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The Role of a Comprehensive Plan

the comprehensive development plan for central city 
has two fundamental purposes.

1. The first provides an essential legal basis for land use 
regulation such as zoning and subdivision control. 

2. Secondly, a modern comprehensive plan presents a 
unified and compelling vision for a community, de-
rived from the aspirations of its citizens; and establish-
es the specific actions necessary to fulfill that vision.

Purpose of a Comprehensive Development 
Plan  23-114.02

comprehensive development plan; purpose.

 the general plan for the improvement and develop-
ment of the county shall be known as the comprehen-
sive development plan and shall, among other ele-
ments, include:

1. A land-use element which designates the proposed 
general distribution, general location, and extent of 
the uses of land for agriculture, housing, commerce, 
industry, recreation, education, public buildings and 
lands, and other categories of public and private use 
of land;

2.  The general location, character, and extent of existing 
and proposed major streets, roads, and highways, and 
air and other transportation routes and facilities; and

3.  The general location, type, capacity, and area served 
of present and projected or needed community fa-
cilities including recreation facilities, schools, libraries, 
other public buildings, and public utilities and servic-
es.

final report to the legislative body. Amendments to 
the comprehensive plan or zoning regulations shall 
be considered at public hearings before submitting 
recommendations to the legislative body.

3. A comprehensive development plan as defined in 
section 19-903 which has been adopted and not 
rescinded by such legislative body prior to May 17, 
1967, shall be deemed to have been recommended 
and adopted in compliance with the procedural re-
quirements of this section when, prior to the adop-
tion of the plan by the legislative body, a recommen-
dation thereon had been made to the legislative 
body by a zoning commission in compliance with the 
provisions of section 19-906, or by a planning com-
mission appointed under the provisions of Chapter 
19, article 9, regardless of whether the planning com-
mission had been appointed as a zoning commission.

4. The requirement that a planning commission be ap-
pointed and a comprehensive development plan be 
adopted shall not apply to cities of the first and sec-
ond class and villages which have legally adopted a 
zoning ordinance prior to May 17, 1967, and which 
have not amended the zoning ordinance or zoning 
map since May 17, 1967. Such city or village shall ap-
point a planning commission and adopt the compre-
hensive plan prior to amending the zoning ordinance 
or zoning map.

source:
 ○  Laws 1927, c. 43, § 1, p. 182; C.S.1929, § 19-901;
 ○ Laws 1941, c. 131, § 8, p. 509; C.S.Supp.,1941, § 19-

901;
 ○ R.S.1943, § 19-901; Laws 1959, c. 65, § 1, p. 289;
 ○ Laws 1967, c. 92, § 1, p. 283; Laws 1967, c. 93, § 

1, p. 288;
 ○ Laws 1974, LB 508, § 1; Laws 1975, LB 410, § 10; 

Laws 1977, LB 95, § 1;
 ○ Laws 1983, LB 71, § 8.

the comprehensive development plan shall con-
sist of both graphic and textual material and shall 
be designed to accommodate anticipated long-
range future growth which shall be based upon doc-
umented population and economic projections. 
source: laws 1967, c. 117, § 3, p. 368.

Requirements for a Comprehensive 
Development Plan in Nebraska  
19-901

Zoning regulations; power to adopt; when; compre-
hensive development plan; planning commission; re-
ports and hearings; purpose; validity of plan; not ap-
plicable; when.

1. For the purpose of promoting health, safety, morals, 
or the general welfare of the community, the legisla-
tive bodies in cities of the first and second class and in 
villages may adopt zoning regulations which regulate 
and restrict the height, number of stories, and size of 
buildings and other structures, the percentage of lot 
that may be occupied, the size of yards, courts, and 
other open spaces, the density of population, and the 
location and use of buildings, structures, and land for 
trade, industry, residence, or other purposes.

2. Such powers shall be exercised only after the mu-
nicipal legislative body has established a planning 
commission, received from its planning commission 
a recommended comprehensive development plan 
as defined in section 19-903, adopted such compre-
hensive development plan, and received the specific 
recommendation of the planning commission on the 
adoption or amendment of zoning regulations. The 
planning commission shall make a preliminary report 
and hold public hearings on its recommendations re-
garding the adoption or repeal of the comprehensive 
development plan and zoning regulations and shall 
hold public hearings thereon before submitting its 

energy and sustainability strategies indicated 
with icon.
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Demographic & Markets
This chapter examines demographic and economic trends that 
will affect Central City. The analysis examines population and 
demographic dynamics, including future population, and important 
regional issues that will affect the quality of the city’s environment.
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a Profile of central city
this chapter examines demographic and economic 
trends that will affect central city. the analysis exam-
ines population and demographic dynamics, includ-
ing future population, and important regional issues 
that will affect the quality of the city’s environment.

Market Areas for Central 
City
•	 Primary Market. Primary market area is the city and 

immediate area including the housing development 
immediately south of the Platte river.

•	 Secondary Market.  secondary market extends 8 
miles to grand island and 16 miles to columbus.  
the market area assumes that people living within 
the vicinity travel to the closest regional trade center 
for a greater selection of goods and services.  While 
residents of this area use central city’s retailers and 
service providers for typical needs, larger markets 
such as grand island and columbus exert a power-
ful draw for special or large purchase items.  

•	 Transit Market.  Highway 30 carries about 5,600 ve-
hicles per day.  these travelers use services conve-
niently located off of the highway, particularly res-
taurants, convenience stores, and gasoline stations. 

Population History and 
Characteristics
this discussion presents important changes in the 
characteristics and dynamics of central city’s popu-
lation. table 1.1 summarizes the historical population 
change in central city and includes comparisons with 
columbus, grand island; york; and merrick county.   
table 1.1 and 1.2 indicate:

•	 central city has experienced slight growth and de-
clines from decade to decade, but overall has re-
mained stable.  

•	 central city’s 2010 population is 2,934, representing 
a slight decline of 64 people from its 2000 popula-
tion of 2,998.  

•	merrick county’s total population declined by 315 
between 2000 and 2010.  central city contributed to 
only 20% of that loss. central city’s proportion of the 
county’s population has been consistent since 1970.

to better understand the city’s future population dy-
namics it is important to look at the composition of the 
city’s current population.  chart 1.1 examines the city’s 
population divided into 5 year age groups (or cohorts).  
table 1.3 compares the population of these groups be-
tween 2000 and 2010.  findings include:

•	 Despite the decline in population from 2000 to 2010, 
central city experienced an in-migration of 6%.  this 
means that the expected population in 2010 was 
projected to be much lower than the actual.

•	 central city has an aging population. the city’s medi-
an age in 2010 is 42.5, while its 2000 population was 
39.9.   the median age for the state of nebraska as 
a whole is 36.2, significantly lower than central city. 

•	 the growth among residents aged 45-65 is the re-
sult of a combination of two possible scenarios. one 
scenario would be that death rates were much lower 
than would have been predicted.  the other is that 
mid-career professionals and early retirees are mov-
ing to central city.

•	 the decrease among residents aged 30-44 could be 
caused by people seeking advancement in their ca-
reer that may otherwise be available in other cities.

•	 the decrease among residents aged 65 and over could 
be caused by people moving away from the commu-
nity after retiring or moving to other cities that offer 
more housing options for an aging population.   

Map 1.1: C e n t r a l  C i t y  M a r k e t  A r e a s ,  2 0 12

secondary market ring
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 Table 1.1: P o p u l a t i o n  C h a n g e  f o r  C e n t r a l  C i t y  a n d  N e a r b y  C i t i e s ,  19 6 0 -2 0 10

1960 1970 1980 1990 2000 2010 % Change
 1960-2000

% Change 
2000-2010

Central City 2,406 2,803 3,803 2,868 2,998 2,934 22% -2%

Columbus 12,476 15,471 17,328 19,480 20,971 22,111 77% 5%

Grand Island 25,742 32,358 33,180 39,386 42,940 48,520 89% 13%

York 6,173 6,776 7,732 7,884 8,081 7,766 26% 13%

Merrick County 8,363 8,751 8,945 8,049 8,204 7.845 -6% -4%

Merrick County 
(outside of Central City) 5,957 5,948 5,142 5,181 5,206 4,911 -6% -4%

Source: US Census Bureau, 2010

Table 1.2: P e r c e n t a g e  o f  C o u n t y  P o p u l a t i o n  L i v i n g 
O u t s i d e  o f  C e n t r a l  C i t y,  19 7 0 -2 0 10

Year % Outside of City

1970 68.0%

1980 65.5%

1990 64.4%

2000 63.5%

2010 62.6%

Source: US Census Bureau, 2010

 Char t 1.1: A g e  C o m p o s i t i o n  b y  C o h o r t ,  2 0 0 0  a n d  2 0 10 Table 1.3: P o p u l a t i o n  b y  A g e  C o h o r t ,  2 0 0 0  a n d  2 0 10

Age Group 2000 
Population

2010 
Population Change

% 
Change

Under 5 191 194 3 2%
5 -9 234 196 (38) -16%
10-14 225 189 (36) -16%
15-19 206 195 (11) -5%
20-24 140 138 (2) -1%
25-29 153 165 12 8%
30-34 160 146 (14) -9%
35-39 196 165 (31) -16%
40-44 186 178 (8) -4%
45-49 209 186 (23) -11%
50-54 190 173 (17) -9%
55-59 147 200 53 36%
60-64 126 198 72 57%
65-69 136 135 (1) -1%
70-74 129 124 (5) -4%
75-79 127 127 0 0%
80-84 79 100 21 27%
85+ 164 125 (39) -24%
Total 2,998 2,934 (64) -2.1%
Median Age 39.9 42.5

Source: US Census Bureau, 2010; % rounded

Map 1.1: C e n t r a l  C i t y  M a r k e t  A r e a s ,  2 0 12
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Population Projections
Projecting central city’s population is the first step 
in understanding the future demographic charac-
ter of the community.  By forecasting future popu-
lation, the plan can estimate the amount of land for 
development and public amenities to service the 
population growth.  

factors considered for forecasting population include:

•	 Historic population trend
•	 economic trends
•	 Housing construction activity 

tables 1.4 and 1.5 provide insight into the population 
change over the next 20 years.  Projections  are given 
for a range of growth rates and migration scenarios.

•	 Historic population trend.  census figures suggest 
that population in central city is stable, yet has had 
a slight decline in the past decade.  

•	 Economic Trends.  Business trends influence the to-
tal population.  as new businesses opening or clos-
ing, particularly a significant employer, can influ-
ence total population.  

•	 Housing Construction.  central city has about 6 new 
houses built per year.  construction has been stimu-
lated by the free lot program and the lake View sub-
division sponsored by the city.  overall, the amount 
of available housing has declined from 2006 to 2011 
as more houses have been demolished than built. 
 
chapter 7 describes housing construction in more 
detail.

For the purpose of this plan, forecasting the popu-
lation assumes a continuation of the +6% between 
2000 and 2010.  The projected population for 2030 
is 3,103 or a growth of 169 people. 

Table 1.4: P r o j e c t e d  P o p u l a t i o n  U s i n g  G r o w t h  R a t e  S c e n a r i o s    

2010 2015 2020 2025 2030 2035

0.25% Growth Rate 2,934 2,971 3,008 3,046 3,084 3,123

0.50% Growth Rate 2,934 3,008 3,084 3,162 3,242 3,324
Source: U.S. Census Bureau, RDG Planning & Design; 2011

Table 1.5: P r o j e c t e d  P o p u l a t i o n  U s i n g  M i g r a t i o n  S c e n a r i o s

Migration Rate 2010 2015 2020 2025 2030

0% Migration 2,934 2,862 2,810 2,778 2,757

+4% Migration 2,934 2,919 2,923 2,948 2,984

+6% Migration 2,934 2,948 2,981 3,036 3,103

+8% Migration 2,934 2,976 3,039 3,125 3,225

 Source: U.S. Census Bureau, RDG Planning & Design; 2011
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Economic Factors
central city’s economy is complemented by its prox-
imity to grand island and columbus, approximately 
30 and 45 minutes away, respectively.  this section re-
views the city’s trends, including:

•	 employment & income
•	 retail trends
•	 Housing
•	 commuting

Employment & Income

employment within a community can be assessed by 
looking at the kinds of businesses within a community 
and their numbers relative to one another as well as 
evaluating the percentage of area employees working 
in each of those industries.  table 1.6 summarizes cen-
tral city’s employment trends.  

•	 central city has approximately 200 business estab-
lishments employing about 1,650 people.  

•	 about 65% of employees work for private business-
es, while the remaining 35% work for a government 
or non-profit agency.  about 75% of all establish-
ments are private sector related.

•	 central city is a primarily service-based economy.  
about 42% of its establishments employ over 50% 
of the population.  

•	 retail establishments make about 22% of the total 
and employ about 20% of the population.  

•	 over 70% of employees are in the retail or service.  
this suggests a significant reliance on retail and ser-
vice sectors, given that employment in those areas 
would typically total between 50-55% of the popu-
lation.  

Table 1.6: W o r k p l a c e  a n d  E m p l o y m e n t  S u m m a r y,  2 0 10

 Total 
Establishments

% of 
Establishments

Total  
Employees

% of  
Employees

Industries (all) 199 100.0% 1, 641 100.0%
Private Sector 150 75.4% 1,071 65.3%
Government and Non-Profit 49 24.6% 570 34.7%

Agriculture 8 4.0% 21 1.3%
Mining 0 0.0% 0 0.0%
Construction 6 3.0% 23 1.4%
Manufacturing 5 2.5% 111 6.8%
Transportation/Communication 8 4.0% 35 2.1%
Wholesale Trade 5 2.5% 81 4.9%
Retail 44 22.1% 335 20.4%
Finance 19 9.5% 76 4.6%
Services 84 42.2% 834 50.8%
Public Administration 20 10.1% 125 7.6%
Source: Claritas, 2011

Table 1.7: I n c o m e  D i s t r i b u t i o n  f o r  H o u s e h o l d s  b y  P e r c e n t a g e  a n d  M e d i a n  I n c o m e 

Under 
$15,000

$15,000-
24,999

$25,000-
34,999

$35,000-
49,999

$50,000-
74,999

Over 
$75,000

2009 
Median Income

Central City 12% 14% 14% 22% 19% 19% $42,045
Columbus 12% 11% 13% 16% 25% 23% $48,408
Grand Island 14% 13% 13% 16% 23% 21% $44,593
York 11% 11% 13% 20% 23% 22% $45,866
Merrick County 11% 12% 14% 20% 24% 19% $44,295
Source: Claritas, 2011

•	manufacturing establishments employee more peo-
ple per establishment than other workplaces, aver-
aging about 22 employees.  Wholesale trade is a sec-
ond with 16 employees per establishment.  signifi-
cant change of a single manufacturing business will 
influence the economic health of the community.

•	 construction employs less than 2% of the total em-
ployment or about 23 people.  this represents the 
state of development in and around central city. 

•	 central city has a very low unemployment rate.  un-
employment has increased from 2.6% in 2000 to 
4.3% in 2011.  the low unemployment rate is a chal-
lenge to attracting significant employers to locate to 
central city.

central city should focus on strategies to continue to 
attract service-oriented businesses, although lend pri-
ority  to manufacturing uses.  Diversifying the employ-
ment base.
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Table 1.7 describes the income distribution for central 
city, columbus, grand island, york, and merrick county.  

•	 central city’s median income is $42,045.  the city’s 
median household income is 15% and 6% less than 
that of residents of columbus and grand island re-
spectively.

•	 fewer than half of the city households earn more 
than the county’s median income.  

•	With more residents employed in lower paying ser-
vice and retail oriented occupations the city’s medi-
an household income is 15% and 6% less than that of 
residents of columbus and grand island, respectively.

Retail Sales

table 1.8 compares the city’s consumer expenditures 
with retail sales.  the gap or surplus between these 
two identifies areas where the city is an importer or 
exporter of retail dollars. if sales are greater than con-
sumer expenditures the city is an importer and vice 
versa.  

•	 about 25% of retail sales are being captured in cen-
tral city. 

•	 residents in central city fill the majority of their con-
sumer needs in neighboring markets, such as co-
lumbus, grand island, and york.  this is due to the 
limited amount of commercial retail that has been 
developed within the city.

•	 central city attracts retail spending in two catego-
ries, including:

 ○ Non-store retail ($26.3 million sales).  Non-store 
retail includes online and mail order items.  

 ○ Food service and Drinking Places ($4.4 million).  
Food service is related to the convenience of 
restaurants and fast food chains located along 
Highway 30 that attract travelers driving  through 
Central City.

Table 1.8: R e t a i l  D e m a n d ,  S a l e s  a n d  G a p / S u r p l u s ,  2 0 10

Category Consumer Demand Retail Sales Gap/Surplus

Total Retail Sales $38,658,586 $33,106,960 $5,551,626

Adjusted Total Retail Sales (-Motor, -Gas, - Non-Store) $25,555,014 $6,387,009 $19,168,005

Motor Vehicle and Parts Dealers $6,847,714 $160,903 $6,686,811

Furniture and Home Furnishings $726,637 $894 $725,743

Electronics and Appliance $782,551 $2,690 $779,861

Building Material and Garden Equipment $3,655,803 $1,695,871 $1,959,932

Food and Beverage $5,466,394 $176,371 $5,290,023

Health and Personal Care $2,687,553 $15,172 $2,672,381

Gasoline Stations $3,573,169 $226,971 $3,346,198

Clothing and Clothing Accessories $1,521,119 Not Available $1,521,119

Sporting Goods, Hobby, Book and Music $657,274 Not Available $657,274

General Merchandise $5,151,868 Not Available $5,151,868

Miscellaneous Store Retailers $1,041,160 $25,565 $1,015,595

Non-Store Retailers $2,682,689 $26,332,077 ($23,649,388)

Food Service and Drinking Places $3,864,655 $4,470,446 ($605,791)

Source: Claritas, Inc. 2009
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•	 central city leaks consumer spending in most of its 
retail categories.

 ○ Motor Vehicle and Parts Dealers.  Sales are 
mostly related to parts and supplies.  Vehicle sales 
occur outside of the community.

 ○ Building Material and Garden Equipment 
Stores.  About 44% of the potential sales are cap-
tured.  The local market could capture a greater 
share of building/gardening, although capturing 
100% of the market equates to only an additional 
6,000 square feet.

 ○ Food and Beverage Stores.  Sales from the Cen-
tral City Mall are likely assigned to other catego-
ries and not appropriately reported.  The diver-
sity of products may be reported under general 
merchandise.  However, that figure is withheld 
because of the limited number of establishments 
being reported in that category. 

 ○ Health and Personal Care Stores.  Additional 
spending can be captured in this category.  Typi-
cally, stores specializing in health and personal 
care have smaller spaces and can fit into existing 
spaces in downtown.

analysis of the city’s retail spending brings to light op-
portunities for the city. areas where the city exports 
dollars identify opportunities to tap into local consum-
er dollars, while areas that the city imports dollars are 
possible niche markets for the city to build upon.  

Housing Occupancy

table 1.9 compares changes in housing occupancy 
from 1990 to 2010.   the status of housing occupancy 
is an indicator of population change and  health of the 
city’s housing stock.  

there is an interconnection between such demo-
graphic and economic factors as population trends, 
income, and employment and a community’s housing 
stock. 

Table 1.9: C h a n g e  i n  K e y  H o u s i n g  O c c u p a n c y  I n d i c a t o r s

1990 2000 2010 Change 
1990-2000

Change 
2000-2010

% Change 
1990-2010

Total Housing Units 1,230 1,352 1,419 122 67 13.3%

Owner Occupied Units 782 833 810 51 -23 3.5%

      % Owner Occupied 63% 61% 57%

Renter Occupied Units 343 379 430 36 51 20.2%

      % Renter Occupied 28% 28% 30%

Vacant Units 105 140 179 35 39 41.3%

      Vacancy Rate 8.5% 10.4% 12.6%

Median Value $34,200 $65,100 $77,668 $30,900 $12,568 56.0%

Median Gross Rent $186 $299 $454 $113 $115 244.1%

Source: U.S. Census Bureau 2010; Claritas, Inc. 2011

•	 the total housing units has increased from 1,230 in 
1990 to 1,419 in 2010 for an increase of 189 units.    
the growth in the 1990’s nearly doubled the growth 
in the early 2000’s.  overall, the change represents 
an annual increase of about 12 units per year in the 
1990’s and 6 units per year in the early 2000’s.

•	 the proportion of owner-occupied units has been 
shifting to renter-occupied.  renter-occupancy has 

increased from 37% to 43% between 1990 and 2010.    
Preferably, the trend reverts to more owner-occu-
pied units. 

•	 Vacancy rates have been gradually growing since 
1990, starting at 8.5% to reaching 12.6% in 2010.  
the city should target a more desirable rate of 6% 
to 8%.
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Table 1.10 C o m m u t i n g  P a t t e r n s  f o r  C e n t r a l  C i t y  a n d  O t h e r  C o m p a r a b l e  C o m m u n i t i e s ,  2 0 10

Average Travel 
Time to Work

% Who  
Drive Alone

% Who 
Carpool

% Who 
Work at Home

Other 
(Walk, Bike, Etc.)

Central City 20 minutes 81.2% 11.6% 3.8% 3.4%

Columbus 15 minutes 84.0% 8.3% 4.2% 3.5%

Grand Island 16 minutes 83.0% 11.5% 2.5% 3.0%

York 12 minutes 78.4% 10.3% 2.7% 8.6%

Merrick County 20 minutes 77.3% 11.5% 2.5% 3.0%

Source: Claritas, Inc. 2010

•	 the median value of a house has increased 56% be-
tween 1990 and 2010, or $2170 a year on average.

•	 gross rent is $454 in 2010, representing a steady in-
crease of about $10 per month since 1990.  

Commuting Patterns

in the average commute time is 20 minutes for a 
central city resident, indicating that a large num-
ber of residents work in surrounding cities like 
columbus or grand island.  

similar to other nebraska communities, nearly 80% 
of the commuters in central city  drive alone and 
12% carpool.  the remaining 8% either work at 
home, walk or bicycle to work.

a tight development pattern and good pedestrian 
access and facilities influence the percentage of res-
idents walking to work and the opportunity for a 
healthier lifestyle. york has these characteristics, re-
sulting in a higher percentage of people who walk 
to work. 


