based on 2001 traffi  c counts 
conducted by the Nebraska Department of Roads.  

Today, drivers in Plattsmouth experience LOS A condi-
tions on most street segments.  LOS D conditions exist 
only on Highway 75 at Avenue B and Highway 34 in 
the downtown.  In 2001 the Avenue B and Highway 75 
intersection was the busiest intersection in the city.  Th e 
completion of the Highway 34 bypass is expected to al-
leviate downtown congestion.  However, some friction 
in downtown traffi  c reduces speeds, producing safety 
benefi ts for pedestrians and on-street parking.   
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TABLE 3.2:  Performance of Key Street Segments

Street Section Capacity (VPD) Actual Volume, 
2001 (VPD)

Actual V/C 
Ratio, 2001

Estimated LOS, 
2001

Highway 75

North of Avenue B  16,500  11,665 0.71 D

Highway 34

Missouri River Bridge  12,500  1,290 0.10 A

Lincoln Avenue  12,500  2,400 0.19 A

1st to 2nd Avenue  11,200  3,400 0.30 A

5th to 6th Street  9,400  7,680 0.82 D

Main Street to 1st Avenue  9,400  5,555 0.59 A

4th to 5th Avenue  11,200  780 0.07 A

South of 5th Avenue  11,200  105 0.01 A

South of Hill Street  11,200  4,930 0.44 A

West of Chicago Avenue  11,200  3,540 0.32 A

East of Highway 75  11,200  7,170 0.64 B

Webster Blvd./Washington Avenue

North of Echo Lane  11,200  5,250 0.47 A

South of Avenue D  11,200  6,355 0.57 A

South of Avenue B  9,400  6,560 0.70 B

Chicago Avenue

South of Highway 34  11,200  5,265 0.47 A

North of Lincoln Avenue  11,200  2,880 0.26 A

South of Lincoln Avenue  11,200  2,810 0.25 A

Lincoln Avenue

2nd to 3rd Avenue  12,300  1,775 0.14 A

8th to 9th Avenue  12,300  2,125 0.17 A

13th Avenue to 10th Street  11,200  1,400 0.13 A

Race Street to Chicago Avenue  11,200  1,510 0.13 A

Rock Bluff  Avenue

13th to 15th Avenue  12,300  560 0.05 A

Avenue G 

Webster Blvd. to 12th Street  12,300  655 0.05 A

Avenue B

23rd to 22nd Street  12,300  3,210 0.26 A

16th to 15th Street  12,300  2,380 0.19 A

Avenue C

13th to 10th Street  12,300  1,750 0.14 A

Main Street

11th to 10th Street  11,200  2,045 0.18 A
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TABLE 3.2:  Performance of Key Street Segments

Street Section Capacity (VPD) Actual Volume, 
2001 (VPD)

Actual V/C 
Ratio, 2001

Estimated LOS, 
2001

1st Street

West of 18th Street  11,200  1,830 0.16 A

4th Avenue

18th to 16th Street  12,300  1,160 0.09 A

8th Avenue

21st to 18th Street  11,200  4,880 0.44 A

18th Street to Chicago Avenue  11,200  4,800 0.43 A

Chicago Avenue to Scott Street  11,200  2,930 0.26 A

9th Avenue

3rd to 2nd Street  12,300  245 0.02 A

1st Street

9th to 8th Avenue  12,300  180 0.01 A

4th Avenue to Highway 34  11,200  785 0.07 A

6th Street

Avenue B to C  12,300  390 0.03 A

Avenue A to Main Street  9,400  5,210 0.55 A

Smith Avenue

13th Avenue to Lincoln Avenue  11,200  1,295 0.12 A

15th Street

Avenue C to B  9,400  1,760 0.19 A

Avenue B to A  9,400  1,740 0.19 A

Main Street to 1st Avenue  9,400  560 0.06 A

18th Street

3rd to 4th Avenue  9,400  2,350 0.25 A

4th to 8th Avenue  11,200  2,505 0.22 A

* VPD - Vehicles Per Day

Source: Nebraska Department of Roads, 2001; RDG Planning & Design, 2003



TRANSPORTATION POLICIES AND 
ACTIONS

Th e transportation program for Plattsmouth should meet 
current and future mobility needs while enhancing the 
small-town environment.  Plattsmouth’s existing street 
system suff ers from several discontinuities, and increased 
travel demand associated with growth will require fur-
ther transportation improvements.  Map 3.2 illustrates 
transportation improvements needed in Plattsmouth 
through 2020, including:

EXPANDED ARTERIAL SYSTEM
SECONDARY COLLECTOR SYSTEM
COMMUNITY STREETS AND PARKWAYS
NETWORK OF LOCAL STREETS
PEDESTRIAN AND BIC YCLE LINKS
DIRECTIONAL GRAPHICS 
STREET TREES
COMMUNITY ENTRANCES AND PRINCIPAL 

CORRIDORS
A TRANSIT PROGRAM

EXPANDED ARTERIAL STREETS
Plattsmouth’s arterial street network should provide 

maximum circulation throughout the city.

Arterial streets carry regional traffi  c and provide ac-
cess among the city’s major activity centers, including 
industries, retail areas, and other employment centers.  
Th e city’s system of arterial and collector streets eligible 
for federal TEA-21 funding are identifi ed in Map 3.1 
from the Nebraska Department of Roads.  Plattsmouth’s 
existing arterial streets include:

- Highway 34
- Highway 75
- Lincoln Avenue
- 9th/8th Avenue
- 18th Street
- 4th Avenue
- 15th/14th Street
- Avenue B
- Avenue C

- Webster Boulevard/Washington Avenue
- Avenue G
- 6th Street

Plattsmouth’s transportation framework should relieve 
potential congestion problems and help direct future 
growth. A comprehensive arterial system includes im-
provements to existing streets and the development of 
new ones. Proposed projects include:

• South 15th Street/Chicago Avenue.  With the develop-
ment of the Highway 34 bypass 15th Street and Chi-
cago Avenue will provide an important link between 
the downtown and the new bypass.  Livingston Road, 
part of the current Highway 34, will continue to give 
visitors access to downtown.  Th e road will need to be 
realigned but should continue to provide visitors with 
their introduction to downtown.

• Westside Parkway.Westside Parkway.Westside Parkway   Th e development of a Westside 
Parkway north of 1st Avenue will provide direct ac-
cess to existing development on the north side and to 
Highway 75.  A key component of this link will include 
access underneath the railroad north of Main Street.  
Th e Westside Parkway will also provide direct access 
to existing residential development, schools, parks, 
and civic destinations along 18th Street.  Th e exten-
sion of the parkway south of Highway 34 will provide 
additional development opportunities.  As a parkway 
this entire stretch should serve both pedestrians and 
vehicles. 

• Wiles Road.  A Wiles Road connection to the city’s 
industrial park and future commercial and residential 
development west of Highway 75 will increase the sig-
nifi cance of this road in the city’s circulator system.
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Map 3.1



SECONDARY COLLECTOR SYSTEM
Collector streets should link neighborhoods  and provide 

connectivity throughout the city.

Plattsmouth’s system of secondary collector streets 
will be essential to the proper functioning of the street 
system.  Th e collector system should move traffi  c freely 
around the city, especially between neighborhoods and 
arterials.  Oft en the incremental nature of contemporary 
subdivision development fails to predesignate major col-
lector routes, leaving them to emerge haphazardly and 
creating unintended traffi  c on local streets.  A pattern of 
discontinuous streets, designed only to meet the needs of 
an individual subdivision, can turn neighborhoods into 
enclaves, separate from one another and from the fabric 
of the traditional town.  Plattsmouth’s existing collector 
system includes:

- Main Street
- 1st Avenue
- 18th Street
- 15th Street
- Lincoln Avenue
- Race Street
- Smith Avenue
- 13th Avenue to 4th Street; 4th to 11th street; 11th 

Avenue to 3rd Street; 3rd Street to 9th Avenue; 9th 
Avenue to 1st Street; 1st to Highway 34.

- Rock Bluff  Road

Future collector streets include the following:

•  2nd Avenue Southnd Avenue Southnd . Th e extension of 2nd Avenue South 
(currently adjacent to the high school) will act as a rear-
age road to development along Highway 75.    A rearage 
road provides access to parking areas, limiting arterial 
access to defi ned intersections.  It should defi ne com-
mercial nodes, be well landscaped, and reduce confl icts 
at intersections.  Unlike a frontage road, a rearage road 
allows development on both sides of the street.  In this 
case it would link commercial development on the west 
with the residential development to the east. 

• Northside Circulator.Northside Circulator.Northside Circulator   Th e development of Highway 
75 as an expressway will limit the number of access 
points.  Th erefore, development north of Avenue B 
will likely need additional connections to the city.  Th e 
Northside Circulator would connect Fulton Avenue 
with an extended 22nd Street.  Th e system should in-
clude a link between 22nd and the Westside Parkway.  
Th e fi nal leg of this system would include the frontage 
road between Avenue B and 1st Avenue.  Currently 
this section functions as a frontage road despite being 
privately owned.  

• Industrial Circulator.  Th e development and expansion 
of the city’s industrial park will require a circulation 
system linking development from Wiles to Horning 
Road.  

• 3rd Street Redesignrd Street Redesignrd .  Th e rerouting of Highway 34 out 
of downtown necessitates reevaluation of the role of 
3rd Street as an entrance into the city.  Th ird Street 
will continue to be a link to the highway, but its role 
as a community entrance from both the highway 
and Rhylander Park should receive greater emphasis.  
Improvements should include a sidewalk trail system, 
landscaping, and signage. 
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COMMUNITY STREETS AND PARKWAYS
Plattsmouth’s streets should be designed as public spaces 

as well as movers of traffi  c.

Good streets have more than one purpose. In addition 
to moving traffi  c they are important public spaces and 
should be designed appropriately.  Th e concept of civic 
streets regards strategic streets as parkways that connect 
neighborhoods, parks, and activity centers and project 
a strong and unifi ed community image.  Th ese streets 
have special characteristics that unify rather than divide 
neighborhoods; accommodate pedestrian and bicycle as 
well as vehicular traffi  c; and encourage adjacent develop-
ment to be oriented toward rather than away from the 
public right-of-way.  

In the future, Plattsmouth’s streets may have all or some 
of the following features:  

-  A pedestrian/bicycle domain set back from the road-
way by street landscaping and an adequate greenway 
setback from curb to walk; or a designated on-street 
bike route with a continuous sidewalk.

-  Special lighting and street graphics.
-  Well-marked pedestrian crossings, sometimes with fea-

tures such as crossing nodes, which reduce the distance 
that pedestrians must travel to cross the street.

-  Street furniture that claims part of the street environ-
ment for people who are not in motor vehicles.

-  Attractive landscaping.

Civic streets will have diff erent roles, ranging from neigh-
borhood circulators and collectors to major arterials.  In 
Plattsmouth, these civic streets include:

- Main Street,Main Street,Main Street  Plattsmouth’s historic community street.
- Westside Parkway, Parkway, Parkway  a new Westside Parkway linking 

some of the city’s most signifi cant destinations includ-
ing Memorial Park, the middle and high schools, and 
the proposed community center.

- 3rd Street and Lincoln Avenuerd Street and Lincoln Avenuerd .  Th ese streets should be 
enhanced as part of downtown renewal and as a link 
to Rhylander Park and future south-side parks.

As these streets are developed or upgraded, the design 
features that characterize civic streets should be ap-
plied. 

NETWORK OF LOCAL STREETS
Plattsmouth should provide a web of local streets in 

developing residential areas, designed with multiple con-

nections and relatively direct routes.

Within the framework of higher-order streets (arteri-
als, collectors, and the collector parkway), local street 
systems will develop to serve individual developments.  
Th ese systems should be designed with clear circulation 
patterns that preserve the quiet of local streets while 
giving residents, visitors, and public-safety and service 
vehicles access that is comprehensible and direct.  Th is 
can be done by incorporating the following standards or 
techniques in local street design:

- Hierarchy and Cueing.Hierarchy and Cueing.Hierarchy and Cueing   Local street networks should 
have a natural order that provides cues to their destina-
tions.  Hybrid street networks combine the ease of use 
of a grid with the privacy of a contemporary suburban 
street pattern.

- Connectivity. Th e street network should have segments 
that connect to one another internally and to collector 
streets.  Several measures to evaluate the connectivity 
of street networks have been developed.  One measure 
is the ratio of the number of street links to the number 
of nodes (intersections or cul-de-sac heads).  A target 
quotient of 1.40 produces a good neighborhood mix 
of connectivity and privacy.

- Alternatives to Cul-de-Sacs. Cul-de-sacs are oft en valued 
by developers and home buyers for their privacy but are 
diffi  cult and expensive to serve with public safety and 
maintenance.  Alternatives are available that maintain 
the benefi ts of cul-de-sacs while mitigating the liabili-
ties.  Th ese include:

- Access loops, which provide two points of access.
- Circles or bulls at the corners of streets or access 

loops.  Th ese off er many of the advantages of cul-
de-sacs, including safe environments observed by a 
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cluster of houses.
- T-intersections, which reduce the number of traf-

fi c/pedestrian confl icts.
- Short cul-de-sacs, less than 300 feet in length.

- Design for Low Speed.  Traffi  c in a local street system 
should move at slow speeds.  Appropriate local traffi  c 
speeds can be accomplished with:
- Self enforcing speed limits, with local streets designed 

for signed speed limits. 
- Traffi  c-calming devices such as narrowings at mid-

block, neckdowns at intersections, speed tables 
(a more gradual and spread out version of speed 
bumps), and gateways.

PEDESTRIAN AND BIC YCLE LINKS
Plattsmouth should maintain a continuous network of 

sidewalks and trails to complement the street system.

Creating a good pedestrian environment will encour-
age walking as an alternative to driving.  Building 
sidewalks in new and existing developments is essential 
for a safe, convenient pedestrian environment.  At pres-
ent, Plattsmouth has a good sidewalk network within 
its traditional grid close to downtown.  However, this 
network breaks down in the bluff s and outlying areas, 
suff ering from some of the same discontinuities as the 
local and collector street system.  Gradual adaptation of 
major pedestrian facilities to full handicap accessibility 
will be an important priority for Plattsmouth’s pedestrian 
system.  A multi-use trail network linking major activity 
centers will allow residents to walk safely to work, school, 
and for recreation.

Specifi c recommendations include:

• Ensure that new development areas include sidewalks 
on both sides of all streets.  Th e sidewalks should  con-
nect with the city’s sidewalk network.

• Implement the interconnected multipurpose trail net-
work discussed in Chapter 4 of the plan.  
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DIRECTIONAL GRAPHICS
Plattsmouth should implement a comprehensive com-

munity-wide directional graphics system.

Many communities are adopting directional graphics 
systems that guide residents and visitors around the 
community.  Directing visitors from the Highway 75 
corridor was identifi ed as an objective by the Plattsmouth 
Streering Committee.  Such a system is also important 
for marketing visitor destinations.  Th e system should 
operate on several levels, including:

• Motorist information.  A system along major gateway 
routes, including Webster Boulevard, Avenue B, and 1st 
Avenue, should orient travelers to a limited number of 
important destinations, in Plattsmouth:
- Downtown and the Riverfront
- Cass County Museum
- Rylander Park
- Twin Rivers Water Park

Th e system may also direct travelers to secondary des-
tinations.

• Trail information.  A trail directional graphic system 
should reinforce links from the trails to other important 
community features.  

• Bike route information.  Th e system of on-street bicycle 
routes should also include directional information to 
reinforce links between the trail network and major 
community features.

STREET TREES
Th e city should require street trees in residential areas 

for traffi  c-calming and aesthetic purposes.

In addition to requiring sidewalks on both sides of all 
streets, the city should require street trees, at the rate of 
one per residential lot, between the sidewalk and the 
curb.  Trees in this location greatly enhance the pedes-
trian environment, slow vehicular traffi  c, and improve 
the perceived quality of the neighborhood.  Selected spe-
cies should not be prone to infi ltration of underground 
utilities or interference with overhead lines. 
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COMMUNITY ENTRANCES AND PRINCIPAL 
CORRIDORS

Plattsmouth should implement programs to enhance the 

physical appearance of its major community entrances.

Highways 34 and 75, Webster Boulevard, and Chicago 
Avenue defi ne the city’s major gateways and arterial 
corridors.  Each corridor has a diff erent “personality,” 
and requires an individual design policy that should be 
further defi ned in a more in depth review.  However, 
some general policies pertain to each of these principal 
corridors.  Th ese include:

• Signage.  In auto-oriented settings, oft en characterized 
by substantial building setbacks and large parking 
areas, signs have a greater impact on environmental 
design than other structures.  Plattsmouth should 
consider regulations and practices that:

- Discourage excessively high pole sings and provide 
incentives for monument and ground signs for ex-
ample, by relating the maximum height of pole signs 
to the building height.

- Encourage developers to create comprehensive sign 
plans for their properties.

- Link the amount of signage permitted on a property 
to the amount of street frontage, and restrict the 
number and size of signs on a property.

• Visual clutter: Ways to reduce visual clutter include
• grouping signage 
• eliminating utility poles and other obstacles where 

possible ( at the same time reducing maintenance 
and improving safety)

• relocating monuments to places where they are more 
accessible to the public 

• implementing a comprehensive program for welcome 
signage and directional graphics

All city signage, directional and informational, should 
be of consistent design.

An important element of this eff ort is the community 
directional graphics system previously discussed.  Th is 
system would replace a variety of directional signs with 
a unifi ed system.  In addition to making the city more 
readable to visitors, such a system can also help to market 
Plattsmouth’s various features and resources.  

• Strip development. Development of Highway 75 is es-
pecially important to the overall image of the city.  Th is 
high-traffi  c corridor carries thousands of travelers each 
day.  For some it is their only impression of the city.  
Th us, the city should avoid strip development in this 
area.  Strip development is individual-parcel develop-
ment, typically for commercial use, where there is little 
or no coordination or consistency with neighboring 
developments.  Each development typically has its 
own driveway access, with parking lots lining the street 
frontage.  Th ere is no building design consistency or 
coordination of signage.

Th e limited number of access points allowed by the 
Department of Roads will necessitate alternatives to the 
typical strip development pattern.  Combined, coordi-
nated access points will be required, as well as the use of 
frontage roads connecting separate parcels.  Wherever 
possible, rearage roads in a more clustered pattern should 
be promoted, with adjoining less intensive uses also fac-
ing the rearage roads.  Such development spreads out 
traffi  c throughout the day since these diff erent uses place 
demands on the road system at diff erent times of the day.  
Access to the new commercial developments should be 
controlled by means of planted medians, widely spread 
median openings and relatively few driveways.  
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Th e city should also consider developing design guide-
lines for the corridor.  Th is could include a special de-
velopment district, establishing base design standards 
with a performance zoning overlay.  Potential areas for 
special aesthetic attention include:

- Landscaping
- Sign control and design
- Building materials and articulation
- Site design features
- Innovative storm-water management
- Pedestrian amenities.

Th is approach has recently been applied by Sarpy County 
and Papillion along the Highway 370 corridor.

A TRANSIT PROGRAM
Plattsmouth should consider developing a service route 

transit system connecting major community features 

and reducing reliance on automobiles for short trips. 

As the Omaha metro area expands to the south, connect-
ing with the Metropolitan Area Transit (MAT) system 
could become a possibility.  Until that time Plattsmouth 
should consider developing an innovative transit system 
that combines aspects of demand-responsive and service 
systems.  Service routes are circulators that link major 
community attractions and traffi  c generators.  Th e hybrid 
concept operates as a two-tiered system.  At predeter-
mined times, a vehicle operates as a demand responsive 
service, transporting passengers on request.  At other 
times it operates on a scheduled route, which may vary 
at diff erent times of the day (aft er school, for example, to 
transport children to aft er-school facilities such as parks 
or the new recreation center).  

Investigation of a demand-responsive service-route 
system should consider and evaluate the specifi c needs 
of potential system users.  For example, the removal of 
the Senior Center from the downtown into the new rec-
reation center on the western edge of the city will create 
a transit need.  Th e city should also consider working 
with the school district to utilize existing vehicles and 
drivers.

Chapter Three
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C H A P T E R  F O U R

PA R K S  A N D  R E C R E AT I O N
Plattsmouth’s residents enjoy access to a variety of park 

and recreation facilities, and parks are a vital com-

ponent of community life, Plattsmouth must provide 

additional facilities as the community grows in order to 

maintain a high level of park and recreational services.

PARKS AND RECREATION ISSUES

Park needs in Plattsmouth include both active and 
passive recreation.  A balance of nature and recreation, 
along with basic connectivity among existing and new 
parks and green spaces, is the city’s vision for future 
parks and open spaces.  In Plattsmouth, park and open 
space development is more than an amenity.  Rather, it 
is central to achieving the goals identifi ed in the strategic 
planning process.  

A community’s parks and natural resources have both 
economic and humanistic attributes.  Th ey add value 
to the community, improving quality of life and raising 
property values.  Parks can be major factors in the stabi-
lization of existing neighborhoods and the development 
of high-quality new residential areas.  Studies show that 
a high-quality, diverse recreational system ranks second 

only to good schools in attracting new residents to a 
community.  To maximize these community benefi ts, 
Plattsmouth’s parks and open spaces must be integrated 
into the city’s development pattern and provide recre-
ational opportunities for all residents.

GOALS

To enhance its current facilities, make its open space 
system a key contributor to community quality, and 
ensure the development of a high-quality park system 
as the community grows, Plattsmouth should:

• Create a linked park network of trails and green-
ways that connects open spaces, neighborhoods, 
and activity centers.

Plattsmouth’s lack of a trail and greenway system is a 
major defi ciency in the city’s recreational amenities.  
Such a network can help defi ne the city and provide 
convenient access to its park and open-space resources.  
Th e development of a linked park system has several 
benefi ts, including: 

• Accommodating the most popular recreational ac-
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tivities, including bicycling, walking, and skiing.
• Expanding safe nonmotorized access to recreational 

facilities and increasing the service coverage of exist-
ing outdoor recreation facilities.

• Linking various parts of Plattsmouth as growth oc-
curs.

• Provide both active and passive recreational facili-
ties to meet the needs of newly developing areas.

In growth areas, Plattsmouth should provide neighbor-
hood parks as well as nature interpretation, resource 
conservation, trail systems, and other passive activities.  
By setting aside quality parkland and open space as new 
residential developments are planned; safe, convenient, 
and desirable pedestrian access from neighborhoods 
to parks will become a valued feature of new develop-
ments.  

• Geopraphically distribute active recreation re-
sources so as to avoid concentrating park services 
in any single area of the city.

Th e adequacy of park systems is measure both in num-
bers and by geographic distribution.  Parks that are 
inaccessible to neighborhoods provide a lower level of 
service.  Neighborhood parks, in particular, should be 
evaluated in terms of service radii standards to ensure 
appropriate distribution of facilities.  

• Provide an equitable mechanism for establishing 
service standards in growth areas and financing 
park acquisition and development.

Th e reservation and development of new park and open 
spaces in developing areas can be a major challenge.  
Th e establishment of service standards, was once based 
on national norms, are increasingly based on levels of 
local service in light of lower national standards.  Exist-
ing local levels of service then establish a basis for park 
dedications.  

PARK AND RECREATION FACILITY 
ANALYSIS

Th e adequacy of park facilities is evaluated in three 
ways:

Facilities by Classifi cation.  Parks are classifi ed into dif-
ferent categories to determine the level and area they 
serve.

Facilities by Geographic Distribution.  Th e service radius 
of each facility is analyzed to identify geographical 
gaps in service.

Facilities in Relation to Population Service Standards.  
National standards for the provision of park and rec-
reation facilities are applied to Plattsmouth’s present 
system.

Facilities by Classification

In order to systematically analyze the park system, 
Plattsmouth’s major recreation and open space areas are 
classifi ed as follows:

Overall Park Space.  Th e National Recreation and Park 
Association (NRPA) recommends 10 acres of parkland 
per 1,000 residents.  Plattsmouth’s public park system 
covers 101.76 acres, or about 15 acres per 1,000 residents, 
thanks in large part to Memorial, West Memorial, and 
Rhylander parks. Th eoretically, Plattsmouth could  grow 
without adding park area.  In the ratio of park area to 
population, however, geographical distribution is not 
considered, nor is each resident’s access to the city’s parks.  
Th us, as Plattsmouth grows, it should maintain its present 
ratio of parkland to population.  Otherwise, quality of life 
- one of the city’s greatest assets - could decline. 

Th e park classifi cation system developed by the NRPA 
is used to classify Plattsmouth’s facilities.  Table 4.1 lists 
Plattsmouth’s park facilities by category.  Th ese categories 
include:

Mini-Parks.  Mini-parks typically address specifi c recre-
ation or open space needs.  Because these parks gener-
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ally cover less than an acre and have a service radius of 
less than quarter mile, maintenance can be diffi  cult and 
ineffi  cient.  Th us, most cities discourage the develop-
ment of mini-parks.  Other than small green spaces 
along Lincoln and Chicago Avenues, Plattsmouth has 
no mini-parks and should not plan for any future mini-
park development.  

Neighborhood Parks.  Neighborhood parks are consid-
ered the basic units of a community’s park system and 
provide recreational and social focus for residential 
areas.  Th ese parks are ideal for informal active and 
passive recreational activities.  Th e typical service radius 
for neighborhood parks is between a quarter and a half 
mile.  Neighborhood parks large enough to accommo-
date the requisite facilities oft en cover at least 5 acres; 5 
to 10 acres is optimal.  Plattsmouth’s only neighborhood 
park is Garfi eld.  (Although elementary schools can also 
serve as neighborhood parks, they are not considered in 
this analysis.)  NRPA standards call for 1 to 2 acres of 
neighborhood parkland per 1,000 residents.  Plattsmouth 
has  less than 2 acres of neighborhood parks, or 0.26 
acres per 1,000 residents.  While this ratio is below the 
NRPA standard, many of Plattsmouth’s neighborhood-
park needs are met through Memorial, West Memorial, 
and Rhylander parks.  However, it will be important 
to provide additional neighborhood-parks services to 
growing areas of the city.

School Parks.  School park facilities can help meet neigh-
borhood park needs, particularly when located in areas 
not served by neighborhood parks.  In Plattsmouth, the 
proximity of the elementary school to Memorial Park 
limits its benefi t to the city.  

Community Parks.  Th ese are typically areas of diverse 
use and environmental quality.  Such parks meet com-
munity-based recreation needs, may preserve signifi cant 
natural areas and oft en include areas, suited for intense 
recreation facilities.  Typical criteria for a community 
park include:

• Adequate size to accommodate activities associated 
with neighborhood parks, but with space for ad-
ditional activity.

• A special attraction that draws people from a larger 
area, such as a swimming pool, pond or lake, ice 
skating rink, trails, special environmental or cultural 
features, or specialized sports complexes.  

Community parks generally cover 30 to 50 acres and 
serve a variety of needs.  Th e typical service radius is ap-
proximately a half mile to three miles.  West Memorial, 
Memorial, and Rhylander are all community parks off er-
ing unique attractions.  With 14 acres per 1,000 residents, 
Plattsmouth exceeds the NRPA standard for community 
parks, which is 5 to 8 acres per 1,000 residents.

Special Use Parks.  Defi ned as a broad range of facilities 
oriented toward a single use, including cultural or social 
sites and specialized facilities this category includes the 
Twin River Water Park, Caboose Park, On-the-Green 
and the Boat Ramp.  Th e Plattsmouth Country Club 
off ers a recreational opportunity to its membership, 
and Schilling Wildlife Refuge is an important regional 
attraction northeast of Plattsmouth with over 1,500 acres 
of open space.   
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TABLE 4.1: Park System Analysis, Plattsmouth

Facility Approximate 
Size (Acres)Size (Acres)

Playground 
AreasAreas

Playing 
FieldsFields

Courts Special Facilities

NEIGHBORHOOD PARKS
Garfi eld
Bounded by 2nd and 3rd 
Avenues and 4th and 5th Streets

1.8 1 0 0 Large shelter, picnic 
tables, benches, and 
backstop

TOTAL NEIGHBORHOOD 
PARKS

1.8

COMMUNITY PARKS
Memorial
18th Street and 4th Avenue

28.9 1 3 1 tennis 
court, 2 
lighted 

basketball 
courts

Concession stand, 
announcer’s booth, 
scoreboard, bleachers, 
dugouts, public 
restrooms, 2 gravel 
parking lots, 1 hard-
surfaced lot, picnic 
pavilion, and 2 picnic 
shelters

West Memorial Park
18th Street and 1st Avenue

37.5 0 0 0 One picnic shelter, 
2 gravel and lighted 
parking lots, lighted 
gravel road, 4 acre lake 
with trail, and 10 RV 
parking spaces with no 
services

Rhylander Park
Lincoln and 3rd Avenues

28 1 2 baseball, 
2 softball, 

and 3 
soccer 

2 
volleyball

Restrooms, gazebo, 
Train House, pavilion, 
picnic shelter, 
monument, 1.1-mile 
walking trail, 2 gravel 
parking lots, and park 
benchesbenches

TOTAL COMMUNITY PARKS 94.4

SPECIAL USE PARKS
Caboose Park
East Main Street

0.34 0 0 0 Log house, caboose, 
combine and tractor 

Boat Ramp Park
Waterfront Park on the Missouri 
River

3.3 0 0 0 4 concrete pads with 
picnic tables, 3 grills, 
access ramp and boat 
dock

On-the-Green
Queen’s Way and Bradford Drive

1.1 0 0 2 tennis 
courts

Lighted courts and 
gravel parking lot

Twin River Water Park
414 18th Street 

Part of West 
Memorial

0 0 Sand 
volleyball

Zero depth pool, 2 
slides, 1-meter diving 
board, bathhouse, and 
concessionconcession

TOTAL SPECIAL USE PARKS 4.74
Source: City of Plattsmouth
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As outlined earlier in the Plattsmouth Plan, it is projected 
that the city will reach a population of 8,500 by 2025.  
Table 4.2 identifi es the future park needs associated with 
the 2025 population based on both national standards 
and current community standards.  Th is analysis, which 
is based exclusively on a ratio of parkland to projected 
population, suggests a need for an additional 25.3 acres 
of parkland by 2025.  However, several other factors 
must be considered when determining a community’s 
future parkland needs.  Th ese factors are discussed later 
in this chapter.  

Facilities by Geographical Distribution

As previously noted, though the neighborhood park is 
usually the basic unit of a park system, for Plattsmouth 
much of this role is fi lled through the city’s three com-
munity parks.  Geographically, neighborhood park 
service can be evaluated using the NRPA standard of 
a quarter-mile service radius while a community park 
service radius standard is a half-mile.  Map 4.1 illustrates 
the location of Plattsmouth’s recreation facilities, as 
well as the quarter- and half-mile service radii of each 
park.  Although these radii serve a signifi cant portion 
of Plattsmouth, both the northern and southern extents 
of the city are poorly underserved by parks. 

Facilities in Relation to Population Service 
Standards

An evaluation of Plattsmouth’s facilities according to 
quantitative national and state standards is summarized 
in Table 4.3.  Th e standards were devised by the National 
Recreation and Park Association (NRPA).  Based on these 
standards, Plattsmouth has a shortage of tennis courts.  
It should be noted that demand is oft en greater than the 
national standard.  Th is is especially true for such activi-
ties such as soccer, baseball, and soft ball.  Plattsmouth has 
seen high demand for soccer fi elds and is constructing 
additional fi elds north and west of town.  Th ese fi elds 
will be owned and managed by the Soccer Association, 
which is outside the city’s jurisdiction.  Additional fi elds 
can provide the opportunity to host tournaments, which 
can bring signifi cant economic benefi ts.  Many commu-
nities are also beginning to experience demand for less 
traditional facilities, such as skate parks. 

Conclusions

• Plattsmouth meets national standards in terms of both 
amount of parkland and services provided by exist-
ing facilities.  It is anticipated that growth areas will 
demand the same level of service or greater.  

• In terms of geographic distribution of park facilities, 
some portions of the city, including the north and south 
sides, are not adequately served.  

TABLE 4.2: Future Parkland Needs, Plattsmouth

Park Type Existing 
Acreage

Existing Acres per 
1,000 Residents

2020 Total 
Parkland 

Needed

Additional Parkland 
Needed

Neighborhood Parks 1.8 0.26 2.2 0.4

Community Parks 94.4 13.7 117.7 23.3

Total Park and Recreation 
Area

101.76 14.8 127.1 25.3

Source: RDG Planning & Design
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TABLE 4.3: Park and Recreation Services Related to Population

Criterion Standard Existing Facilities Comments

Baseball Fields 1 diamond per 3,000 population 2 at Rhylander

3 at Memorial

The city is currently meeting 
the need for baseball fi elds.

Softball Fields 1 fi eld per 3,000 population 2 at Rhylander The city is meeting the need. 
Additional fi elds could meet a 
greater regional need.

Football Fields 1 fi eld per 20,000 population 1 at Blue Devil Stadium

1 at the High School

Plattsmouth is adequately 
served.

Running Tracks 1 track per 20,000 population 1 at the High School Plattsmouth is adequately 
served.

Playgrounds 1 per 2,000 population 1 at Garfi eld

1 at Memorial

1 at Rhylander

Plattsmouth is adequately 
served.

Soccer Fields 1 fi eld per 10,000 population 3 at Rhylander The city’s standard is above the 
national standard.  Demand 
will continue to require the 
higher standard.

Volleyball 
Courts

1 court per 5,000 population 1 at Rhylander Plattsmouth is adequately 
served. 

Basketball 
Courts

1 court per 5,000 population 2 at Memorial Plattsmouth is adequately 
served. 

Tennis Courts 1 court per 2,000 population 2 at On-the-Green Plattsmouth is below the 
national standard but appears 
to be meeting the city’s needs.

Swimming 
Pools

1 50-meter pool per 20,000 
population; 1 25-meter pool per 
10,000 population

Twin River Water Park Plattsmouth is adequately 
served.

Golf Courses 1 9-hole standard per 25,000 
population

9-hole Plattsmouth 
Country Club

18-hole Bay Hills Golf 
Course

Plattsmouth is adequately 
served. 

Source: RDG Planning & Design
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PARK DEVELOPMENT POLICIES

Th e overall concept for Plattsmouth’s future park and 
greenway system:

• Allows the park system to grow with the city;
• Proposes new centers for recreation that are integrated 

into the greenway system;
• Provides recreational facilities needed to meet com-

munity priorities;
• Envisions a linked park system, molding Plattsmouth’s 

future open space system into a green network that 
unites the community;

• Establishes a trail system linking major community 
features; and

• Provides an equitable mechanism for fi nancing of new 
park facilities.

Th e components of this program include:

NEW PARKS
NEW TRAILS
PARKSITE IMPROVEMENTS
NEIGHBORHOOD PARK FINANCING

NEW PARKS
Plattsmouth will need new park and open-space areas 

as growth occurs in order to maintain a high level of 

service.

Each area of the community should be served by a 
neighborhood park. Map 4.2 illustrates the proposed 
locations for future parks.

Th e majority of Plattsmouth’s future growth will occur 
to the south.  To serve growth centers, the Plattsmouth 
Plan proposes six additional park areas:  

• Southside Neighborhood Park.  Just southeast of High-
way 34 and 18th Street a small pond provides a setting 
for a new neighborhood park.  Development of this 
park would serve a growing neighborhood park need 
in the Osage Ranch area and would be connected to the 
larger park system through the Westside Parkway.    

•Westside Park.  Th e Plattsmouth Plan proposes a new 
community park in the southern growth area.  Th is 
park could cover approximately 30 acres and fi ll many 
of the neighborhood park needs in southern Platts-
mouth.   Th e park could include the following.
 - Picnic area with shelter
 - Restroom with drinking fountain
 - Toddlers’ playground (ages 2 to 5)
 - Children’s playground (ages 5 to 12)
 - Informal ballfi eld
 - Flat open practice area of 1 acre
 - Two basketball courts
 - Walking paths and sidewalks.
 - Lighting
 - Tree planting and landscaping
 - Grading and seeding
 - Site furnishings

Th ese standard neighborhood park features should be in-
cluded in any new neighborhood park in Plattsmouth.

• Plattsmouth Sports Complex.  As Plattsmouth continues 
to grow, the need for additional soccer, baseball, and 
soft ball fi elds will also grow.  As part of the development 
of southern Plattsmouth the city should consider sites 
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for additional active use spaces.  Th e Kinder Morgan 
site south of the intersection of Lincoln and Chicago 
avenues could house a sports complex.  Numerous 
pipelines running through the area hinder develop-
ment but create opportunities for recreation on fairly 
level terrain.

• Plattsmouth Industrial Park Wetlands.  Just west of 
the Plattsmouth Industrial Park and east of the Union 
Pacifi c Railroad is a small wetlands area, which should 
be preserved and which will provide an attractive green 
space in the area. 

• Missouri River Linear Park.  Plattsmouth’s landscape 
was identifi ed as one of its most distinctive features, 
one that should be preserved through managed growth.  
Connecting future riverfront development east of 
downtown to the Tobacco Island/William Gilmour 
Wildlife Management Area south of Plattsmouth,    
this linear park and trail system would off er excellent 
views of the river and bluff s.  Access should be avail-
able to residents and visitors alike.  Th e Schilling Trail 
would connect to the linear park at East Main Street 
and give access to the confl uence of the Missouri and 
Platte rivers  

• Sturgeon and Wildlife Preserve.  Th e Nebraska Game and 
Parks Commission and the Army Corp of Engineers 
are proposing a new Sturgeon and Wildlife Preserve 
south of Schilling and north of East Main Street.  A 
series of fi nger lakes would be created through a new 
river chute along the Missouri River north of the Boat 
Ramp.  Th e lakes, primary for fi sh habitat, could also be 
a signifi cant recreation destination for the community 
if there were trail access to them.  Th e southern tip 
would be an excellent setting for an urban park with 
trails and possibly a garden.  Development will require 
a cooperative eff ort between the city and the Nebraska 
Game and Parks Commission, which owns the area.

NEW TRAILS
Trails have become amenities in the Omaha metro area.  

Plattsmouth should develop a trail system that links 

destinations within the city and connects to the larger 

metro system. 

Many Omaha-are communities have begun or are begin-
ning signifi cant trail development.  Continued attraction 
of residents to Plattsmouth will depend on amenities 
such as trail access.  Th e trail system will be especially 
important in connecting existing residential develop-
ment in the north, which is currently underserved, to 
existing and future parks in the south.  It is essential 
that Plattsmouth create new recreation opportunities 
for  residents and tourists through an interconnected 
network of multi-use trails.  

This system should feature on- and off-street trails 
throughout the community.  On-street trails are des-
ignated by signs or painted bike lanes, while off -street 
trails involve a separate right-of-way.  Plattsmouth has  
outstanding parks, but no trail system links them to one 
another or to the rest of the community.  A set of links 
to parks and other activity centers and eventually to the 
larger metro system will establish Plattsmouth as a leader 
in providing recreation opportunities to its residents and 
visitors.  Identifying potential trail sites and prioritizing 
their development will ensure that a premier trail system 
becomes a reality.
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Th ese trails, illustrated by Map 4.2, include:

• 6TH Street Trail.TH Street Trail.TH   An improved sidewalk trail, the 6th 
Street trail would connect On-the-Green to downtown 
Plattsmouth.  Downtown should then be connected to 
Rhylander Park with improvements made to the 3rd 
Street corridor.

• East Main Street (Dock Road) Trail.  Th e East Main 
Street Trail would connect downtown Plattsmouth 
with the riverfront.  Th is connection will become more 
important as the riverfront develops.  It will also be an 
important link to a more extensive trail system  south 
of the proposed fi nger lakes.   

• Schilling Wildlife Refuge Trail. Residents already ex-
tensively use Schilling Road for walking and biking.  
A designated route between East Main Street and the 
Refuge will be safer for users.  Th is trail should continue 
along the access road north through the refuge to a 
new north access point and future development south 
of the Platte River, eventually joining the regional trail 
system crossing the Platte at the Highway 75 bridge.  
An extended trail system within the refuge, done by 
the Nebraska Game and Parks,  could be a signifi cant 
tourist attraction. Trails that loop the lower portions 
of the fi nger lakes would be part of a superb urban 
park setting. 

• Riverfront Trail.  South of downtown the Missouri River 
linear park would provide an off -road trail link between 
the downtown and William Gilmour Wildlife Area.  
Th e trail could provide excellent views of the Missouri 
River and bluff s, creating a signifi cant attraction for 
residents and visitors. 

• Main Street Highway 75 Link. Improvements made to 
the West Main Street corridor and connections between 
downtown and the Highway 75 corridor should include 
an expanded 8-foot sidewalk system.  Th is link should 
direct visitors to downtown from the highway with 
uniform signage and landscaping.  

• Smith Avenue Trail.  Th e Smith Avenue Trail will con-
nect Rhylander Park and the proposed Plattsmouth 
Sports Complex at Kinder-Morgan.  Th is sidewalk trail 
system should then be connected with the Westside 
Parkway.  Development of the parkway should include 

a roadside trail system linking civic and recreation 
destinations from the Plattsmouth Country Club to 
the proposed Westside Park. 
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PARKSITE IMPROVEMENTS
Plattsmouth should implement a regularly budgeted, 

incremental program of parksite upgrades.

Plattsmouth’s existing facilities generally meet national 
standards for most active recreational facilities.  While 
a detailed park analysis would be based on user surveys 
and is beyond the scope of this plan, this section identi-
fi es basic needs at each park.  

• Garfi eld Park.  As the city’s only neighborhood park, 
Garfi eld will continue to play a signifi cant role in 
providing park services to the heart of the city.  Im-
provements at Garfi eld include updating playground 
equipment and restoring the restroom and gazebo.  
Th e restored gazebo will provide a unique setting for 
community concerts and other special events. 

• Th e Boat Ramp.  Further development of the riverfront 
could popularized the Boat Ramp area.  Th e city plans 
to install a picnic shelter in 2004 and should monitor  
use of the site to determine future needs. 

• Rhylander Park.  Recent improvements to Rhylander 
have included painting the gazebo and information 
house (done by the Eagle Scouts), additional seating 
provided by a local civic organization, and paving the 
walking trail.  Th e park will need upgraded playground 
equipment and lighting around the ballfi elds.  Th e city 
should also consider installing of a portable conces-
sion stand. 

• Memorial Park.  As one of the city’s marquee parks, 
Memorial is in good condition.  Improvements should 
include updated playground equipment, landscaping 
around the old pool site, and improved lighting around 
the ballfi elds.  Th e former tennis courts are a possible 
location for a skate park.

• West Memorial.  Th e community has made signifi cant 
improvements to Indian Springs Lake at West Memo-
rial, including installation of a handicap-fi shing ramp.  
Other improvements have included the new Twin Riv-
ers Water Park to the south and a new sand volleyball 
court.  Th e city should consider installing playground 
equipment, possibly in the water-park area.  As part of 
a larger trail development program, the existing trail 

around Indian Springs should be hard-surfaced.  If 
needed, West Memorial also provides room for more 
active use development. 
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NEIGHBORHOOD PARK FINANCING
Plattsmouth should establish a park fi nancing system 

that ensures continued growth of the city’s park system.

A mechanism to fi nance park acquisition is necessary 
to ensure the reservation of well-located and appropri-
ate- size open spaces.  Neighborhood park acquisition 
may take place through one of two devices: dedication of 
appropriate parcels by developers or a payment in lieu of 
dedication to acquire other park sites.  An “impact fee” 
approach to park fi nancing must ensure that  expendi-
tures accrue to the direct benefi t of the neighborhoods 
that pay the fees.

Th e obligation for land dedication (or payment in lieu 
of dedication) depends upon:

• Size of in the development;
• Development capacity established by zoning;
• Number of people per unit in Plattsmouth, diff eren-

tiating between single- and multi-family residences; 
and

• Th e city’s desirable level of service standard defi ned 
by acres of neighborhood parkland per 1,000 resi-
dents.

To equitably fi nance acquisition of appropriate parks 
consistent with the principles of this plan, the park fi -
nance system should be implemented through the city’s 
land development ordinances.  

Other park and trail funding methods include: 

• General Obligation (GO) Bonds:  GO bonds, which 
obligate general tax revenues toward bond retirement,  
represent the highest level of security to bondholders.  
Issuance of GO bonds requires voter approval.  Th ese 
bonds typically form the core of park fi nancing mecha-
nisms, with proceeds used for a variety of rehabilitation 
and development purposes.

• Transportation Enhancements (TE): TE funds are ap-
propriated through federal transportation legislation 
(currently TEA-21) for trails and corridor beautifi ca-
tion and enhancement.  Th is program is administered 

through the Nebraska Department of Roads and pro-
vides 80-percent funding for approved projects.  A spe-
cial TE Advisory Committee, administered by NDOR, 
reviews trail applications for merit and consistency 
with the Nebraska State Trails Plan. Matching funds 
are typically provided through general obligation park 
bonds.  Th e TE program has been responsible for most 
trail funding in Nebraska during the last ten years. 

• Surface Transportation Program (STP):  Th is is the 
primary federal road fi nancing program, also appro-
priated through TEA-21 and successor programs.  STP 
funds may be used for trail facilities that are developed 
as part of a major transportation corridor.  A sidewalk 
trail along an improved Main Street access to Highway 
75 or the planned improvements to Chicago Avenue 
could utilize STP funds. 

• Private Foundations and Contributions:  Foundations 
and private donors can be signifi cant contributors to 
park development, especially for unique facilities or for 
major community quality-of-life features.  
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C H A P T E R  F I V E

P U B L I C  FA C I L I T I E S  A N D  
I N F R A S T R U C T U R E
Plattsmouth should continue to provide public services 

and facilities that meet the needs of its current residents 

and encourage new development. 

Continued excellence in Plattsmouth’s quality of life is 
highly dependent on the proper functioning of its public 
facilities and services.  Part of the original Plattsmouth 
Plan was a thorough review of the city’s public facili-
ties and infrastructure.   Th is section summarizes the 
community’s public facilities and services, updates infor-
mation from the 1992 plan, and suggests modifi cations 
to ensure continued service to the city as it grows.  

GOALS

To maintain fi rst-rate municipal services for its taxpayers 
and users, Plattsmouth should:

• Ensure that utility systems can meet capacity and en-
vironmental quality demands.

• Maintain the quality of Plattsmouth’s public services  
cost-eff ectively

• Rehabilitate aging infrastructure to maintain the ser-
vice levels expected by residents.

• Establish an equitable method of fi nancing future util-
ity extensions.

In the 1992 Plattsmouth Plan a review and evaluation 
of the city’s public facilities and infrastructure was 
completed.  Th e following section provides an update 
to those reviews and identifi es the city priorities in the 
coming years.
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PUBLIC FACILITIES 

City Hall
136 North 5th Street

Description.  Plattsmouth City Hall, a historic masonry 
structure, was originally constructed as the post offi  ce, 
was occupied by the city in the 1960s. Th e one-story 
building has 4,250 square feet with additional space for 
storage in the basement.  Parking is located on the east 
and west sides of the building.  

Evaluation. Th e building is in good overall condition, 
with interior renovations completed in the late 1990s.  
Accessibility issues limit the use of the basement but the 
space is available for future expansion if these issues are 
addressed.  Future upgrades will be made to the electrical 
system and the boiler.  

Recommendations: In general, the facility should 
require only routine maintenance and upgrades.  Th e 
city should complete a facility evaluation to resolve ac-
cessibility issues regarding the basement. 

Fire Station
133-43 North 5th Street

Description.  Th e Plattsmouth Fire Station is a masonry 
structure that was built in 1969.  Th e one-story, fi ve bay 
building has 5,544 square feet with no basement.  Th e 
rural station is south of the main building.  Th e depart-
ment is in the process of replacing the roof and fl ooring. 
Th e department comprises 43 volunteer fi refi ghters and 
20 volunteer rescue personnel.   

Evaluation. Th e structure is in good condition and rela-
tively centrally located to the city’s neighborhoods.   Th e 
size is adequate; the department owns the lot to east for 
expansion if necessary.  Current improvements should 
ensure that the building meets the city’s needs through 
the planning period.

Recommendations.  Complete planned improvements 
and continue routine maintenance. 

Public Library
405 Avenue A

Description. Th e Plattsmouth Library is a historic one-
story masonry structure.  Th e full basement, 4,350 square 
feet in size, is handicapped accessible.  Since 1992 the 
interior has been refurbished and the building has been 
tuck-pointed.  Th e facility is open seven days a week.  Its 
collection exceeds 39,000 items and its circulation was 
54,750 in 2002.  Parking is marginal, with handicapped 
parking on the south side of the building. 

Evaluation.  Th e structure is in good condition but is at 
capacity.  Expansion at the current site should be con-
sidered, though it would be diffi  cult. A location closer 
to the schools and new growth areas could be more ac-
cessible to students. 

Recommendations.   Th e Library Foundation needs 
to continue to build its endowment in consideration of 
expansion needs.  Further analysis of the facility should 
determine whether expansion or relocation would better 
meet future needs.  Because the building is in excellent 
condition, relocation should include plans for its future 
use as for example, a genealogy center, and public-re-
cords storage and archive system or an art center.   

Community Center
627 Avenue A

Description. Th e community center is located in an older 
masonry structure in downtown Plattsmouth.  Th e city 
has occupied the 6,160-square-foot building for nearly 
30 years. In it are one large room, a kitchen, and two of-
fi ces.  Recent work on the building has included painting 
the fl oor and continual roofi ng.  Since 1992 the HVAC 
system has been updated and three parking spaces have 
been added.  Th e building is used primarily as a senior 
center but is also rented out regularly on the weekends 
and on some evenings. 

Evaluation.  Th e building is in poor condition.  Th ere 
are continual roof leaks.  Th e kitchen and appliances have 
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deteriorated, and the freezers need to be replaced.    Th e 
city is negotiating construction of a new community cen-
ter in conjunction with the YMCA.   Improvement of the 
facility should increase the use of the services provided 
by the Senior Center.  Depending on the location of the 
new facility, transportation could become an issue.  

Recommendations. Th e city should complete plans 
for construction of a new community center.  Th e new 
facility should include a designated space for the senior 
center, a kitchen for preparation of meals-on-wheels, 
and a nurse’s room for the visiting nurse.  Other features 
could include a reading room and additional activity 
space.  Location of the facility outside of the downtown 
will require the city to implement some type of public 
transportation.  A system for the senior center could 
also be coordinated with the school district to use their 
handicap accessible buses.  

Plattsmouth Police Department
336 Main Street

Description.  In April 2002 the Plattsmouth Police 
Department moved into the new joint law enforcement 
center.  Th e facility is attached to the Cass County Court-
house and the city shares the fi rst and second fl oors with 
the Cass County Sheriff .  All spaces are shared except for 
administrative offi  ces.  Th e facility includes a lobby area 
with support staff , administrative offi  ces and support 
staff  area, shared offi  cers room with computer stations, 
shared investigators offi  ce, interview rooms, records 
storage, training room, and two conference rooms.  Th e 
lower level includes cruiser parking, car evidence stor-
age, evidence storage, and offi  cers’ lockers.  Th e 2nd fl oor 
includes a large expansion area that is currently used for 
storage.  Th e force includes 16 sworn offi  cers, 5 reserve 
offi  cers, and 3 support staff .  Th e department will also be 
joining the South Metro SWAT team.  Th e department 
also has two offi  cers who are trained fi tness instructors 
and who help provide a fi tness program.  Th e city has 
also received a grant to install mobile data centers in 
each of the cruisers. 

Evaluation.  Th e building is in excellent condition and 
meeting the city and county’s needs.  Th e shared facility 
provides an excellent level of effi  ciency for both the city 
and the county.  Future needs will include an expanded 
force in proportion to population growth, an IT position 
to provide technical support to the department and other 
city offi  ces.  Further training and expansion of evidence 
and crime material processing and additional mechanical 
support of the departments vehicles will be needed with 
growth of the department.  

Recommendation.  Continue routine maintenance.  
Address need for additional staffi  ng and expansion of 
the department as needed. 
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Oak Hill Cemetery Maintenance Shop and 
Grounds
West of US 75 at Avenue B 

Description. Facilities at the cemetery include:

- Th e main garage and shop,  a steel 1976 building with 
approximately 2,000 square feet.

- An older masonry storage building with approxi-
mately 320 square feet. 

Th e grounds are not irrigated.  Th e facility off ers suffi  cient 
expansion space.

Evaluation.  Th e garage/shop is in good condition.  
In 2002, life safety improvements and other general 
upgrades were done.  Th e facility is currently meeting 
storage needs; however, the older storage structure is in 
poor condition.

Recommendation.  Continue routine maintenance.  

Street Department Maintenance Facility
444 13th Avenue

Description.  Th e steel, one-story garage and shop was 
built in 1970.  Th e 4,320-square-foot facility includes 
offi  ces, a lunchroom, a maintenance bay, and general 
storage space.  A small lean-to has been added since 
1992.  Also on site are a Quonset structure used for 
miscellaneous storage and an old steel structure also 
used for storage.  Th e site also provides yard storage.  
Th e site is unpaved and is located within the 100-year 
fl ood plain.  

Evaluation.  Th e facility is in good condition but has 
inadequate space for storage and maintenance.  Th e city is 
proposing a new facility that would provide space for the 
street, water and parks departments.  For the street de-
partment the facility should include offi  ces, lunchroom, 
and an ample maintenance and storage area.   Enclosed 
yard storage, would allow the city to purchase supplies 
in the summer, when prices are lower.  

Recommendations.  Continue routine maintenance 
of the main shop, which could be used for storage aft er 
construction of a new facility.  

Municipal Airport
Church Road west of US 75

Description. Th e airport, located three miles southwest 
of Plattsmouth, includes a 4,000-foot runway, three T-
hangars, one corporate hangar, one older hangar, and 
the administrative building.  Th e facility is operated by 
the Airport Authority and is used exclusively for general 
aviation.  Th e corporate hangar is occupied by the FBO, 
and there will be an additional T-hangar by May 2004.  
Th ere are plans to lengthen the runway to 5,550 feet.  
Recent annexations have extended the city’s jurisdiction 
to include the airport. 

Evaluation. All facilities are in good condition.  Future 
extension of the runway will necessitate moving existing 
buildings.  A crosswind runway will eventually be added, 
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and the expansion will also include purchase of addi-
tional land that should provide access off  Highway 75.

Recommendations.  Continue performing routine 
maintenance and working with the FFA on expansion of 
the existing facility.  Th e city and Airport Authority must 
begin planning to acquire land and to move the exist-
ing buildings.  Th e later, which will cost approximately 
$300,000, will eventually be required by the FAA.

Plattsmouth Community Schools
1912 E. Highway 34

Description.  Since the 1992 plan was completed the 
school district has closed and sold First Ward, Lincoln 
and the middle schools. Blue Devil Stadium will likely be 
sold in the near future.  Th is leaves the Early Childhood 
Center, Columbian School/Alternative School, Platts-
mouth High School, and the Elementary/Middle School 
complex.  Enrollment in the district is approximately 
1,600.  Th ere are 577 students in grades K-4, 500 in grades 
5-8, 500 in grades 9-12, and 200 at the Early Childhood 
Center. Th ere are also students at the Alternative School 
as part of an interlocal agreement with Conestoga and 
Weeping Water.  

Evaluation.  Th e buildings are all in good condition but 
nearing capacity.  Decreases in funding could force the 
district to pull the alternative school in under the high 
school, necessitating expansion of the building.  Th e 
Early Childhood Center has a demand for 60 more stu-
dents, but only one more room of 20 is available.  Th us 
the district will need to consider expansion or a second 
location for the 2005-2006 school year.  At 577 students 
the elementary school is over the recommended 400-500 
students per elementary building.  Continued growth as 
outlined in Chapter One will require additional space.  

Access to the schools is also an issue.  Th ere are limited 
sidewalks and crosswalks across Highway 34  from both 
the high school and the middle school.  Location of the 
new community center east of the High School could 

create great opportunities for programs before and aft er 
school and in conjunction with the Senior Center.

Recommendations.  Continue to monitor growth and  
to plan for expansion.  Expansion of the elementary 
school or Early Childhood Center would require a bond 
issue, while expansion at the high school might not.  Th e 
district should consider expansion of the leadership de-
velopment program for parents that has been developed 
in the Head Start program.  Leadership and involvement 
of parents at the school benefi ts the children and prepares 
future leaders for the district.  
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Parks Department Maintenance Facility
West of 18th Street and 5th Avenue

Description. Th e garage and shop are steel structures 
built in 1974.  Th e one-story buildings provide 1,040-
square-feet for storage and maintenance.  Th e facility and 
site are relatively small, with an unpaved parking area.   
Th e site also includes an enclosed lean-to that provides 
another 1,000 square feet of storage. 

Evaluation. Th ere is a signifi cant need for additional 
storage space.  Construction of a new maintenance 
facility at the Street Department site on 13th Street 
should provide the additional space needed by the Parks 
Department.  

Recommendations.  Continue routine maintenance on 
the buildings until a new facility can be constructed at 
the Street Department site on 13th Street.  At that time an 
evaluation of the existing buildings should be completed 
to determine their future use.

Solid Waste Disposal and Brush Dump

Plattsmouth contracts with private haulers for solid-
waste pickup and disposal.  Th e city maintains a com-
munity brush/burn site for leaves and other yard waste.  
Th e site, located east of downtown and west of the Sewer 
Treatment Plant, is open to the public and used on a regu-
lar basis.  Th e city typically burns on days when the wind 
will blow the smoke to the east, away from downtown.  
Th is practice could interfere with future development 
of the riverfront. 

Public Facility Priorities

• Construction of a new maintenance facility for street, 
water and sewer, and parks department maintenance.  
Such consolidation should improve efficiency and 
increase storage area for all departments.

• Construction of a new community center in conjunc-
tion with the YMCA.  Th e location of this facility 
away from downtown will necessitate further study 
of a transportation system that provides access for all 
residents.

• Expansion or relocation of the library.
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INFRASTRUCTURE

Sewer System

Waste Water Treatment Plant
East of Downtown on East Main Street 

Description. Th e structures were all built in 1979 and 
include:

- Offi  ce, lab and garage: 1 story, 2,660 square feet
- Digester Control Building: 1 story with basement, 

6,326 square foot main floor, 1, 759 square foot 
basement.

- Chlorine Unit: 1 story, 432 square feet
- Recirculation Pump Station: 1 story with basement, 

528 square feet on the main fl oor.
- Grit Removal Building: 1 story with basement, 528 

square foot main fl oor.
- Pumping Station: 1 story with basement and sub-

basement, 800 square foot main fl oor.
- Trickling Filters, Sludge Beds and Chlorine Basins, 

and Solids Removal Bu ilding.

Evaluation. All structures are in good condition.

Recommendations.  No proposed changes or repairs.  
Th e facility has suffi  cient capacity to meet the city’s needs 
through the planning period.  Th e city should monitor 
odor control, which could become an issue with develop-
ment of the riverfront to the east.  

Sanitary Sewer System
Citywide including Osage Ranch

Description.  Most of the city is served by standard 
8- to 10-inch sanitary sewers that feed into 15- to 24-
inch trunk lines, which run to the treatment plant east 
of Downtown.  Downtown Plattsmouth is served by a 
combined sanitary and storm system.  A 15-inch trunk 
line also runs through the Rhylander Park drainageway 
and serves southeast Plattsmouth.  On-the-Green and 
Osage Ranch are the two major areas outside the city 
with sewer extensions.  

Evaluation.  Th e system is in good condition.  In 1996 
a study of future sanitary sewer interceptors and pump 
stations was completed by HDR Engineering.  Th e study 
established a three-phased system of system expansion.  
Near-term extensions of the system will include the new 
industrial park to the southwest.  Extension into this area 
will require the installation of a lift  station.

Recommendations. Continue routine maintenance 
of the system.  Future extensions will be required to 
accommodate growth south of Osage Ranch and west 
of Highway 75 into the industrial park, including a new 
lift  station along Wiles Road.  Th ese investments must 
be made strategically and in accordance with the growth 
plan, since extensions will tend to promote and channel 
new development.  Extension of the system should also 
be compatible with the larger sewer system study.
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Water System

Wells and Pumphouses
Northeast of Downtown Plattsmouth

Description.  Th e city has six wells and six correspond-
ing pumphouses at the well fi eld along the access road 
to Schilling Wildlife Refuge.  Th e pump houses are 100 
square foot fi re-resistant or masonry enclosures con-
structed between 1942 and 1989.  Well number seven is 
currently under construction.

Evaluation.  Th e wells and pump houses are all in good 
condition.  Th e city completed a system study in 1997 
preformed by HDR Engineering.

Recommendations.  Continue routine maintenance.  
Implement distribution extension as outlined in the 
HDR study as needed. 

Water Treatment Plant
North Plattsmouth

Description. Structures at the plant include:

- Main Plant: Fire resistant building built in 1974, 2 and 
3 stories with 7,893 square feet on the main fl oor. 

- Garage, shop, and warehouse: Late 1800s masonry 
building; 1 story, 2,420 square feet.

- Steel warehouse:  1 story, 520 square feet.

Evaluation. The main plant is in good condition, 
while the steel warehouse and garage/shop are in poor 
condition.   A major expansion was completed in 2000 
that included an 800,000-gallon concrete clear well, 
a 150,000-gallon backwash return system, and a lime 
disposal system.  

Recommendations. Continue routine maintenance 
on the main plant.  Construction of a new maintenance 
facility should accommodate the Water Department’s 
storage and maintenance needs.  Once construction of 
a new building is completed the city will need to de-
termine the future role, if any, of the existing shop and 
warehouse.  Depending on condition, these buildings 

could be removed.

Water Distribution

Description. Plattsmouth maintains two standpipes 
for water storage.  Th e older one, constructed in 1886, 
provides 300,000 gallons of storage at 7th and Avenue G.  
Th e second one was constructed in 1956 to hold 1 million 
gallons and is located at 18th Street and 4th Avenue.

Evaluation.  Th e storage tanks are routinely maintained 
and in good to fair condition.  Th e older standpipe will 
eventually need to be replaced but is still meeting the 
city’s needs.  

Recommendations.  Continue routine maintenance 
and planning for eventual replacement of the 1886 
standpipe.
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Water Distribution System
Map 5.2  Based on  1997 HDR Sewer Study

500' 1000' 2000'

Existing Mains 12” and Over

Existing Mains 8 to 10”

Existing Mains 6” and Under

Proposed Watermain Loup

0'NORTH

RDG Planning & Design
900 Farnam St. Suite 100  Omaha, NE  68102;  402-392-0136



THE PLATTSMOUTH PLAN
77{ }Public Facilities

Water Distribution System

Description. Th e city is served by a system of water 
mains up to 18 inches in diameter.  Th e mains are built 
to city specifi cations and provide adequate pressure 
for both supply and also fi re suppression. Th e city has 
recently completed a loop to the new industrial park 
and also provides water to Osage Ranch.  Smaller exten-
sions have also been completed to the new marina and 
Moorehead Landing.  

Evaluation.  Overall the system is in good condition, 
with the oldest lines located downtown.  Th ere are small 
areas that need improvement.  

Recommendations.  Continue routine maintenance 
and replacements when needed.  Any work done on 
downtown sidewalks should include upgrade of the water 
system.  Th e city should continue to closely monitor de-
velopment that utilizes the rural water system to ensure 
compatibility with city standards. 

Storm Drainage and Flood-Prone Areas

Plattsmouth has a limited storm drainage system.  Com-
bination sewers in older parts of the city, downtown, and 
along Chicago Avenue provide limited service.  Most 
storm drainage uses the natural topography of the city.  
As a result, most major drainageways fall within 100-year 
fl ood plain areas.  Th e largest of these is the Missouri 
River fl ood plain, east of the Burlington Northern tracks 
on the eastern edge of the city.  Th e Rhylander Park and 
Webster Boulevard drainageways are also located within 
the 100-year fl ood plains.  Chicago Avenue’s fl ood-prone 
area is narrowly drawn along the street channel.  Th ese 
drainageways converge in the downtown.  As a result, 
a substantial proportion of the district, mostly south 
of Main Street east of 5th Street, and between 5th and 
6th streets between Avenue A and 1st Avenue is located 
within the fl ood plain.  

Th e city’s plans to upgrade and redesign Chicago Avenue 
include a retention pond.  Th ese improvements should 
relieve fl ooding problems along Chicago Avenue into 
downtown.  Th e city should work with the Corps of 
Engineers and the Natural Resource District to deter-
mine possible fl ood control alternatives for key parts of 
Plattsmouth.  Flooding has a particular impact on parts 
of downtown and on the Webster, Chicago, and Rylander 
drainageways.  Remedies may include:

- Increasing the capacity of inlets and storm sewers in 
major streets and along Main Street through Down-
town Plattsmouth.

- Increasing the size of the railroad underpass aperture 
east of Downtown.

Dealing with the fl ooding problems will begin with the 
improvements along Chicago Avenue.  A cooperative 
study should be completed to address other areas.
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Infrastructure Priorities

• Complete reconstruction of the Chicago Avenue cor-
ridor.

• Budget for the eventual replacement of the 1880s 
standpipe.

• Upgrade to the oldest sewer lines and water mains as 
opportunities arise. 

• Implement water and sewer plans.



C H A P T E R  S I X

A  R E V I TA L I Z E D  A N D  U N I Q U E  
D O W N T O W N
Downtown Plattsmouth should be an important service 

center for the city and a unique activity center for the 

metropolitan region. 

Downtown Plattsmouth is a place of special signifi cance 
for both the community and the region.  Downtowns 
are a unique expression of the individuality of a town 
– no downtown looks exactly like any other downtown.  
Th us, many people measure the health of their town by 
the well-being of its downtown.

Plattsmouth certainly shares this sense of downtown’s 
civic importance with other communities.  Yet, down-
town Plattsmouth has a special character that gives 
it even greater community and regional signifi cance.  
Plattsmouth’s Main Street District, listed on the National 
Register of Historic Places, traces the earliest develop-
ment of Nebraska communities and the impact of the 
river and railroad on urban development in the state.  
Its buildings make up one of the state’s fi nest groupings 
of middle- and late-nineteenth-century commercial ar-
chitecture.  downtown became the seat of Cass County’s 
government, a role marked by the construction of the 

1891 landmark Cass County Courthouse.  

Downtown Plattsmouth also has a special relationship 
to its physical environment.  In Plattsmouth, all roads 
literally lead to downtown.  It is the junction of the two 
main entrance routes into town.  In addition, nestled in 
a valley between two hills, downtown Plattsmouth is the 
gateway to the Missouri River and stands at the junction 
of the city’s three ecologies – the bluff s, the valleys, and 
the Missouri River fl ood plain.  

Th ese features make downtown a place of extreme im-
portance and potential. Rather than competing with the 
Highway 75 corridor, downtown should use its special 
quality to become a distinctive regional environment 
– a revitalized center for specialty retailing, services, 
and civic life.  It can also become the focus of a grow-
ing tourism industry – a place where people from the 
metropolitan region can sample an environment that is 
increasingly rare. 
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GOAL

Signifi cant investments have been made in downtown 
since the development of the original Plattsmouth Plan 
in 1992.  Th ese include the new Cass County jail, the 
new Plattsmouth State Bank, the rehabilitation of the 
Fitzgerald Building, and the Cass County Bank, which 
is currently under construction.  Opportunities east of 
the railroad tracks along East Main Street also increase 
the importance of the link between downtown and the 
riverfront.  Meanwhile, development along the Highway 
370 corridor in Bellevue has created additional com-
mercial pressures for Plattsmouth.  

To realize the vision of a downtown alive with people 
and a destination for both local and regional residents, 
the city should:

• Improve downtown’s physical environment and 
invigorate community activity. 

Downtown districts consist of people and community life 
as surely as they do of buildings.  Downtown Plattsmouth 
must be alive with people and activity.  Some aspects of 
this life are physical – the district must provide an attrac-
tive and pleasant environment with inviting settings for 
events and programs.  Other aspects are programmatic 
– off ering attractions that draw people to the area.  To-
gether, these methods can make visiting or shopping in 
downtown Plattsmouth an experience – a place to enjoy 
and to see people, to understand the life and beauty of 
an American community. 

• Strengthen downtown Plattsmouth’s role as an 
engine for economic development in the city. 

Downtown Plattsmouth has generally held its own 
economically.  While not the retail center that it once 
was, it retains substantial retail occupancy.  In addition, 
Plattsmouth’s status as the seat of Cass County govern-
ment and the recent investments in the new jail ensures 
that downtown will retain signifi cant offi  ce and service 
tenants.  

Yet, Plattsmouth’s downtown can grow even stronger 
as a center for economic activity.  Th e special character 
of the district and proposed recreation development of 
the riverfront can make it a regional visitor destination.  
Indeed, Plattsmouth can occupy the same position in its 
market area as the famous town of Galena, Illinois, in 
the much larger Chicago market – a historic town that 
off ers an escape from the pressures of metropolitan life.  
A strategy that takes full advantage of this potential can 
establish downtown as a major consumer business center 
and focus for further investment.   Moreover, downtown 
can help create the kind of environment that atracts 
permanent residents. 

• Strengthen the downtown business environment. 

Planners, businesspeople, and residents alike often 
compare the downtown of today to the pre-auto era com-
munities they remember, and fi nd themselves longing for 
the “good old days.”  It is true that many downtown areas 
do not compete well with the retailing strategies of large 
discount department stores in free-standing buildings or 
strip shopping centers, surrounded by large parking lots. 
Even so, Plattsmouth should not grow pessimistic about 
downtown as major general-purpose retail development 
locates along US 75.  Indeed, because these large-scale 
stores depend on a regional area around Plattsmouth, a 
highway location off ers the best chance of attracting area 
shoppers to the city.  

Downtown Plattsmouth occupies a special niche in the 
region and the larger metropolitan area.  Its business 
development strategy should capitalize on this niche, 
represented by:

• Businesses that off er personal services to people in 
town and surrounding areas and that usually require 
lower-priced rental space then new projects can de-
liver.

• Specialty retailing, including businesses that off er 
special goods and provide a unique level of service 
characteristic of small communities. 

• Offi  ces, using the presence of Cass County Court-
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house or the quality of the downtown environment 
as special attractions for professional tenants.  

• Visitor services, building on the concept of establish-
ing downtown Plattsmouth as a base for regional 
tourism industry.  Such services could include bed-
and-breakfasts and restaurants.  

Business development should support Plattsmouth as a 
regional destination with places for visitors to stay, shop 
and eat.  Downtown Plattsmouth’s business environment 
will grow, not by making the district something that it 
is not, but by using its own characteristics to create a 
special place.

• Increase the economic rewards of building owner-
ship in downtown Plattsmouth.

Any investment must provide a reasonable rate of return 
to its investor.  Oft en, buildings in a community’s down-
town district command relatively low rents.  Th is can be 
important to the economic environment, because busi-
nesses that cannot aff ord high rents in new commercial 
developments can get started in central business districts.  
In addition, older buildings are oft en fully amortized; 
market rents do not support high debt-service costs. 
However, the upper levels of buildings are frequently 
unused or produce very limited revenue. As a result, 
the owner’s investment in a downtown building yields a 
relatively low return, and further investment, involving 
rehabilitation or adaptive reuse, seems unattractive. 

• Integrate the river into the life of downtown.

Th e Missouri and Platte rivers were Plattsmouth’s initial 
reason for being and its most visible feature.  Despite 
the history of the river as an integral part of the city, the 
downtown does not take full advantage of this special 
feature.  Th e link between downtown and the river is 
relatively weak.  Th is will become an especially important 
issue for the downtown as future development of the 
riverfront moves forward.  

AN ANALYSIS OF CONDITIONS

Th is section examines important features of downtown 
Plattsmouth.  It analyzes occupancy characteristics, the 
quality of the downtown environment, and the adequacy 
of support facilities.  Th e detailed tables in the analysis 
will concentrate on an area generally defi ned by Avenue 
A, the Burlington Northern Santa Fe Railroad, 1st Av-
enue, and 8th Street.  

Land Use Patterns in Downtown Plattsmouth

From Plattsmouth’s earliest history, Main Street’s con-
nection to the river has made it the central axis of the 
city.  Today the river’s role in the city and downtown 
has signifi cantly lessened.  Many now see this corridor 
anchored by the railroad on the east and 7th Streets on 
the west where Webster/Washington and Chicago liter-
ally and fi guratively pour into the downtown.  

Downtown Plattsmouth exhibits a development pattern 
characteristic of a traditional mixed-use community cen-
ter, incorporating commercial, industrial and civic uses.  
Th e focus of the study area is dominated by commercial 
uses with residential and industrial on the periphery.  
Apart from the courthouse, the district’s other civic uses 
are located off  Main Street.  Industrial uses are located 
in the southeast corner of the district, with residential 
development above downtown businesses and along the 
side streets.  

Main Street’s historic nature has created continuity in 
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the area.  New construction in the area has also re-
mained sensitive to the historic nature of the district 
and continued this continuity.  Th e structures, dating 
from the late 1800s, have generally remained in com-
mercial or offi  ce use, except for the second-story uses, 
which have declined over the years and in many cases 
become residential.  

East Main Street is dominated by the historic Cass 
County Courthouse and its new addition.  To the east 
of the courthouse are the small Railroad Park and more 
service and light industrial businesses.  To the south 
and west, Main Street is dominated by stores, offi  ces 
and restaurants/bars.  Avenue A is the city’s civic cor-
ridor including county offi  ces, the library, fi re station, 
city hall and the senior center.  Th e north side of Avenue 
A begins to rise out of the valley that Main Street is in, 
and the homes there overlook downtown.  First Avenue 
faces a bluff , which cuts off  development the downtown 
on the north side.  Industrial uses, housing, parking 
and the VFW dominate this corridor.  Th e industrial 
developments in the 3rd Street and 1st Avenue area 
provide a poor entrance into the city for those arriving  
from Highway 34.  

Downtown Occupancy

Table 6.1 reviews downtown building occupancy.  Down-
town Plattsmouth is a diverse area with many service, 
offi  ce, retail and civic uses.  About 66 -percent of the 
fl oor area is on fi rst fl oors, indicating the prevalence of 
incomplete second stories.  A number of these buildings 
are located off  Main Street (see Map 6.1 Building Use).  
Downtown also has a signifi cant amount of residential 
use on the upper fl oors of buildings.  With a second story 
vacancy rate above 17 percent, there is ample opportunity 
for additional development.  

Civic uses make up the largest single use downtown.  
Th is dominance is credited to the large county facility, 
city hall, the library, and the fi re station.  Th e county 
courthouse is not only a physical landmark but a key 
part of downtown’s economic vitality.  Every day hun-
dreds of people come to downtown Plattsmouth to work 
and take care of county related businesses.  Th is pool of 
people creates an immense opportunity for service and 
retail operations. 

Table 6.1: Building Occupancy (square feet), Downtown Plattsmouth, 2004

First Floor Second Floor
Square Feet Percentage Square Feet Percentage

Vacant 25,937.40 7.6 30,152.84 17.1

Residential 9331.63 2.7 67,451.39 38.3

Restaurant/Entertainment 22,956.42 6.7 0 0

Services/Offi  ce 87,393.15 25.6 22,268.13 12.7

Retail 73,782.27 21.6 0 0

Automotive 8,153.99 2.4 0 0

Warehousing/Distribution 11.529.25 3.4 0 0

Industrial 9,393.20 2.8 0 0

Civic 92,859.92 27.2 56,066.52 31.9

Total 341,337.23 175,938.88
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Block Profiles in Downtown Plattsmouth

Th e previous discussion reviewed district-wide land use 
and building occupancy.  Th is section will present a brief 
summary of the occupancy and characteristics of each 
individual block.

• Block 1: North of Main Street, 7th to 8th Streets

Th is block is composed primarily of single-family houses. 
Its major nonresidential structure is the First United 
Methodist Church, built in 1903.  Structures on the block 
are generally in good condition.

• Block 2: North of Main Street, 6th to 7th Streets

Th is block includes a mixture of residential, civic, and 
commercial uses.  Th e Main Street frontage includes the 
Cass County Museum, the Cass County Bank now under 
construction, and a single-family residence.  Th e block 
also contains the city’s community center on Avenue 
A and commercial and apartment buildings along 6th 
Street frontage.  Buildings on the block are generally in 
good condition.

• Block 3: North of Main Street, 5th to 6th Streets

Th is block marks the entrance to the Main Street Historic 
District.  Its Main Street frontage includes a mix of offi  ce 
and retail uses and is of great historical signifi cance.  Th e 
largest building on Main Street is the Fitzgerald Build-
ing (1870), which was signifi cantly rehabilitated during 
the 1990s.  Other buildings that have been or are cur-
rently being rehabilitated include the V.V. Leonard and 
Sherwood buildings.  Plattsmouth City Hall occupies 
the northeast corner of the block, while the northwest 
quadrant is primarily residential.  Building conditions 
on the block range from good to fair.  Th e work done 
on this block since the original (1992) Plattsmouth Plan 
has made a signifi cant diff erence to the overall quality of 
the block.  Th e Fitzgerald Building, in poor condition in 
1992, is now one of downtown’s bright spots.

• Block 4: North of Main Street, 4th to 5th Streets

Th is block continues the Main Street historic district.  

Its several historic buildings include the Unruh Build-
ing (1880), the Barclay Restaurant Building (1890), and 
the Gund Building (1900).  Th e block also contains 
downtown’s newest building, the Plattsmouth State 
Bank.  Other important features are the contemporary 
Plattsmouth Volunteer Fire Department and the Platts-
mouth Journal Building, with its contemporary façade.  
Th e Public Library occupies the northeast corner of the 
block with minimal parking to the south and vacant 
lots to the west.  Building conditions on the block range 
from good to fair.  

• Block 5: North of Main Street, 3rd to 4th Streets

Th e north side of Main, east of 4th Street, contains 
the city’s most dominant landmark: the Romanesque-
style Cass County Courthouse (1892).  Since 1992, the 
southeast corner of the block hass been cleared for the 
new Cass County public safety facility.  Th e addition to 
the Courthouse houses the Police and Sheriff ’s Depart-
ment and the jail.  Work on the south side of the block 
has given downtown its only green space outside of 
Railroad Park.  

• Block 6: North of Main Street, BN Railroad to 
3rd Street.

Th is block includes one historic building (dating from 
1865) and Caboose Park.

• Block 7: South of Main Street, 7th to 8th Street

Th is block is principally in residential use.  Structures on 
the block are generally in good condition.

• Block 8: South of Main Street, 6th to 7th Streets

Th is block defi nes the southern edge of the Main Street 
Historic District and moves the visual progression of 
the district south along 6th Street.  Major historic build-
ings on the site include the historic bank building at the 
corner and the 1895-vintage Doctor’s Building. Th e 6th 
Street commercial frontage is well defi ned and provides 
a very intimate urban feel.  Its features include the Ritz 
movie theater, which is once again being utilized; a major 
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restaurant with community hall; and a bakery.  Th e block 
also furnishes ample off -street parking adjacent to the 
Dollar General Store on the southwest corner.  Buildings 
on the block are in generally good condition.  

• Block 9: South of Main Street, 5th to 6th Streets

Th e recent occupation of the Dovey Building has fi lled 
one of the larger vacant spots on the block, which con-
tains two of the downtown area’s major retailers.  Th e 
Main Street frontage is an integral part of the Historic 
District; its buildings date from the 1880s and early 
1890s.  Th e block also includes the VFW Hall and sub-
stantial off -street parking.  Th e buildings are in good to 
poor condition.  

• Block 10:  South of  Main Street,  4th to 5th
Streets

Th is historic block contains a mix of retail and service 
uses.  Its largest building is the former Waterman Opera 
House at 4th and Main.  Other important structures 
include the 1884 Waterman Building (now Higgins Hard-
ware) and the Rosgorsheck Building (1881).  Th e block 
also contains one of downtown’s larger vacant buildings.  
Downtown’s primary public parking lot is located on the 
south side of the block. Buildings on the block are gener-

ally in fair condition, with structures at the corner of 5th 
and Main needing the most immediate attention.  

• Block 11:  South of  Main Street,  3rd to 4th
Streets

Th is historic block includes the 1888 Budweiser Build-
ing at the corner of 4th and Main.  Unlike in 1992, the 
building is fully utilized with offi  ces on the fi rst fl oor 
and a gymnastics and dance studio on the second fl oor.  
Structures on the southwest corner facing 4th Street are 
in generally poor condition.  Other buildings are in fair 
condition.

• Block 12: South of Main Street, BN Railroad to 
3rd Street

Th is southeastern block of downtown Plattsmouth in-
cludes service and industrial businesses that serve local 
and regional needs.  Th e block is outside the Main Street 
Historic District.  Building conditions on the block range 
from good to poor. 

Tables 6.2 and 6.3 provide a block-by-block recap of 
building conditions and historic significance of the 
downtown Study Area.  Historic signifi cance is judged 
on a four-point scale, ranging from very high historical 
importance to no historic signifi cance. 

Table 6.2: Building Condition in Downtown Plattsmouth

Block Location Total Excellent Good Fair Poor
1 North of Main Street, 7th to 8th Streets 9 9 0 0 0

2 North of Main Street, 6th to 7th Streets 11 7 4 0 0

3 North of Main Street, 5th to 6th Streets 14 8 4 2 0

4 North of Main Street, 4th to 5th Streets 10 5 4 1 0

5 North of Main Street, 3rd to 4th Streets 4 2 2 0 0

6 North of Main Street, BN Railroad to 3rd Street 1 0 1 0 0

7 South of Main Street 7th to 8th Street 7 6 1 0 0

8 South of Main Street, 6th to 7th Streets 8 2 3 3 0

9 South of Main Street, 5th to 6th Streets 9 1 4 3 1

10 South Main Street, 4th to 5th Streets 10 0 2 7 1

11 South of Main Street, 3rd to 4th Streets 17 0 5 4 8

12 South of Main Street, BN Railroad to 3rd Street 7 3 2 1 1

Total 107 43 32 21 11

Source: RDG Planning & Design, 2002
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Circulation and Parking

Downtown’s ability to accommodate vehicles will be 
important to the future growth of the district.  As a rule, 
downtown Plattsmouth should accommodate automo-
biles without being dominated by them.  Th is section 
will examine some of the issues involved as downtown, 
developed in an era of horses and carriages, confronts 
modern transportation.  

Traffic Flow and Circulation

Vehicular traffi  c approaches downtown Plattsmouth 
from four diff erent directions. Th e primary points of 
entry are from the northwest via Webster/Washington 
Boulevard and from the southwest along Chicago Av-
enue.  Th ese two diagonal routes, connecting to U.S. 
75 at either end, provide somewhat indirect, although 

interesting, approaches to downtown.  Along Webster 
Boulevard traffi  c is directed east onto Avenue A as it 
approaches 7th Street, then right on 6th Street, passing 
the entrance to the downtown district marked by the 
Fitzgerald Building.  Traffi  c from the south on U.S. 34 
moves east on First Avenue, north on 6th Street and then 
east on Main Street before turning onto 3rd Street. Th e 
result is a substantial amount of truck traffi  c on both 
6th Street and Main Street.  Th e proposed Highway 34 
bypass would divert this traffi  c away from downtown to 
the southern edge of the city. 

Eastern access downtown Plattsmouth provides a spec-
tacular descent from the toll bridge along the winding 
Livingston Road.  Th is approach gives beautiful and 
changing views of the courthouse and the downtown 

Table 6.3: Historic Significance of Buildings by Block, Downtown Plattsmouth

Signifi cance Rating

Block Location Total 1 2 3 4 5

1 North of Main Street, 7th to 8th Streets 9 1 0 1 7 0

2 North of Main Street, 6th to 7th Streets 11 1 0 1 3 6

3 North of Main Street, 5th to 6th Streets 14 11 0 1 2 0

4 North of Main Street, 4th to 5th Streets 10 4 0 1 3 2

5 North of Main Street, 3rd to 4th Streets 4 2 0 0 0 2

6 North of Main Street, BN Railroad to 3rd Street 1 0 1 0 0 0

7 South of Main Street 7th to 8th Street 7 0 0 2 2 3

8 South of Main Street, 6th to 7th Streets 8 3 0 1 2 2

9 South of Main Street, 5th to 6th Streets 9 6 0 0 2 1

10 South Main Street, 4th to 5th Streets 10 6 0 0 1 3

11 South of Main Street, 3rd to 4th Streets 17 6 0 0 2 9

12 South of Main Street, BN Railroad to 3rd Street 7 0 0 0 1 6

Total 107 40 1 7 25 34

1:Extremely signifi cant, worthy of individual national register listing.

2:Strong signifi cance.

3:Medium signifi cance, contributing part of historic district.

4:Minor historic signifi cance or background building.

5:No signifi cance or new building.

Source: RDG Planning & Design, 1991
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district.  Eventually, U.S. 34 traffi  c is routed north along 
3rd Street and west again along Main Street.  

Th e fourth approach to downtown Plattsmouth is from 
the west along Main Street, which off ers a scenic view 
of the entire district as it descends the hill just west of 
downtown.  Unfortunately, access to downtown from the 
U.S. 75 bypass on the west edge of the city is indirect.  It 
requires the traveler to use Avenue B to 16th Street, jog 
two blocks south to fi nd Main Street, and then proceed 
east again along Main to downtown.  Th e other alterna-
tive is 1st Avenue, which involves several turns before 
arriving at 18th Street an turning north to Main Street.   
Unifying landscaping should be completed to link 1st 
Avenue and Main Street together and guide the visitor 
downtown.

In summary, reaching downtown Plattsmouth is 
relatively easy because it is sited at a confl uence of both 
drainageways and traffi  cways.  Yet the area does have 
several important access problems, including:

- A somewhat confusing and indirect entry pattern from 
the northwest and southwest, which can direct an un-
wary driver onto 1st Avenue or Avenue A rather than 
Main Street.  Th is pattern can be used advantageously, 
however, to reach peripheral parking lots. 

- Th e routing of substantial truck traffi  c along Main 
Street.

- Th e lack of a direct connection from Main Street to 
U.S. 75. 

 Parking

Th e availability of downtown parking is important to 
business and civic uses in Plattsmouth.  Public park-
ing lots at 4th Street and 1st Avenue and on Avenue A 
adjacent to City Hall provide good access to Main Street 
businesses.  Additional off -street customer parking is 
also available on 1st Avenue between 6th and 7th Streets 
and 5th and 6th Streets; and south of the library.  Each of 
the business district’s streets also provide some on-street 
parking.  Diagonal parking is located along Main Street, 

the east side of 4th Street next to the courthouse, and 
in front of City Hall along 5th Street.  Th e downtown 
parking supply appears to be generally consistent with 
demand.  Additional parking would support larger events 
and provide the needed spaces for business expansion 
in the district.

The Downtown Environment

Th e previous sections have assessed objective qualities 
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and characteristics of downtown Plattsmouth. Th ese facts 
are valuable in developing a downtown Improvement 
Program.  Yet, successful commercial districts must also 
provide an environment that is attractive to people and 
provide them with a rewarding place to work and shop.  
Th is discussion will examine elements of Plattsmouth’s 
downtown environment.  

The Pedestrian Environment

Downtown Plattsmouth, in common with other central 
business districts, is both a pedestrian and vehicular 
environment.  Most users will park their vehicles and 
become pedestrians as they move through the district.  
In addition, the pedestrian environment off ers the op-
portunity to develop a sense of civic space that can be an 
important part of an overall revitalization program.  

Main Street is, at best, a neutral environment for pedes-
trians.  Th e street has a 100 foot right-of-way, a visually 
wide channel, but rather typical of Nebraska communi-
ties.  Th e street channel itself is approximately 70 feet 
wide, with diagonal parking on either side.  Th is leaves 
an adequate but not generous fi ft een foot sidewalk on 
either side. 

With the exception of landscaping by adjacent property 
owners, Plattsmouth has no unifi ed sidewalk landscaping 
or street furniture installation.  In addition, the rather 
wide street and diagonal parking reduce sight lines for 
pedestrians crossing Main Street.  Th is in turn increases 
the perceived width of the street and discourages people 
from shopping on both sides of the street.  Th e addition of 
truck traffi  c along Main and 6th Street makes the separa-
tion of the two sides more severe and prevents shops from 
working together to create a unifi ed district. 

Finally, downtown Plattsmouth has little public open 
space that can be used as a pedestrian amenity or stage for 

special events.  Caboose Park, with its historic artifacts, 
is too far east in the district and too small to provide 
this kind of function.  Th e Cass County Courthouse 
site provides a visible green space in the downtown but 
is steep which keeps it from fulfi lling the civic functions 
oft en performed by “courthouse squares.” 

Topography and Geographic Features

Downtown’s geographic context is one of its important 
resources.  Th e district is surrounded by hills, giving it a 
strong defi nition on both the north and south.  Th e steep 
bluff  immediately south of downtown, causing 4th Street 
to end at 1st Avenue, provides a potential open space 
development opportunity.  

In addition, downtown’s relationship to the Missouri 
River Valley is an important development asset.  Th e 
open fl ood plain environment east of the Burlington 
North tracks stands in marked contrast to the urbanism 
of the city center.  Th e extension of Main Street passes 
both over and under the tracks; the underpass acts as a 
symbolic gateway to the diff erent ecology of the river 
environment.  Th is close relationship and contrast can 
become a principal theme for downtown development, 
as downtown Plattsmouth can become a base for the 
exploration by visitors of the river and future develop-
ment along the riverfront. 
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THE DOWNTOWN PLATTSMOUTH 
PLAN

Th is section presents a strategy designed to help down-
town Plattsmouth achieve its potential as a major activity 
center for the community; and as an economic attraction 
for the surrounding market area.  Th e over all concept 
of this strategy calls for:

- Th e emergence of downtown Plattsmouth as a dis-
tinctive regional attraction for the metropolitan area, 
combining unique shops, tourism, and visitor ser-
vices with the normal “real-life” services of a thriving 
community.  In this way, Plattsmouth can become the 
equivalent of Galena, Illinois, an authentic, historic 
town fi lled with interesting features, shops, restau-
rants, and support facilities. 

- Th e development of downtown as a center for people, 
fi lled with activities that attract people from both the 
city itself and the surrounding region.

Plattsmouth has some distinct advantages in achieving 
these goals.  Th ese include:

- A good building stock.  
- A low vacancy rate.
- Buildings that are adaptable to upper level residential 

development.
- Close to jobs in the metro area.
- Close to the river and the unique feel and character 

this provides to the downtown.

While downtown Plattsmouth has many advantages it 
also has major hurdles.  Th ese include the diffi  culty in 
getting to the area.  Maneuvering from the Highway 75 
corridor into the downtown is not easy for the fi rst time 
visitor.  Th e area is also fairly unknown in the larger 
metro region.  Th e following strategies take into account 
both the districts advantages and disadvantages to for-
mulate approaches that meet the city’s goals.

ORGANIZATIONAL AND PROMOTIONAL INITIATIVES
In order to create the framework to carry out a long 

range transformation of downtown Plattsmouth into 

one of the State’s great town centers, Plattsmouth should 

carry out the following actions.

Downtown Partnership

Th e 1992 Plattsmouth Plan recommended the creation of 
a Downtown Partnership that would include the city as 
a whole in attaining a strong downtown.  Since 1992 the 
Plattsmouth Main Street Association has been created.  
Th is association can be the base for the recommenda-
tions made in 1992.  Th ese included a formal partner-
ship involving city and county government, downtown 
businesses and property owners (the Association now), 
the Cass County Museum, the Chamber of Commerce, 
and the community at large.  Th e Main Street Associa-
tion provides the organization needed to prepare and 
distribute promotional materials; develop programs; 
and coordinate recruitment of individual businesses 
into the town center. 

A Program of Activities and Events

Downtown Plattsmouth hosts the extremely successful 
Kass Kounty King Korn Karnival, a community festival 
that transforms the business district into a regional cen-
ter for activity.  Th e Karnival demonstrates the eff ective 
role that events planning and programming can play in 
downtown revitalization eff orts.  A full program of events 
will make downtown a special attraction; this status will 
spill over into increased patronage for businesses.  

In building on this lesson, downtown Plattsmouth should 
program an ongoing series of events, designed to identify 
the district as a center for activity, a place where families 
can come for a good time.  Th is ongoing program should 
be organized and administered through the Main Street 
Association.  Events should be staged on a regular basis 
and can include concerts; plays; fl ea markets; arts and 
craft s shows; historic building tours; and family athletic 
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events such as walks, runs, and bicycle rides.  Future 
recreation possibilities with development of the river-
front and the area north of East Main Street will off er 
opportunities for even more downtown events.  Activities 
should utilize local talent and resources as much as pos-
sible.  In addition, the association should work with the 
Karnival committee on promotion and development of 
the Karnival as a major event in the metropolitan area.

An important element of this recommendation is the 
creation of a civic space to act as a location for events.  
Th is feature is discussed later in this section.

Business Recruitment

Downtown Plattsmouth, via the Main Street Association, 
should identify businesses that are visitor attractions and 
recruit them to locate in the area.  Businesses consistent 
with this vision include specialty shops, restaurants, 
visitor services, lodging and offi  ce development.  Th e 
highest propriety should be to recruit a destination 
business such as a regionally recognized restaurant or a 
bed-and-breakfast.  Th e Chocolate Mousse is develop-
ing this type of recognition and would do well to have 
complementary businesses developed downtown. Incen-
tives might include fi nancial assistance for rehabilitation 
or business capitalization, or reduced or subsidized rent 
during the fi rst year of operation.  Eventually, increased 
demand will make incentives less necessary.

Branding and a Wayfinding System

A wayfi nding system should be developed to direct 
people downtown and to specifi c destinations.  Kiosks 
containing lists of current events, maps showing rest-
room locations, shopping and other key features should 
be located at the major entrances to downtown, such as 
the eastern entrance near the courthouse and Chicago 
and Washington avenues’ entrances. Th e wayfi nding sys-
tem should be centered around downtown’s brand, most 
likely represented by an image relating to the courthouse.  
Th is wayfi nding system, including auto-oriented signage, 
should also be extending to the Chicago Avenue, Webster 
Boulevard and Highway 75 corridors.  
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DOWNTOWN STREETSCAPE
Plattsmouth should continue the program of downtown 

improvements, begun at the Plattsmouth State Bank, 

that are designed to give a unifi ed look.  Th ese improve-

ments should be extended to designs that increase 

downtown’s safety and comfort.

Downtown Plattsmouth looks a bit worn.  Th e sidewalks 
need repair and there is little to no green space.  Th e area 
as a whole does not have a comfortable feel.  Improve-
ments begun around the new Plattsmouth State Bank will 
be extended to the Cass County Bank.  Th e city should 
continue this work throughout the district in addition 
to details that involve community artists and build on 
downtown’s overall character and the themes of the com-
munity.  Streetscape improvements should include the 
following elements.

Corner Nodes

Corner nodes protect parked cars from turning traffi  c, 
reduce the distance pedestrians must negotiate in cross-
ing the street, and provide opportunities for landscaping 
and special street furnishings.  Th ey have the additional 
benefi t of tending to calm traffi  c through a business dis-
trict.  Th e corner node program should be implemented 
at each of the intersections along Main Street from 7th 
Street to the Railroad Park area and be the focus of tree 
planting in the district.

Mid-Block Crossing

Downtown currently has a signal at 6th Street and stop 
signs at 3rd Street.  Between these two intersections there 
are no traffi  c controls that encourage the downtown visi-
tor to shop on both sides of the street.  Th e Downtown 
Plan (see Map 6.2) proposes a pedestrian-actuated signal 
between 4th and 5th Street.  Federal regulations now 
require that these signals be at least 100 feet from an 
intersection.  Frequent jaywalking in the mid-block area 
also makes this a logical location.  Th e crossing has the 
added benefi t of additional traffi  c calming. 

6th to 7th Street Median

Th is section of Main Street was historically the location 
of a large median that provided additional green space.  
Restoring the median was frequently suggested at com-
munity meetings.  Th e medians can be reinstalled and the 
diagonal parking can be maintained with a modifi cation 
to the existing sidewalk.  Currently the sidewalk between 
6th and 7th streets is 20 feet wide as opposed to 13 feet 
in the rest of the district.  If the sidewalk is reduced to 10 
feet and parking marked at 45 degrees, a 12-foot median 
can be constructed and still allow suffi  cient turning ra-
dius for parking.  Th e median should be broken at least 
twice to provide access to businesses on both the north 
and south sides of Main Street. 

Sidewalk Improvements

Plattsmouth should undertake a program of sidewalk re-
habilitation, combining these improvements with storm 
and sanitary sewer improvements.  Th e program should 
repair deteriorated sections, correct possible structural 
problems with sub-basements, separate sanitary and 
storm sewer lines and implement sidewalk improvements 
like those around the new banks.  Special features may be 
used at specifi c locations.  Th ese might features include 
banners, as well as and distinctive lighting at attractions 
such as the theater. 
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THE PUBLIC ENVIRONMENT
In order to create a public environment that will support 

the emergence of downtown as a vital center of activity, 

Plattsmouth should develop the following:

A Downtown Event Plaza

Plattsmouth should develop an Event Plaza, a civic 
space that will be a center for events and an important 
user amenity for downtown.  Th e plaza should include 
formal landscaping, including an archway entrance; a 
bandstand/gazebo; and seating around it with some 
green spaces.  

Plattsmouth’s Event Plaza should be developed in the 
4th Street right-of-way south of Main Street to the alley.  
Th is site is desirable because:

• Th e use of the street right-of-way requires no building 
demolition and does not compromise the integrity of 
the Main Street district.

• Fourth Street terminates at 1st Avenue into a steep bluff  
which prevents any future continuation to the south.  
Th erefore, conversion to a pedestrian street has no 
impact on circulation patterns downtown. 

• Th e site is adjacent to downtown’s public parking lot 
and will become an attractive route linking parking to 
stores and services along Main Street.

Public Parking

Plattsmouth should develop additional public parking, 
accommodating present needs and future growth po-
tential, and focused around the expansion of the city’s 
existing parking lot at 4th Street and 1st Avenue.  Th e 
redesigned parking lot will be an extension of the plaza 
area and should include:

• Removal of the houses along 4th Street to make room 
for a new commercial site and for parking. 

• Widening the alley from 16 to 24 feet with a row of 
parking off  of the alley to allow for one additional full 
module of parking than currently exists.  

• A diner car in the area with parking around it.
• A “Hollywood” style Plattsmouth sign on the side of 

the hill overlooking downtown. 
• 3rd Street and 1st Avenue improvements that would 

lead visitors to the district’s parking and improve the 
entrance to the city from Highway 34.  

Redevelopment of this area will eliminate existing hous-
ing and industrial/salvage businesses that are in poor 
condition and do not contribute to downtown’s character.   
Redevelopment would also provide an opportunity for 
a new commercial site where few opportunities for new 
development now exist.  

Th e alleyway expansion should also include a beautifi -
cation project for the backs of the buildings along Main 
Street, limited to cleanup, painting, and screening of 
dumpsters. 

Caboose Park

Th e area around Caboose Park is sometimes called “the-
Turnaround.”  However, development of the riverfront 
will make this name less appropriate.  A plan has been 
designed for development of this area and should be 
incorporated into any overall districtwide plan.  

The Riverfront Area

Downtown Plattsmouth is unique in Nebraska and the 
region in its access to both the river and a large state 
recreation area.  Proposed development of the area east 
of the Burlington Northern Railroad tracks off ers the 
downtown some exciting opportunities.  Th ese propos-
als include:
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• Th e Missouri River Chute.  As part of the Army Corps 

of Engineers River Management Plan a chute will be 
constructed along the river in the Schilling Wildlife 
Refuge to provide a slow-moving water habitat and 
add to the Refuge’s variety of habitat.  

• Finger Lakes.  Th e area south of Schilling and north of 
East Main Street is owned by the Nebraska Game and 
Parks Commission (NGPC), excluding the city’s well 
fi eld.  Th e NGPC is working with the Metropolitan 
Utilities District (MUD) to develop the area with a se-
ries of fi nger lakes.  Th ese lakes would provide wetland 
mitigation for MUD related to a project in the Ashland 
area.  Th ey present an exciting recreation opportunity 
for the downtown and Plattsmouth as a whole.  Th e 
Riverfront Redevelopment Plan (Map 6.3) for this area 
includes the following features:
- An urban edge to the lake area with tree planting and 

vegetation.  An urban park could then be developed 
that could include meadows, playing fi elds, and na-
ture interpretation.

- A trail system winding around the lakes and as a 
promenade along East Main Street.  Th e trail would 
continue north into the Refuge, eventually connect-
ing into the larger metro system. 

- Realigning Schilling Road to connect with River 
Road.  Th is would provide a continuous link between 
Schilling and William Gilmour Wildlife Area.

- A small open area with botanical gardens south of the 
lake.  Th e area could have a path in the middle and 
provide a marked entrance to the riverfront area. 

• Moorehead Landing.  South of east Main Street along 
the river, Moorehead Landing is a proposed residential 
and commercial development with a marina and access 
to the river.  Th e possibility of residential development 
in the area is especially strong with access to the river, 
the refuge and lakes, and downtown businesses.  Th e 
commercial area would be a good location for a much 
needed hotel.  Th e open space between downtown and 
the proposed village at Moorehead provides a nice 
progression that would be unique in the region.

As the area east of the railroad develops, pressures on 

existing industrial uses including the city’s brush dump 
could phase these uses out over time.  However, for fi scal 
reasons, it is unlikely that the city sewer plant, located 
south of East Main Street, will be relocated.  For this 
reason the city will need to closely monitor odor emis-
sions from the plant.
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BUILDING REUSE AND PRESERVATION

In order to capitalize on downtown’s building stock and 

use its successful rehabilitation to improve the economic 

benefi ts of investment in the district, Plattsmouth should 

implement the following programs:   

Adaptive Reuse 

Th e city should develop an ongoing program to 
encourage the use of upper fl oors of commercial 
buildings for residential and offi  ce development.  Th is 
policy was successfully pursued with the adaptive re-
use of the Fitzgerald Building and other smaller-scale 
private projects.  Th e expansion of housing in Omaha’s 
Old Market and downtown has demonstrated the in-
terest in this type of housing in the region.  Downtown 
Plattsmouth can provide an alternative housing source 
for the community and the region while boosting traf-
fi c and activity for downtown business owners.

In many cases, rent income would be too low and rehabil-
itation costs too high for private fi nancing to be feasible.  
For desirable projects, the city should present a range of 
fi nancial assistance programs, such as Tax Increment  
Financing, in which the added tax revenues created by a 
project are temporarily used to help fi nance debt service 
related to its development; Community Block Grants, 
awarded competitively by the Nebraska Department of 
Economic Development; other federal programs, includ-
ing the state-administered HOME program; and historic 
and low-income housing tax credits.

Adaptive reuse possibilities may include unconventional 
downtown uses, such as apartments or lodging on upper 
fl oors.  Residential reuse opens additional fi nancing op-
tions for projects; provides full utilization of buildings; 
and helps to create a successful downtown atmosphere.  
A hospitality development such as a bed-and-breakfast 
would support the tourism goals of the downtown de-
velopment program.

Façade Improvement and Rehabilitation 

While major adaptive reuse projects are important to 
downtown’s future, continued improvement of occupied 
buildings is equally important.  Th e community should 
develop a façade improvement program, providing 
readily available and aff ordable fi nancing for building 
façade and code improvements.  Th e program, with the 
participation of Plattsmouth’s banks, can combine private 
funding with public funds such as Community Develop-
ment Block Grants to provide below market interest rate 
loans for building improvements.

Th e Fitzgerald Building before and aft er rehabilitation
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Historic Preservation 

Th e architectural integrity of downtown Plattsmouth is 
very important to its continued success.  As development 
activity accelerates, it is important that construction be 
carried out in a way that preserves this integrity.  While 
the Main Street District is listed on the National Register 
of Historic Places, this designation does not regulate 
private actions.

Most rehabilitation and adaptive reuse work should be 
carried out in accordance with the federal government’s 
standards for historic preservation.  Th e 1992 Platts-
mouth Plan recommended that the city enact a his-
toric preservation ordinance, designating downtown as 
a district under this ordinance.  Th e Plattsmouth Land 
Development Ordinance, approved in 1993, did include 
a Historic District overlay district, but it has not been 
applied.  Th e district designation should also include a 
special code to guide building modifi cations.  Th e code 
should address the treatment of building walls, roofs, 
ornaments, windows, doors, colors, and signage.  

Th e city should also work to become a Certifi ed Lo-
cal Government (CLG).  Th e program, administered 
through the National Park Service, off ers valuable techni-
cal assistance and small matching grants for preserving 
signifi cant historic sites.  Th e CLG program has a pool of 
matching grant funds, that are administered by the State 
Historic Preservation Offi  ce.  Th se funds are  set aside to 
fund CLG historic preservation sub grant projects.  Th ey   
can be used to produce historic theme or context studies, 
cultural resource inventories, assessments of properties 
to determine their eligibility for local and National Reg-
ister of Historic Places designation, building reuse and 
feasibility studies, design guidelines and conservation 
ordinances, and publications to educate the public about 
the benefi ts of historic preservation. 



C H A P T E R  S E V E N

A  C I T Y  O F  S T R O N G  
N E I G H B O R H O O D S
Every neighborhood in Plattsmouth should provide a 

positive living environment for its citizens.

GOALS

Plattsmouth’s residential areas are among its most im-
portant resources.  Th e city’s housing stock is its largest 
single capital investment.  In addition, residents generally 
measure their satisfaction with their community by the 
quality of their neighborhoods.  Th e previous chapters 
of the Plattsmouth Plan have looked at regional and 
citywide issues.  But neighborhood planning is also a 
very important part of the Plattsmouth Plan.  Th e city is 
only as healthy as each of its parts.

Plattsmouth’s neighborhood development patterns are 
unique among comparably sized communities.  Each 
of its neighborhoods has a mixture of housing sizes and 
costs, and other characteristics.  Th ey are most homo-
geneous in relation to physical characteristics such as 
houisng age and density.  In addition, the city’s neighbor-
hoods can be identifi ed as distinct units.

Th ese patterns are partly the result of Plattsmouth’s 

topography and its riverfront origins.  Over the years, 
larger houses were built on ridges to take advantage of 
dry ground and good views.  Th ese ridges, crossing the 
community at angles to its orthogonal grid, know no 
neighborhood boundaries.  More modest housing oft en 
fi lled in the lower properties between the ridges.  Finally, 
the drainageways became major arterials and centers for 
commerce.

Today, Plattsmouth’s neighborhood units are building 
blocks, providing the organizational framework for 
the city’s future growth and development.  Th is chapter 
examines neighborhood conditions, including housing, 
streets, sidewalks, public facilities, and private amenities.  
It then develops policies and action steps for neighbor-
hood improvements to ensure the continuing vitality of 
each part of the community.

Th is section presents the basic goals that neighbor-
hood-based policies for Plattsmouth should address.  
These goals recognize that each neighborhood has 
unique  qualities tdeserving of individualized attention.  
To solidify its status as a city of strong neighborhoods, 
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Plattsmouth should strive to:

•Ensure that each neighborhood in Plattsmouth 
achieves a state of wholeness and health.

A city is the sum of its parts.  Th erefore, a whole and 
healthy city must be built of healthy neighborhoods.  
Plattsmouth’s residential areas must be good living 
environments.  Its public facilities and services must be 
readily available and accessible to all neighborhoods.  
Access to retail services and other private amenities are 
also important in achieving the wholeness so important 
to the community’s neighborhoods.  Relevant policies 
and strategies must address both public and private 
sector service issues if the city is to provide complete 
living environments throughout its urban and urban-
izing area.

•Build an environment which allows people from 
all parts of the city to participate in its growth 
and development. 

As programs are implemented that change or improve 
the physical form of the city, it is easy to minimize critical 
features of the process.  City planning and improvement 
are as much about people participating in decision-
making as they are about physical changes.  Strong 
neighborhoods usually have a nucleus of residents who 
understand the importance of citizen participation in 
making communities work.

•Ensure that each neighborhood provides a good 
residential environment.

Housing is a city’s most fundamental service.  Both main-
tenance of existing housing stock and rejuvenation with 
new units in a variety of price ranges and styles will help 
ensure a neighborhood’s health.  High-quality schools, 
churches, day-care centers, parks, and cultural facilities 
further support the city’s living environments.

Residential environments should also be free from major 
intrusions and hazards.  Deteriorated streets, traffi  c prob-
lems, poor pedestrian circulation, inadequate property 

maintenance, and code violations all erode quality of life.  
Such conditions interfere with residents’ enjoyment of 
their own property, reduce property values, and make 
neighborhood revitalization more diffi  cult.  Th us, neigh-
borhood policies must both accentuate positive aspects 
and reduce negative or deteriorating infl uences.
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AN ANALYSIS OF PLATTSMOUTH’S 
NEIGHBORHOODS

Th is section examines the condition of individual neigh-
borhoods in Plattsmouth and provides the basis for 
neighborhood conservation and improvement policies.  
Th e concept of neighborhood planning districts helps to 
clarify the city’s character and dynamics.

Neighborhood Planning Districts:  A Rationale

Each of Plattsmouth’s neighborhoods has a unique iden-
tity.  Each has its own special needs, energy, problems, 
and solutions.  For this reason, the Plattsmouth Plan 
establishes seven neighborhood planning districts that 
provide the organizational framework for this chapter.  
Th is concept shed light on the city’s housing market, 
neighborhood conditions and idividualtized strategies 
and planning principles for each area.

A good city is in fact a network of healthy parts.  Th ere-
fore, neighborhood planning districts are not self-con-
tained or independent.  Th eir boundaries are fl uid as 
people travel and conduct daily business throughout 
the community.  Indeed, a key priority of this plan is to 
unify areas and reduce sectionalism.

Definition of Districts

Some districts are defi ned by major streets, such as Chi-
cago Avenue, Webster Boulevard, and 8th Avenue.  Some 
of these streets follow drainageways that separate Platts-
mouth’s four hills.  District boundaries are permeable 
and are unifi ers as well as edges.  In other areas, major 
community features, such as Memorial Park, Plattsmouth 
High School, the Union Pacifi c corridor, and Rhylaner 
Park, defi ne the boundaries of neighborhoods.

More subtle factors also help to defi ne planning districts.  
Th ese include such characteristics as age of housing, 
housing types and densities, neighborhood concerns, 
and accessibility of services.  In all cases, the districts 
are defi ned so as to help organize and propose public 
policy.  It is important to view the districts as community 

organizers and not community dividers.

Th e seven Plattsmouth neighborhood planning districts, 
their approximate boundaries, and their general charac-
teristics are as follows:

• North Plattsmouth:  Contains much of the oldest 
and most historic housing of the city, as well as re-
cently platted subdivisions.  Boundaries are Webster 
Boulevard on the west, Avenue A on the south, the 
Burlington Northern railroad on the east, and the 
city limits on the north.

• West Plattsmouth:  An extremely mixed residential 
community in terms of age, price range, and density 
of housing, this area contains over 25 percent of the 
city’s single-family housing stock.  Boundaries are 
Webster Boulevard and the Masonic home on the 
northeast, the Union Pacifi c tracks on the northwest, 
Chicago Avenue on the southeast, and 18th Street 
and the Memorial Park/middle school complex on 
the south and west.

• Central Plattsmouth:  With older, predominately 
single-family housing, this neighborhood is com-
pletely surrounded by urban development.  Boundar-
ies are downtown on the north, Lincoln Avenue and 
Rhylander Park on the east, Chicago Avenue on the 
west, and approximately 9th Avenue on the south.

• Southeast Plattsmouth:  Also dominated by single-
family dwellings, this neighborhood contains older 
developed areas and large vacant areas with “paper 
plats” that should be reconfi gured.  Also contains the 
Rock Bluff  neighborhood.  Boundaries are Rhylander 
Park and Smith Avenue on the west, the city limits 
on the south, and the city limits and Burlington 
Northern tracks on the east and northeast.

• South Plattsmouth:  A newer, mixed-density neigh-
borhood with substantial tracts of vacant, unplatted 
property.  Boundaries are Smith Avenue and the city 
limits on the east, the city limits on the south, U.S. 
34/Chicago Avenue on the west, and approximately 
9th Avenue on the north.

• Southwest Plattsmouth:  A newer neighborhood 
with large vacant tracts abutting suburban scale com-
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mercial and industrial development.  Boundaries are 
U.S. 75 and the Union Pacifi c tracks on the northwest, 
18th Street, the high school complex, and U.S. 34 on 
the east, and U.S. 34/N-66 on the south.

• Northwest Plattsmouth:  A relatively isolated 
neighborhood on the western edge of the city that 
contains a substantial amount of undeveloped and 
underutilized property.  Boundaries are the Union 
Pacifi c tracks on the east, U.S. 75 on the west, and 
the city limits on the north.

Chapter One, “A Profi le of Plattsmouth,” gives a detailed 
review of the housing characteristics in Plattsmouth 
based on 2000 census data. 

Housing Condition

Table 7.1 summarizes the results of a citywide housing 
condition survey conducted in 1991 for the original 
Plattsmouth Plan.  Th e survey identifi es 1,700 single-
family units in 1991, compared to nearly 1,900 single 
family units counted in the 2000 U.S. Census.  Th e 
additional 200 units should be in  good condition and 

therefore are not the type of units that this inventory was 
focused on addressing.  

Th e survey indicates that Plattsmouth has a very good 
overall housing supply.  About 23 percent of the city’s 
housing stock exhibits a need for substantial rehabili-
tation, the rest requiring either no attention or minor 
maintenance.  In computing overall rehabilitation needs, 
the analysis assumes that houses in “poor” condition 
will eventually drop out of the housing supply through 
demolition; houses in “fair” condition require substan-
tial rehabilitation, estimated at $15,000 per unit in 1991 
dollars; houses in “good to fair” condition require minor 
repair, estimated at an average of $3,000 per unit in 1991 
dollars; and units in “excellent to good” condition require 
no further investment.  Based on this computation, in 
1991 the capital value of all rehabilitation needs in the 
community were approximately $7.5 million.

Not surprisingly, Plattsmouth’s housing condition prob-
lems are most prevalent in its older, pre-war housing 

Table 7.1:  Housing Conditions City of Plattsmouth, 1991

Single-Family

Condition Rating PreWar Percent PostWar Percent Total Percent

Poor 59 14.2 5 0.5 64 3.7

Fair 236 33.3 88 9.3 324 19.0

Good 348 41.3 537 56.8 885 51.8

Excellent 120 11.2 315 33.3 435 25.5

Total 763 54.4 945 55.3 1,708 100.0

Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile Home 
Parks

Poor 3 6 0 0 15 3 (100 pads)

Fair 24 18 0 0 10 5 (200pads)

Good 19 22 0 3 2 0

Excellent 4 6 3 3 0 0
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stock.  Of the 45 percent of single-family housing over 
50 years old, about 38 percent is in fair or poor condi-
tion requiring substantial rehabilitation.  Th ese units are 
dispersed throughout the city and exist in nearly every 
neighborhood.  By contrast, only about 10 percent of 
the city’s post-war housing stock requires substantial 
rehabilitation.

Other types of housing display various conditions and 
trends.  Just under half of the two- to four-unit structures 
require substantial rehabilitation.  Th e city’s as-built 
multifamily stock is generally in very good condition.  
By contrast, Plattsmouth’s mobile home facilities are 
generally in fair condition at best.  Th ese facilities were 
developed without proper design standards and provide 
inhospitable environments for many of their residents.  
Some mobile home facilities, notably in South Platts-
mouth, have been substantially improved.  Th e improve-
ment of design and maintenance standards for mobile 
home facilities will become a major issue for planning 
implementation through development ordinances.

Summary

A citywide and regional consideration of Plattsmouth’s 
housing characteristics indicates that:

• Plattsmouth experienced substantial growth in home 
values during the 1980s.  Housing costs tend to occupy 
a middle ground between those of the metropolitan 
areas and those of nonmetropolitan communities. 

• Housing values in Plattsmouth are rather tightly 
clustered around its median.  Th e city is generally a 
community of moderately priced homes, with neither 
very high “highs” nor very low “lows.”

• Sales and development activity is relatively consistent 
among Plattsmouth’s neighborhoods.  Similarly, rental 
occupancy is also comparatively uniform.

Th e following section examines in detail the charac-
teristics and conditions of individual neighborhood 
planning district.

North Plattsmouth

North Plattsmouth includes much of the historic town of 

Plattsmouth as well as new growth areas in the hills on 

the northern edge of the city. 

General Description

Th e north neighborhood contains much of the original 
platted city of Plattsmouth and has the largest percent-
age of pr-war houses.  It is most visible rising on the hills 
above downtown but is visually separated from other 
neighborhoods by major community features.  Defi ning 
characteristics include downtown, the Webster Avenue 
corridor, the Masonic Home and Cassio Arms Apart-
ments, and Blue Devil Stadium.

Housing Characteristics and Conditions

• North Plattsmouth’s large pre-war housing stock is 
mostly in good to excellent condition; only a few units 
exhibit signs of deterioration.

• Th e area’s housing is predominately single-family and 
generally owner-occupied.  Some historic apartment 
buildings are adjacent to the north edge of down-
town.

• Th e area includes many houses with historic and ar-
chitectural signifi cance.  Th e concentration of historic 
structures is suffi  cient to warrant National Historic 
Register District designation.

• Several  newer subdivisions, including On-the-Green 
additions, have developed in the northern portion 
of the neighborhood.  On-the-Green II, not yet fully 
developed, includes a mixture of developable and un-
developable lots.  Housing in this area is in excellent 
condition.

• Th e neighborhood includes three relatively large mobile 
home parks in fair condition.

• In 1991 the neighborhood was experiencing some 
troublesome site problems in the form of zoning viola-
tions and structural deterioration of site features such 
as walls and accessory buildings.  Th e city has been 
proactive in dealing with these issues and has recently 
hired a full time code enforcement offi  cer.  



THE PLATTSMOUTH PLAN
100{ }Chapter Seven

Street and Sidewalk Conditions

• Th e neighborhood contains numerous segments of 
unpaved streets, particularly to the north and east.  
Some are in good condition; others are virtually im-
passable.

• Most hard-surfaced streets have curbs and gutters and 
are in good condition.

• Sidewalks are absent or discontinuous in many places.  
A number of sidewalks in the neighborhood are in poor 
repair and are hazardous to pedestrians.

Parks and Public Facilities

• Th e neighborhood’s proximity to downtown - and its 
complex of government, recreational, cultural, and 
commercial facilities - strengthens its desirability.  Off -
street parking is limited for civic uses, however, creating 
some congestion on the southern edge of the district.  

• Served only by the On-the-Green II tennis court, the 
area lacks a neighborhood park.

Neighborhood Issues and Trends

Th is is one of Plattsmouth’s popular new growth areas, 
particularly along its northern edge.  New construction 
has slowed somewhat during the last fi ve years as other 
housing including the new Osage Ranch subdivision, 
has become avialable.  A replat of On-the-Green II could  
improve development opportunities.

Historic parts of North Plattsmouth will benefi t from a 
downtown development program.  Conversion of his-
toric houses to visitor support uses is an option.

Table 7.2: Housing Conditions: North Plattsmouth, 1991

Single-Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 6 3.0 0 0 6 1.8

Fair 31 15.5 4 3.1 35 10.7

Good 93 46.5 28 21.9 121 36.9

Excellent 70 35.0 96 75.0 166 50.6

Total 200 61.0 128 39.0 328 100.0

* Includes 20 townhome untis 19.2-percent of citywide total

Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 0 2 0 0 0 0

Fair 0 0 0 0 0 3 (120 pads)

Good 0 2 0 0 0 0

Excellent 0 2 0 0 0 0
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West Plattsmouth

West Plattsmouth is one of the city’s largest districts.  It 

contains the largest areas apartments and of housing 

for elderly people.  It also includes several major facili-

ties, including Memorial Park and Plattsmouth Middle 

School.  

General Description

Th e west Plattsmouth district is one of the city’s largest, 
containing over one-fourth of its single-family housing 
and the largest number of apartment complexes and re-
tiree housing.  Th e area is defi ned by major facilities and 
landmarks, including the Union Pacifi c tracks, Memorial 
Park and Plattsmouth Middle School, and the Webster 
Boulevard and Chicago Avenue corridors.  Major fa-
cilities include the Masonic Home, Blue Devil Stadium, 
the Early Childhood Development Center, Plattsmouth 
Middle School, and Memorial Park.  Th e area is roughly 
bisected by Main Street.

Housing Characteristics and Conditions

• Th e area has a relatively even split between pre-war 
and post-war housing units, with a substantial majority 
in good or excellent condition.  Some older units are 
showing signs of deterioration, especially to the west 
in lower areas near the Union Pacifi c tracks.

• Th e neighborhood contains a number of site problems, 
including zoning violations, outdoor storage, and stor-
age of inoperable vehicles.

• Th e neighborhood has several dispersed mobile homes 
and one small mobile home park, all are generally in 
poor condition.

Street and Sidewalk Conditions 

• Streets in the platted grid of the neighborhood are 
mostly paved and in excellent to good condition.

• Many street segments in the northern and western parts 
of the neighborhood are unimproved or discontinuous.  
Other streets are unpaved or in poor condition.  Main 
Street, a major east-west community street for eastern 

Table 7.3: Housing Conditions: West Plattsmouth, 1991

Single Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 5 2.5 0 0 5 1.2

Fair 65 32.8 21 9.3 86 20.2

Good 95 48.0 131 57.7 226 53.2

Excellent 33 16.7 75 33.0 108 25.4

Total 198 46.6 227 53.4 425 100.0

24.9-percent of citywide total

Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 0 2 0 0 3 1 (30 Units)

Fair 1 4 0 0 6 0

Good 0 12 0 1 0 0

Excellent 0 0 1 2 0 0
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Plattsmouth, ends at the Union Pacifi c tracks,  confus-
ing traffi  c patterns and interrupting traffi  c fl ow between 
east and west Plattsmouth.  Th e extension of 1st Avenue 
to Highway 75 since the 1991 survey has opened some 
areas to new development and provided an additional 
access point to the highway.  First Avenue currently has 
two dead end turns that should be smoothed out into 
more of an “S” confi guration, providing a more direct 
route to the highway. 

• Sidewalks throughout the neighborhood are sporadic 
and do not provide a continuous network.  Where they 
exist, they are in good condition.

Parks and Public Facilities

• Th e neighborhood has good access to downtown Platts-
mouth and its civic core via Main Street.

• Th e district is central to all of Plattsmouth and is well 
served by neighborhood and community park and 
recreation facilities.

• Th e Masonic Home complex is a major facility and a 
very positive north entrance to the community.

Neighborhood Issues and Trends

In 1991 home values in this part of the city were some-
what below average, though it had the city’s highest aver-
age construction rates for new single-family units and 
the highest owner-occupancy rate.  West Plattsmouth is 
very heterogeneous in terms of housing stock, age, and 
price mix.

Th is is a major conservation area, where code enforce-
ment, voluntary infrastructure upgrading, and other 
neighborhood maintenance programs will be important 
elements of a long-range strategy.  Main Street is one of 
the area’s most signifi cant unifying features and could 
provide a focus for future improvement programs.

Central Plattsmouth

Central Plattsmouth, situated on a bluff  overlooking 

downtown, includes part of the original city.  A piece-

meal pattern of development supplants the grid on its 

southern edge. 

General Description

Th e northern half of central Plattsmouth, with Garfi eld 
Park as a focus, was part of the original plat and fol-
lowed the grid pattern of the community.  Development 
south of 4th Avenue occurred on a more piecemeal 
basis and lacks street connections.  Th e neighborhood 
is geographically close to many community amenities; 
however, topographic barriers create some separations.  
Th e district experiences a number of street system and 
housing condition problems.

Housing Characteristics and Conditions

• Th e central neighborhood is one of Plattsmouth’s oldest, 
with over 75-percent of its units built before World War 
II.  Almost all residences in the area are single-family 
structures.

• Over 50 percent of the district’s housing stock is in fair 
or poor condition, indicating a substantial need for 
residential rehabilitation.  Even many of the district’s 
newer units show signs of stress.

• In 1991 the neighborhood had signifi cant site problems, 
including zoning violations, unsightly outdoor storage, 
and the presence of inoperable or abandoned vehicles.  
Th e city has been actively dealing with these issues.  

Street and Sidewalk Conditions 

• Most streets are fully improved with curbs and gutters, 
and are in good condition.

• Th e district has some unimproved streets to the south-
west.  Also, several street segments to the northeast are 
in fair to poor condition.

• Sidewalks are present throughout most of the neighbor-
hood.  Deteriorating sidewalks in the northern part are 
hazardous to pedestrians.
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Parks and Public Facilities

• Central Plattsmouth has good access to the adjacent 
downtown core of services and facilities.  Th e street 
maintenance facility southeast of the neighborhood is 
well screened from this part of the community and does 
not aff ect traffi  c fl ow in the neighborhood.

• Th e neighborhood is well served by neighborhood and 
community park and recreation facilities throughout 
Rhylander and Garfi eld Parks.  Proposed improve-
ments, including the restoration of the gazebo, would 
benefi t the overall image and character of the neigh-
borhood.

Neighborhood Issues and Trends

In 1991 Central Plattsmouth had the lowest average 
sales in the city, fairly high rental occupancy, and limited 
new construction activity.  During the late 1990s there 
wassome new development in the area.  However, neigh-
borhood development will require implementation of a 
long term, multifaceted strategy.  Th e area’s major assets 

are proximity to downtown, accessibility to the rest of 
the city, and service by park and recreation amenities.  
Strategies should focus on voluntary improvement of 
street and sidewalk systems, housing rehabilitation, 
improved property maintenance, and city improvement 
of park facilities.

Table 7.4: Housing Conditions: Central Plattsmouth, 1991

Single Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 24 12.6 2 3.3 26 10.4

Fair 80 41.9 25 41.7 105 41.8

Good 80 41.9 27 45.0 107 42.6

Excellent 7 3.6 6 10.0 13 5.2

Total 191 76.1 60 23.9 251 100.0

14.7-percent of citywide total

Other Residential

Condition Rating Rural Residential 2-4 Family
Apartment 

Buildings
Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 0 4 0 0 1 0

Fair 0 6 0 0 3 0

Good 0 0 0 0 2 0

Excellent 0 0 0 0 0 0
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Southeast Plattsmouth

Southeast Plattsmouth is located on a bluff  overlooking 

Rhylander Park.  Th e area includes signifi cant opportu-

nities for new development.

General Description

Th e southeast neighborhood is relatively isolated from 
the rest of the city because of its topography.  It is  south-
east of  downtown on a bluff  bounded by Rhylander Park 
and the Missouri River fl ood plain.  Th e neighborhood 
follows the city’s grid pattern.  However, much of its 
southern portion was never developed and has great 
portential for future growth.  Th e Rock Bluff  area, char-
acterized by poor housing conditions and inadequate 
infrastructure, occupies the southern edge of the district.  
In 1991 the city had begun a comprehensive improve-
ment program for this area.

Housing Characteristics and Conditions

• The southeast neighborhood is almost exclusively 
single-family houses, including older homes in the 
northern section and a mix of newer units and unde-
rutilized land to the south.

• Over 40 percent of the district’s housing stock is in fair 
or poor condition, indicating a substantial need for 
residential rehabilitation.

• Older houses in the neighborhood need signifi cant 
rehabilitation.  Th e neighborhood has experienced new 
infi ll development in its central section.

Street and Sidewalk Conditions 

• A majority of the area’s street rights-of-way are either 
unimproved or impassable.  Other unpaved streets are 
in good to fair condition.  Paved streets, where they 
exist, are in good condition.

• Th e general lack of a continuous network creates con-
fusing traffi  c patterns.

Table 7.5: Housing Conditions: Southeast Plattsmouth, 1991

Single Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 15 20.5 2 4.9 17 14.9

Fair 28 38.4 4 9.8 32 28.1

Good 25 34.2 18 43.9 43 37.7

Excellent 5 6.9 17 41.4 22 19.3

Total 73 64.0 41 36.0 114 100.0

6.7-percent of citywide total.

Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 0 0 0 0 5 0

Fair 7 2 0 0 0 0

Good 7 0 0 0 0 0

Excellent 0 0 0 0 0 0
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• A street paving program in the Rock Bluff  area was 
implemented by the city in 1991 and 1992.

• Sidewalks are uncommon in the neighborhood.

Parks and Public Facilities

• Th e Street Department’s maintenance facility at 444 
13th Avenue creates some visual buff ering problems, 
particularly at the neighborhood’s western edge.  Im-
provements to this facility would eliminate outside 
storage and provide paved parking.  Screening of the 
facility would improve neighboring residential areas.

• Southeast Plattsmouth is served by both Rhylander 
and Garfi eld parks but requires improved pedestrian 
access to these facilities.

Neighborhood Issues and Trends

In 1991, Southeast Plattsmouth had average single-
family sales values and a relatively high percentage of 
single-family rental occupancy.  Th e neighborhood has  
experienced substantial new construction in its central 
section during the last fi ve years.  In addition, the city 
has made a major investment through Community 
Development Block Grants and local funds in the Rock 
Bluff  neighborhood.

Th e neighborhood includes signifi cant amenities, includ-
ing good views to the south and west.  Improvements 
to infrastructure in the area have supported major new 
infi ll development in the last several years.  

South Plattsmouth

South Plattsmouth contains a wide range of housing 

types and has historically been a center for new develop-

ment.  It contains substantial amounts of vacant land, 

making it a candidate for further new growth.  

General Description

South Plattsmouth is a relatively new part of the city.  It 
contains a wide range of housing-unit types, develop-
ment patterns, and densities.  Th e district also contains 
a substantial amount of vacant land.

Housing Characteristics and Conditions

• Th e south neighborhood contains a variety of residen-
tial densities and housing types, including a number of 
newer single-family subdivisions, apartment complex-
es, and mobile home parks.  Most permanent housing 
units are in good condition.  Mobile home facilities are 
in only  fair to poor condition, though recent improve-
ments have been made and a new manufactured hous-
ing area has added aff ordable units to the area. 

• In 1991 over 80 percent of the district’s housing stock  
had been built aft er World War II.

• Th e central and southern portions of the district have 
numerous rural residential units.  Th is very low-density 
housing ranges in condition from poor to excellent.

• Only about 11 percent of the district’s housing displays 
a need for substantial rehabilitation.

Street and Sidewalk Conditions 

• Many of the platted grid streets in the district’s northern 
section are unimproved or impassable.  A number of 
other segments are unpaved and in poor condition.  
Streets along the southern and eastern boundaries, 
including those in the industrial park, are usually 
unpaved and in poor condition. 

• Streets in newer subdivisions are typically fully im-
proved and in excellent to good condition.

• Sidewalks are not present or are discontinuous in older 
parts of the neighborhood.  Th ey are present and in 
good condition in newer subdivisions.
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Parks and Public Facilities

• Th is district is not directly served by neighborhood 
parks.  The Lincoln School site serves as a well-
equipped neighborhood playground.

• Th e south Plattsmouth area includes the city’s original 
industrial park.  

Neighborhood Issues and Trends

South Plattsmouth has relatively high average home val-
ues, a high rate of housing sales activity, and low single-
family rental occupancy.  Th e district has continued to 
experience new construction during the last ten years.  
Th ese trends indicate the popularity of the area and the 
presence of an active realestate market.  New develop-
ment, supported by voluntary improvement districts, is 
recommended for the district.

Southwest Plattsmouth

Southwest Plattsmouth is centered around the intersec-
tion of highways 75, 34, and 66. It includes some new 
residential and commercial development accommodat-
ing neighborhood service needs. 

General Description

Southwest Plattsmouth is a new, primarily undeveloped 
district oriented toward highways 34 and 66 on the south 
and U.S. 75 on the west.  It is directly south of Plattsmouth 
High School.  Th e district includes the Pleasant Hill 
Addition and incorporates neighborhood commercial 
development at the highway intersection.  Future com-
mercial and business development is projected south of 
the highway.

Housing Characteristics and Conditions

• Th e district’s housing stock is primarily post-war con-
struction in good condition.  Th ere are several apart-

Table 7.6: Housing Conditions: South Plattsmouth, 1991

Single-Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 5 7.7 1 0.3 6 1.7

Fair 17 26.2 20 6.9 37 10.4

Good 39 60.0 201 69.1 240 67.4

Excellent 4 6.1 69 23.7 73 20.5

Total 65 18.3 291 81.7 356 100.0

20.8-percent of citywide total.

Other Residential

Condition 
Rating

Rural Res 2-4 Family
Apartment 

Buildings
Apartment 
Complexes

Single 
Mobile Home 

Units

Mobile 
Home Parks

Poor 2 0 0 0 4 1 (40 units)

Fair 11 6 0 0 0 2 (80 units)

Good 5 4 0 1 0 0

Excellent 2 4 0 1 0 0
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ment buildings in excellent condition.
• About 18 percent of the district’s housing displays a 

need for substantial rehabilitation.  Th ese clusters are 
located along major streets or near commercial strip 
development.

• Recent development in the area has included the Osage 
Ranch subdivision.  Th is area has provided a signifi -
cant number of lots adjacent to the city for higher-end 
housing development.

Street and Sidewalk Conditions 

• Th e district’s platted streets are fully improved and in 
excellent to good condition.

• Sidewalks are present and in good condition along 
residential streets.  Th ey are absent along collector 
and major streets.

Parks and Public Facilities

• Th is district is adequately served by playground and 
recreational facilities at Memorial Park and Platts-
mouth Middle School.

• Since the original 1991 inventory the school district  
has constructed the new Plattsmouth High School 
south of Highway 66. 

Neighborhood Issues and Trends

In 1991 the southwest district of Plattsmouth was expe-
riencing average home sales values and rental occupancy 
rates.  Recent new construction activity has occured in 
the Osage Ranch subdivision.  Th e Pleasant Hill Addition 
abuts substantial commercial and industrial uses.  Th e 
area has limited room for residential expansion.  Care 
should be taken to protect its residential periphery.  

Additional traffi  c along U.S. 75 along with its expansion 
to four lanes opens the possibility of business develop-
ment.  Highway-oriented commercial development 
ought to occur south at the proposed intersection of 
highways 75 and 34.

Th e proposed Westside Parkway development woulb be 
located in the southwest neighborhood.

Table 7.7: Housing Conditions: Southwest Plattsmouth, 1991

Single-Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 2 11.8 0 0 2 1.4

Fair 10 58.8 14 11.3 24 17.0

Good 5 29.4 98 79.0 103 73.1

Excellent 0 0 12 9.7 12 8.5

Total 17 12.1 124 87.9 141 100.0
       
 8.3-percent of citywide total.
Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 0 0 0 0 0 0

Fair 0 0 0 0 0 0

Good 4 4 0 0 0 0

Excellent 0 0 2 0 0 0
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Northwest Plattsmouth

Development in Northwest Plattsmouth is currently 

centered along Highway 75 and the Avenue B corridor.  

However, the area is in the path of substantial new 

growth. 

General Description

Northwest Plattsmouth, including the area north and 
west of the Union Pacifi c tracks, is experiencing limited 
but signifi cant development, in the form of major com-
mercial growth along U.S. 75, including the Pamida retail 
redevelopment project.  Th is corridor will experience 
additional development demand with the improvement 
of U.S. 75.  Residential development in the area has cen-
tered around Avenue B, providing a somewhat indirect 
linkage back to the established core of the community.  
During the 1990s 1st Avenue was extended to Highway 
75 and provided additional opportunities for residential 
development.  Most of this new development has been 

in duplexes.  

Housing Characteristics and Conditions

• Th e district contains only 5 percent of the city’s single-
family residences.  Platted subdivisions are underde-
veloped, with many vacant lots.

• About 7 percent of the district’s housing -  located in 
scattered fringe areas outside of standard plats - dis-
plays a need for substantial rehabilitation.  

• Developed residential properties front mostly along 
collector streets and are in excellent condition.

• Th e neighborhood contains an apartment complex 
in good condition and a mobile home park in poor 
condition. 

Street and Sidewalk Conditions 

• A large portion of the district’s platted residential streets 
are unimproved or unpaved and in poor condition.

• Sidewalks are present only along Avenue B and in 
subdivisions with standard improvements.

Table 7.8: Housing Conditions: Northwest Plattsmouth, 1991

Single-Family

Condition Rating Pre-War Percent Post-War Percent Total Percent

Poor 2 10.5 0 0 2 2.1

Fair 5 26.3 0 0 5 5.4

Good 11 57.9 34 45.9 45 48.4

Excellent 1 5.3 40 54.1 41 44.1

Total 19 20.4 74 79.6 93 100.0
       
 5.4-percent of citywide total.
Other Residential

Condition Rating
Rural 

Residential
2-4 Family

Apartment 
Buildings

Apartment 
Complexes

Single 
Mobile 

Home Units

Mobile 
Home Parks

Poor 1 0 0 0 2 1

Fair 5 0 0 0 1 0

Good 3 0 0 1 0 0

Excellent 2 0 0 0 0 0
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Parks and Public Facilities

• Th is district is near west Memorial Park but is separated 
by the barrier of the Union Pacifi c tracks.  Extension 
of Main Street to U.S. 75 would greatly improve access 
to neighborhood recreational services.

Neighborhood Issues and Trends

Northwest Plattsmouth has lower than average single-
family sales values and relatively low rates of sales activity.  
However, it is at the beginning of its development curve.  
Improvement of U.S. 75 will spur substantial commercial 
development along U.S. 75.  

PLATTSMOUTH HOUSING AND 
NEIGHBORHOOD PLAN

Th is section contains two sets of strategies for each 
neighborhood planning district:  those related to neigh-
borhood development and those concerned with public 
facility and park investments. 

North Plattsmouth

Neighborhood Policies and Actions

• Develop street and sidewalk improvement programs 
utilizing special assessment districts.  Implementation 
of improvements should occur when requested by adja-
cent property owners and neighborhood residents.

• Establish programs targeted toward historic preserva-
tion of designated houses.  Proceed with designation 
as a National Historic Register District and coordinate 
preservation eff orts with those in downtown.

• Create zoning regulations that allow for visitor support 
services in historic houses.  Examples of such uses in-
clude bed-and-breakfast establishments.  Conversions 
must furnish adequate parking and must not detract 
from basic residential uses.

• Enforce zoning and code requirements to reinforce 
community image.  

• Develop ordinances and regulations to ensure that  
mobile home facilities are of high quality.

• Encourage the replatting of On-the-Green II to stimu-
late residential development and improve circulation 
patterns.  Consider the annexation of this area when 
SID debt is eliminated or reaches acceptable limits.

Public Facilities and Park Policies

• Develop a trail link along 6th Street to connect the 
neighborhood with downtown and parks to the south.  
Consider locating a small park in On-the-Green II, 
which includes lots that could be developed for park 
use.  
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West Plattsmouth

Neighborhood Policies and Actions

• Reinforce the central focus of Main Street by establish-
ing a targeted residential rehabilitation program along 
or near that community arterial.  Th e program should 
make rehabilitation fi nancing available for properties 
in need of repair, sidewalk repair, and landscaping.

• Establish a comprehensive zoning enforcement and 
neighborhood clean-up program in areas targeted for  
rehabilitation fi nance assistance.

• Develop a street improvement program to improve 
network linkages and traffi  c fl ow between eastern and 
western neighborhoods.

• Develop programs to rehabilitate or acquire and relo-
cate substandard mobile home facilities.

• Enforce zoning and code requirements to reinforce 
community image.  Strengthen zoning ordinances to 
protect this older, well-maintained neighborhood.

• Develop ordinances and regulations to ensure that  
mobile home facilities are of high quality.

• Create street improvement districts throughout the 
neighborhood when requested by property owners.

• Adopt a comprehensive sidewalk improvement pro-
gram to foster safe pedestrian movement along all 
improved streets in the district, to be implemented in 
a ten year period.

Public Facilities and Park Policies

• Improve the Main Street corridor as a vehicular and 
pedestrian link between downtown and neighborhoods 
to the west.

Central Plattsmouth

Neighborhood Policies and Actions

• Establish a comprehensive zoning enforcement pro-
gram, aimed at cleaning up outdoor storage problems 
and improving the neighborhood’s overall image.

• Implement a residential rehabilitation program using 
Community Development Block Grant funds to lever-
age private home improvement loan funds.  Focus on 
older units and newer units experiencing early signs 
of deterioration.  Designate Central Plattsmouth as a 
priority target area.

• Use existing amenities such as Garfi eld Park and prox-
imity to downtown and Rhylander Park as the basis for 
a neighborhood marketing and self-help program. 

• Improve streets and sidewalks upgrade residential 
streets at the request of property owners.  Implement a 
sidewalk improvement program to provide safe access 
along all improved streets in the area.

Public Facilities and Park Policies

• rehabilitate Garfi eld Park as a major focus for upgrad-
ing.  Current plans to reconstruct the historic gazebo 
will create a signifi cant destination for community 
events in Central Plattsmouth.

• In the long term, develop Chicago Avenue Park as a 
civic focus with a fountain or monument.
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Southeast Plattsmouth

Neighborhood Policies and Actions

• Target the central portion of the district as a major 
residential infi ll area.  Th ese tracts are on high ground 
with good views.  Th ey are largely undeveloped and 
lack infrastructure.  Larger tracts with unimproved 
streets should be replatted; streets and infrastructure 
should be fi nanced via street and sidewalk improve-
ment districts or CDBG funds as part of an aff ordable 
housing program.

• Enhance public and private views of Rhylander Park 
along the district’s western edge to improve the 
neighborhood’s image and encourage residential de-
velopment.

• Target northern parts of the district for residential 
rehabilitation.

Public Facilities and Park Policies

• Construct a new city maintenance facility.  Provide 
adequate screening and site improvements for the 
existing and proposed maintenance facility northeast 
of 13th and Smith avenues.  Concentrate screening 
along 13th Avenue.

• Improve pedestrian access from residential areas to 
Rhylander Park with stepped walks and other access 
ways from adjacent neighborhoods.

South Plattsmouth

Neighborhood Policies and Actions

• Establish an infi ll development program directed at 
substantial but underutilized sites.  Include incentives 
for single-family and multi-family development, and  
target areas with existing or easily extended infrastruc-
ture.  Incentives can include improvement district 
fi nancing, land assembly and writedown, and CDBG 
or Federal Home Loan Bank Board-funded mortgage 
assistance for aff ordable housing.

• Encourage the development of mobile home parks with 
adequate open space, utilities, circulation, and other 
amenities.  Develop regulations to ensure that mobile 
home facilities are of high quality.

• Encourage the rehabilitation or relocation of below 
standard mobile home facilities. 

• Establish and implement street and sidewalk improve-
ment programs for inadequately served areas.  Street 
improvement districts should be formed at the request 
of property owners.  Sidewalk improvements should 
target improved streets and major community features, 
where pedestrian access is needed.

Public Facilities and Park Policies

• Develop a new sports complex around the Kinder Mor-
gan site south of the intersection of Lincoln and Chi-
cago avenues.  Numerous pipelines running through 
the area hinder development of the site but make it an 
ideal location for park development. 

• Improve Lincoln Avenue Park as a southern entrance 
to Plattsmouth and the district.
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Southwest Plattsmouth

Neighborhood Policies and Actions

• Support new residential growth in the district.  Encour-
age high-quality and innovative design standards for 
new developments. 

• Encourage improved landscaping and pedestrian access 
between residential and commercial uses.

• Encourage development around the new Westside 
Parkway, to include commercial, residential, and park 
development. 

• Require good design standards, well-functioning 
vehicular circulation, and attractive signage and land-
scaping, for commercial and business park develop-
ment in the area.

• Th e proposed Highway 34 bypass will eventually bisect 
this neighborhood, creating a southern boundary near 
Horning Road.

Public Facilities and Park Policies

• Improve screening of the maintenance facility in West 
Memorial Park.

• Develop a much needed neighborhood park around 
the small pond south of Highway 34 to serve existing 
and proposed residential development. 

• Relocate a house along Highway 34 to accommodate 
extension of the Westside Parkway to the south,  pro-
viding a central arterial between existing and proposed 
residential and civic development on the western edge 
of the city.

• Develop a new westside community park north of the 
proposed Highway 34 bypass.  

Northwest Plattsmouth

Neighborhood Policies and Actions

• Improve the existing 1st Avenue connection to Highway 
75.  Improvements would include creating an “S” curve 
out of the existing dead-end turns; establishing good 
pedestrian accommodations and aesthetic amenities 
as part of the street design; and providing signage that 
links the highway and downtown.

• Develop regulations to provide for standard, high-
quality mobile home facilities at selected locations in 
the area.

• Replat unimproved dedicated street rights-of-way and 
plan new streets that better utilize commercial and 
residential areas and improve links to the traditional 
town.

• Consider location of a new elementary school and 
library complex along north 18th Street.  

• Encourage development design that avoids giving a 
linear “strip mall” appearance to the corridor.  For 
details, see “Community Entrances and Principal Cor-
ridors” in Chapter 3. 

Public Facilities and Park Policies

• Ensure that the design of U.S. 75 through the district 
is consistent with safe and attractive pedestrian and 
vehicular crossing.  Prevent the expanded highway 
from becoming a barrier, between the east and west 
parts of the city.

      



C H A P T E R  E I G H T

I M P L E M E N T I N G  T H E  
P L AT T S M O U T H  P L A N

REALIZING THE VISION

Plattsmouth should implement the visions and actions 

presented by the plan through a realistic program that is 

in step with the resources of the community

Th e seven previous chapters, with their narratives and 
maps, are the core of the Plattsmouth Plan. Th is section 
addresses the scheduling of plan implementation by 
both public agencies and private decision-makers. Key 
areas include:

• Development Policies and Actions. Th is section sum-
marizes the policies and actions proposed in the Platts-
mouth Plan, and presents projected time frames for the 
implementation of these recommendations.

• Phased Annexation. Th is section outlines a phased 
annexation plan based on the areas of highest priority 
for annexation.  

• Plan Maintenance. Th is section outlines a process for 
maintaining the plan and evaluating the Plattsmouth 
Plan’s progress in meeting its goals.

DEVELOPMENT POLICIES AND 
ACTIONS 

Th e tables in this chapter present a concise summary of 
the recommendations of the Plattsmouth Plan. Th ese 
recommendations include:

• Policies, which indicate continuing eff orts over a long 
period to implement the plan. In some cases, policies 
include specifi c regulatory or administrative actions.

• Action Items, which include specifi c eff orts or accom-
plishments by the community.

• Capital Investments, which include public capital proj-
ects that will implement features of the Plattsmouth 
Plan.

Each recommendation appears within its theme in the 
Plattsmouth Plan, along with a time frame for imple-
mentation. Some recommendations require ongoing 
implementation. Short-term indicates within fi ve years, 
medium-term in fi ve to ten years, and long-term in ten 
to twenty years. 
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Implementation Schedule

GROWTH AND LAND USE Type On-
going

Short Medium Long

Principles of Smart Growth

Mix Land Uses

Review zoning ordinance to ensure that current 
requirements do not work against this goal.

Policy X

Add design guidelines to commercial zoning district 
regulations.

Policy X

Encourage use of Planned Unit Development zoning to 
achieve design fl exibility in developing mixed-use plans.

Policy X

Make Full and Effi  cient Use of Urban Services

Ensure that new development is contiguous to existing 
development.

Policy X

Encourage compact development patterns. Policy X

Create Housing Opportunities and Choices

Encourage housing aff ordable to a variety of income levels, 
integrating diff erent housing types into the community.

Policy X

Review zoning and subdivision regulations to ensure 
that standards allow for diversity of housing types and 
aff ordability.

Policy X

Consider multi-use buildings that integrate housing into 
business environments.

Policy X

Create a Walkable Community

Review subdivision street standards to ensure that 
pedestrian amenities are enhanced. Require streetside 
trees in parking areas in new developments and sidewalks 
on both sides of all streets. Allow on-street parking to slow 
traffi  c, as well as other traffi  c calming street improvements.

Policy X

Implement trails plan presented in Chapter 5. Capital X

Conserve the Community’s Natural Resources

Utilize fl oodplain, wetlands, and contour maps in review of 
subdivisions. Ensure that Critical areas are accommodated in 
development plans.

Policy X

Diversify Transportation Modes

Implement trails plan presented in Chapter 5. Capital X X X

Require sidewalks on both sides of all streets.
Policy/
Capital

X

Ensure that new development areas incorporate the future 
streets plan identifi ed in Chapter 4. New neighborhoods 
should be interconnected and organized around a 
traditional street pattern.

Policy x
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Implementation Schedule

GROWTH AND LAND USE Type On-
going

Short Medium Long

Achieve Stakeholder Collaboration in Development 
Decisions and Provide Tools That Encourage Smart Growth

Adopt land development guidelines that promote smart 
growth.

Policy X

Establish a process that encourages collaboration between 
stakeholders and the community.

Policy X

Institute development review processes that encourage, 
rather than obstruct, innovative types of development.

Action X

Commercial and Industrial Growth
Plattsmouth should provide attractive sites for future 
commercial and industrial development.

Policy

Action

X

Preplanned Major Streets
Plattsmouth’s future streets should be designated ahead of 
development and dedicated as growth occurs.

Policy

Action

X

A Linked Greenway/Trail System
Plattsmouth’s neighborhoods, activity centers, and major 
open spaces should be linked by a comprehensive and 
continuous greenway and trail system serving both 
transportation and recreational purposes.

Action

Capital

X

An Annexation Policy

Plattsmouth should implement an annexation policy 
that incorporates developing areas, meets state statutory 
requirements as urban in nature, and meets one or more 
criteria for incorporation into the city.  

Policy X

The city should work with Cass County to ensure consistent 
development standards for areas currently outside 
Plattsmouth’s jurisdiction but likely to be incorporated into 
the planning area during the next twenty years.

Policy X
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Implementation Schedule

TRANSPORTATION POLICIES AND ACTIONS Type On-
going

Short Medium Long

Expanded Arterial Streets

Plattsmouth’s arterial street network should provide 
maximum circulation throughout the city.

New or upgraded links include:

 - South 15th Street/Chicago Avenue

 - 18th Street

 - Wiles Road

Policy

Policy

Policy

X

X

X

Secondary Collector System

Collector streets should link neighborhoods and provide 
connectivity throughout the city.

Future collector  streets include:

 - 2nd Avenue South

 - North Side Circulator

 - Industrial Circulator

 - 3rd Street Redesign

Policy
Capital

X

X

X

X

Community Streets and Parkways

Plattsmouth’s streets should be designed as public spaces as 
well as movers of traffi  c.

Policy X

A Network of Local Streets

Plattsmouth should provide a web of local streets in 
developing residential areas, designed with multiple 
connections and relatively direct routes.

Policy X

Pedestrian and Bicycle Links

Plattsmouth should maintain a continuous network of 
sidewalks and trails to complement the street system.

Policy
Capital

X X X

Directional Graphics

Plattsmouth should implement a comprehensive, 
community-wide directional graphics system.

Capital X

Street Trees

The city should require street trees in residential areas to 
function as a traffi  c-calming mechanism and add to the 
aesthetic quality of Plattsmouth’s neighborhoods.

Policy X
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Implementation Schedule

PARK DEVELOPMENT POLICIES Type On-
going

Short Medium Long

New Parks

Plattsmouth will need to provide new park and open space 
areas as growth occurs in order to maintain a high level of 
service of its facilities.

Capital X X

New Trails

Plattsmouth should develop a trail system that links 
destinations in the city and provides opportunities to 
connect to the larger metro system. 

Capital X X X

Parksite Improvements

Plattsmouth should implement a regularly budgeted, 
incremental program of park site upgrades.

Capital X

Neighborhood Park Financing

Plattsmouth should implement a mechanism to fi nance 
community park acquisition.  

Policy X

PUBLIC FACILITIES AND SERVICES Type On-
going

Short Medium Long

Public Facility Priorities

Construction of a new maintenance facility that would 
house Street Maintenance, Water and Sewer Department 
Maintenance and Park Maintenance.  This consolidation 
should improve effi  ciency and increase storage for all 
departments.

Capital X

Construction of a new community center in conjunction with 
the YMCA.  

Capital X

Expansion or relocation of the library. Capital X

Infrastructure Priorities

Complete reconstruction of the Chicago Avenue corridor. Capital X

Budget for the eventual replacement of the 1880s standpipe. Capital X

Complete upgrades to the oldest sewer lines and water 
mains as opportunities arise

Capital X X

Implement water and sewer plans. Capital X X
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Implementation Schedule

A UNIQUE DOWNTOWN Type On-
going

Short Medium Long

Organizational and Promotional Initiatives

In order to create the framework to carry out a long range 
transformation of downtown Plattsmouth into one of the 
state’s great town centers, Plattsmouth should:

 Create a downtown partnership

 Develop a program of activities and events

 Develop a business recruitment program

 Establish a branding and wayfi nding system

Policy

Action

X

X

X

X

Downtown Streetscape

Plattsmouth should continue the program of downtown 
improvements begun at the Plattsmouth State Bank to give a 
uniform look to the downtown.  These improvements should 
also contribute to the area’s safety and comfort.

Capital X X

The Public Environment

In order to create a public environment that will support 
the emergence of downtown as a vital center full of activity, 
Plattsmouth should carry out the following:

 Downtown Events Plaza

 Public parking

 Caboose Park

 Riverfront development 

Capital

X

X

X

X

X

X

Building Reuse and Preservation

In order to capitalize on downtown’s building stock and use 
its successful rehabilitation to improve the economic benefi ts 
of investment in the district, Plattsmouth should implement 
the following policies.

Adaptive Reuse Program

Façade Improvement and Rehabilitation Program

Historic Preservation Program

Policy 
Action

X

X

X

A CITY OF STRONG NEIGHBORHOODS Type On-
going

Short Medium Long

Neighborhood Redevelopment Program
Establish a neighborhood redevelopment program that 
ensures equal and balanced neighborhoods throughout the 
city.

Policy

Capital

X

X X
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A PHASED ANNEXATION PROGRAM

As Plattsmouth continues to grow, the city will need to 
create opportunities for new development and reserve 
land necessary to meet the goals of the future land use 
plan. Annexing adjacent territory and expanding ex-
tra-territorial jurisdiction will be necessary.  Th e city’s 
annexation program should: 

- Control Future Fringe Development. In order to guide 
Plattsmouth’s growth and development more eff ec-
tively, fringe development must be managed. Th rough 
annexation, a city can extend its zoning ordinance to 
adjacent areas, thus guiding development in a direction 
that will provide safe and healthy environments.

- Protect and Enhance the City’s Tax Base. Residents 
living in fringe developments benefi t from the city’s 
parks and recreational facilities, streets, utilities, and 
other facilities and programs without contributing to 
the tax base.

- Avoid Jurisdictional Confusion. Squaring off  the city 
and county boundaries can aid in providing services by 
establishing an orderly and logical service areas.

- Increase Size and Population. Grwoth of the city’s physi-
cal size and population can mean an increase in its po-
litical infl uence and attractiveness for commercial and 
industrial development. Annexation may force new 
development to occur in the city, and would therefore 
add jobs and raise the tax base. It may also improve the 
city’s ability to attract grant assistance.

Th e Annexation Plan map (Map 8.1) indicates areas  
that should be considered for annexation. Th e areas are 
categorized into four phases based on the likelihood of 
incorporation into the city (Phase 1 being the most likely 
and Phase 4 being the least likely). Th e following is a 
description of the issues associated with each phase as 
illustrated on the Annexation Map. In each phase, areas 
are delineated by their relevance regarding the need for 
annexation and the services the city will need to provide 
to the area. Th is delineation does not suggest the order 
that annexation should occur. Th e need for annexation 
should be determined by each area’s unique situation.

Phase One. Location and associated issues will likely 
warrant consideration for annexation in the immediate 
future.

Section 1a.  On-Th e-Green II makes up all of Section 1a.  
Th is subdivision currently receives city services and is 
adjacent to city limits.  Th e SID should be thoroughly 
evaluated to determine the fi nancial feasibility of annex-
ing the area.  Issues related to undeveloped lots in the area 
should also be resolved before annexation proceeds. 

Section 1b. Section 1a is just south of Schilling Wildlife 
Refuge and north of East Main Street.  Th is area is owned 
by the Nebraska Game and Parks and surrounds the city 
well fi eld.  Annexation of this area would allow the city to 
regulate some uses in the area, including hunting.  

Section 1c.  Section 1c includes Moorehead Landing and 
the city Boat Ramp Park. City services are provided to 
the area including the park, which is maintained by the 
city.  Annexation of this area should proceed as develop-
ment occurs.

Section 1d.  Th e Osage Ranch subdivision makes up 
Section 1d.  Th e subdivision does receive city services 
and should be annexed as development of the subdivi-
sion warrants.

Section 1e.  Section 1e is located along the Highway 75 
corridor north and south of Avenue B.  Existing city ser-
vices and commercial development of the area warrant 
immediate consideration for annexation. 
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Phase Two. Opportunities exist to warrant consideration 
of annexation in the twenty-year life of the Plattsmouth 
Plan. Th ese areas should be reevaluated for annexation 
in the next fi ve years.

Section 2a. Section 2a is bounded by Webster Boulevard 
and Highway 75.  Th is area has experienced some devel-
opment already, including the Plattsmouth Country Club 
and some larger-lot residential housing.  Th e area can 
easily be served by city services and is contiguous to the 
existing city limits.  Th is is the location of the proposed 
elementary school/library campus.  Extension of the 
Westside Parkway will also open the area to additional 
residential development. 

Section 2b.  Section 2b is located east of Section 2a and 
Webster Boulevard and north of the existing city limits.  
Th e area includes some large-lot residential development 
and mini-storage.  Th e area can be served by city services 
and is highly visible from Webster Boulevard. 

Section 2c.  Section 2c includes the city wastewater treat-
ment facility just south of East Main Street.  Most of the 
area is located within the Missouri River fl ood plain; 
however it does have some residential and seasonal hous-
ing.  Th e BN railroad forms the southern boundary of 
this area.  Annexation would provide a contiguous city 
boundary.  Large development of the area is unlikely but 
could be infl uenced by the new Highway 34 bridge. 

Section 2d. Section 2d is parallel to the proposed Highway 
34 bypass from the BN railroad on the northeast to just 
north of Kinder Morgan.  Th e area does have some large-
lot residential development and is adjacent to the existing 
city limits.  Development in the area will be limited by 
the topography; however, its location adjacent to the by-
pass could create development pressures.  Development 
should be directed toward rural estate development that 
helps sustain the overall character of the area. 

Section 2e.  Th e Kinder Morgan site encompasses Sec-
tion 2e and is the location of the proposed Plattsmouth 
sports complex.  Numerous pipelines in the area limit 
development of the site.   Development of the area for 
recreation use and support by the city would necessitate 
annexation.  

Section 2f.  Section 2f is located in the city’s southern Section 2f.  Section 2f is located in the city’s southern Section 2f
growth area and is bounded by the proposed Highway 
34 bypass and Highway 75.  Development of the area 
should include a mixture of residential, parks and com-
mercial uses.  Development should occur to the north; 
however, construction of the Highway 34 bypass and its 
intersection with Highway 75 will create strong devel-
opment pressures.  Th e city should ensure the location 
of a community park in the area, preferably along the 
Westside Parkway.

Section 2g.  Section 2g is located east of Osage Ranch and 
the Westside Parkway and west of the existing city limits.  
Th e area can easily be served by city services and includes 
a small lake that could be the focus of a neighborhood 
park.  Th e area is contiguous to existing residential 
development and should experience a similar develop-
ment pattern. With easy access to some of the city’s most 
important civic destinations, this area is likely to develop 
during the early stages of the planning period. 

Section 2h.  Section 2h is located south of Osage Ranch 
and west of the proposed parkway.  Th e area’s adjacency 
to existing residential development, easy access to city 
services and exposure to Highway 34 will likely create 
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development pressures.  Development should include a 
mixture of commercial and residential uses.  Commercial 
uses should be focused on Highway 75 with rearage road 
access serving both commercial and residential develop-
ments in the area. 

Section 2i.  The Plattsmouth industrial park is sur-
rounded by Section 2i and Highway 75 on the east.  Th e 
area should be a continuation of the industrial park on  
the north and south sides of Wiles Road.  Th e area can 
be served by city services with an additional lift  station.  
Th e expansion of Highway 75 to four lanes and a new 
Highway 34 bridge could increase interest in this area. 

Section 2j.  Section 2j is located north of Highway 66 and 
south of Oak Hill Road/Avenue B.  Th e area includes the 
cemetery and some existing residential development.  
In the 1992 Plattsmouth Plan this area was seen as one 
of the key growth sites; however, new development to 
the south will likely drive future development in that 
direction.  Th e area can be served by city services, but 
linkages across Highway 75 will be very important to the 
development of this area. 

Phase Three. Th ese areas are situated beyond the ex-
pected growth areas of the city. Conditions exist that 
may bring about the need for annexation of these areas. 
Annexation will not be necessary until well beyond the 
life of the Plattsmouth Plan; however these areas should 
be reevaluated in six to ten years. 

Section 3a.  On Plattsmouth’s north side, Section 3a 
is located south of the BN Railroad, east of Webster 
Boulevard and north of Swallow Hills.  An improved 
Webster Boulevard and Highway 75 intersection could 
create development interest in this area.  Th e Plattsmouth 
Plan identifi es this area as Mixed Use 2, composed of a 
mixture of commercial and offi  ce uses. 

Section 3b. Th e Swallow Hills area makes up Section 3a.  
Th is area is not served by city services and is composed 
of large-lot residential development.  Pressure to annex 

this area will be created by development to the north in 
Section 2a and at the lakes north of the BN Railroad. 

Section 3c. Section 3c is located south of the proposed 
Highway 34 bypass.  Existing development in the area 
is composed of large-lot residential development.  Th e 
bypass could create development pressures in the area; 
however future development should complement and 
sustain the existing topography and character of the 
area. 

Section 3d. Section 3d is located southeast of the pro-
posed intersection of Highway 34 and Highway 75.  Th e 
area has experienced some residential development, and 
future development to the north would make provid-
ing services to the area feasible.  Th e new intersection 
could create development pressures for commercial 
development.  

Section 3e. Section 3e is located south of the Plattsmouth 
Industrial Park.  Th e area could be served through exten-
sion of city services from the industrial park.  Much of 
the area is in the proposed fl y zone of the city’s airport.  
Th is will limit some development but should allow for a 
continuation of the industrial park.  Access to the area 
from the Highway 34 and 75 interchange could create 
additional development pressure. 

Section 3f.  Highway 66 is the northern boundary and the 
U.P. Railroad is the southern boundary for Section 3f.  
Th e area does have some residential development.  Th e 
area could be served by city services through an extension 
of services from Osage Ranch just east of Highway 75.  
Th e area is unlikely to experience development pressure 
but is identifi ed as a possible area for future urban de-
velopment.  Th erefore, development of this area should 
allow for extension of city services. 

Section 3g.  Section 3g is located west of Highway 75.  Th e Section 3g.  Section 3g is located west of Highway 75.  Th e Section 3g
area has a large residential development that is not served 
by city services.  Annexation should occur aft er areas to 
the east have been developed and annexed.
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Phase Four. Th is area is situated beyond the expected 
growth areas of the city. Annexation will not be neces-
sary until well beyond the life of the Plattsmouth Plan. 
Rural development will likely be an end use in many of 
these locations, as urban development is more probable 
nearer the current urbanized area. Th ese areas should be 
reevaluated in approximately 10 years.

Th e city’s remaining jurisdiction falls in Phase Four. 
Th ere are a few areas in which development could oc-
cur because of their visibility, including the corridors of 
Highways 75 and 66. 

PLAN MAINTENANCE 

Th e scope of the Plattsmouth Plan is both ambitious 
and long-term. Each of the many actions and policies 
described in the plan can contribute to the betterment 
of the city. Yet presenting a twenty-year development 
program at one time can appear daunting. Th erefore, 
the city should implement an ongoing planning process, 
which uses the plan to develop year-by-year improve-
ment programs. In addition, this process should also 
evaluate the plan on an annual basis in relation to the 
development events of the past year.

Such a process should include the following features:

• Annual Action and Capital Improvement Program. 
Th e Planning and Zoning Commission and City Coun-
cil should use the plan to defi ne annual strategic work 
programs of policies, actions, and capital investments. 
Th is program should be coordinated with Plattsmouth’s 
existing capital improvement planning and budgeting 
process.  Although many of the plan’s recommenda-
tions are not capital items, this annual process should 
be completed before the beginning of each budget year 
and should include:
- A specifi c work program for the upcoming year.A specifi c work program for the upcoming year.A specifi c work program for the upcoming year  Th is 

program should be specifi c and related to the city’s 
projected fi nancial resources. Th e work program will 
establish the specifi c plan recommendations that the 
city will accomplish during the coming year and will 
use this plan’s implementation and capital improve-
ment schedules as guides.

- A three-year strategic program. This component 
provides for a multi-year perspective, informing the 
preparation of the annual work program. It provides 
a middle-term implementation plan for the city.

- A six-year capital improvement program. This is 
merged into Plattsmouth’s current capital improve-
ment program.

• Annual Evaluation. In addition, this process should 
include an annual evaluation of the comprehensive 
plan. Th is evaluation should occur at the end of each 
calendar year.  Ideally, this evaluation should include 
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a written report that:
- Summarizes key land use developments and deci-

sions during the past year and relates them to the 
comprehensive plan.

- Reviews actions taken by the city during the past year 
to implement plan recommendations.

- Defi nes any changes that should be made in the 
comprehensive plan.

Th e plan should be viewed as a dynamic changing docu-
ment that is used actively by the city.
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A P P E N D I X  A

C O M M U N I T Y  R E P O R T  C A R D  
R E S U LT S
Numbers in parenthesis indicate the number of respon-
dents.

What do you believe are the most 
important issues that Plattsmouth 
will face during the next five years?

Economic Development (14)

- Attracting industry/business (2)
- Industrial development (2)
- Tourism industry
- Development of Plattsmouth as a tourism destination 

by doing a great job of redeveloping downtown.
- Economic development
- Provide opportunities to employ young people here 
- Open jobs with industry, open professional medical 

and resource jobs.
- Help senior population have services and housing so 

they can retire here. 
- Business development
- Commercial and industrial growth
- Local jobs
- Bringing in more companies to lower taxes and bring 

employment up.

Development Issues (13)

- Uncontrolled growth/Growth management (7)
- Annexation and industry for tax base (2)
- Aff ordable housing
- Quality housing
- Land utilization
- Lack of new middle-income housing.

Downtown (12)

- Revitalizing/redeveloping the downtown area. (9)
- Developing the total Main Street retail district
- Keeping downtown buildings occupied and encourag-

ing people to shop locally
- Th e downtown area needs to be more attractive physi-

cally to recruit more specifi c retailers that are service 
driven in order to attract more shoppers.

Government/Taxes (12)

- Increasing the tax base (2)
- Zoning enforcement/compliance (2)
- High taxes
- Th e city needs to bring back occupation taxing/li-

cense
- Code enforcement building inspection, 
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- Taxes – with the proposed south bypass to Iowa many 
people will move across the river because property 
taxes are about half of what they are here.

- Get a handle on multi-family dwellings in single-family 
neighborhoods.

- Securing funding to complete needed projects
- A combination of city government, schools and the 

chamber of commerce working together.
- Local tax burden

Highways 75 and 34 (9)

- Highway 34 bridge and bypass (2)
- Highway 75 development (2)
- Develop a business corridor along Highway 75 and 

annex land to insure the city has control 
- Highway 75 retail development cannot be done at the 

expense of the downtown
- Expanding highway connection south and east.
- Highway 75 construction
- Moving Highway 34 from Main Street and getting the 

truck traffi  c off  Main Street

Quality of Life (9)

- Organized activities outside of school for children 
preK-Grade 6

- Community relations, between bedroom community 
blue collar residents and established families.

- Recreational facilities.
- Schools
- Attracting new, young families
- Providing opportunities for youth activities.
- Increasing drug problem
- Flight of younger age groups from Plattsmouth
- Lack of facilities and activities for age groups 14 to 

21.

Infrastructure/Transportation (7)

- Build/repair sidewalks (2)
- Separate storm drains and sewer
- Expansion and improvement of infrastructure
- Expansion of services (water/sewer, roads)
- Transportation
- Street layout and traffi  c problems around the Middle 

School and High School.

Image (5)

- Image – code enforcement, too many people are al-
lowed to live like slobs.  Th is distracts from the city 
and impacts property values.

- Finding an identity, defi ning Plattsmouth
- Revamping the city’s image as the meth capital and a 

welfare town
- Beautifi cation
- Cleaning up our community and building more pride 

in our property
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What is your favorite place in town?

- Downtown (5)
- Memorial Park (2)
- Rhylander Park (2)
- Waterpark 
- PSB building
- School
- Indian Springs Recreation area
- Main Street from 7th to 10th in the park
- Keno
- Small stores 
- Alcazar

What is your least favorite place in 
town?

- Mobile home parks (3)
- East Highway 34 entrance (3).
- Bars
- Empty businesses in downtown
- Wintersteem Hill area
- Lack of a nice dinner/evening restaurant
- Senior Center/Community Center
- East end of Main Street by tracks
- Downtown
- Main Street cruising 
- Trash in older areas
- Small business area near Lucky’s West of 75
- Entrance to Plattsmouth near the Texaco Station and 

the trailer parks along Webster Road.
- Grocery shopping.

What do you believe are 
Plattsmouth’s greatest assets or 
strengths?

Quality of Life (19)

- People (5)
- School system – public and private (4)
- Community spirit
- Working together to improve
- Willing to assist in meals, clubs, for better living stan-

dards
- Education system
- “Small Town” living
- Work ethic and dedication of business community
- Large percentage of people favor change.
- Service Clubs/civic spirit
- Recreational areas with Rhylander Park, swimming 

pool, ballfi elds.
- Cooperative eff ort by the community

Location (14)

- Location (8)
- Close to two rivers (2)
- Rolling hills
- Topography
- Trees and terrain
- County seat.

Downtown (12)

- Historic buildings (4)
- History (4)
- Main Street (2)
- Main Street program
- Downtown improvement – county jail, PSB

Government (6)

- Quality city services
- City manager
- Law enforcement
- Local government
- Growing cooperation among government agencies
- City Administrator and Council realize the impor-

tance of economic development with recruitment of 
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industry.

Growth (4)

- Riverfront developing
- Parks, schools, churches, improved residential, lake 

projects 
- Movement toward funding growth – sales tax, taxes, 

keno, grants
- Has room to grow to the west

Economic Development (4)

- Newly developing industrial park
- Progressive business and civic leaders
- New incentives to attract new business
- New progressive spirit in city government

What do you believe are 
Plattsmouth’s greatest liabilities or 
weaknesses?

Growth and Development (12)

- Lack of available land for future growth (2).  
- Lack of advanced planning
- Zoning
- Lack of good land on which to add businesses or 

parks.
- Past ability to improve and grow for the future
- Desire to keep things the way they were/blockers to 

growth
- Housing – too many trailer courts and apartments and 

too few moderately priced single family dwellings
- Age of housing stock
- Location
- Lack of vision on points of the city council
- Inertia – hesitancy to change
- Reluctance to develop until they see what happens with 

the highway.

Social Issues (12)

- Growing number of welfare or lower income renters 
and continued building of “lower cost” housing.

- Too few citizens involved in the community.
- Fear of progress
- Welfare recipients “per capita” is probably very high
- Free and/or reduced meals in schools are highest among 

the conference schools.
- Reputation as drug haven
- Drug activities, fi ghts, destruction and wild driving
- Complacency – most people just don’t care
- Too many seedy bars – bad reputation
- Signifi cant socioeconomic division
- Teen pregnancy, divorce and welfare.
- It is sometimes diffi  cult for new people to feel welcome 

in the community. 
- Getting people involved, more people need to feel 

ownership in the city.
- Lack of ability to have winning athletics in school 

which, in turn, can cause families to choose not to 
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move to Plattsmouth

Economic Development (10)

- No local opportunities for young people to encourage 
them to work and live in Plattsmouth

- Limited economic base
- Lack of restaurants and unique shops to draw people 

from Bellevue and Omaha
- Income level
- Lack of employment opportunities.
- No retail outlets here forces people to purchase away 

for the city
- Near total lack of any good jobs.
- We need some clean business, that pay good wages 

not Wal-Mart.
- Lack of places to shop and a nice place to eat.
- Lack of industry

Government and Taxes (10)

- Mobile home parks don’t pull fair share of taxation 
responsibilities (2)

- Property taxes. 
- High taxes (like the rest of Nebraska)
- Tax base
- Seems laws protect those ruining downtown, residential 

areas and parks.
- Th e attitude of some to enforce or not follow city codes 

or to take out permits for work/signs
- We have no income for the city except property tax pay-

ers – keno brings in some, sales tax ok for ten years
- Th e reluctance of people to do major improvements on 

their historic buildings because of the high taxes.
- A large number of poor families within the community 

– lack of tax income.

Image (6)

- River-town image
- Image of drug use and manufacturing
- Few spoil residential area for living with families
- Poor image
- State elected offi  cials.
- People who don’t take pride in their property

Infrastructure and Transportation (4)

- Highway and intersections
- Dirt roads in surrounding areas
- Poor sidewalks and will to enforce their repairs
- Age of some infrastructure
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What do you believe should be the 
city’s most important goals for the 
next ten years?

Economic Development (12)

- Expand industry for jobs which will expand tax base 
(4) 

- Attract new business (3)
- Plattsmouth must transform itself into a place where 

people want to come and shop and visit.  
- Leverage our location
- Develop the 86 acre industrial park into a model area 

for the state
- Traffi  c fl ow – moving people from Highway 75 to 

downtown or moving focus of businesses out to High-
way 75 area.

- Properly develop the Highway 75 area in a way which 
would complement the downtown area.  

Growth and Development (10)

- Continue to improve and expand existing and new 
housing stock (3)

- Plattsmouth must plan its community economic growth 
in a rational and well thought out plan

- Control growth of the city so we have enough utilities 
for all

- Develop a good plan for the growth that is coming 
our way

- Come up with a plan that makes sense and stick to it
- Highway 75 bridge tie-ins
- Addressing growth issues such as schools
- Planning and mapping out areas for development in 

surrounding areas.

Infrastructure and Public Facilities (9)

- Upgrade infrastructure sewer, water and roads (3)
- Construct a new senior citizens and community cen-

ter
-Improve and extend the infrastructure to encourage 

both business and residential development – do sewer 
and water extensions north, west and south.

- Invest in recreational facilities to keep people in town 
for leisure time.

- Expansion of infrastructure
- Continue to improve parks
- Add civic center
- Restoring historic infrastructure

Attracting New Residents (7)

- Attracting tax paying residents
- Clean up the city and fi ne those who don’t comply
- Implement laws, and enforce them to show that Platts-

mouth is going to clean up its problems
- Promote schools churches, parks and activities
- Work on image to attract people fl eeing Omaha or 

moving to work at SAC
- Continue to work on image both as low-income and 

drug issue
- Creating facilities for younger age groups to attend.

Downtown/Main Street (4)

- Plattsmouth must embrace its history and exploit its 
main street program and historic signifi cance.

- Invest in Main Street to attract appropriate businesses
- Redevelop Main Street into a tourist attraction, capi-

talize on its historic buildings and make it an “Old 
Market”

- Improve appearance of downtown area

Community and Social Issues (3)

- Improve the school athletics.
- Control and eliminate the use and manufacturing of 

illegal substances.
- Get citizens involved more in the community 
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What three specific actions or 
projects would you like to see 
Plattsmouth accomplish during the 
next ten years?

Public Facilities/Infrastructure (16)

- Install and improve sidewalks(2)
- Community center (2)
- Recreational facility for all ages
- Recreational facilities that promote family and healthy 

activities
- Expand sewer and water
- Develop roads into surrounding areas and improve 

those around the downtown
- Make roads for faster travel 
- Build and maintain attractive common areas
- Relocate the railroad on the west edge of town
- Replace sewer, water, storm drains on Main Street 
- Build a recreation center with indoor pool
- Resurface all roads.
- Build and promote more recreational areas like city 

parks and walking trails
- Development of a youth oriented activities center.

Growth and Development (12)

- Gaining access to tightly held surrounding area
- Building road structures in the surrounding areas with 

designs for future development
- Better working relations between areas and locations 

of businesses
- Complete Riverfront projects
- Annex and develop property from Oak Hill Road south 

to Mynard Road
- Properly develop Highway 75 area
- Focused growth – housing, roadways and signage
- Complete Highway 75 expansion 
- Develop a specifi c measurable plan for growth 
- Develop industrial parks on outskirts and expand 

airport at edge.
- Look at opportunities to annex land to the south and 

have a sound plan for how to use it.
- Riverfront development

Downtown (10)

- Improve the look of downtown (4)
- Continue to work on downtown area
- Rehabilitate the Main Street district – new sidewalks, 

new water and sewer mains and a vibrant local eco-
nomic activity.

- Get stores, services and entertainment to establish it as 
a shopping and people center with retail government, 
medical, professional offi  ces and services. 

- Exploit Main Street and other historic areas.
- Replace and update sidewalks and streets in down-

town
- Develop a space for entertainment in the downtown 

area, similar to old town square.  Possible locations 
include moving the Fire and Rescue Department to 
a larger and easier access location or the current city 
parking lot with the purchase of some of the houses in 
the area to accommodate the parking.

Economic Development (6)

- Attract quality hotel or motel (2)
- Attract more businesses to town that can bring in higher 

income employees – not just laborers
- Fully develop new industrial area
- Increase business, industry and homes
- Promote specialty shops and businesses to bring tour-

ism to the area.

Government (5)

- Continued cooperative eff orts among agencies
- Combine the collective resources of the city, county 

and school system.
- Enforce ordinances and rules in place 
- Control school spending, but not at the cost of educa-

tion – stream line administration and control building 
maintenance costs.

- Off er tax incentives to improve property in town.

Community Image and Promotion (2)

- Promote more enthusiasm and spirit in our small town 
image

- Development of promotional material including web-
sites and brochures
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