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Existing Conditions
This chapter examines existing conditions and opportunities for 
Central City. The city has many unique and distinctive patterns that 
create a sense of place.
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Table 2.1 C e n t r a l  C i t y ' s  L a n d  U s e  D i s t r i b u t i o n ,  2 0 11

City of Central City Jurisdiction Total

Land Use Category Acres % Of Developed 
Land

Acres per 100 
People

Acres % Of Developed 
Land

Acres % of 
Total

Residential  352.5 37%  11.82  195.5 16%  548.0 65%
     Rural Residential  20.0 2%  0.67  157.4 13%  177.4 21%
     Large Lot Estate  4.3 0%  0.15 0%  4.3 1%
     Low Density Residential  307.4 32%  10.31  38.1 3%  345.5 41%
     Medium Density Residential  9.7 1%  0.33 0%  9.7 1%
     High Density Residential  4.1 0%  0.14 0%  4.1 0%
     Mobile Homes  3.9 0%  0.13 0%  3.9 0%
     Assisted Living  3.1 0%  0.10 0%  3.1 0%
Commercial  49.7 5%  1.67  18.5 2%  68.2 8%
     Office  7.9 1%  0.27 0%  7.9 1%
     Downtown  2.6 0%  0.09 0%  2.6 0%
     Restaurant/Entertainment  2.4 0%  0.08 0%  2.4 0%
     Retail & General Commercial  5.2 1%  0.17 0%  5.2 1%
     Auto Services  8.6 1%  0.29 0%  8.6 1%
     Commercial Recreation  2.0 0%  0.07 0%  2.0 0%
     Hospitality  3.8 0%  0.13 0%  3.8 0%
     Agriculture Retail  8.1 1%  0.27 18.5 2%  26.6 3%
     Service  9.1 1%  0.31 0%  9.1 1%
Industrial  85.6 9%  2.87  18.9 2%  104.5 12%
     General Industrial  63.7 7%  2.14  0.1 0%  63.8 8%
     Lt. Industrial/Warehousing  9.1 1%  0.31 0%  9.1 1%
     Agriculture Industrial  12.8 1%  0.43  18.8 2%  31.6 4%
Civic  71.1 7%  2.39  47.4 4%  118.5 14%
     Civic  39.3 4%  1.32  47.0 4%  86.3 10%
     Hospital  3.6 0%  0.12 0%  3.6 0%
     Public Facility  10.7 1%  0.36 0%  10.7 1%
     Parks and Rec.  17.5 2%  0.59  0.4 0%  17.9 2%
Transportation  396.7 42%  13.31  907.9 76%

TOTAL DEvELOPED LAnD  955.5 100%  32.05  1,188.2 100%  839.1 100%

Agriculture and Open Space  449.0  4,746.8 

vacant Urban Land  73.3  1.8 

TOTAL AREA  1,477.8  26.54  5,936.8 

land use is typically the central element of a compre-
hensive plan because it establishes the overall physical 
configuration of the city – the mix and location of uses 
and the nature of community systems that support 
them.  Because the land use plan is a statement of pol-
icy, public and private decision makers depend on it to 
guide individual actions such as land purchases, proj-
ect design, and the review and approval process.  this 
chapter reviews existing patterns of development, po-
tential market needs, and the character of the natural 
environment.  

lanD use Patterns
central city’s land use patterns grew outward from the 
small farming community along a railroad and later 
benefited from becoming the crossroads of two high-
ways, the lincoln Highway (30) and Highway 14. 

the early city had a much closer relationship to its 
downtown, while today development focuses along 
the highway corridors. residential development has 
grown incrementally to the south.  more recent resi-
dential development have been a result of public lead-
ership.  industrial development grew to the southeast 
near the rail lines and remains a central element in the 
community.

table 2.1 shows the distribution of land, while map 2.1 
illustrates central city current development patterns. 
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Source: RDG Planning & Design, 2011

Map 2.1: E x i s t i n g  L a n d  U s e ,  2 0 11

Planning Jurisdiction

City Limits



Central City  Comprehensive Plan

16

Table 2.2: C o m p a r a t i v e  L a n d  U s e  b y  P e r c e n t a g e  o f  D e v e l o p e d  A r e a

Central City Schuyler Plattsmouth Seward norfolk

Residential 36.9% 39.0% 46.7% 27.1% 40.4%

Commercial 5.2% 3.5% 5.0% 2.5% 97%

Industrial 9.0% 3.8% 9.7% 11.7% 9.8%

Civic 5.6% 9.2% 9.7% 11.7% 9.8%

Parks and Recreation 1.8% 11.4% 7.4% 31.4% 8.1%

Transportation 41.4% 33.2% 28.7% 20.7% 28.2%

Total Developed Area 100.0% 100.0% 100.0% 100.0% 100.0%
Source: RDG Planning & Design, 2011

Table 2.3: C o m p a r a t i v e  L a n d  U s e  b y  A c r e s  p e r  10 0  R e s i d e n t s

Central City Schuyler Plattsmouth Seward norfolk

Residential 11.82 8.23 9.13 6.88 7.64

Commercial 1.67 0.72 0.98 0.63 1.79

Industrial 2.87 0.80 0.47 1.40 0.73

Civic 1.80 1.94 1.91 2.97 1.85

Parks and Recreation 0.59 2.40 1.46 8.23 1.53

Transportation 13.40 7.00 5.62 5.27 5.34

Total Developed Area 32.05 21.08 19.57 25.39 18.88
Source: RDG Planning & Design, 2011

lanD use cHaracteristics
table 2.1 shows how land is used in central city, while 
tables 2.2 and 2.3 compare land use in central city to 
peer communities.  

Residential Uses
•	 like many small communities, residential uses ac-

count for the majority of developed land in central 
city.  

•	While the city has a mix of housing choices, vary-
ing from single-family to apartments, the majority 
(87%) of residential development is comprised of 
single family lots.

•	 the northside of central city has several undevel-
oped residential lots that could become sites for 
new housing.

Commercial Uses
•	 central city has a healthy mix of land uses with a 

strong cluster of commercial uses in the downtown 
area

•	 new linear, auto-oriented commercial development 
continues to emerge along Highway 30, re-placing 
the development focus from the traditional down-
town core. 

•	 the three most dominant commercial land uses are 
office, auto services, and agricultural retail. auto and 
agriculture commercial uses  large sites necessary 
for car and farm implement dealerships.

Industrial Uses
•	 central city’s industrial base has developed in rela-

tionship to access to Highway 30 and railroad.  the 
city’s industrial uses vary from small flex spaces, to 
distribution centers, to heavy industrial uses, which 
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have developed along the chicago, milwaukee, st. 
Paul and Pacific railroad spur.  recently, midamer-
ican energy has constructed an electrical transfer 
station at the intersection of county line road and 
southeast 37th street.  industrial development sur-
rounding the transfer station has begun to take off 
as industries reliant on a steady flow of electricity 
have moved into the area.

•	 the city’s proximity to major highway and avail-
able land will likely continue to fuel grimes’ indus-
trial base. consideration will need to be given to the 
quality of the design and landscaping of new devel-
opments as the city grows. these new facilities make 
an important statement about a com-munity and 
the quality of life the community supports.  

Public, Civic, & Parks Land
•	 Public and civic land account for about 70 acres or 

7% of the city’s total development.

•	 central city has a lower proportion of land dedicat-
ed to civic, public, and recreation uses with nearby 
communities. Where most communities are push-
ing about 20% of their total land in public and civic 
uses, central city is reporting less than 10%.

•	 central city has lower acres per person dedicat-
ed to parks and recreation than comparable com-
munities.  central city reports about 0.60 acres per 
person where other cities are reporting double the 
amount of acres per person.

•	major public and civic uses in central city include: 

 ○ county and city facilities.  Offices and services 
related to Merrick County and the City of Central 
City are clustered in and around downtown.  

 ○ Parks.  Central City has several parks on both 
sides of the tracks.  Baseball fields are the domi-
nant recreation form.  Major parks include Lone 
Tree Park, Water Park, and North Park.  

 ○ schools and Performing arts center.  All o f Cen-
tral City’s schools are located south of Highway 
30.  The Middle and High Schools are connected 
by the Performing Arts Center and located in the 
southeast area of the city.

 ○ churches.  Central City is home to a number of 
congregations with facilities located throughout 
the city.  

 ○ litzenberg memorial county Health center.  
The facility is located on Highway 14.   is at ca-
pacity and considering developing a new facility 
south of the school.  Located off of Highway 14, 
the Hospital is considering to relocate

Transportation Uses

•	 streets, highways, and railroad corridors account for 
nearly 40% of the total land in central city.

•	 the proportion of transportation uses is signifi-
cantly higher than comparable communities, where 
many communities average about 30% of the city’s 
total land use.

Agriculture and Open Space

•	 about 30% (or 450 acres) of the land within the 
city’s existing limits is agriculture or open space.  
about 80% of the extra-territorial area is agriculture 
or open space.
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PHysical cHaracter & 
enVironment
each community has distinctive assets and features 
that can strengthen it if used to their best advantage.  
a comprehensive plan should consider the underlying 
structure and order of the community as well as its ba-
sic systems, such as land use and infrastructure.  this 
environmental structure helps define the town’s sense 
of place, and can build a vision for the future that 
grows from its intrinsic character.  in addition to sat-
isfying the needs projected through population fore-
casts, the central city land use plan is also designed 
to respond to the city and jurisdiction’s physical char-
acter.

•	 Topography.  central city’s built characteristics are 
set upon the flat, fertile plains that supported its 
early settlers. this topography creates a number 
of challenges, particularly from a water-manage-
ment standpoint. the lack of natural topography 
means that manmade objects and surfaces often 
have magnified storm water impacts on their sur-
rounding areas.  for instance, a significant amount 
of runoff from Highway 30 flows through surround-
ing neighborhoods en route to drainage canals. the 
erosion caused by these flows has been known to 
compromise the integrity of area streets.

•	 Flood.  central city also faces significant threats 
from flooding, given that nearly the entire built area 
of the city sits in either the 100 or 500 year flood 
plain.

Map 2.2: F l o o d p l a i n  (10 0  a n d  5 0 0 - y e a r )

500-year 
Floodplain

100-year

100-year
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•	Water Table.  Beyond the challenges posed by water 
on the surface of the ground, central city sits on an 
area where the water table is exceptionally shallow, 
frequently only one to three feet below ground.  this 
limits the types of buildings that can be constructed 
without fear of water infiltration through the foun-
dation.

Map 2.3: W a t e r  Ta b l e
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PoPulation & groWtH
this section considers central city’s population growth 
and projects the future land needs to match the popu-
lation change.  Between 2010 and 2030, central city’s 
population is anticipated to grow from 2,981 to 3,158 
or a change of 122 people.  assuming this pattern, the 
future land needs for residential, commercial, and in-
dustrial uses is as follows. 

Residential Land Needs
sustainable community development will involve on-
going housing improvement (including replacement 
of substandard housing) and moderate, managed 
growth.  current construction rates will eventually pro-
duce un-met demand.  However, the end of subprime 
mortgage instruments, tighter underwriting stan-
dards, and great-er consumer conservatism are likely 
to increase the demand for both rental housing and 
smaller and more effi-cient ownership alternatives.   

table 2.5 calculates residential land demand based on 
the following factors:  

•	 new construction will be based on the following 
distribution: 65% single-family detached; 15% sin-
gle-family attached or townhome;  20% multi-family

•	 average gross residential densities will be 3 units/
acre for single-family detached; 6 units/acre for sin-
gle-family attached or townhomes; and 12 units/
acre for multi-family. 

•	 land designated for residential development dur-
ing the planning period will be twice the area need-
ed for actual construction to provide market choice 
and prevent artificial inflation of land cost.

Table 2.4: P r o j e c t e d  H o u s i n g  D e v e l o p m e n t  D e m a n d

2010 2015 2020 2025 2030 Total

Population at the End of Period 2,934 2,981 3,036 3,103 3,158  

Household Population at End of Period 2,828 2,874 2,927 2.991 3,044

Average People/Household 2.28 2.28 2.28 2.28 2.28  

Household demand at End of Period 1,241 1,260 1,284 1,312 1,335

Projected Vacancy Rate 12.60% 11.60% 10.60% 9.60% 8.60%  

Unit Needs at End of Period 1,149 1,426 1,436 1,448 1,461

Replacement Need   25 25 25 25 100

Cumulative Need 31 66 107 142 142

Average Annual Construction   6.2 7 8.2 7 7.1
Source: RDG Planning & Design, 2011

Table 2.5:  R e q u i r e d  R e s i d e n t i a l  L a n d  2 0 10 -2 0 3 0

2010-2020 % of  
Demand Units Gross Density 

(du/A) Land needs Designated 
Land (x2)

Single Family Detached 40% 27 3 8.9 18

Single Family Attached 20% 13 6 2.2 4

Multi-family 40% 27 12 2.2 4

Total 100% 66 13.3 27

2020-2030          

Single Family Detached 55% 41 3 13.8 28

Single Family Attached 15% 11 6 1.9 4

30% 30% 23 12 1.9 4

Total 100% 75 17.5 35

Total  2010-2030 142 30.8 62
Source: RDG Planning & Design, 2011



21

Existing Conditions  -  chapter 2

Table 2.6: R e q u i r e d  C o m m e r c i a l  L a n d ,  2 0 10 -2 0 3 0

2010 2020 2030 Conversion 
need

Designated 
Land (x1.5)

Population Proportion Method          

Projected Population 2,981 3,036 3,158

Commercial Use/100 res. 1.7 1.7 1.7

Projected Commercial Use (acres) 49.7 50.6 51.7 2.0 3.0

Residential Use Proportion Method

Residential Land (acres) 352.5 365.8 383.3

Commercial/Residential Ratio 0.14 0.14 0.14

Projected Commercial Use (acres) 49.65 51.52 53.99 4.34 6.51
Source: RDG Planning & Design, 2011

TABLE 2.7: E s t i m a t e d  I n d u s t r i a l / B u s i n e s s  P a r k  L a n d  R e q u i r e m e n t s ,  2 0 10 -2 0 3 0

2010 2020 2030 Conversion 
need

Designated 
Land (x3)

Population Proportion Method          

Projected Population 2,981 3,036 3,158

Industrial Use/100 res. 2.87 3.57 3.67

Projected Industrial Use (acres) 85.59 108.39 113.88 28.29 84.88

Residential Use Proportion Method

Residential Land (acres) 352.46 365.76 383.26

Industrial/Residential Ratio 0.24 0.24 0.24

Projected Industrial Use (acres) 85.59 88.82 93.07 7.48 22.44
Source: RDG Planning & Design, 2011

this projection indicates a need for about 31 acres of 
residential land between 2010 and 2030. at two times 
the “hard demand,” the plan should designate be-
tween 31 and 62 acres of residential development 
over the next 20 years.  the development concept 
presented in this document identifies areas where this 
potential development should occur. 

Commercial & Industrial 
Land Needs
a growing population needs additional commercial 
services, a key part of central city’s economic devel-
opment strategy.  While this plan does not include a 
retail market analysis, adequate commercial space 
should be identified to meet market demands. How-
ever, designating too much commercial land can pro-
duce inefficient land patterns, further scatter urban 
development, and require customers to travel exces-
sive distances, usually by private automobile.   in con-
trast, sustainable land development patterns should 
locate commercial development closer to customers 
and be designed to encourage active transportation 
modes such as pedestrian, bicycle, and potentially 
public transportation.

the demand for future industrial land is linked to op-
portunity and recruitment, rather than exclusively to 
population growth.  a single major corporate decision 
can dramatically increase (or decrease) the projected 
industrial demand in a community. in addition, a deci-
sion by the city to pursue industrial development ag-
gressively can affect industrial land needs. 

Despite these differences, similar projection methods 
are used to predict future commercial and industrial 
land needs.  for central city the two methods used are:
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•	 Population proportion. this method relates land 
needs to population projections. it assumes that the 
absolute amount of commercial or industrial land 
per 100 people will remain relatively constant and 
that new development will grow in proportion to 
population growth.  

•	 Residential use proportion. this assumes a con-
stant relationship between the amount of land used 
for residential and commercial purposes, thereby 
relating commercial and industrial growth rates to 
residential development rates. 

table 2.6 compares the results of these methods for 
commercial uses and suggests a hard demand for 2 
to 4.35 acres of commercial land during the next 20 
years. common land use planning practice is to desig-
nate 1.5 times the “hard demand” for commercial land. 
Thus, for planning proposes the city should des-
ignate approximately 6.5 acres of land for future 
commercial development. 

table 2.7 calculates additional industrial land needs 
within the city. Based on increasing population and 
residential use proportion methods described above, 
central city should absorb between 7.5 to 28 acres 
of new industrial land.  In order to provide maxi-
mum flexibility, the land use plan should designate 
about 3 times this demand or 22 to 84 acres for in-
dustrial and business park uses. Presently, there are 
86 acres of land zoned for various industrial uses in 
central city.

Housing infill project on northside.


