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Council Session

Item C-1

Presentation of Veteran’s Legacy Project Master Plan Phase 1 and 
2
Council action will take place under Resolutions item I-3.

Staff Contact: Mayor Jeremy Jensen
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Council Agenda Memo

From: Marlan Ferguson, City Administrator

Meeting: March 13, 2018

Subject: Veterans Legacy Project Master Plan

Presenter(s): Marlan Ferguson, City Administrator

Background

In 2016, the State of Nebraska conveyed to the City of Grand Island various tracts of real 
estate that were a part of the Central Nebraska Veterans Home. The property conveyed 
includes tracts north of Nebraska Highway 2 between Broadwell Avenue and Webb Road 
and South of Highway 281 as well as the agricultural lands south of Highway 2 and north 
of Capital Avenue. The City issued an RFP seeking proposals from a qualified consulting 
firm to assist in the development of a reuse plan for these lands. Olsson Associates was 
the chosen firm to assist in the development of the plan.

Discussion 

The City of Grand Island, Nebraska has the opportunity to re-imagine what the Central 
Nebraska Veterans Home and surrounding 640 acres may become in the future. As such, 
Olsson Associates, Inc. and their partner Ochsner Hare and Hare underwent a master 
planning process, guided by input from project stakeholders, City staff members, and 
residents of Grand Island. This document details that master planning process, the basis 
for the master plan’s recommendations, and the master plan itself. The plan is not a static 
document. While it was compiled as a reflection of existing conditions and stakeholders’ 
and the public’s interests at the time, the plan will have important implications for future 
site redevelopment, growth, and development projects. The resolution reflects the 
adoption of the Master Plan.

Alternatives

It appears that the Council has the following alternatives concerning the issue at hand.  
The Council may:

1. Adopt the Resolution authorizing the agreement with Olsson Associates, Inc.
2. Refer the issue to a Committee
3. Postpone the issue to future date
4. Take no action on the issue
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Recommendation

City Administration recommends that the Council adopt the Resolution.

Sample Motion

Move to approve the resolution authorizing the Adoption of the Veterans Legacy Project 
Master Plan for the former Central Nebraska Veterans Home in Grand Island.
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rompted by the relocation of the Central Nebraska Veterans Home, the 
City of Grand Island, Nebraska has the opportunity to re-imagine what 
the Central Nebraska Veterans Home and surrounding 640 acres may 

become in the future. As such, the land underwent a master planning process, 
guided by input from project stakeholders, City staff members, and residents 
of Grand Island. 

This document details that master planning process, the basis for the master 
plan’s recommendations, and the master plan itself.
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1.0
Introduction and History
Past, Present, and Future
The Grand Island Veterans Home, originally 
known as the Nebraska Soldiers and Sailors 
Home, opened in 1887. It was the first veterans’ 
home in the State. Legislative Bill 247, passed 
on March 4, 1887, stipulated that not less 
than 640 acres be donated for the site of the 
Soldiers and Sailors Home. The chosen site 
was originally three miles north of Grand Island, 
bounded by Highway 281/Airport Road to the 
north, Broadwell Avenue to the east, Capital 
Avenue to the south, and Webb Road to the 
west. 

This land was conveyed to the State of 
Nebraska in two parcels. Of the 640 acres, 
approximately 30 acres have been used to 
house veterans and their spouses over the past 
decades. The rest of the land has historically 
been used for agricultural and recreational 
uses.

The Home was originally established to house 
only Civil War veterans of the Union Army, 
but it was later decided that Confederate 
Army veterans were also allowed to reside in 
the Home. Subsequent laws were passed to 
expand eligibility to veterans from all wars and 
conflicts. In 1969, the official name changed to 
the “Nebraska Veterans Home,” to reflect all 
branches of service.

Since that time, additional soldiers’ homes 
have been established throughout the State, 
including those in Milford, Norfolk, Scottsbluff, 
and Omaha. Funding was eventually pulled for 
the home in Milford.

Today, agricultural and recreational uses still 
comprise the large majority of the acreage. 
Veterans’ uses continue at what is referred to 
now as the Central Nebraska Veterans Home. 
This veterans’ campus consists of multiple 
buildings, all which have housed veterans 
and provided support services. Other related 
uses occupy the southern half of the property, 
including the Veterans Cemetery on the 
southwest corner and the United Veterans Club 
and Veterans Park on the southeast corner of 
the site. 

Given the age and condition of the current 
facilities, the Nebraska Department of 
Administrative Services and Department of 
Health and Human Services (operator of the 
Central Nebraska Veterans Home) found that 
the current Central Nebraska Veterans Home 
fails to meet current building standards, and 
that its design fundamentally conflicts with best 
practices listed in the Department of Veterans’ 
Affairs’ Community Living Centers Design Guide 
(June 2011). Therefore, the State determined 
that a new home should be built to meet the 
current Community Living Centers standards. 

From there, the State appointed a selection 
committee to receive proposals from Nebraska 
communities to locate the new home. Following 
proposal review, the committee recommended 
a new location in Kearney to the Governor. The 
Governor accepted the recommendation of the 
committee.

Following the design process, the State sought 
construction bids for the new home. The new 
Central Nebraska Veterans Home is scheduled 
to open in the fall of 2018. Once opened, all 
veterans currently residing in the Grand Island 
home will transition to the Kearney home. 

Site Conveyance
Given the fact that (1) the State currently owns 
and operates the Central Nebraska Veterans 
Home and surrounding 640 acres and (2) the 
campus holds historical and sentimental value, 
specifically to those residing in Grand Island, 
the State and the City of Grand Island entered 
into an agreement. Upon completion of the new 
Kearney home, the State intends to convey the 
Grand Island real estate (including the Veterans 
Home campus, Veterans Cemetery, and parking 
area leased to the United Veterans Club) and 
the agricultural and recreational lands currently 
leased to the City to the City.  

The conveyance will happen in two phases:
• Phase 1 - Agricultural land, Eagle Scout 

Park, and Veterans Sport Complex
• Phase 2 - Land and building currently 

holding the Central Nebraska Veterans 
Home and Veterans Cemetery

Image Credit: Nebraska Department of 
Health and Human Services

Civil and Spanish American War Members
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Image Credit: Nebraska Department of Health and Human Services
Sailors’ and Soldiers’ Home in 1905 (Full Page)

Sailors’ and Soldiers’ Home Administration Building Postcard (Small Left)
Sailors’ and Soldiers’ Home Postcard (Small Right)  

Excerpt from Legislative Bill 247 (passed on March 4, 1887) 

WHEREAS, There are many old soldiers in Nebraska who, from wounds or disabilities received while in the union 
army during the rebellion, are in the county poorhouses of this state; therefore be it

RESOLVED, That it is the sense of this Senate that a suitable building be erected and grounds provided for the 
care and comfort of the old soldiers of Nebraska in their declining years;

RESOLVED, That a committee of five be appointed to confer with a committee of the House on indigent soldiers 
and marines to take such actions as will look to the establishment of a State Soldiers’ Home.
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Regional Setting
The City of Grand Island is located in central 
Nebraska, approximately 100 miles west of 
Lincoln, Nebraska and 140 miles southwest of 
Omaha, Nebraska. The community sits north 
of Interstate 80, is bisected diagonally by U.S. 
Route 30, and divided vertically by U.S. Route 
281. Grand Island is often considered a hub of 
activity for central Nebraska, and specifically 
within its metropolitan statistical area (MSA). 
The MSA includes the counties of Hall, 
Hamilton, Howard, and Merrick. 

Project Boundary
The project site is located on the very northern 
edge of Grand Island. In fact, City limits divides 
the site. As previously mentioned, the site is 
bounded by Highway 281/Airport Road to the 
north, Broadwell Avenue to the east, Capital 
Avenue to the south, and Webb Road to the 
west. The site is bisected diagonally by Old 
Highway 2 and the parallel BNSF railroad. 

Grand Island, Nebraska

CITY OF GRAND ISLAND

LINCOLN

OMAHA680

480

29

180

80

NEBRASKA

HASTINGS

PROJECT SITE
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Purpose of the Plan
Given the size, importance, and current uses 
across all 640 acres, the City of Grand Island 
desired to develop a master plan for the 
revitalization and development of the former 
Central Nebraska Veterans Home land. This 
exciting time is building upon a collection of 
real assets within the project area, including 
the historic buildings, the veterans’ legacy, and 
community recreational uses.

It is important to note that no changes will 
be proposed to the Veterans Cemetery and 
United Veterans Club properties. 

This plan will be the City’s official policy guide 
for the redevelopment and development of 
the project area, developed through the joint 
effort of City staff members, stakeholders, and 
members of the public. The plan presents a 
community vision for the future of the project 
area, outlining land uses, development 
opportunities, and circulation patterns to 
achieve that vision. It also defines the steps to 
ensure future success.

At its foundation, the plan acts as a uniting 
effort to create a single direction for the 
project area, based on public engagement, 
site analysis, market realities, and extensive 
research. The plan sets expectations, 
communicating to the development community 
the preferred types of uses and character.

The Planning Process
The planning process largely took place in 2017. 
The project team identified a six step process 
for development of the plan, including:

• Step 1: Discover
• Step 2: Engage
• Step 3: Envision
• Step 4: Narrow
• Step 5: Plan
• Step 6: Implement

The graphic below details this planning 
process, though it is important to understand 
that the planning process is not necessarily 
linear. It is infused with flexibility to be able 
to react to new information and changing 
circumstances. In general, each step builds on 
the one prior. 

Public and stakeholder engagement was a core 
element of the plan’s development. After the 
initial launch of the planning process, outreach 
events and tools were used throughout the 
planning process, including a project website, 
the City’s social media accounts, in-person 
stakeholder sessions, and a public open house.

ENGAGE
Gather information on needs, 

desires, and critical issues, and 
build consensus.

NARROW
Refine concepts based on 

community engagement 
process findings.

IMPLEMENT
Set forth critical first steps 

to achieve the master plan’s 
recommendations.

Continuous

DISCOVER
Collect and analyze existing 
site, market, and economic 
data.

ENVISION
Develop enhancement, 
redevelopment, development, 
and infill concepts.

PLAN
Prepare document, illustrating 
preferred master plan.

The Planning Process
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Using and Maintaining the 
Plan
It is important to note that the plan is not 
a static document. While it was compiled 
as a reflection of existing conditions and 
stakeholders’ and the public’s interests at the 
time, the plan will have important implications 
for future site redevelopment, growth, and 
development projects.

If attitudes or economic and demographic 
conditions change, the plan must be revisited 
to ensure its continued relevance and usability. 
By reviewing the plan, and the context in 
which it was written, the project area’s future 
success will continue to be in line with current 
stakeholder and public aspirations. 

Reviewing the plan may be simplified by 
making it available online or in a public 
gathering place, such as the Grand Island 
Public Library, and by providing assistance to 
community members in understanding various 
aspects of the document. Issues with the plan 
as it is written may arise through these fluid 
review processes, ensuring that the plan is a 
“living” document.

Existing Plans and Studies
There are multiple plans, studies, and 
regulations adopted by the City of Grand Island 
that have influenced development and growth 
in and around the project area. This section 
contains a brief summary of each, along with 
any findings important to the project area. 

Veterans Athletic Complex Master Plan
The original Veterans Athletic Complex Master 
Plan (VACMP) began with the construction of 
four ballfields and parking. The second phase 
of the VACMP was approved by the City in 
April of 2017 and in now under construction. 
It includes six new softball fields, concessions 
and restrooms, additional parking, a park, and 
a splash pad. This plan fully integrates the 
VACMP and proposes expanding VACMP to 
include six large soccer fields, four futsal fields, 
a playground, and a fieldhouse. 

Veterans Cemetery Master Plan
A Veterans Cemetery Master Plan (VCMP) was 
completed in 2016 to address the nearing 
capacity of the Grand Island Public Cemetery. 
This plan does not propose any changes to 
the Veterans Cemetery, but fully integrates the 
VCMP. As part of the VCMP, the City agreed to 
maintain the existing Veterans Cemetery and 
provide a buffer from surrounding land uses.

Community Housing Study with 
Strategies for Affordable Housing
A Community Housing Study was completed in 
2014 to identify a housing profile and demand 
analysis for the City. The Study describes 
a Housing Action Plan, which identifies 
recommended housing projects and activities. 
This Study follows previous studies conducted 
in 1982, 2006, and 2009. The implementation 
period for this study is from July 2014 to July 
2019.

While the Study does not specifically describe 
necessary residential development on the 
project site, it does include an exhibit from 
the City’s current Comprehensive Plan. This 
exhibit shows approximately half of the project 
area (largely the western half) as an area for 
potential housing development. 

Comprehensive Development Plan
The Comprehensive Development Plan (CDP) 
states that the majority of the project area 
should be developed as a public use (e.g., 
city offices, libraries, colleges, universities, 
fire stations, hospitals, etc.). This category 
is inherently flexible. Eagle Scout Lake and 
the surrounding park is designated for parks 
and recreational uses, noting that this area 
is environmentally sensitive. In addition, the 
CDP recommends a larger setback and higher 
landscaping enhancements along Highway 
281 (Airport Road), as it serves as an entrance 
to Grand Island. Finally, the CDP sets forth a 
objective to preserve historic buildings, such as 
those within the Veterans Home campus.

Image Credit: City of Grand Island, NE
Veterans Athletic Complex Master Plan (Left)

Veterans Cemetery Master Plan (Right)
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CURRENT NEBRASKA
VETERANS HOME

VETERANS ATHLETIC 
COMPLEX

EAGLE SCOUT
LAKE / PARK

VETERANS PARK

VETERANS CEMETERY
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2.0
Market and Site Conditions
The process of developing a master plan 
of this nature requires much thought and 
analysis of the project area’s existing state and 
context. With this information, well-informed 
recommendations and implementation 
strategies that properly respond to current 
realities can be produced.

To achieve the necessary level of 
understanding, the planning team collected all 
relevant information and data, as it pertained to 
the existing conditions of the project area. Said 
information was collected from, but not limited 
to, the following resources:

• Site visits by the planning team
• Google Earth Pro and Google Maps
• City-provided GIS data
• City of Grand Island website 

(www.grand-island.com) 
• The Grand Island Independent 

(www.theindependent.com)
• U.S. Census Bureau
• Esri Business Analyst
• U.S. Bureau of Labor Statistics
• Natural Resources Conservation Service 

(NRCS) Web Soil Survey

The Market and Site Conditions section serves 
as a baseline for recommendations provided in 
the Veteran’s Legacy Project Master Plan. 

Note that the following section, Engagement 
Process, details additional information the 
planning team used during the creation of the 
master plan. Section 2.0 and 3.0 should be 
reviewed and weighed equally.
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Market Feasibility Study 
Findings
Canyon Research Southwest prepared a Market 
Feasibility Study that evaluated the market 
potential and redevelopment opportunities for 
all 640 acres of the project area. The following 
pages summarize the study findings and 
recommendations. The full Market Feasibility 
Study is provided as an appendix.

Economic and Demographic Indicators
A community’s changing population, household 
types, age composition, educational attainment, 
and income levels impact the local housing and 
commercial real estate markets. Quantifying 
these characteristics help project future 
demand for commercial space and housing. To 
begin, the Grand Island metropolitan statistical 
area (MSA), which includes Howard, Merrick, 
Hall, and Hamilton Counties, was analyzed. 
General findings for the MSA include: 

• Changing population demographics, a 
growing senior population, and an above 
average share of households earning 
less than $25,000 annually suggests a 
rising demand for affordable rental and 
for-sale housing and senior housing.

• The growth in move-up and luxury 
housing will be modest. 

• The region’s below average educational 
levels constrain attainable incomes, 
housing values, homeownership levels, 
and demand for commercial space.

• Job loss over the past decade constrains 
commercial and industrial space demand. 

• The local economy is dominated 
by manufacturing, retail trade, and 
healthcare jobs with below average 
levels of professional jobs in finance, 
insurance, real estate, technical, and 
management fields. 

Population growth is a key component for 
generating continued demand for retail space 
as well as for-sale and rental housing.  

Since 1990, the Grand Island MSA has 
experienced steady population growth. From 
1990 to 2010 the metro population increased 
by 13.8 percent to 81,850 residents. The 
current population of the Grand Island MSA is 
86,970, up 6.3 percent since 2010. By 2030 
the population is projected to increase by 10.7 
percent to 96,273 residents. 

This population base is sufficient to support a 
diverse retail market with continued population 
growth fueling additional demand for retail 
goods and services, commercial space, and 
new residential housing units.

Household formation and the mix of household 
types have a direct impact on the composition 
of retail sales and housing types. According to 
the U.S. Census Bureau, during 2010 a reported 
31,535 households resided in the Grand 
Island MSA with an average household size 
of 2.57 persons. Households with one person 
accounted for 27.1 percent of all households 
with 33.8 percent of households having 
children present. Married couple families 
accounted for 52.3 percent of all households, 
of which 23.1 percent had related children.

These market area household composition 
characteristics would suggest a propensity 
for detached single family housing and above 
average retail expenditures for household 
furnishings, groceries, clothing and accessories, 
sporting goods, books, and other family-related 
goods and services.

Population Growth Trends 

Household Composition 
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Age is unquestionably an important factor in 
consumer identity, since consumption patterns 
and financial situation change significantly 
throughout an individual’s lifetime. Change 
in the relative proportions of age groups in 
the Grand Island MSA is expected to have an 
important impact on the retailing and housing 
industries.

Population Age Distribution From 2017 through 2022, the Grand Island 
MSA population is forecast to grow by 3.9 
percent, adding 3,430 new residents. Over 
the five-year time frame the number of young 
adults age 20 to 34 years is forecast to 
decline by 179 residents with the empty nester 
population declining by 459 residents. Absolute 
population gains are forecast to be the largest 
for the elderly (2,433 residents), children (638 
residents), and family/working adults (629 
residents). 

These shifts in the age of the market area 
population will impact the future demand for 
retail goods, personal services, and housing.

16.8%

13.4%

12.6%

11.8%

28.2%

6.3%

20.8%
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65+
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0-14

Grand Island MSA Population by AgeMSA Population by Age

A market area’s purchasing power is a function 
of consumer population and income levels. As 
a market area’s incomes rise the more retail 
expenditures are supported.

The current median household income for the 
Grand Island MSA of $66,245 exceeds both 
$55,391 for Nebraska and $55,775 for the 
United States. From 2017 to 2022 the forecast 
growth in Grand Island’s median household 
income of 9.4 percent is expected to lag behind 
that of 14.5 percent for Nebraska as a whole.  
By 2022, the median household income for 
Grand Island and Nebraska are forecast to be 
similar. 

Household Income Distribution High-income households with incomes of 
$100,000 or more account for 15.8 percent 
of all households in the Grand Island MSA, 
compared to 23.3 percent of Nebraska 
households. 

These high income households represent 
potential demand for luxury housing and 
the ability to support above average retail 
expenditures on such consumer items as 
food, personal services, apparel, household 
furnishings, entertainment, automobiles, and 
healthcare.
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Higher educational levels for a market area 
population generally translate to higher income 
levels and retail expenditures. The demand for 
office space improves at higher educational 
attainment levels as more residents are more 
likely to be employed in professional service 
and medical professions.

When compared to the statewide average the 
Grand Island MSA population is less educated.  
To elaborate, 32.7 percent of Grand Island 
MSA residents age 25 years and over, a high 
school degree or GED is the highest level of 
educational attainment, compared to 26.7 
percent for the State of Nebraska. A reported 
20.0 percent of residents within the Grand 
Island MSA have attained a bachelor’s or 
advanced degrees, compared to 30.6 percent 
statewide and 30.0 percent nationally.  

Educational Attainment The Grand Island MSA’s below average 
educational attainment levels translate into 
lower than average wages, reduced retail 
expenditures, and below average spending 
on personal services, apparel, household 
furnishings, entertainment, automobiles, and 
healthcare. The educational attainment levels 
limit the demand for professional office space.

Since gains in employment generally fuels 
growth in population, income, and retail 
expenditures, job growth is a reliable indicator 
of general economic conditions and demand 
for housing and commercial space. 

After peaking in 2008, total employment in the 
Grand Island MSA declined during 2009 and 
2010 in response to the national recession. Job 
growth rebounded from 2011 to 2013 but failed 
to match the pre-recession levels. Job loss 
resumed in 2014 and by 2016 total employment 
was at its lowest level since 2005. Stagnant or 
declining employment levels adversely impacts 
commercial and industrial space absorption.
 

Employment Trends Compared to the statewide employment 
composition, Hall County supports an above 
average share of construction, manufacturing, 
retail trade, and transportation and 
warehousing. Sectors that Hall County lags 
include finance, insurance, and real estate; 
professional, scientific, and technical services; 
management, administrative, and support 
services; and educational services.
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Athletic Facilities Market
The City of Grand Island operates the Veterans Athletic Complex within the northeast quadrant of the project area. The park features four 
baseball fields, three adult soccer fields, concessions, restrooms, and parking. Future expansion plans for the park call for the construction of 
additional baseball / softball, soccer fields, a splash pad, and futsal fields. 

The Grand Island Parks and Recreation Department collectively operates 18 baseball / softball fields and four soccer fields. Based on standards 
published by the National Recreation and Park Association, Grand Island is under-supplied by five soccer fields with the supply-demand balance 
for baseball fields at equilibrium. The shortage of local soccer fields suggests the Veterans Athletic Complex can easily support the construction 
of additional soccer fields. While the national standards indicate no demand for additional baseball fields currently exists in Grand Island, the 
six planned new fields will enable the Veterans Athletic Complex to host local and regional baseball and softball tournaments, thus servicing 
an expanded geographic trade area. Therefore, the findings of this study conclude that sufficient demand exists to warrant the construction of 
additional ball and soccer fields within the Veterans Athletic Complex.

Competitive Retail Market
The project area is not located within one of Grand Island’s existing commercial corridors. The Highway 281 corridor is positioned approximately 
one-quarter mile to the west and hosts several large-scale shopping centers occupied by prominent national retailers such as Walmart, Sam’s 
Club, Dillard’s, JC Penney, Sears, Best Buy, Kohl’s, TJ Maxx, and Home Depot.  

Grand Island serves as a regional shopping destination that supports well above average retail sales volumes. Throughout the past five fiscal 
years sales tax receipts collected by the City of Grand Island have increased by 12.6 percent. By fiscal year 2015-16 taxable receipts reached 
$16.4 million, equating to taxable retail sales of approximately $1.1 billion. Grand Island’s pull factor is estimated at 2.02, translating into a retail 
sales capture at a rate equivalent to twice that of the statewide average. This pull factor suggests that Grand Island attracts half its customers 
and retail sales from outside City boundaries.

Despite a retail sales surplus, the Grand Island MSA is capable of supporting additional retail sales for several retail categories, including 
furniture; grocery stores; beer, wine, and liquor stores; health and personal care stores; jewelry and luggage stores; books and music stores; 
and food services and drinking places. Again, Grand Island’s strong retail pull factor yields well above average retail sales volumes and the 
potential to support additional retail sales.   

The Grand Island MSA trade area possesses a retail sales surplus of $210 million, suggesting the inability to support additional new retail space 
supply. By 2030, despite a forecast growth in annual retail sales of over $175 million, a continued retail surplus will restrict the ability to feasibly 
support additional construction of new commercial space. 

The site evaluation determined that the project area is not an appropriate location for future anchored shopping center development. While 
the property offers the necessary size, visibility, accessibility, exposure, and trade area demographics, site characteristics that hamper the 
property as a viable anchored shopping center site include the absence of a commercial corridor location and the lack of section-line corner 
development sites. Viable retail formats associated with the Veterans Athletic Complex, lake and opens space network, and business park 
campus may include food and beverage establishments and business services housed in small freestanding retail buildings or incorporated into 
multi-tenant office and commercial buildings.

Image Credit: Weber State Athletics

Image Credit: Sharky’s Woodfired Mexican Grill

Image Credit: Heartland Awning & Design
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Employment-Related Market
Employment-related businesses operating in the Grand Island MSA include 399 professional services businesses, 185 health services 
businesses, and 563 industrial-based businesses, accounting for 28.9 percent of all businesses. Collectively, these 1,147 employment-related 
businesses support 18,934 jobs, or 38.2 percent of the MSA total. Leading professional businesses in the Grand Island MSA include real 
estate, insurance, and banks and lending institutions. Industrial-based businesses include transportation, wholesale trade, manufacturing, 
communications, and utilities.

When compared to the State of Kansas, the Grand Island MSA supports an above average concentration of banking, manufacturing, and 
transportation businesses. The higher dependence on manufacturing and transportation stems from Grand Island’s central location and 
convenient access to highways, rail, and air service. Those business sectors where Grand Island supports a below average percentage of 
businesses include insurance, real estate, and healthcare. 

Six industrial parks are currently being actively marketed in the Grand Island area to prospective businesses. Approximately 200 acres remains 
available for future development within the two actively developing industrial parks with the four undeveloped parcels of industrial land 
collectively possessing approximately 1,500 acres of raw land. From 2017 through 2030 the Grand Island MSA is projected to support the 
demand for approximately 68,000 to 140,000 square feet of professional office space; 167,400 to 186,000 square feet of medical office space; 
and 985,000 to 1.18 million square feet of industrial space.    

Future employment-related redevelopment opportunities for the project area include a master planned business park designed to support a 
mix of professional office, medical office, technology, commercial, and recreational uses. Such development would distinguish itself from active 
industrial parks in Grand Island by providing a more upscale urban environment capable of attracting higher value-added businesses. Benefits 
of the property for such employment-related development include sufficient land area to accommodate master planning, adequate access and 
infrastructure, and the ability of on-site land uses to enhance the attractiveness of the property to businesses.

Residential Housing Market
The Grand Island MSA housing stock totals 36,023 dwelling units operating at an overall occupancy rate of 92.1 percent. Of the total housing 
stock, owner-occupied units account for 61.2 percent with renter-occupied at 30.9 percent. The Grand Island MSA’s housing stock is relatively 
old with nearly two-thirds of the existing inventory built prior to 1960. The oldest housing built prior to 1940 accounts for 20 percent of the MSA’s 
total housing stock, or 6,340 dwelling units. Newer housing built since 2010 represents just 4.0 percent of the MSA’s total inventory.  

The Grand Island MSA supports a strong demand for both owner-occupied and rental affordable housing. Nearly 45 percent of owner-occupied 
units possess a monthly cost of just $300 to $799 with just 6.3 percent having a monthly cost of $2,000 or more. The average monthly cost for 
owner-occupied housing in the Grand Island MSA is just $788. Rental housing in the Grand Island MSA supports even a higher percentage of 
affordable housing. Over two-thirds of all rental housing has monthly housing costs of under $800, with a median cost of just $682.

From 2017 through 2030 the Grand Island MSA population is forecast to increase by 9,303 residents, creating demand for 3,620 new units. 
Given household income levels and existing housing stock, the housing demand is estimated to be 65 percent owner-occupied and 35 percent 
renter-occupied. The project area possesses the location and site characteristics to facilitate construction of single family subdivisions and/or 
apartment communities. 

Image Credit: Grange Castle Business Park

Image Credit: Grange Castle Business Park

Image Credit: Pham Structural Engineering
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Business Development Factors
Interviews were conducted with several 
local economic development, government, 
and real estate professionals to gain an 
understanding of the assets and opportunities 
and constraints and limitations in fostering 
business development in Grand Island. The 
table to the right summarizes the content of 
those interviews.

Business Development Factors

Grand Island is the largest urban area in central / west Nebraska

Grand Island supports a strong existing industrial base

Close proximity to several major metropolitan areas / markets

Availability of economic incentives to businesses

Availability of Tax Increment Financing to assist development projects

Sufficient utility capacity and competitive costs

Productive workforce and low wages

Affordable cost of living

Convenient availability of healthcare services

Convenient access to highways, rail, and airport

Good school system

Strong retail market supporting national and regional retailers

Large inventory of available industrial land

Low housing costs for both owner-occupied and rental housing

50+ mile radius trade area for employment, business, and shopping

Presence of Career Pathways Institute that educates high school 
students in trades

High real property taxes

Assets and Opportunities Constraints and Limitations

Less educated population with a below average percentage of 
educated professional

Low wages creates high demand for affordable housing and social 
services

40 percent of high school students reside in households where 
English is a second language

Blue collar perception

Lack of a four-year university

A low unemployment rate places a constraint on the available 
workforce

Old housing stock with a limited inventory of quality for-sale housing 
priced from $150,000 to $250,000
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Recommended Land Use Mix
The project area’s large inventory of land, 
location at the edge of urban growth, utility 
infrastructure in place, and existing buildings 
and recreational facilities create a unique 
opportunity to promote comprehensive 
planning and mixed-use development. The 
priority of the master plan should be to foster 
economic development through attracting more 
value-added enterprises and jobs. 

The project area offers the locational and site 
characteristics to accommodate mixed-use 
development. Based on the findings of the 
Market Feasibility Study, prospective land 
uses include an athletic complex, business 
park campus, educational campus, limited 
retail, and recreation/open space.

A goal of the master plan should be to create a 
major sports and recreation complex capable 
of catering to local and regional soccer, 
baseball and softball teams, and leagues and 
tournaments, serving as an economic engine. 
The expansion of the athletic and support 
facilities will enable the facility to support 
an expanded geographic trade area and 
promote economic development. As part of 
the expansion plans, the existing lake should 
be enlarged and a trail network incorporated. 
These improvements will both enhance Grand 
Island’s quality of life and create a unique 
setting for establishing employment-related 
uses on the property.  

An opportunity exists to create a unique 
business park campus environment that 
elevates what currently exists in the market.  
The most suitable location for a business park 
campus is at the northwest quadrant of the 
project area, providing sufficient parcel size, 
adequate visibility, and convenient highway 
access. Expansion of the existing lake and trail 
network into the business park campus site 
will create a unique setting for employment-
based development currently not available 
in the Grand Island MSA. Prospective tenants 
include professional office, medical office, light 
industrial, and limited retail businesses. 

A possible goal of the master plan is to create 
an opportunity to link on-site educational 
training with employers and jobs. The benefits 
would include improving the workforce, 
retaining residents, and attracting new 
businesses. Attracting a four-year university 
campus onto the property may not be viable, 
but a small annex campus specializing on 
trades and next generation professions may 
be. The Career Pathways Institute trains 
high school students in a variety of trades 
and is an excellent example of the type of 
educational facility that could be expanded on 
at the property. An appropriate location for an 
educational campus would be along the north 
side of Capital Avenue immediately east of the 
Veterans Cemetery. Adaptive reuse of some of 
the existing buildings should also be evaluated.

The Market Feasibility Study determined 
that the project area is not an appropriate 
location for future anchored shopping center 
development. Viable retail formats associated 
with the Veterans Athletic Complex, lake 
and open space network, and business park 
campus may include food and beverage 
establishments and business services 
housed in small freestanding retail buildings 
or incorporated into multi-tenant office and 
commercial buildings.    
 
The Community Housing Study with Strategies 
for Affordable Housing (2019) identified 
the project area as a potential housing 
development site. While the project area 
offers all the necessary locational and 
site characteristics to support residential 
development, this land use does not present 
the project area’s highest-and-best use. As an 
option, as well as to allow for a flexible master 
plan, development parcels could be designed 
within the business park component that could 
be suitable for detached or attached housing 
should the long-term market demand dictate 
such uses.

ATHLETIC COMPLEX

BUSINESS PARK CAMPUS

INNOVATION CAMPUS

LIMITED RETAIL

RECREATION/OPEN SPACE

Image Credit: Olsson Associates

Image Credit: Great South Road

Image Credit: Winona State University

Image Credit: Google Earth Pro

Image Credit: City of Weston, FL
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Projected Absorption
A long-term development time horizon for 
the project area is anticipated given the large 
inventory of land. By providing a unique mixed-
use setting the property could garner above 
average market shares of office, medical, and 
light industrial space absorption. Through 
2030, the project area is forecast to absorb an 
estimated 122,000 to 195,000 square feet of 
commercial and light industrial space.

Near-term redevelopment opportunities 
include adaptive re-use of selective 
buildings on the Veterans Home campus, 
continued expansion of the Veterans 
Athletic Complex, and construction of an 
expanded lake system, open space, and 
trail network.

Forecast Commercial Space Absorption in Square Feet (2017 - 2030)

Professional Office

Medical Office

Light Industrial

Retail

TOTALS

Moderate Scenario Optimistic Scenario

13,600

33,500

70,000

5,000

122,100

35,000

46,500

103,250

10,000

194,750

Site Analysis Findings
The project area’s existing conditions were 
examined utilizing data provided by the 
City of Grand Island and Natural Resources 
Conservation Service. Included in this review 
were land use, zoning, floodplain, soil, utility, 
ownership, and topography data. The following 
sections summarize the findings of this 
examination.
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Existing Land Use
The character of the project area is primarily 
rural and agricultural, with approximately 
305 acres of agricultural fields currently in 
production and 95 acres of open space. Parks 
and recreational uses make up approximately 
94 acres, while veterans’ uses, including the 
Veterans Cemetery, Veterans Home, United 
Veterans Club, and Veterans Park facilities, 
cover approximately 64 acres. An approximate 
15-acre linear section along the western 
boundary contains 14 single-family residences.

Future Land Use (Based on City’s Future Land Use Plan) and Places of Interest

Highway Commercial
General Commercial
Mixed Use Commercial
Low to Medium Residential
Medium Residential to Office
Public

No Proposed Changes
(United Veterans Club and 
Veterans Cemetery)

Manufacturing
Mixed Use Manufacturing
Parks and Recreation
Transitional Agriculture

Current Veterans Home

City Limits
Railroad
Project Boundary

Veterans Athletic Complex
Veterans Park
Eagle Scout Park

1
2
3
4

as other open space and recreational activities. 
Currently, all uses are conforming, given the 
fact that public parks and recreational areas are 
permitted uses within both zoning districts. 

Future Land Use
Currently, the project area is planned to be 
a public use in the future. This can include 
institutional and public parks and recreational 
uses. A small, approximate eight-acre linear 
section along the western boundary of the 
project area, south of Old Highway 2, is 

Existing Zoning
The project area falls within two zoning 
districts. North of Old Highway 2, the property 
area is zoned LLR Large Lot Residential, while 
south, the property is zoned RO Residential 
Office. The intent of the RO zone is to provide 
the highest density of residential uses, as well 
as office, personal services, and professional 
uses. The intent of the LLR zone is to provide 
for a transition from rural to urban uses; it 
permits residential dwellings at a maximum 
density of two dwelling units per acre, as well 

planned to be Medium Residential to Office in 
the future. In this situation, it is perhaps more 
important to understand adjacent properties’ 
future uses to ensure compatibility with any 
land use changes to the project area. The 
project area abuts Medium Residential to Office 
uses on much of its eastern and southern 
boundaries, and Manufacturing and Transitional 
Agriculture uses on its northern and western 
boundaries. Pockets of Mixed Use Commercial 
and General Commercial are located at the 
project area’s southwestern corner.

Existing Zoning Districts

Secondary Agricultural
Transitional Agricultural
Large Lot Residential
Suburban Residential
Low Density Residential
Medium Density Residential

Heavy Manufacturing
Residential Development

High Density Residential
Residential Office
Light Business
General Business

Commercial Development
City Limits
Railroad
Project Boundary
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Soil Types

Special Flood Hazard Area (Zone A or AE)
City Limits
Railroad
Project Boundary

Floodplain Restrictions
The project area falls almost entirely into 
the 100-year floodplain (Zone A or AE). This 
constraint is known and understood by the City 
of Grand Island, as it is a common development 
constraint faced by the City. Discussions prior 
to this planning process involved the idea of 
transferring fill from the property directly north 
of Airport Road to achieve necessary elevations 
within the project area, in order to remove 
parcels from the floodplain as development 
occurs.

matter. These soil properties influence the 
development of building sites, including 
the design, construction, performance, and 
maintenance of structures.

The majority of the soil on site consists of Wood 
River Silt Loam (0-1% slopes), also with sizable 
portions of Hall Silt Loam, Sandy Substratum (0-
1% slopes), Wood River-Silver Creek Fine Sandy 
Loam (0-2% slopes), Wood River-Silver Creek 
Silt Loam (0-1% slopes), and Ortello Fine Sandy 
Loam, Silty Substratum (0-3% slopes).

There are two main water bodies within the 
project area: Eagle Scout Lake (northeastern 
corner of the site) and a small fishing lake 
north of the Veterans Home campus, in the 
southeastern quadrant of the project area.

Soil Types
According to the NRCS Web Soil Survey, there 
are nine distinct soil types within the project 
area. Soil types are differentiated by physical, 
chemical, and biological characteristics such 
as texture, structure, density, PH, and organic 

According to the NRCS, the Wood River Silt 
Loam is somewhat limited for construction of 
structures with basements and very limited for 
construction of small commercial buildings. 
These limitations are due to a high shrink-swell 
factor. This soil type is also very limited for the 
construction of local roads and streets due to 
its large shrink-swell factor and low strength.

Before any construction occurs within the 
project area, it is recommended that a detailed 
soil report is prepared and that soil preparation/
amendment recommendations are followed.

Floodplain

Wood River Silt Loam
Wood River-Silver Creek 
Silt Loam
O’Neill & Pivot Loams
Hall, Eroded Hobbs, Occa-
sionally Flooded, Silt Loams
Jansen Fine Sandy Loam, 
Overblown, Leveled

Silver Creek Silt Loam, 
Saline-Alkaki Complex
Brocksburg Loam
Ortello Fine Sandy Loam, 
Silty Substratum

Gayville Loam

City Limits
Railroad
Project Boundary

Hall Silt Loam, Sandy Substratum
Valentine Loamy Fine Sand, 
Loamy Substratum

Wood River-Silver Creek 
Fine Sandy Loam
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Topography

1 ft. Topographic Contour
2 ft. Topographic Contour
City Limits
Railroad
Project Boundary

Property Ownership

Alvin and Teresa Avery
Patrick Baker
Golda Bockbrader
City of Grand Island
Hall County
Jeannine Engle

Topography
In general, the project area is relatively flat. 
The highest elevation is 1,872 feet above sea 
level, occurring at the southwestern corner of 
the project area (Veterans Cemetery), at the 
intersection of Capital Avenue and Webb Road. 
The lowest elevation is 1,852 above sea level, 
along Eagle Scout Lake. Given these elevations, 
the maximum variation in grade across the 
project area is 20 feet. 

Property Ownership
The project area is owned by 18 different 
parties, including private residential property 
owners, institutions, and jurisdictions. The 
majority of the project area is owned by the 
City of Grand Island. In fact, the City currently 
owns over 75 percent of the project area. The 
City’s ownership will increase once the State of 
Nebraska transfers the Veterans Home property 
to the City.

Moving from the east to the west, the project 
area gains elevation. The far western edge 
of the project area, containing residences, a 
tree line, and the Veterans Cemetery, features 
the highest elevations (1,864-1,872 feet above 
sea level). The Veterans Home property sits at 
1,864-1,866 feet above sea level.

The majority of the project area is at 1,862-
1,864 feet above sea level. Given these 
elevations, topographical concerns will likely be 
limited during construction. 

The State of Nebraska Soldiers Home currently 
owns the Veterans Cemetery and the property 
upon which the Veterans Home campus sits. 
The other sizable portion of the project area 
(southeastern corner of the project area) is 
owned by Hall County. The Veterans Park is 
situated on this County land, though it should 
be noted that the land directly under the United 
Veterans Club’s buildings is owned by the 
United Veterans Club.

Therefore, few ownership interests exist within 
the greater project area.

Virginia Stevens
Timothy Jakubowski
Amy Norton

Craig and Darlene 
Schoneberg
State of NE Soldiers Home

Sheri Payne
James and Jacqueline 
Rudnick
Layton and Sandra 
Schlotfeld

Allen and Carol Lee Swanson
United Veterans Club
Van Vohland
Kevin and Susan Vollmer
City Limits
Railroad
Project Boundary
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Utilities and Infrastructure

The project area is surrounded by City-owned 
water main on all four sides. There is a 20-
inch distribution main along Webb Road on 
the west side of the property, a 14-inch main 
along Highway 281 on the north side, and an 
18-inch main on the south side along Capital 
Avenue. The east side of Broadwell Avenue 
has water mains ranging in size from six 
inches to 12 inches from the existing ball fields 
south to Capital Avenue; however, a 12-inch 
main loop runs 1,200 feet east of Broadwell, 
which could be utilized if necessary. There are 
currently several fire hydrants and services 
along these water mains. Existing water mains 
are accessible to the project area and have 
capacity to serve future development.

There are existing 13.8 kV overhead full feeder 
distribution lines along the perimeter of the 
project area that have the capability to serve 
future development within the project area.

Running along the south edge of the project 
area is a 48-inch sanitary trunk line that 
is approximately 19 feet deep. An 18-inch 
sanitary stub out has already been installed 
at the southeast corner of the project area at 
Broadwell Avenue to serve future development 
north of the train tracks. Two 12-inch stubs are 
located on the south end of the project area 
along Capital Avenue and have the capacity to 
serve the project area south of the tracks, as 
well as part of the development north of the 
tracks. There is existing sanitary sewer along 
the east and west sides of the project area 
that is currently serving existing residential and 
industrial users and should not be considered 
for this development.

Moore’s Creek drain way (shown in the image 
below), which eventually outlets into Eagle 
Scout Lake, runs along the north side of the 
project area. This drain way is the current outlet 
for much of the storm water from northwest 
Grand Island. Along Capital Avenue is an 
existing 48-inch trunk sewer line that has 
adequate capacity to serve the needs of the 
development south of the train tracks. Along 
Broadwell Avenue is the Capital Avenue outfall 
ditch that can serve future outlet facilities, 
but currently operates close to capacity. In 
general, overland stormwater flow across the 
project area is from the southwest to northeast; 
therefore, future stormwater improvements 
should be planned accordingly.

Water Distribution System Sanitary Collection System Electrical Utility Service Storm Sewer System 

Image Credit: Google Earth Pro
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3.0
Engagement Process

Fruitful and meaningful community engagement 
lies at the heart of every successful planning 
effort. The conversation between those 
that have a technical and an objective 
understanding of the project area and those 
with on-the-ground knowledge should be 
ongoing throughout the planning process. This 
engagement process should be collaborative, 
personal, and involve much listening by both 
parties. In the end, a solid plan is developed 
with the community, and not just for it. 

This master plan was developed with a core 
group of stakeholders and members of the 
Grand Island community. Through a series of 
meetings, open interviews, and a charrette, 
the planning team was able to work with 
the community on the thoughts, ideas, and 
comments that became the recommendations 
of this master plan. This section summarizes the 
engagement process and its outcomes. A full 
report of the engagement process and findings 
is provided as an appendix.

Quick Facts
Public Survey

When: June 23, 2017-July 23, 2017
Where: www.GrandIslandVetsPlan.com 
What: 10-question survey
Who: 184 respondents 

Charrette
When: July 26-28, 2017
Where: Grand Island Utilities Department 
What: 6 Stakeholder Sessions + 4 Closed   
 Planning Sessions
Who: Approximately 35 stakeholders 

Public Open House
When: July 27, 2017
Where: Bosselman Conference Center
What: Review and comment stations
Who: Approximately 110 attendees

Master Plan Presentation
When: November 1, 2017
Where: Grand Island Utilities Department
What: 1 Presentation
Who: Approximately 35 stakeholders
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Public Survey
In order to provide context for the stakeholders 
and public, the planning team created a 
survey (both online and on paper) that asked 
participants about the issues and opportunities 
and their values for the project area. In total, 
184 surveys were completed. The following text 
and graphics illustrate the survey findings:

What is the greatest OPPORTUNITY 
to capitalize on?

24.5%

5.2%

26.5%

20.0%

16.8%

9.0%

14.2%

20.7%

3.3%

13.6%

7.7%

18.1%

Summary of Findings

• To survey respondents, the greatest 
opportunity within the project area is to 
make a space useable and enjoyed by the 
entire community. 

• Following closely behind, increased and 
enhanced active recreation opportunities 
are preferred. 

• Increased (affordable) housing options for 
veterans and Grand Island residents alike 
was the third most noted opportunity. 

• While noted, increased industrial space 
and associated employment opportunities 
were mentioned infrequently.

What is the biggest CONSTRAINT to 
overcome?

Summary of Findings

• The lack of a clear and unified vision for 
the project area, as well as the negativity 
surrounding the relocation of the 
Veterans Home, is the largest constraint 
on the project.

• Following closely behind, a lack of 
funding was noted as a constraint to 
overcome.

• It is important to note that perceived City 
politics and distrust of elected officials 
is a project constraint; 18.2 percent of 
the responses received mentioned City 
politics.

• In general, the surrounding uses and 
location of the site are suitable.

No Clear Vision/Negativity

Lack of Funding

City Politics

Old Buildings

“Vets Use Only” Sentiment

Poor Infrastructure

Railroad

Surrounding Uses

Location

28.0%

28.7%

15.4%

4.2%

1.4%

3.5%

18.2%

1.4%

10.5%

What current land uses should be 
preserved?

• The current passive recreation 
opportunities, including the lake, green 
space, etc., are the most valuable to 
survey respondents.  

• Following closely behind, the current 
veteran services offered and veteran 
memorials should be preserved, 
according to survey respondents.

• While agriculture was noted as an 
important land use to preserve in 
12.7 percent of the responses, it was 
mentioned infrequently. 

Passive Recreation

Veterans Services/
Memorial

Cemetery

Active Recreation

Agriculture

43.0%

52.1%

28.9%

36.0%

12.7%

What future land uses do you 
envision?

Summary of Findings

• Parks and recreation is the most 
envisioned land use within the project 
area. 

• Following parks and recreation, 
education (either high school or college-
level) is a highly preferred land use.

• Light industrial is the least preferred land 
use.

• “Other” responses primarily include the 
following:

• Agriculture 
• Technology 
• Veteran only housing and services

1 2 4

11.6%

13.7%

18.3%

6.7%

7.4%

11.5%

11.2%

10.0% 9.6%

3

Summary of Findings

Parks and 
Recreation

Education

Multi-Family 
Residential
Single Family 
Residential
Mixture of 
Uses

Commercial

Office

Light Industrial

Other
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Rank the following quality of life 
improvements.

Summary of Findings

• Survey respondents most want more 
attractions and destinations within the 
project area; community gathering areas 
are desired.

• Similar to other findings, survey 
respondents hope for more green space 
and recreational opportunities.

• “Other” responses primarily include the 
following:

• Formal education opportunities
• Veteran only housing and services 

development
• Affordable housing options

Keeping an eye toward the future, 
rank the following project goals.

Summary of Findings

• Survey respondents prioritized the 
creation of a recreational center within 
Grand Island, following closely by the 
creation of a economically vibrant district 
within the City.

• Pure economic development is the 
least important project goal to survey 
respondents.

• “Other” responses primarily include the 
following:

• Increase educational opportunities
• Increase veteran services and 

memorials
• Install clean technologies

WEAKNESSES: What constrains 
development?

• The largest development constraint is 
railroad / Highway 2 that divides the 
project area.

• While some of the buildings may be 
reused and renovated, the overall age 
of the buildings presents high costs. 

• It should be noted that 11.1 percent of 
the responses to this question stated 
that the site is ready for development 
and that no constraints are present. 

STRENGTHS: Which area features 
should be maintained or enhanced?

Summary of Findings

• The natural landscape and associated 
features (green space, lake, etc.) is the 
most important project area feature to 
maintain and enhance, by far.

• Survey respondents find value in the 
existing buildings; opportunities for 
reuse/renovation will likely be supported 
by survey respondents.

• In general, the existing residences 
within the project area are not critical 
to maintain and enhance, though their 
future should be discussed.

5 6 87

Summary of Findings

9.0%24.2%

21.8%

18.5%

18.5%

11.1%

6.0%

18.0%

20.1%
24.3%

6.0%

15.1%

16.1%
Railroad/Highway 2

Age of Buildings

No Constraints

Resistance to Change

Location

Lack of Funding

Poor/Lacking Infrastructure

Surrouding Uses

Floodplain

14.5%

27.4%

9.4%

5.1%

1.7%

4.3%

11.1%

2.6%

8.6%

Natural Landscape

Buildings

Veteran Services

Cemetery

Athletic Complex

Veterans Memorial

Residences

24.1%

67.7%

15.0%

9.0%

3.0%

17.3%

14.3%

Attractions/
Destinations
Green Space & 
Recreation
Retail 
Opportunities
Employment 
Opportunities
Active Lifestyle 
Improvements

Other

Create a 
recreational center

Create an 
economically 
vibrant district

Overall 
appearance

Residential 
development 
opportunities
Economic 
development 
opportunities

Other
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Charrette + Public Open 
House
Before a master plan’s vision can be crafted, 
it is important to meet with stakeholders and 
members of the public to ensure that the 
preliminary planning recommendations and 
current understanding of the project area are 
in line with their knowledge and desires. The 
charrette provided this opportunity.

A charrette advances the master planning 
process, narrowing in on preferred concepts 
as determined by the stakeholders, City staff 
members, and the public. Over this three-day 
period the planning team met multiple times 
with stakeholders, once with city staff members 
and infrastructure partners, and once with the 
public to gather insight on their overall vision 
for the project area, programming preferences, 
and critical aspects to the master plan.

For clarity’s sake, discussions were divided into 
five topics:

• Land Use, Demographics, and Market
• Historic Character and Preservation
• Development and Redevelopment
• Aesthetics and Character
• Transportation and Infrastructure

What’s the purpose of a charrette?

1 Assemble 2 Collaborate 3 Finetune 4 Create
Assemble key decision makers, such 
as City staff members, elected officials, 
business owners, real estate developers, 
veterans, etc.

Collaborate with the decision makers in 
information sharing about the project area, 
iterative design concepts, and feedback 
and revisions.

 

Finetune the master plan concept through 
strategic conversations with stakeholders, 
the public, and the City.

Create a community-driven, realistic plan, 
grounded in market and economic reality.
  

In preparation for the charrette, the planning 
team prepared site analysis maps, created a 
project website and public survey, gathered 
preliminary demographic and economic data, 
and visited the project area. This information 
provided the necessary context for the planning 
team to ask the right questions, in order to 
unveil the consensus-driven vision for the 
project area. 

Between each session with the stakeholder 
groups, the public, and the City and 
infrastructure partners group, the planning 
team was able to digest, summarize, and alter 
the concepts according to feedback received. 

Through the charrette, the planning team—in 
partnership with the stakeholders and public—
was able to achieve the following goals:

• Clarify key issues and common concerns
• Identify positive site features
• Explore various master plan concepts 

and associated elements
• Narrow concepts to final concepts 

through prioritization exercises and 
consensus building
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Land Use, Demographics, and 
Market1

When asked about appropriate 
uses for the project area, 
stakeholders prioritized secondary 
educational uses, employment and 
recreational opportunities, and a 
cemetery expansion. Participants 
at the open house responded 
similarly, mentioning the need for 
employment, educational, and 
recreational opportunities, though 
the majority of participants stated 
that these uses should be primarily 
for veterans and their families. 

Keeping the larger community’s 
needs in mind, stakeholders found 
that housing and a hotel / convention 
center could be accommodated 
within the project area. Open house 
participants primarily mentioned 
housing for veterans.

Finally, when asked about market 
opportunities that the project area’s 
redevelopment could capitalize 
on, stakeholders prioritized an 
educational campus.

As key redevelopment and 
development opportunities, 
stakeholders prioritized higher 
education uses (specifically for 
the Veterans Home campus) and 
a fieldhouse / aquatic center 
(north of Old Highway 2). Open 
house participants repeatedly 
mentioned housing for veterans, 
but also enhancing Veterans Park 
as a memorial to veterans. The 
development of a multi-use area, 
including recreational, office, 
housing, and open space uses was 
also recorded.

When asked about key hurdles to 
the project area’s development and 
redevelopment, stakeholders noted 
the community’s lack of consensus 
and the floodplain development 
constraint. Open house participants 
noted similar hurdles, including a 
lack of funding and a distrust of 
public officials. 

Stakeholders stated that a pedestrian 
bridge to connect the southern half 
of the project area to the northern 
half of the project area was missing, 
and functions as a site insufficiency. 
The public mentioned the railroad 
traffic as a site insufficiency. 

When asked about what existing 
transportation and infrastructure 
capacities can be capitalized 
on, stakeholders noted potential 
construction of a Custer Avenue 
overpass with pedestrian access, 
and the surrounding utility 
infrastructure. The public also noted 
connections with hike and bike trails 
and existing public transit routes. 

When discussing historic character 
and preservation, stakeholders 
focused on enhancement and 
protection of the cemetery and 
the Veterans Home (as a tribute to 
the veterans and to maintain the 
character of the project area). Open 
house participants similarly want 
to see the historic buildings across 
the campus and the fishing lake 
preserved.

Stakeholders hope to see a northern 
extension of the hike and bike trails, 
as well as reuse of existing buildings. 
The open house participants noted 
that the Veterans Athletic Complex 
could be enlarged, as well as the 
cemetery (for veterans’ use only). 
Mixed responses surrounded the 
agricultural land; some open house 
participants stated that it should be 
developed to increase the tax base, 
while others thought that it should be 
left alone, using the revenue to fund 
veterans’ affairs. 

Issue Identification and Priorities 
The first exercise focused on visioning and the identification of issues and opportunities within the project area. Stakeholders were divided into five groups and responded to various topical questions. 
Then, the stakeholders prioritized the topics of discussion and, second, their responses to each question. Members of the public responded to the same questions during the public open house. The 
following paragraphs detail the stakeholders’ and public’s priorities, in order of prioritized topics (note: Transportation and Infrastructure and Historic Character and Preservation tied as topics of 
importance).

Stakeholders identified multiple 
opportunities to enhance the overall 
aesthetics and character of the 
project area. The development of 
an amphitheater and expansion of 
the hike and bike trail network were 
prioritized as key enhancement 
opportunities. Open house 
participants primarily mentioned 
maintenance and enhancement of 
the fishing lake, Veterans Park, and 
the landscaping throughout the 
project area.

When asked about objectionable 
aesthetics and character features 
that should be mitigated, 
stakeholders prioritized Old Highway 
2 / railroad and enhancements to 
Moore’s Creek.

Development and 
Redevelopment2 Transportation and 

Infrastructure3 Historic Character and 
Preservation3 Aesthetics and Character4
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Concept Exploration 
During a closed planning session during day two, the planning team developed 24 initial master plan sketches. Stakeholders provided feedback on the initial sketches, allowing the planning team 
to further refine them before the public open house later that evening. The public was asked to review and provide comments on each of the 24 concepts. The public’s response to the concepts is 
detailed in the Engagement Process and Findings Appendix.
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After the stakeholders reviewed all 24 initial 
sketches, the planning team led a discussion 
about the stakeholders’ preferred features to 
be included in the final master plan concept. 
The following list and the public feedback 
provided the necessary direction for the 
planning team to narrow the master plan 
concepts.

• Interconnected water spaces that 
are not choppy and that are attractive 
for business development and active 
recreation

• Waterway views that are shared by 
all users (land development parcels, 
roadways, and park development)

• Separation of parks from education; 
keep each in their own respective area 
(north and south)

• Easy site access north of Highway 2 
and its borrowed open space views

• Non-residential development that is 
incorporated with water

• Development with maintenance 
requirements and development costs 
in mind

• Individual tract development that 
avoids choppy development styles

• Fieldhouse development within the 
athletic field complex

• Keeping Custer Avenue out of parcel 
north of Highway 2 to maintain 
southern half of property’s continuity 

• Pedestrian bridge to tie the north and 
south property together

• Linked trail systems with homage to 
veterans through the use of stations

• Open northern half of property for 
development

Summarized Stakeholder Findings Concept Narrowing and Prioritization
With the public’s comments in mind, 
stakeholders voted for their favorite concepts in 
an effort to identify the common, liked features. 
Then, the planning team further analyzed 
the three concepts that received the highest 
number of votes and prepared three narrowed 
concepts from which the final master plan 
was created. The three graphics that follow 
represent these narrowed concepts. The final 
set of stakeholder comments regarding each 
narrowed concept is provided, as well.

Narrowed Concept #1

Like
• Developing both sides of Webb Road
• Active waterway
• Multiple memorial points instead of a 

singular memorial site
• Boathouse restaurant
• Water layout
• Aquatics and fieldhouse
• Efficient sports and recreation layout
• Recreation focus
• Amount of green space

Dislike
• Moved homes
• Development west of Webb Road
• Amount of shoreline to maintain
• Size of lake
• No pedestrian overpass
• Lazy lake concept
• Seems to be most expensive option
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Narrowed Concept #3Narrowed Concept #2

Like
• Variety of options
• Cemetery design that honors veterans
• Educational campus layout
• North / south water flow
• Pedestrian bridge
• Support commercial
• Balance of tax revenue generating 

properties and green space

Dislike
• Lack of green space
• Location of fieldhouse and aquatics 

center
• Distance between soccer fields and 

baseball fields

Like
• Appropriate lake size for business park use
• Community center, amphitheater, and garden
• Use of water and site layout
• Income from development opportunities
• Business park concept
• Pedestrian bridge
• Educational campus for four-year liberal arts 

college
• Cemetery
• Balance of development, education, and 

green space
• Water wrapped around athletic complex
• Soccer fields
• East / west connection along Broadwell 

Avenue

Dislike
• Missing housing
• The only way to enjoy is with a drive or 

long bike ride
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Master Plan Presentation
As the final step in the engagement process, 
the planning team presented one final master 
plan to the stakeholders, which was narrowed 
from the three previously presented master 
plans. The planning team walked through the 
plan document, explained the master plan 
details, and asked the stakeholders what was 
missing from the master plan. 

Stakeholders’ primary concerns revolved 
around the public beach and the lack of a 
competitive indoor pool facility. Concerns were 
raised that a public beach proposed nearby the 
community center may pose potential safety 
issues. Rather, stakeholders requested that the 
area be utilized strictly as a water access point 
for kayak, canoe, and paddleboat users. Note 
that water access will also be available at the 
proposed boathouse.

To ensure that the project area has a strong 
regional draw for a variety of sporting and 
recreational events, stakeholders requested 
the addition of a natatorium to host competitive 
water-based sport events. 

Stakeholders had general concerns about 
providing enough parking for the multiple uses 
within the project area. In addition, discussion 
about a possible public education process 
about the difference between light industrial 
and industrial/heavy industrial uses took place. 
Various stakeholders want community members 
to understand the difference in uses, making it 
clear that heavy manufacturing is not proposed 
within the project area.

To end, the planning team led a discussion 
about implementation to gain a clear 
understanding of the stakeholders take on the 
following questions:

• Of what is proposed in the master plan, 
what is easy to implement?

• What stands in the way of 
implementation?

Stakeholders stated that the ballfields, 
including the existing/planned expansion of 
softball fields, the splash pad, and the soccer 
fields, would be the easiest to implement, as 
construction was already taking place at the 
Veterans Athletic Complex. Secondly, the full 
expansion of Eagle Scout Lake, despite its 
cost, was viewed as an easily-supportable 
improvement. Other easily-implementable 
items included:
• Boathouse and surrounding restaurants
• Webb Road and Broadwell Avenue 

railroad quiet zone
• Pattern book to guide the look, feel, and 

branding of the project area
• Neighborhood Commercial site at the 

intersection of Broadwell Avenue and the 
proposed entrance north of the railroad

• Fieldhouse

Stakeholders also noted several items that 
must be overcome to begin implementation, 
including the following:

Presented Master Plan (Review Purposes Only - Not Final)

• Selling the overall master plan to the 
entire community and the development 
community

• Developers’ expectation that sites will be 
“shovel ready”

• Ensuring enough private development to 
then fund more public infrastructure

• Pro formas that work
• Need for wide-reaching marketing plan
• Lack of public dollars
• Future use of the Veterans Home 

buildings
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4.0
Master Plan

Though initially viewed as a site constraint, 
Old Highway 2 and the parallel railroad offer a 
practical and tangible way to divide the project 
area into two different subareas: north and 
south.

North Subarea
The overall planning objective for the North 
Subarea is to create a connected, multi-use, 
multi-user, and active atmosphere, with a 
regional draw.

The North Subarea is largely undeveloped, 
creating a unique opportunity to define the 
City’s edge and implement community desires 
for economic development and parks and 
recreational enhancements. The existing 
recreational uses, including Eagle Scout Lake /
Park and the Veterans Athletic Complex will be 
enhanced and capitalized on.

The North and South Subarea will be knit 
together physically with a pedestrian bridge, 
but also thematically with a “Local Heroes Trail 
System” throughout the North Subarea and 
multiple references and memorials to veterans 
and their service in the South Subarea. 

South Subarea
The overall planning objective for the 
South Subarea is to honor and memorialize 
veterans, while meeting community 
educational and programming needs.

The previous sections of this plan were 
compiled to explain the project area’s 
strengths, weaknesses, opportunities, and 
constraints. Ultimately, the final master plan 
was developed in light of this information. 
This section integrates the varying viewpoints 
of the public, City staff members, and the 
stakeholder group into a comprehensive vision 
for the project area. The textual, visual, and 
graphical recommendations that follow will 
serve as a guide for the future development, 
redevelopment, reuse of the project area.

Planning Objectives Overview
At first look, the project area offers a range of 
land use, redevelopment, and development 
possibilities, given its large size (640 acres). 
Furthermore, much of the land is undeveloped. 
Therefore, the guiding factor upon which 
this plan is based is not existing circulation 
patterns or existing architectural structures, 
but rather a desire to acknowledge and 
honor veterans at a proper scale, while also 
balancing the community’s need for quality of 
life enhancements and economic development 
opportunities. 

The plan envisions new and enhanced 
veterans’ memorials, new community gathering 
spaces, attractive development opportunities, 
enhanced natural assets, and increased 
interaction with nature through a trail system 
and recreational opportunities.

The South Subarea will continue to be defined 
by the Veterans Cemetery (in line with the 
Veterans Cemetery Master Plan), the United 
Veterans Club, and Veterans Park. The existing 
Veterans Home campus buildings are important 
community and historic assets. As such, their 
use can be re-imagined as a way to honor 
the history, enliven the space, and provide for 
economic development. 

Stakeholders and community members 
repeatedly mentioned the need for educational 
space, whether it be a trade school or a 
satellite campus of a four-year university. 
The campus-like nature of the Veterans 
Home was noted as a clear opportunity for 
this sort of educational development, even 
permitting future campus expansion to the west 
(Innovation Campus land use).

City Limits

SOUTH SUBAREA

NORTH SUBAREA

North Subarea South Subarea
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Land Use and Zoning
Land use and zoning designations are critical 
tools when guiding the density and type of 
development within the project area. The 
compatibility of designated land uses and the 
underlying zoning districts must be regularly 
evaluated to ensure that (1) the desired style 
of development is possible and that (2) the 
community’s needs are met through the current 
regulations. 

The creation of a Future Land Use Framework 
is an essential step in the planning process, 
as it provides the general plan for future 
development, redevelopment, and reuse 
projects, including those that will serve to 
increase Grand Island’s tax base, honor the 
veterans, and/or create a recreational hub 
for community members and the region. 
Multiple development and reuse public and 
private projects exist, given the vast amount of 
undeveloped land and the existing uses, such 
as the Veterans Cemetery and Eagle Scout 
Lake, which provide character to capitalize on. 

Following the Future Land Use Framework is 
a description and illustration of the future land 
uses, as well as suggested zoning changes. 
Ultimate zoning changes will depend on 
the eventual site and building design; the 
“suggested zoning changes” are based solely 
on general zoning district intent in an effort 
to pair complementary land uses and zoning 
districts. 

For additional description and precedent 
imagery of the uses highlighted in the Future 
Land Use Framework, review the Master Plan 
Details.

Future Land Use Framework

Single Family Existing Residential
Neighborhood Commercial
Mixed Use (Office / Dining)
Innovation Campus

Technology / Flex
Business Park
Cemetery (per Veterans Cemetery Master Plan)
Parks and Recreation
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Single Family Existing Residential

This land use is defined by its longstanding 
single family, large lot residences along the 
urban fringe. These types of residences act as a 
transition from rural to urban uses. No changes 
to the current residences are proposed in 
this master plan, as their compatibility can be 
maintained through landscape and architectural 
screening as the parcels to the east develop. 

If this use were to experience disinvestment, 
higher density residential for employees within 
the project area or expansion of the business 
park to the east would be appropriate. 

Current Zoning: LLR Large Lot Residential
Suggested Zoning: No change recommended

This land use is defined by smaller-scale 
businesses and convenient shopping facilities, 
typically serving one neighborhood, and in 
this case, the project area. These areas serve 
as anchors of commercial and social activity, 
providing daily and convenient goods and 
services to nearby residents or employees. 
Pharmacies, banks, convenience stores, stand-
alone restaurants, and professional offices 
are examples of businesses that would be 
compatible with the surrounding recreational 
and employment centers. 

The purpose of this land use is to provide 
services and shopping facilities in close 
proximity to residences and businesses.

Current Zoning: LLR Large Lot Residential
Suggested Zoning: B-2 General Business

This land use is defined by a mixture of mixed 
use buildings of varying scales (dining on 
the first floor and office on upper floors) and 
standalone offices and dining establishments in 
a walkable environment. The buildings should 
be architecturally complementary and oriented 
toward the water, with clear pedestrian 
access to the trail system. The adjacent water 
and recreational opportunities will provide 
employees with activity options, encouraging 
an active lifestyle.

The purpose of this land use is to provide 
dining for employees and surrounding residents 
and quality, professional office space. This 
combination will activate the project area 
throughout the day.

Current Zoning: LLR Large Lot Residential
Suggested Zoning: B-2 General Business

Neighborhood Commercial Mixed Use (Office / Dining)

Image Credit: Google Earth Pro

Image Credit: Community Development Strategies

Image Credit: Google Earth Pro

Image Credit: Google Earth Pro

Image Credit: The Pulse

Image Credit: Colorado Group

Innovation Campus

This land use is flexible, but differs from 
Technology / Flex. Innovation Campus should 
provide smaller office suites (within a larger 
building), capable of serving tenants with 
minimal space requirements. An educational 
campus, with a focus on math, science, 
or information technology, would also be 
appropriate. The campus should be pedestrian-
oriented and accessible to green space. 

The purpose of this land is to provide space for 
small-scale businesses, start-ups, co-working, 
community programming, or an educational 
and/or skills training campus. This land use 
will provide entrepreneurs with a right-sized 
space to begin their ventures utilizing shared 
resources and with minimal costs.

Current Zoning: RO Residential Office
Suggested Zoning: No change recommended

Image Credit: Nebraska Today

Image Credit: Cambridge Innovation Center
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Technology / Flex Business Park Cemetery (Public) Parks and Recreation

This land use is defined by its ability to 
accommodate larger and smaller employers, 
including light industry and office uses. This 
land use can take on a variety of forms, from 
single story buildings to three story buildings. 
High intensity industrial uses are not suggested 
for this category, such as large factories 
producing high levels of noise, traffic, and 
pollution.

This category is inherently flexible, allowing 
for a wide variety of uses, such medical, 
research, and technology. It is important that 
building design, materials, parking, lighting, 
and connectivity to the larger master planned 
area are considered with this use to maintain 
compatibility with surrounding uses.

Current Zoning: LLR Large Lot Residential
Suggested Zoning: M-1 Light Industrial

This land use is similar to Technology / 
Flex in that it can accommodate large and 
small employers, but differs in the fact that 
the buildings are primarily multi-story (less 
than four), rather than primarily single-story. 
Large-scale industrial or residential uses are 
inappropriate; this land use serves commercial 
purposes. Buildings should be architecturally 
complementary and oriented toward the water, 
with access to the trail system. 

The project area’s clear access to main 
roadways, highways, and interstates will benefit 
this use as a employment center with a regional 
business and employee draw. The purpose 
of this land use is to provide a high quality, 
amenity-rich corporate campus environment.

Current Zoning: LLR Large Lot Residential
Suggested Zoning: B-2 General Business

This land use is defined by its ability to 
accommodate veterans’ and the greater 
community’s need for a cemetery expansion. 
This public use is largely defined by the 
previous planning effort: Veterans Cemetery 
Master Plan. The details of this land use are 
further defined within that document.

The purpose of this land use is to continue 
honoring veterans through separate burial 
grounds and memorials, while also meeting 
the community’s need for a public cemetery 
expansion. This use should be buffered from 
all other uses (visibly and audibly) to maintain 
its sacred character. Enhanced vehicular and 
pedestrian connectivity (through pathways and 
narrow roadways) is necessary. 

Current Zoning: RO Residential Office
Suggested Zoning: No change recommended 

This land use is defined by a mixture of green 
space, multi-scale parks, passive recreation, 
and active recreation. Included in this land 
use is the planned expansion of the Veterans 
Athletic Complex, a large expansion and 
enhancement of Eagle Scout Lake / Park, a 
trail system, an amphitheater, a community 
center, a natatorium, and a fieldhouse. This is 
a multipurpose, predominant use within the 
project area.

The purpose of this land use is to provide a 
community active and passive recreational 
center for Grand Island and the region. This 
land use will also provide amenities and views 
for surrounding uses, increasing the aesthetic 
appeal and property value for those uses. 

Current Zoning: LLR Large Lot Residential
Suggested Zoning: No change recommended

Image Credit: ESA, Space in Images

Image Credit: Clark Nexsen

Image Credit: Heliviz

Image Credit: Sonata Crew

Image Credit: New Hampshire State Veterans Cemetery

Image Credit: Visit Nebraska

Image Credit: The City of Grand Island, Nebraska

Image Credit: The City of Gilbert, Arizona
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Proposed Land Uses by Acreage (Excluding Right-of-Way, Water Bodies, and Easements)

Acres Percentage of Total

NOTE: This plan does not 
recommend any changes 
to the United Veterans Club 
property.

*

Proposed Land Use by Percentage of Total Area

Land Use Category

26.6%

*

Parks and Recreation

Cemetery (Public)

Business Park

Mixed Use (Office / Dining)

Veterans Home property

Innovation Campus

Technology / Flex

Neighborhood Commercial

Single Family Existing Residential

United Veterans Club (no proposed changes)

114

72

50

43

43

38

28

20

11

10

429

26.6%

16.8%

11.7%

10.0%

10.0%

8.9%

6.5%

4.7%

2.5%

2.3%

100%

Parks and Recreation

Cemetery (Public)

Business Park

Mixed Use (Office / Dining)

Veterans Home property

Innovation Campus

Technology / Flex

Neighborhood Commercial

Single Family Existing 
Residential

United Veterans Club

16.8%

11.7%

10.0%

10.0%8.9%

6.5%

4.7%

2.5%

2.3%

Grand Island Council Session - 3/13/2018 Page 42 / 124



38

Connectivity
Transportation and land use are interconnected, 
and therefore, must be planned in accordance 
with each other to ensure a connected and 
vibrant variety of uses within the project area. 
Each mode of transportation, including bikes, 
pedestrians, public transit, and vehicles, must 
be carefully considered and planned for as 
development occurs. 

This is especially relevant as the project area 
is (partly) envisioned as a regional recreational 
destination, which must be accessible and 
safe for all users. On the other side, the project 
area will become a mixed use commercial and 
educational area. Business is often attracted to 
areas with a strong pedestrian focus and that 
are clearly accessible, as such an environment 
is all the more enticing to an employee. 

The Connectivity Framework specifically 
considers the needs of pedestrians, bicyclists, 
and vehicles and recommends multiple 
improvements to better design for a walkable, 
bike-able, mixed use area. As the public 
transportation system further develops in Grand 
Island, public transit stops should be integrated 
into the project area, as well, where demand 
exists. 

For a description and precedent imagery 
of the items highlighted in the Connectivity 
Framework, review the Master Plan Details.

Connectivity Framework

Local Heroes Trail System
Pedestrian Bridge
Roadway
Roundabout

Access Drive
Sidewalk

Pedestrian Overpass
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Electrical Utility Service
The project area is large and will likely require 
an additional 13.8 kV full capacity distribution 
line splitting the project area with 200 amp 
branch lines splitting off. Future electrical lines 
should be run underground in the proposed 
street right-of-ways to serve the development. 
Proposed roadways should have street lights 
that follow Grand Island’s standard cross 
sections. 

Utilities and Infrastructure
Utility improvements, while costly, can 
dramatically alter the functionality and physical 
characteristics of an area. Such improvements, 
with the appropriate capacity to serve the 
desired development, will be necessary within 
the project area through implementation. 
The following sections detail these necessary 
improvements.

Water Distribution System
The existing water system is sufficient to serve 
any development that may occur throughout 
the project area. Additional crossings at the 
railroad tracks will not be necessary. As the 
project area develops, water main loops should 
be constructed along the road right-of-way. 
Water main sizes should be 10 inches to 12 
inches in diameter, and fire hydrant spacing 
should be approximately 500 feet.

Sanitary Sewer System
Extending the 18-inch sanitary sewer trunk line 
along Broadwell Avenue under the railroad 
tracks will need to be the first priority for 
extension of the sanitary sewer system. Once 
under the railroad, this trunk line should be 
routed west through the development within 
the street right-of-way. Pipe sizes can be 
decreased as the sewer extends from the east 
side of the development to the northwest.  
Trunk line sizes are estimated to be between 
8 inches and 12 inches in diameter. South of 
the railroad, the existing 12-inch sanitary sewer 
service stubs along Capital Avenue can be 
utilized to serve this area.

Storm Sewer System
Existing storm sewer systems surrounding the 
project area are operating at or near capacity.  
To offset the increased demand for storm sewer 
associated with future development, additional 
storm water storage needs to be planned.   
Expanding Eagle Scout Lake accomplishes 
this need for the portion of the development 
north of the railroad. This lake expansion will 
not only provide some of the needed storm 
water storage, but will also serve as additional 
recreational facilities within the development.  
Additional storm water storage is also planned 
south of the railroad near Webb Road. This 
detention will help slow the storm water runoff 
from the cemetery portion of the development.

The City of Grand Island owns a tract of land 
north of Highway 281. This parcel of land is 
perfectly located to be developed in to a large 
detention cell similar to Eagle Scout Lake that 
can help manage stormwater from Moore’s 
Creek drain way. Not only will the project 
area benefit from additional detention, but 
excavations from the proposed cell may also be 
used for fill throughout the project area.

It is anticipated that the developed area will 
be served by reinforced concrete storm sewer 
pipe ranging in size from 15 inches to 36 inches 
in diameter. These storm sewer pipes along 
with curb and area inlets should be constructed 
within the street right-of-way and should outlet 
into the proposed storage/detention areas. 
An additional storm sewer crossing under the 
railroad may be necessary toward the center of 
the project area to connect the South Subarea 
to the expanded Eagle Scout Lake.
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A boathouse with nearby fine dining restaurants will activate the northeastern corner of the 
project area and serve as a welcoming, quality gateway into Grand Island. The boathouse 
should be oriented toward the expanded Eagle Scout Lake and integrate multiple public 
gathering spaces along the water and trail system. Canoes, paddleboats, and kayaks should 
be available for rent by the public at the boathouse. As such, the boathouse site should include 
docks for easy public access to the water. 

Image Credit: The Knot

A     Boathouse / Restaurants

New and/or expanded parking should be strategically located and designed. Parking lots 
should not be open seas of asphalt; rather, curbed landscaped islands should be installed at 
the ends of each row of brightly painted parking stalls. Curb cuts should be installed in the 
islands, to allow for stormwater conveyance and improved water quality through vegetation 
filtering. Parking lots should be screened from public view along all roadways through the 
use of landscaping, berms, hedge plantings, and shrubs. Clearly marked or parking island 
pedestrian pathways should be provided within large parking lots for safety.

Image Credit: The Fair Hope Times

B     New / Expanded Parking

The existing baseball / softball fields within the Veterans Athletic Complex should be properly 
maintained and updated when necessary in order to remain a regional destination. The fields 
are currently being connected with a pedestrian walkway on the west to the new youth ball 
fields, in line with the Veterans Sport Complex Master Plan. Site furnishings, including lighting, 
should be consistent throughout the entire Veterans Athletic Complex. Long range tournament 
complex upgrades include the addition of warning tracks in the playing field area and 
enhancing the sidewalk entry from the south parking lot.

Image Credit: The City of Grand Island, Nebraska

C     Existing Baseball / Softball Fields

A splash park, currently under construction, will be located centrally within the Veterans 
Athletic Complex. Splash parks are recreational areas designed for interactive water play and 
do not have open basins of standing water. The splash park will be integrated with a variety of 
colorful in-ground and aboveground features, including sprays, squirts, mists, dumps, shoots, 
and water “sheets.” The splash park will provide a family friendly activity, specifically for 
younger children during sporting events. 

Image Credit: JTV

D     Splash Park (in progress)
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Six new youth softball / baseball fields are currently under construction as part of the Veterans 
Athletic Complex phase two expansion effort. These ball fields should be properly maintained 
in order for the Complex to remain and grow as a regional destination. The fields should be 
connected into the proposed trail system, to ensure all destinations are connected within the 
project area. The new fields should be developed in line with the Veterans Sport Complex 
Master Plan, with a keen focus on landscaping enhancements and shade structures. Site 
furnishings, including lighting, should be consistent throughout the entire Complex.

Image Credit: Sports Planning Guide

E     Youth Ballfields (in progress)

Six new soccer fields and four new futsal fields will be constructed directly south of the 
existing baseball / softball fields. The new soccer complex should be developed in line with the 
Veterans Athletic Complex Master Plan, and allow adequate space for regional tournaments. 
The proposed trail system should wrap around the soccer fields, allowing for pedestrian access 
from all sides. This expanded design would be a regional tournament style upgrade to the 
existing soccer complex already in use in this location.

Image Credit: Visit KC

F     Expanded Soccer Complex

A new community fieldhouse with flexible multipurpose sports courts should be constructed 
within the Veterans Athletic Complex to provide space for indoor recreational activities, such 
as basketball, volleyball, soccer, or rock climbing, that can take place throughout the year. 
The fieldhouse should be large enough to host regional-level sports tournaments to enhance 
the Veterans Athletic Complex as a destination. The fieldhouse should be well integrated 
into the site, through convenient vehicular and pedestrian access, and the building should 
architecturally complement the community center.

Image Credit: Archinect

G     Fieldhouse

Four neighborhood commercial areas are proposed. Examples of appropriate formats include 
fast casual dining options, professional office space, or small-scale retailers or service 
providers (i.e., pharmacies, banks, convenience stores, etc.) within small commercial centers 
or standalone buildings. Buildings should be constructed with quality materials and oriented 
toward the roadway and have welcoming and defined entrances, articulated facades and 
roofs, highly transparent stores fronts, and landscaping (at the base of buildings and within the 
parking lots). Parking should be located to the side or rear of the building(s) when possible.

Image Credit: Ziegler Cooper Architects

H     Neighborhood Commercial Land Use
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Image Credit: St. John Properties

I      Technology / Flex Land Use

A pedestrian overpass connecting the North and South Subarea should be constructed to 
link the innovation campus to the larger commercial uses in the North Subarea. The overpass 
will mitigate connection concerns caused by Old Highway 2 and the railroad. The pedestrian 
overpass should be ADA accessible and visually appealing. The overpass design should 
encompass the desired quality and character of the project area. The overpass will practically 
and safely link the neighborhoods south of Capital Avenue to the proposed active recreation 
community center by way of the proposed trail system. 

Image Credit: Google Earth Pro

J     Pedestrian Overpass

A high quality, amenity-rich corporate business park should be located within the western 
section of the North Subarea to take advantage of the access to main roadways and the 
highway and interstate system. This land use is similar to Technology / Flex in that it can 
accommodate large and small employers, but differs in the fact that the buildings should be 
primarily multi-story (less than four). Large-scale industrial or residential uses are inappropriate; 
this land use should serve commercial (mainly office) purposes. Buildings should be 
architecturally complementary and oriented toward the water, with access to the trail system.

Image Credit: Oxford Business Park

K     Business Park Land Use

No changes to the current residences are proposed in this master plan. Though, to maintain 
compatibility, the residences should be buffered through landscape and architectural screening 
as the business park parcels to the east develop. The homes should be maintained property, 
as they act as a transition from rural to urban uses and as an entrance to Grand Island. If 
the existing residences were to experience disinvestment, development of higher density 
residential for employees within the project area or an expansion of the business park to the 
east would be appropriate in this area. 

Image Credit: Google Earth Pro

L     Existing Single Family Residential Land Use

Technology / flex land uses should be located along the southern border of the North Subarea. 
Appropriate building sizes and formats include one to three story buildings, oriented as a 
small-scale campus or business park, utilizing shared parking and access drives. With this 
set-up, this land use can accommodate large or small employers. A wide variety of uses are 
permitted, including medical, research, or technology. High intensity industrial uses are not 
suggested due to the use’s proximity to residential and recreational uses. Building and site 
design (materials, parking, lighting, and connectivity to surrounding uses) must be considered.
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Mixed (office / dining) uses should be located in the central area of the North Subarea, oriented 
toward and around the lake. This use should take advantage of the proximity to the lake by 
providing multiple pedestrian water access points, multiple outdoor public gathering areas 
with views of the water, and highly transparent buildings. The mixed use buildings of varying 
scales (dining on the first floor and office on upper floors), walkable environment, and adjacent 
recreational opportunities will heighten quality of life, activate the project area day and night, 
and provide high quality professional office space and dining variety to Grand Island. 

Image Credit: Gresham Smith

M     Mixed Use (Office / Dining) Land Use

A new amphitheater should be terraced into the hillside from the roadway to Eagle Scout 
Lake. The terraces should have built-in bench style seating, accessible paths and stairways, 
and a raised platform. The amphitheater should be oriented toward Eagle Scout Lake, 
providing a natural, appealing backdrop for events. The amphitheater should be surrounded 
by environmentally-sensitive landscaping to provide greenery and color throughout the year 
and be near to the mixed use (office / dining) area that could include restaurants with patios 
overlooking the lake, small-scale retailers, and hotel accommodations (if demand arises). 

Image Credit: BDC Network

N     Amphitheater / Entertainment Area

A community center should be constructed in the central area of the North Subarea. The 
community center building and site should be architecturally appealing through facade and 
roof articulation, high transparency, proper lighting, and environmentally-sensitive landscaping. 
The community center should provide a variety of uses, such as exercise facilities, community 
multi-use rooms, office and programming space, restrooms, a community kitchen, and an 
outdoor event space. The community center should be “home base” for the larger recreational 
area, with staff providing information on recreational opportunities, rentals, and events.

Image Credit: Social Work Degree Center

O     Community Center

Image Credit: Old Town Canoe

P     Active Open Water Recreation / Lake Expansion

Eagle Scout Lake should be expanded to two large open water areas connected by a narrower 
waterway and two smaller open water areas. Pedestrian bridges should be constructed over 
the narrow waterways to connect the trail system. Various water access points should be 
provided to allow users to load their kayaks, canoes, paddleboats, and more into the water. 
Primary access points should be located at the community center and boathouse. Narrow 
streams of water should flow from Eagle Scout Lake to the linear water park in the South 
Subarea and to Moore’s Creek on the northern boundary of the project area.
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A monument honoring veterans and their service should be constructed in the center of the 
innovation campus, within the middle of a “central commons” to ensure visibility from all 
angles. As such, the monument should be visually appealing from all sides, properly lit (lighting 
equipment hidden from public view), and structurally sound. Pedestrian walkways should lead 
to the monument. The monument should be surrounded by various plantings that provide 
greenery and color throughout the year. Site furnishings, including benches and trash and 
recycling receptacles should be provided to allow users time to relax and reflect.  

Image Credit: City of Green, Ohio

Q     Monument / Central Commons

An innovation campus should be located in the South Subarea, west of the historic Veterans 
Home campus. The innovation campus can fill multiple community needs. Therefore, it should 
provide smaller office suites (within a larger building), for start-ups, co-working, or community 
programming and education. An educational campus, with a focus on math, science, or 
information technology, would also be appropriate, and could be an expansion area for the 
potential educational campus to the east. This campus should be walkable and tie into the 
North Subarea by way of the pedestrian bridge.

Image Credit: Evolo

R     Innovation Campus Land Use

This master plan fully incorporates the Veterans Cemetery Master Plan. This cemetery 
should serve the needs of veterans, as well as community members. The Veterans Cemetery 
Master Plan acknowledges the growing need for community cemetery space, but ensures a 
buffer from the surrounding residential and campus uses through the use of dense tree lines 
and clear cemetery entry points. The proposed lake within the Veterans Cemetery should be 
connected to the proposed linear water park and as part of the overall site stormwater system.

Image Credit: Veterans Cemetery Master Plan

S     Veterans Cemetery Expansion

The historic Veterans Home campus buildings and general layout should be preserved 
and reused as a (1) community education and programming center or (2) a postsecondary 
educational campus. A community education and programming center could provide 
specialized skills/trade training for veterans and interested community members. A small annex 
campus of a larger university specializing in next generation professions would be a suitable 
use as well. The Career Pathways Institute trains students in a variety of trades and is an 
example of the type of educational facility that could be expanded on the historic campus.

T     Historic Veterans Home Campus
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No changes are proposed to the United Veterans Club building or site. This building 
functions as a community gathering space and should be properly maintained and buffered 
from incompatible uses. If will exists in the future, various building and site improvements could 
enhance the visual appeal and serve to modernize the building and site. These enhancements 
could include parking lot islands, landscaping along the right-of-way, base landscaping along 
the building, and an updated wall and monument sign, though such enhancements are not part 
of this master plan. 

Image Credit: Google Earth Pro

U     United Veterans Club

A linear water park should be created along the northern boundary of the South Subarea, and 
accessible from the expanded cemetery. The linear park should include a trail parallel to the 
small stream and be shaded by dense tree cover to allow for pleasant recreation and to block 
road noise from the adjacent Old Highway 2 and railroad. Benches and trash and recycling 
receptacles should be placed along the trail. The trail should connect back to the sidewalk 
system within the cemetery, as well as to the pedestrian bridge.

Image Credit: Proto Photo

V     Linear Water Park

A “Local Heroes Trail System” should be constructed to link points of interest, including the 
community center, fieldhouse, amphitheater, boathouse, sports fields, and the innovation 
campus (by way of the pedestrian overpass). The trail system should run alongside the 
expanded Eagle Scout Lake and feature various scales of monuments (shown as red dots) that 
recognize and educate on veterans’ service or Grand Island and/or regional heroes. The trail 
should be paved (with an environmentally-friendly and sustainable surface) and 10 feet wide to 
permit space for pedestrians and bicyclists.

Image Credit: Discover Spring Texas

W     Local Heroes Trail System

Water features should be included in the proposed Eagle Scout Lake expansion with the goal 
of water movement (for the health of the lake) and visual appeal. The water features should 
vary in scale and design (i.e., different numbers and heights of water columns), but should be 
of such a height that is easily visible, specifically from the boathouse / restaurant, amphitheater, 
and mixed use (office / dining) buildings. It is important that the water features not be exposed 
to high winds. In general, the height and “throw” radius of the jets should not be higher than 
the distance between the nozzle and the nearest edge of the lake.

Image Credit: KC Fountains

X     Water Feature
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Three major site entry points are proposed in the North Subarea, and one in the South 
Subarea. These entries should be accented with large decorative monument signs, constructed 
of masonry and surrounded by colorful plantings. The entry drives should be separated by a 
landscaped median, complete with trees, attractive groundcover, and shrubs that provide for 
color throughout the year. 

Y     Site Entry Monument / Drive

A “lake boulevard” should be constructed as the new primary roadway through the North 
Subarea. The boulevard should begin at the west entry monument, head east, and then gently 
curve to the north Airport Road entry monument. The roadway should be wide enough to 
incorporate a landscaped median along its entire length, include bike lanes and street trees, 
and have a speed limit of no greater than 30 miles per hour to ensure the safety of pedestrians 
and bicyclists. The roadway should take advantage of adjacent water, providing overlooking 
views of the water features. Two roundabouts should be incorporated into this roadway, as well.

Image Credit: Sharper Homes

Z     Lake Boulevard

A lake overlook should be incorporated into the Local Heroes Trail System north of the existing 
ball fields and integrated with a new expanded parking lot. The overlook should include a 
raised deck with safety railing directly off of the trail system. The overlook should be furnished 
with picnic tables, benches, small covered pavilions, and/or trash and recycling receptacles 
to allow for gatherings, such as a parties. The overlook should tie into the planned veterans’ 
monument. 

Image Credit: Positively Potts Town

AA    Lake Overlook

A natatorium should be built to provide space for various indoor swimming activities, including 
competitions in different sports (swimming, diving, water polo, etc.) of different levels and 
recreational and therapeutic swimming. The natatorium should be designed to meet the needs 
of the determined user base, though a competition regulation pool should be constructed to 
continue to grow the project area as a regional recreational destination. The natatorium should 
feature convenient vehicular and pedestrian access by constructing a new parking lot and the 
building should architecturally complement the community center and fieldhouse.

Image Credit: Breslin Architects

BB    Natatorium
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5.0
Implementation

Day-to-Day Use
The Veteran’s Legacy Project Master Plan should be used on a day-to-day basis, as the official policy guide for land use, development, reuse, 
and reinvestment in the project area. The plan should be regularly consulted by elected officials and City staff members to review and evaluate 
proposals for improvement and development within the project area. Further, Grand Island’s various service providers, community organizations, 
and institutions should utilize the plan to guide facilities, infrastructure, and programming as it is related to the project area.

Cooperation and Collaboration
Complete implementation of the plan will require a high level of trust, cooperation, and focused attention between the private sector, 
community members, stakeholders, elected officials, and City staff members—all whom must advance the plan together. Though, the City 
should be the leader in promoting this cooperation and collaboration to implement the plan. The City should actively work with and encourage 
developers and the business community to undertake improvements set forth in the plan. 

Communication and Education
The planning process for the Veteran’s Legacy Project Master Plan has facilitated a considerable amount of public and stakeholder outreach 
through in-person events and a website, keeping community members involved and informed of the plan’s development. Building on these 
efforts and to ensure that community members understand the plan’s recommendations and the future vision for the project area, the plan 
should be made available online for free. Hard copies of the plan should be available at City Hall and the Grand Island Public Library. If 
questions arise, contact information should be available alongside the online and paper versions of the plan. Additionally, major milestones 
should be covered in the media.

Equally important is the education of newly elected officials. A full review and explanation of the plan and its current stage of implementation 
should be provided to each newly elected official.

Regular Review and Update
The plan is a foundational document, as it contains recommendations that were made at the time of its creation based upon existing conditions, 
market analysis, and stakeholder and public input. This planning process set a clear direction for the future of the project area. Though, it 
is important to acknowledge that the plan cannot anticipate all of the unforeseen changes that could occur in the City’s finances; the local, 
regional, and national economy; construction practices, or even social changes. The plan must be nimble and able to react to these changes; 
the plan must be a “living document.” A living document can and should be continually reviewed, edited, and updated to meet the changing 
needs of the City. The plan provides overall direction and goals, but its relevance must be verified continually. 

Although a proposal to update the plan can be brought forth at any time, the City should regularly undertake a systematic review of the plan 
every two to three years. This review should align with the preparation of the annual City budget and the Capital Improvement Plan. That way, 
recommendations in the plan can be incorporated as an upcoming commitment for the next fiscal year.

Grand Island has the opportunity to create a 
quality, amenity-rich, mixed use center and a 
recreational hub that serves as a welcoming 
gateway into the community. To take full 
advantage of the land conveyance by the State, 
Grand Island must personally invest and guide 
private investment in the project area through 
policies and projects that support the defined 
vision for the project area. Implementation 
of the Veteran’s Legacy Project Master Plan 
will occur incrementally, as various projects 
are undertaken individually. The following 
implementation plan outlines these policies and 
projects that must work in concert to achieve 
the set forth vision. 

A implementation plan provides 
recommendations to help City staff members, 
stakeholders, and elected officials make 
long- and short-term decisions to complete the 
master plan. The implementation plan provides 
insights on decision making, funding, marketing 
and communications, budget estimates, 
phasing, and priority projects. With these 
insights, the implementation plan can be used 
as daily reference tool to evaluate projects to 
be constructed, their costs, their timing, their 
importance, and the evaluation of new projects 
not contemplated or included in the master 
planning process.

The four following overarching elements should 
be kept in mind when implementing the plan: 
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• Time Frame: A general time frame is 
provided for each implementation task. 
Generally, low-cost strategies with simple 
implementation steps are planned for the 
immediate future.

• Immediately - (Start within 1 year)
Low cost, ease of implementation, 
directly advances other 
strategies, or addresses critical 
issues

• Short-Term - (1-5 years) Fairly 
significant costs, but with 
planning can be implemented 
within this time frame

Next Steps
Section 5.0 Implementation outlines dictates a 
clear strategy for moving the plan forward into 
reality. This section includes three general next 
steps, which should be started immediately 
to achieve visible gains and create a strong 
atmosphere capable of development as 
opportunities arise. The steps are as follows:

1. Align City Policies and Regulations

2. Prepare Additional Planning, Design, and 
Engineering Documents

3. Complete Priority Projects 

A time frame, responsible entity, and cost 
impact are provided for each implementation 
task. These items are explained as follows:

• Responsible Entities: Responsible 
entities are assigned to each of the 
implementation tasks. The identified 
organization, entity, or department is 
either currently involved with similar 
projects or possesses the capability and/
or authority to implement such strategies. 
The City, specifically the Regional 
Planning Department and City Council, 
will likely be involved in a majority of the 
implementation tasks. Outside expertise, 
such as consultancies skilled in planning, 
engineering, and design will also be 
necessary.

• Ease of Implementation: The ease of 
implementation is indicated y a grade 
scale from “A” to “C.” This category is 
a collective indicator of the anticipated 
level of effort by City staff members, 
property owners, partnering agencies, 
cost and budget considerations, and 
general stakeholder desire. 

• A - Tasks that require policy 
changes or partnerships 
with limited outside funding 
requirements and can largely be 
done in-house

• B - Tasks that require relatively 
affordable consulting services, 
infrastructure improvements, and/
or multi-agency coordination

• C - Tasks that require high 
levels of planning, engineering, 
or design and infrastructure 
expansion with significant 
investment
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Once the Veteran’s Legacy Project Master Plan 
is adopted, the City should conduct a full review 
of the City’s current development controls, 
including zoning, subdivision regulations, and 
other related codes and ordinances. It is critical 
that all development controls are consistent 
with and complement the Veteran’s Legacy 
Project Master Plan. Following the review, the 
City should amend affected ordinances and 
plans so that they align with the vision and 
recommendations of this plan and to ensure the 
City’s existing development regulations do not 
restrict desired uses and improvements within 
the project area. The update process should 
include a review of the following documents, 
but is not limited to:

• Grand Island Comprehensive 
Development Plan (2004)

• Figure 13B Future Land Use Northwest 
Quadrant, located in Grand Island 
Comprehensive Development Plan (2004)

• Chapter 36 Zoning Regulations, located 
in Grand Island City Code

• Generalized Zoning Map
• Capital Improvement Plan (2017-2022)

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Regional Planning Commission, City Council
Ease of Implementation: A

Align City Policies and Regulation 
The following summarized administrative and 
regulatory actions should be completed by the 
City within the proposed time frames with full 
assistance of the identified responsible entities. 
In general, these changes can be completed 
in a short time frame and rely on little funding 
allocation. 

The Veteran’s Legacy Project Master Plan 
should be adopted by the Grand Island City 
Council as the City’s official policy guide 
for land use, development, and capital 
improvements within the project area. It is 
essential that the plan be used by City staff 
members when reviewing and evaluating all 
proposals for improvement within the project 
area. This document should be adopted as a 
subarea plan.

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Regional Planning Commission, City Council
Ease of Implementation: A

Prepare Additional Planning, Design, 
and Engineering Documents
The following plans, studies, and guidelines 
should be developed to further the 
recommendations of the plan. Many of the 
plan, studies, and guidelines will reference the 
Veteran’s Legacy Project Master Plan, and as 
such, should be implemented in concert.

A design standards document should be 
prepared for the entire project area to 
ensure the site is developed with quality and 
connectivity in mind. Design standards should 
be enforced through the creation of an overlay 
district, adopted as part of the official zoning 
code. The standards should detail requirements 
for architectural and site design, improvements 
within the public right-of-way, signage 
(wayfinding and site signage), and connectivity. 
Clear and highly illustrative standards will 
become increasingly critical as multiple 
developers and businesses inhabit the site. The 
design standards document should be used 
throughout the development review process.

The design standards document should be 
completed and adopted prior to the design of 
any new buildings, sites, or signs within the 
project area, as both the City-led improvements 
and private development should meet the same 
standards to ensure a unified character.

Time Frame: Short-Term
Responsible Entities: Regional Planning Department, 
Consultant, Public Works Department, Regional Planning 
Commission, City Council, Parks and Recreation 
Department
Ease of Implementation: B

The project area has the ability to support 
a wide mixture of uses and will become 
increasingly attractive as the recreational 
amenities are added. Therefore, these planned 
uses should be encouraged and incentivized to 
locate within the project area. 

In order to take tactical steps toward attracting 
these businesses and necessary investors and 
developers, a strategic business recruitment 
plan should be developed. This plan will guide 
the City or a designated leadership body/
director through promotional efforts. 

The plan should detail methods to 
strengthen connections with the business 
and development community, while also 
bolstering the project area’s image and 
appeal through the addition of recreational 
amenities, necessary infrastructure, and 
financial incentives. The plan should highlight 
the available land, planned amenities, the 
overall master plan concept, community buy-in, 
City support, and available work force and 
financial incentives in order to attract both local 
and out-of-market businesses, investors, and 
developers. 

The plan’s goal should be to create an 
environment that attracts high value, 
quality new business, fosters innovation 
and entrepreneurship, and encourages job 
growth by emphasizing the project area’s and 
Grand Island’s strengths, commitment, and 
preparedness. The plan should also outline 
various recruitment tools, including a website 
that could include a mapping system that 
details available development sites, featured 
properties, navigable site analysis maps, and 
incentive areas. 

Adopt the Master Plan

Amend Relevant Ordinances and Plans Prepare a Strategic Business Recruitment 
Plan

Develop Design Standards
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Physical improvements should also be included 
in the campaign. These improvements will 
likely include uniform wayfinding, modern entry 
monuments, and more. These improvements 
must be bold, visible, and send a clear message 
of investment and vibrancy. Both these physical 
improvements and the nonphysical should be 
showcased through the use and maintenance 
of a project area website, social media 
platforms, and print material distributed through 
multiple communication lines. As previously 
mentioned, these materials must conform to 
the defined branding standards.

Finally, new development within the project 
area will likely be a hard sell to an uneducated 
public. As part of the promotional campaign, 
City staff members should create a targeted 
public education plan and welcome one-on-one 
discussions with community members. When 
the community understands the long-term 
benefits of added employment and recreational 
opportunities and a heightened tax base, they 
themselves will become champions of this plan. 

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Marketing Consultant, Public Works Department, 
Regional Planning Commission, City Council, Parks and 
Recreation Department
Ease of Implementation: B

It is important that the plan target multiple 
industries by developing a comprehensive, 
flexible, and creative tool set. Examples of 
these tools development review fast-tracking 
or business counseling. Regulatory, physical, 
financial, and market-based incentives and 
resources should be paired to create cohesive, 
enticing strategies. 

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
City Administration, Finance Department, Regional 
Planning Commission, City Council, Parks and Recreation 
Department
Ease of Implementation: B

To supplement this the strategic business 
recruitment plan, a promotional campaign 
should be undertaken. Strategic marketing 
and promotion is critical to the realization of 
the plan. As such, the promotional campaign 
should: (1) attract both local and regional 
visitors; (2) improve business and property 
owner confidence in the long-term future of 
the project area; and (3) act as a promotional 
tool for recruiting new business, investors, and 
developers. 

As part of the promotional campaign, a 
coordinated effort is needed to clearly address 
the project area’s image, brand, and marketing 
program. As the project area develops, this will 
become increasingly important, as outreach 
broadens to the region; the message must be 
controlled and united. Elements including the 
development’s name, logo, correspondence 
materials, newsletters, social media, and 
website should all be coordinated and 
designed as a family of materials utilizing the 
same formats, logo, colors, and message.

Utility and infrastructure improvements, 
while expensive, will dramatically alter the 
project area’s functionality and physical 
characteristics. Because the North 
Subarea is largely undeveloped, utility and 
infrastructure improvements are necessary 
to encourage development and investment. 
As such, a strategic utilities and infrastructure 
improvements plan should be created to 
guide the improvements and ensure they are 
adequate and appropriate. 

The plan should be based first on the 
recommendations within the Utilities and 
Infrastructure section of Section 4.0 Master 
Plan and second, on additional utilities and 
infrastructure analysis and design. The plan 
should prioritize such capital improvements 
within the project area; it should align with the 
proposed phasing plan. 

The detailed improvements should include 
designs and locations of water main loops, 
fire hydrants, sanitary sewer trunk lines, street 
lights, underground electrical lines, stormwater 
detention, and storm sewer pipes. In addition, 
the plan should clearly outline roadway and 
sidewalk and trail designs to ensure that 
the needs of pedestrians, bicyclists, and 
automobiles are safely met.

Time Frame: Immediately
Responsible Entities: Utilities Department, Public Works 
Department, Fire Department, Regional Planning 
Department, Consultant, Emergency Management 
Department, Regional Planning Commission, City 
Council, Parks and Recreation Department
Ease of Implementation: B

The proposed expansion of Eagle Scout 
Lake is a critical piece to the project’s area’s 
development and character. To ensure the 
complete viability of the lake expansion, the 
City should conduct a lake expansion feasibility 
study to determine the technical specifications 
of the lake’s expansion and the required 
consulting services, engineering, construction, 
maintenance, and associated financial 
resources to make it a reality. The study should 
also detail the operations and management 
of the lake to gain a better understanding of 
the staff time and yearly resource allocations 
necessary to maintain the lake’s health.

A cost/benefit analysis should be a part of 
the feasibility study, though it is important to 
note that while the lake expansion will provide 
the necessary fill to remove the developable 
parcels out of the regulatory floodplain, the 
ultimate purpose of the lake expansion is to 
create a recreational hub for the region and 
to increase users’ quality of life, which can be 
difficult to quantify.

Time Frame: Immediately
Responsible Entities: Public Works Department, Regional 
Planning Department, Consultant, Regional Planning 
Commission, City Council, Parks and Recreation 
Department
Ease of Implementation: B

Prepare a Utilities and Infrastructure 
Improvements Plan

Conduct a Lake Expansion Feasibility Study

Prepare a Promotional Campaign
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Complete Priority Projects
The following projects are recommended as 
priority projects for two reasons: they are either 
manageable and/or highly visible. Through 
coordination with various agencies, community 
groups, and the private development 
community, each project has great potential to 
excite community members and spur private 
investment.

It is important to note that the following 
projects have been designated as a priority 
due to their high visibility, the entities involved, 
or their ability to excite the community and 
build momentum, not because of their cost. 
Following the lake expansion, the priority 
projects are in no particular order.

The expansion of Eagle Scout Lake is perhaps 
the most transformative recommendation of 
this master plan. Throughout the engagement 
process, the importance of recreational 
opportunities was repeatedly mentioned. The 
lake expansion and associated trail system 
provides active and passive recreational 
opportunities not currently conveniently 
available to Grand Island residents, such as 
kayaking and canoeing. 

It is important to note that the lake expansion 
will also provide fill to elevate the proposed 
development sites up out of the regulatory 
floodplain. Similarly, the lake expansion also 
will act as the initial stormwater management 
for the project area.

As a priority project, the lake should be 
expanded in full at one time, as shown in the 
phasing plan. As part of this expansion, the 
two proposed pedestrian bridges should be 

constructed, as well as the part of the Local 
Heroes Trail System directly surrounding the 
proposed lake expansion. The remainder of the 
Local Heroes Trail System should be completed 
as funding permits. 

Note that with a phased approach to the lake’s 
expansion, its impact as an attractive business 
recruitment opportunity and recreational 
amenity will be limited. 

Time Frame: Short-Term
Responsible Entities: Regional Planning Department, 
Utilities Department, Public Works Department, Fire 
Department, Consultant, Emergency Management 
Department, Parks and Recreation Department, Regional 
Planning Commission, City Council
Ease of Implementation: C

The boathouse will activate the northeastern 
corner of the project area and play an important 
welcoming role to the project area, and Grand 
Island as a whole. For this reason, it is critical 
that the boathouse’s building, site, and signage 
design set the level of expected quality within 
the project area, including elements such as 
varied and preferred exterior building materials 
(i.e., masonry), interesting fenestration 
patterns and proportions, high transparency, 
complementary site furnishings, landscaped 
parking lot medians, defined pedestrian 
walkways, and more.

The boathouse should be constructed during 
the expansion of Eagle Scout Lake, and 
should take advantage of the water views by 
incorporating floor to ceiling windows in the 
building design when possible. In addition, a 
community deck should be constructed along 
the backside of the boathouse so that patrons 
can sit and enjoy the water views outdoors.

Prepare an Annexation Plan

City Limits

annexation and a legal description of the 
proposed annexation land should also be 
included in the annexation plan. Furthermore, 
the plan should state (1) the estimated cost 
impact of providing the City services; (2) the 
method of finance and maintenance of the 
services; (3) the timetable for the extension of 
services; and (4) a scaled map delineating all 
boundaries in question and proposed and the 
proposed land uses.

The annexation plan should fully reference this 
master plan.

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Utilities Department, Regional Planning Commission, 
City Council
Ease of Implementation: A

Municipalities of the first class are allowed to 
annex any contiguous or adjacent lands, lots, 
tracts, streets, or highways that are urban or 
suburban in character per section 16-117 of the 
Nebraska State Statute. The current City limits 
are shown in the graphic below; the majority of 
the project area falls within the City of Grand 
Island already, while most of the western 
portion of the North Subarea does not.

The annexation plan should detail the 
resolution that states the City’s intent to annex 
and plan for the extension of City services 
to the land. The time, date, and location of 
the public hearing regarding the proposed 

1     Lake Expansion
2    Boathouse
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be converted into 10 volleyball courts, should 
be included. The inclusion of a rock climbing 
wall, batting cages, an elevated running/
walking track, and the ability to transform the 
courts into a turf area for soccer should also be 
considered.

Facilities such as restrooms, concessions, and 
administration offices should be provided within 
the fieldhouse.

To complement the fieldhouse, a natatorium, 
shown at 19,000 square feet, should be 
constructed directly north of the new 
community center to provide space for 
indoor swimming. It is recommended to 
construct a 25-meter pool with a diving well to 
accommodate most levels of swimming meets. 
Facilities such as concessions, restrooms, 
and locker rooms should be provided within 
the natatorium. The natatorium should be 
constructed by use of creative financing 
partnerships. 

Both the fieldhouse and natatorium should 
be well integrated into the project area, with 
convenient vehicular and pedestrian access 
points, and the buildings should architecturally 
complement the community center and each 
other.

The wide variety of indoor sporting options 
provided within the project area will serve to 
activate the area all year round and act as a 
destination for regional patrons.

Time Frame: Short-Term
Responsible Entities: Building Department, Parks and 
Recreation Department, Regional Planning Department, 
Utilities Department, Public Works Department, Fire 
Department, Consultant, Emergency Management 
Department, Finance Department, Regional Planning 
Commission, City Council
Ease of Implementation: C

The boathouse should also include a kayak, 
canoe, and paddleboat rental area and 
water loading docks for recreational users. 
The boathouse should function as one of 
the primary water entry areas, alongside the 
community center. 

To complement the boathouse, a community 
plaza with associated restaurant pads should 
be constructed between the boathouse and 
the new parking lot. This plaza should be made 
of stamped concrete or pavers and accented 
with landscape beds and site furnishings. 
The architecture of the restaurants should 
complement that of the boathouse. 

A key consideration for this project will be the 
boathouse’s maintenance and operations plan. 

Time Frame: Short-Term
Responsible Entities: Building Department, Parks and 
Recreation Department, Regional Planning Department, 
Utilities Department, Public Works Department, Fire 
Department, Consultant, Emergency Management 
Department, Regional Planning Commission, City Council
Ease of Implementation: C

The City should work to identify a private 
developer for the proposed fieldhouse in order 
to provide indoor, year-round recreational 
space for community members and the region. 
The availability of indoor, tournament space 
will expand the recreational geographic draw 
for Grand Island. The fieldhouse should be 
privately developed, operated, and maintained. 

The multi-purpose fieldhouse, shown at 
100,000 square feet, should function as one 
part of the expanded Veterans Athletic Complex 
and be designed to handle both youth and 
adult casual and tournament-level events. At 
least eight indoor basketball courts, which can 

As a priority, a signage and monumentation 
pattern book should be developed in order to 
not miss opportunities to unify the project area 
through complementary, high quality signage. A 
guide should be developed that directs the size 
and aesthetic of all signage types. 

The preferred materials, dimensions, text font 
and size, lighting, base and buffer landscaping 
styles should each be detailed textually and 
graphically for each signage type. Signage 
types will include, but should not be limited 
to primary entry points, primary intersection 
signage, multiple sizes of monument signs, wall 
signs, and wayfinding signage. 
 
The pattern book will not be regulatory in 
nature, though it will serve as a marketing tool 
for the project area, assuring the development 
community that a plan is in place and 
development  and standards are high. The 
pattern book concepts and direction should be 
fully integrated into the signage section within 
the Design Standards, previously described.

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Public Works Department, Consultant, Regional Planning 
Commission, City Council
Ease of Implementation: B

The Neighborhood Commercial “H” pad 
site should be prioritized and readied for 
development due to its manageable size and 
location. Given the planned and currently 
expanding recreational uses in close proximity, 
this pad site should be developed as support 
commercial, likely as a fast casual dining option 
or a small-scale retailer or service provider 
(i.e., pharmacy, bank, convenience store, or 
gas station). Uses such as these will begin to 
activate the project area, requiring little/first 
phases of infrastructure.

The City should construct the necessary 
infrastructure to access the pad site and 
prepare the site for development by placing fill, 
completing rough grading, and ensuring sewer 
and water hook-ups are in place.

To market the site, the City should promote 
the site via the City website, consider an 
incentive package, and develop inroads with 
the development community. As an incentive, 
a preliminary site plan concept could be 
developed.

The buildings should be constructed with 
quality materials, be oriented toward the 
roadway, and have welcoming and defined 
entrances, articulated facades and roofs, highly 
transparent stores fronts, and landscaping (at 
the base of buildings and within the parking 
lots). Parking should be located to the side or 
rear of the building(s) when possible.

Time Frame: Short-Term
Responsible Entities: Regional Planning Department, 
Public Works Department, Utilities Department, Finance 
Department, Consultant, Regional Planning Commission, 
City Council
Ease of Implementation: B

3    Fieldhouse and Natatorium

4    Pattern Book 5    “H” Pad Site Preparation and Marketing
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To begin educating the development 
community about the master plan and coming 
public improvements, the City should develop 
a complete marketing package. This package 
should align with the promotional campaign 
and strategic business recruitment plan, 
utilizing the same branding, logo, format, and 
message, though its target audience should be 
the development community. 

Therefore, the marketing package should focus 
on the master plan itself, available development 
sites, planned infrastructure improvements, 
potential available incentives, and the pattern 
book. The marketing package should be 
developed for the ultimate purpose of recruiting 
new business, investors, and developers. In 
essence, the marketing package should be an 
easily distributable packet that fully describes 
the master plan, its intent, time line, and ways 
to get involved and invested in the project.

The marketing package should be available 
online and in print, and distributed through 
multiple communication lines. The marketing 
package should be created as part of the 
strategic business recruitment plan. 

Time Frame: Immediately
Responsible Entities: Regional Planning Department, City 
Administration, Finance Department, Regional Planning 
Commission, Consultant, City Council, Parks and 
Recreation Department
Ease of Implementation: B

While the business park land use will likely not 
begin implementation until Phase 7, it is critical 
to begin widening and densifying the tree line 
between the future business park land uses 
and the existing residences along the eastern 
boundary of the project area within the first 
year to ensure adequate growth between the 
dissimilar uses.  

The existing tree line is not seamless; the 
agricultural land planned for business park 
land uses is visible from several of the existing 
residences. 

Multiple benefits arise from widening and 
densifying the tree line, including tree 
protection, preservation, and enhancement, as 
well as a strengthened shield to block potential 
light or noise. Trees themselves provide a 
wide variety of benefits to communities, such 
as cleaner air, increased oxygen levels, and 
decreased soil erosion.

It is important that the tree line visually and 
audibly block the business park development 
year-round. As a general rule, tree species 
chosen for screening purposes should reach a 
mature height of at least 20 feet.

Time Frame: Immediately
Responsible Entities: Regional Planning Department, 
Parks and Recreation Department, Public Works 
Department, Utilities Department, Regional Planning 
Commission, City Council
Ease of Implementation: A

As a relatively simple method to increase the 
project’s area attractiveness to developers, 
the City should work with the Federal Railroad 
Administration to establish a quiet zone for both 
at-grade railroad crossings within the project 
area (Broadwell Avenue and Webb Road). 

Under the Train Horn Rule, locomotive 
engineers must start to sound train horns 
at least 15 seconds in advance of all public 
grade crossings. While a necessary safety 
precaution, the horn can act as noise pollution, 
limiting the site’s attractiveness to developers. 
Without undertaking a massive infrastructure 
investment, such as that associated to the 
construction of an elevated crossing to 
eliminate this noise pollution, Grand Island 
should establish a new quiet zone. 

Regulations and instructions related to this 
endeavor are located on the Federal Railroad 
Administration’s website (https://www.fra.dot.
gov/eLib/Details/L03055). It is important to 
note that a new quiet zone must (1) be at least 
one-half mile in length along the railroad tracks 
and (2) have, at a minimum, flashing lights and 
gates in place at each public crossing. These 
crossings must also be equipped with constant 
warning time devices and power out indicators.

Time Frame: Short-Term
Responsible Entities: Regional Planning Department, 
Public Works Department, Utilities Department, Finance 
Department, Consultant, Regional Planning Commission, 
City Council
Ease of Implementation: A

8     Project Marketing Package6    Quiet Zone Establishment 7    Existing Residential Buffer    
Project Coordinator
Strategic Hire

As a final note, the City should 
consider employing a project 
coordinator for the Veteran’s 
Legacy Project Master Plan. 
The project coordinator’s 
primary responsibility would 
be to advance the plan’s 
recommendations. This person 
should have significant economic 
development and organizational 
leadership experience. The 
project coordinator would take 
direction from the Regional 
Planning Department, City 
Council, or City Administration 
and present updates, budgets, 
and ongoing projects related 
to the Veteran’s Legacy Project 
Master Plan at City Council 
meetings.

Without a project coordinator, 
ownership of the plan will be 
limited to current City staff 
member time and resources.

!
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Master Plan Phasing
The following phasing graphics demonstrate 
the order in which the project should be 
implemented. The phasing graphics should 
be reviewed in line with the probable cost 
information that follows this section in order 
to understand the financial considerations 
associated to each phase.

It is important to note that Eagle Scout Lake 
should be fully expanded in the first phase. The 
lake expansion project plays a critical role in 
the master plan, serving as both an amenity for 
surrounding development and as a regionally-
used recreational opportunity. Earthwork from 
the lake expansion also creates developable 
land, as described in the master plan.

In general, the phasing follows the construction 
of the new roadway, starting at the new 
proposed entry point to the North Subarea 
along Broadwell Avenue. Sites should be 
developed along both sides of the new 
roadway at it moves to the west, north, and 
back to the east.

Phase 1 Phase 2

Phase 3 Phase 4
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Phase 5 Phase 6

Phase 8 Phase 9

Phase 7

Phase 10
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Opinion of Probable Cost
Preliminary opinions of probable cost for the 
proposed and primarily public improvements 
are provided, broken down by each of the 10 
phases. 

Phase 1

Description

Existing Baseball Fields

Ballfields

Ballfield Parking

Splash Park

Lake Expansion

Local Heroes Trail System

Water Features

Existing

Under Contract

Under Contract

Under Contract

800,000

5,500

1

Quantity Unit Unit Price Total

Existing

Under Contract

Under Contract

Under Contract

CY

LF

LS

Existing

Under Contract

Under Contract

Under Contract

$8.00

$60.00

$250,000.00

-

-

-

-

$6,400,000.00

$330,000.00

$250,000.00

$6,980,000.00

Phase 2

Boathouse / Restaurants / Plaza and Utilities

Boathouse Parking

Sanitary up to Boathouse

Site Entry / Drive

Public Roadway and Utilities

Lake Overlook

Lake Overlook Parking

1

9,600

5,000

455

285

1

5,000

LS

SY

LF

LF

LF

LS

SY

$20,000,000.00

$70.00

$85.00

$450.00

$400.00

$100,000.00

$70.00

$20,000,000.00

$672,000.00

$425,000.00

$204,750.00

$114,000.00

$100,000.00

$350,000.00

$21,865,750.00

Phase 3

Public Roadway and Utilities 1,700 LF $400.00 $680,000.00

$680,000.00

Only construction costs are provided; 
the costs that follow do not include soft 
costs, including professional fees, testing, 
permits, or furnishings. All costs are in 2017 
dollars.
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Phase 4

Description

Expanded Soccer

Futsal Fields

Fieldhouse

Fieldhouse Parking

1

1

1

11,500

Quantity Unit Unit Price Total

LS

LS

LS

SY

$6,000,000.00

$250,000.00

$18,000,000.00

$60.00

$6,000,000.00

$250,000.00

$18,000,000.00

$690,000.00

$24,940,000.00

Phase 5

Community Center

Outdoor Swimming Pool

Natatorium

Community Center Parking / Drive

Community Center Utilities

1

1

1

14,000

1,000

LS

LS

LS

SY

LF

$12,000,000.00

$3,000,000.00

$14,000,000.00

$60.00

$100.00

$12,000,000.00

$3,000,000.00

$14,000,000.00

$840,000.00

$100,000.00

$29,840,000.00

Phase 6

Public Roadway and Utilities

Pedestrian Overpass

Linear Water Park

Public Roadway and Utilities

Monument / Central Commons

1,225

1

1,800

2,550

1

LF

LS

LF

LF

LS

$400.00

$4,000,000.00

$150.00

$400.00

$350,000.00

$490,000.00

$4,000,000.00

$270,000.00

$1,020,000.00

$350,000.00

$6,130,000.00
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Phase 7

Description

Public Roadway and Utilities 1,000

Quantity Unit Unit Price Total

LF $400.00 $400,000.00

$400,000.00

Phase 8

Site Entry / Drive

Site Entry / Roundabout

Public Roadway and Utilities

Secondary Lake Expansion

Water Features

600

1

850

77,000

1

LF

LS

LF

CY

LS

$400.00

$450,000.00

$400.00

$8.00

$80,000.00

$240,000.00

$450,000.00

$340,000.00

$616,000.00

$80,000.00

$1,726,000.00

Phase 9

Site Entry / Drive

Site Entry / Roundabout

Public Roadway and Utilities

Lake Boulevard

450

1

1,100

2,000

LF

LS

LF

LF

$400.00

$450,000.00

$400.00

$300.00

$180,000.00

$450,000.00

$440,000.00

$600,000.00

$1,670,000.00

Phase 10

Public Roadway and Utilities

Amphitheater

400

1

LF

LS

$400.00

$1,000,000.00

$160,000.00

$1,000,000.00

$1,160,000.00

GRAND TOTAL          $95,391,750.00
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Closing
Implementation is arguably the most important 
step in the planning process, though it should 
not be a debilitative one. It is critical to take 
steps weekly to maintain and build momentum 
surrounding the plan. Without action, the plan 
will sit on the shelf. Therefore, it is vital to 
remain engaged with the stakeholders that 
guided the development of this plan. With 
continued engagement and frequent action, 
regardless of the size, the project area will 
become a bustling, recreational hub that Grand 
Island will be proud of.

Role of the Private Sector
The role of the private sector in the project 
area’s eventual development is critical. 
The private sector must be invited into the 
development process and fully aware of the 
vision for the project area. The plan relies 
largely on the private sector to implement many 
of the land uses.

Therefore, the significant public investments 
that are planned for the project area must be 
widely advertised. Public infrastructure and 
projects can guide private investment. To this 
end, the City should develop communication 
inroads to the regional, and even national, 
development community and provide 
regular updates on planned, in-progress, 
and completed projects. Practically, the City 
should invite the development community to 
any related project meetings and advertise 
successes on the website. 

Additionally, the City should identify potential 
development incentives to incentivize private 
development within the project area, such as 
tax-increment financing and tax abatement. 
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Public Engagement Process 
and Findings

Appendix A
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rompted by the relocation of the Central Nebraska 
Veterans Home, the City of Grand Island, Nebraska has 
the opportunity to reimagine what the Central Nebraska 

Veterans Home and surrounding 640 acres may become in the 
future. As such, the land is now undergoing a master planning 
process, guided by input from project stakeholders, City staff, and 
residents of Grand Island. 

This document details an integral part of the master planning 
process: the charrette.

P
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In 1887, 640 acres, bounded by Highway 281/Airport Road 
to the north, Broadwell Avenue to the east, Capital Avenue 
to the south, and Webb Road to the west, were conveyed 
to the State of Nebraska in two parcels. Of the 640 acres, 
approximately 30 acres have been used to house veterans 
and their spouses over the past decades at what was 
originally known as the Nebraska Soldiers’ and Sailors’ 
Home. The rest of the land has historically been used for 
agricultural and recreational uses.

Today, agricultural and recreational uses still comprise the 
large majority of the acreage. Veterans’ uses continue at 
what is referred to now as the Central Nebraska Veterans 
Home. This veterans’ campus consists of multiple buildings, 
all which have housed veterans and provided support 
services. Other related uses occupy the southern half of the 
property, including the Veterans Cemetery on the southwest 
corner and the United Veterans Club and Veterans Park on 
the southeast corner of the site. 

Given the age and condition of the current facilities, the 
Nebraska Department of Administrative Services and 
Department of Health and Human Services (operator of the 
Central Nebraska Veterans Home) found that the current 
Central Nebraska Veterans Home fails to meet current 
building standards, and that its design fundamentally 
conflicts with best practices listed in the Department of 
Veterans’ Affairs’ Community Living Centers Design Guide 
(June 2011). Therefore, the State determined that a new home 
should be built to meet the current Community Living Centers 
standards. 

Project Background
From there, the State appointed a selection committee to 
receive proposals from communities to locate the new home. 
Following proposal review, the committee recommended 
a new location in Kearney to the Governor.  The Governor 
accepted the recommendation of the committee.

Following the design process, the State sought construction 
bids for the new home. The new Central Nebraska Veterans 
Home is scheduled to open in the fall of 2018. Once opened, 
all veterans currently residing in the Grand Island home will 
transition to the Kearney home. 

Given the fact that (1) the State currently owns and operates 
the Central Nebraska Veterans Home and surrounding 640 
acres and (2) the campus holds historical and sentimental 
value, specifically to those residing in Grand Island, the State 
and the City of Grand Island entered into an agreement. Upon 
completion of the new home, the State intends to convey 
the Grand Island real estate (including the Veterans Home 
Campus, Veterans Cemetery, and parking area leased to the 
United Veterans Club) and the agricultural and recreational 
lands currently leased to the City.  

The conveyance will happen in two phases:
• Phase 1 - Agricultural land, Eagle Scout Park, and 

Veterans Sport Complex
• Phase 2 - Land and building currently holding the 

Central Nebraska Veterans Home and Veterans 
Cemetery

Given the size, importance, and current uses across all 640 
acres, the City of Grand Island desires to develop a master 
plan for the revitalization and development of the former 
Central Nebraska Veterans Home land. It is important to 
note that no changes will be proposed to the Veterans 
Cemetery and United Veterans Club properties. 
Additionally, two adjacent properties are included in the 
study: (1) the Stahla property, which is located directly north 
of Highway 281; and (2) Ashley Park. While major changes 
will not be proposed to either above mentioned property, the 
Stahla property may be used as off-site detention, a source 
of borrow material for construction, or as an extension of the 
City’s hike/bike trail network. Ashley Park’s recreational uses 
offer the potential to tie into the larger redevelopment of the 
project land. 

To move the project forward, the City of Grand Island 
contracted with nationally-recognized multidisciplinary 
engineering firm, Olsson Associates, and its design studio, 
Ochsner Hare & Hare (planning team). The master plan will 
address the potential of the following uses:

• Continued use of the Central Nebraska Veterans Home 
property

• New residential and/or medical uses
• Use by other public agencies
• Redevelopment into new commercial, industrial, 

recreational, and/or residential uses
• Uses that commemorate or memorialize the service 

and/or history of State veterans (museum, interpretive 
center, active use of cemetery)

• No new suitable use
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What’s the purpose of a charrette?
1 Assemble 2 Collaborate 3 Finetune 4 Create

Assemble key decision makers, such 
as City staff, elected officials, business 
owners, real estate developers, veterans, 
etc.

Collaborate with the decision makers in 
information sharing about the project 
area, iterative design concepts, and 
feedback and revisions.
 

Finetune the master plan concept through 
strategic conversations with stakeholders, 
the public, and the City.

Create a community-driven, realistic plan, 
grounded in market and economic reality.
  

Charrette Process
Before a master plan’s vision can be crafted, it is important 
to meet with stakeholders and members of the public to 
ensure that the preliminary planning recommendations and 
current understanding of the project area are in line with their 
knowledge and desires. As an integral step in the master 
planning process, a charrette was held by the planning 
team on July 26-28, 2017 at the City of Grand Island Utilities 
Department Building and Bosselman Conference Center.

A charrette advances the master planning process, narrowing 
in on preferred redevelopment concepts as determined 
by the stakeholders, City staff, and the public. Over this 
three-day period the planning team met multiple times with 
stakeholders, once with city staff and infrastructure partners, 
and once with the public to gather insight on their overall 
vision for the project area, programming preferences, and 
critical aspects to the master plan.

In preparation for the charrette, the planning team prepared 
site analysis maps, created a project website and public 
survey, gathered preliminary demographic and economic 
data, and visited the project area. This information provided 
the necessary context for the planning team to ask the right 
questions, in order to unveil the consensus-driven vision for 

the project area. Between each session with the stakeholder 
groups, the public, and the City and infrastructure partners 
group, the planning team was able to digest, summarize, 
and alter the concepts according to feedback received. The 
schedule of events is detailed in the graphic on the following 
page. 

With the history of the site in mind and public survey results 
analyzed, the planning team was able to engage the 
stakeholders, public, and the City and achieve the following 
goals:

• Clarify key issues and common concerns
• Identify positive site features
• Explore various master plan concepts and associated 

elements
• Narrow concepts to final concepts through prioritization 

exercises and consensus building

Day One
The charrette began with a presentation detailing the project 
background, public survey findings, preliminary demographic, 
economic, and market findings, the planning team’s efforts to 
date, and an overview of the charrette. From there, the group 
completed a series of visioning exercises generally focused 

on identifying the opportunities and constraints within the 
project area. For clarity’s sake, the discussions were divided 
into the topics as follows:

• Land Use, Demographics, and Market
• Historic Character and Preservation
• Development and Redevelopment
• Aesthetics and Character
• Transportation and Infrastructure

The planning team split the stakeholders into five small 
groups and asked the groups to cycle through each station, 
answering specific questions related to each topic. Their 
responses were recorded on large post-it sheets for everyone 
to see. This way, each person could visibly see the thought 
process; this is a critical element of a charrette. Once the 
initial information was gathered, stakeholders completed 
a priortization exercise with the use of dot stickers. Each 
stakeholder was provided with dot stickers, first, to place on 
the topic(s) they found most critical to the project area, and 
second, to place on the responses they agreed with most for 
each question. 
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Another way to assess a group’s opinion on a certain topic is 
through the use of word clouds. The stakeholders were asked 
to respond to two questions: (1) What are the top three site 
constraints to overcome? and (2) What are the top three site 
opportunities that should be maintained and/or enhanced? 
With the responses, the planning team generated two word 
clouds. Word clouds serve as a visualization tool; more 
prominence is given to repeated words. They are a useful 
communication and consensus-building tool as they identify 
similar threads of thought.

The City staff and infrastructure partners review session 
focused on the surrounding transportation network, site 
circulation, infrastructure needs within the site, and upcoming 
and applicable capital improvement projects. 

Day Two
To begin day two, the planning team presented the findings 
from the previous day’s prioritization exercises. Stakeholders 
were asked to confirm the priorities. The primary activity 
scheduled for day two was initial concept development. The 
planning team had ample closed studio time to create master 
plan concepts. 

After the morning closed studio session, stakeholders were 
asked to review all 24 concepts and provide feedback on 
what they liked and did not like. The planning team used 
the feedback to further refine the concepts during the 
afternoon’s closed design studio.

To finish the day, members of the community were invited 
to the Bosselman Conference Center. The open house was 
publicized on the City’s website, the project website, and in 
the Grand Island Independent. Approximately 110 community 
members attended the open house.

The open house was setup in a circular fashion, allowing 
attendees to start on one side of the room and work their 
way around the room, station to station. The stations were as 
follows: 

• Project Overview
• Site Analysis Maps
• Survey Findings
• Questions by Topic
• Sketch Concepts Review

Each member of the public was greeted by a member of the 
planning team and asked to sign in and was given a direction 
sheet. As the event was informal, the planning team floated 
around the room to clarify information, answer questions, and 
gather additional input through written comments and one-
on-one or group conversations. Several stakeholders and City 
officials were in attendance, as well, in order to help explain 
the stations and answer any questions. 

Public feedback was plentiful. While topics of interest and 
conversation were mixed, the necessity of reserving land for 
veterans’ use was a sentiment shared by many attendees.

Day Three
The last day of the charrette began with a review of the 
public open house findings with the stakeholders. Given 
that information, stakeholders were given six dot stickers 
and asked to vote for their favorite concepts and provide 
additional comments. 

During the closed studio session the planning team assessed 
the prioritized concepts and proceeded to create three large-
scale final concepts that integrated the preferred features 
from each concept. 

The final session of the charrette provided time for the 
stakeholders to review each of the three final concepts and 
provide final comments and direction. 

Schedule of Events

Day One - Wednesday, July 26

9 - 11

1 - 5

2 - 3:30

5 - 6

Kick Off Session, Programming, Visioning 
(Stakeholders)

Open Design Studio - Brainstorming, Comment 
Review, Existing Analysis (Earlier participants are 
free to come and go and discuss other ideas.)

City Staff and Infrastructure Partners Review 
(Invited Session)

Review the Day – Non-Structured Open Session 
(Stakeholders)

Day Two - Thursday, July 27

8 - 9

9 - 12

12 - 1

2 - 5

5 - 7:30

Programming, Prioritization, Site Analysis Review 
(Stakeholders)

Design Studio - Concept Development (Closed)

Initial Concept Review (Stakeholders)

Design Studio - Concept Development (Closed)

Public Open House

Day Three - Friday, July 28

8 - 9

9 - 12

1 - 4

3:30 - 5

Concept Narrowing (Stakeholders)

Design Studio - Final Concept Development 
(Closed)

Design Studio - Final Concept Development 
(Closed)

Final Concept Review (Stakeholders)
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Existing Conditions Findings
Public Survey
In order to provide context for the stakeholders and public, the planning team created a survey that asked participants about the issues and opportunities and their values for the project area, to 
be completed by July 23. The survey was open for approximately one month. Respondents could take the survey on the project website or pick up paper copies at the library, Olsson Associates’ 
office, and City Hall. The survey was advertised in the Grand Island Independent, on the project website, and on the City’s website. The response rate was high. In total, 184 surveys were 
completed. Of the 184, 164 were completed online and 20 paper surveys were returned. The following text and graphics illustrate the survey findings:

What is the greatest 
OPPORTUNITY to capitalize on?

24.5%

5.2%

26.5%

20.0%

16.8%

9.0%

14.2%

20.7%

3.3%

13.6%

7.7%

18.1%

Summary of Findings

• To survey respondents, the greatest 
opportunity on the project site is to make 
a space useable and enjoyed by the 
entire community. 

• Following closely behind, increased and 
enhanced active recreation opportunities 
are preferred. 

• Increased (affordable) housing options 
for veterans and Grand Island residents 
alike were the third most noted 
opportunity. 

• While noted, increased industrial 
space and associated employment 
opportunities were mentioned 
infrequently.

What is the biggest CONSTRAINT 
to overcome?

Summary of Findings

• The lack of a clear and unified vision 
for the project area, as well as the 
negativity surrounding the relocation 
of the Veteran’s Home, is the largest 
constraint on the project.

• Following closely behind, a lack of 
funding was noted as a constraint to 
overcome.

• It is important to note that perceived 
City politics and distrust of elected 
officials is a project constraint; 18.2% of 
the responses received mentioned City 
politics.

• In general, the surrounding uses and 
location of the site are suitable.

No Clear Vision/Negativity

Lack of Funding

City Politics

Old Buildings

“Vets Use Only” Sentiment

Poor Infrastructure

Railroad

Surrounding Uses

Location

28.0%

28.7%

15.4%

4.2%

1.4%

3.5%

18.2%

1.4%

10.5%

What current land uses should be 
preserved?

• The current passive recreation 
opportunities, including the lake, green 
space, etc., are the most valuable to 
survey respondents.  

• Following closely behind, the current 
veteran services offered and veteran 
memorials should be preserved, 
according to survey respondents.

• While agriculture was noted as an 
important land use to preserve in 12.7% 
of the responses, it was mentioned 
infrequently. 

Passive Recreation

Veterans Services/
Memorial

Cemetery

Active Recreation

Agriculture

43.0%

52.1%

28.9%

36.0%

12.7%

What future land uses do you 
envision?

Summary of Findings

• Parks and recreation is the most 
envisioned land use within the project 
area. 

• Following parks and recreation, 
education (either high school or college-
level) is a highly preferred land use.

• Light industrial is the least preferred 
land use.

• “Other” responses primarily include the 
following:

• Agriculture 
• Technology 
• Veteran only housing and services

1 2 4

11.6%

13.7%

18.3%

6.7%

7.4%

11.5%

11.2%

10.0% 9.6%

3

Summary of Findings

Parks and 
Recreation

Education

Multi-Family 
Residential
Single Family 
Residential
Mixture of 
Uses

Commercial

Office

Light Industrial

Other
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Rank the following quality of life 
improvements.

Summary of Findings

• Survey respondents most want more 
attractions and destinations within the 
project area; community gathering areas 
are desired.

• Similar to other findings, survey 
respondents hope for more green space 
and recreational opportunities.

• “Other” responses primarily include the 
following:

• Formal education opportunities
• Veteran only housing and services 

development
• Affordable housing options

Keeping an eye toward the future, 
rank the following project goals.

Summary of Findings

• Survey respondents prioritized the 
creation of a recreational center within 
Grand Island, following closely by the 
creation of a economically vibrant 
district within the City.

• Pure economic development is the 
least important project goal to survey 
respondents.

• “Other” responses primarily include the 
following:

• Increase educational opportunities
• Increase veteran services and 

memorials
• Install clean technologies

WEAKNESSES: What constrains 
development?

• The largest development constraint is 
railroad / Highway 2 that divides the 
project area.

• While some of the buildings may be 
reused and renovated, the overall age 
of the buildings presents high costs. 

• It should be noted that 11.1% of the 
responses to this question stated that 
the site is ready for development and 
that no constraints are present. 

STRENGTHS: Which area 
features should be maintained or 
enhanced?

Summary of Findings

• The natural landscape and associated 
features (green space, lake, etc.) is the 
most important project area feature to 
maintain and enhance, by far.

• Survey respondents find value in the 
existing buildings; opportunities for 
reuse/renovation will likely be supported 
by survey respondents.

• In general, the existing residences 
within the project area are not critical 
to maintain and enhance, though their 
future should be discussed.

5 6 87

Summary of Findings

9.0%24.2%

21.8%

18.5%

18.5%

11.1%

6.0%

18.0%

20.1%
24.3%

6.0%

15.1%

16.1%
Railroad/Highway 2

Age of Buildings

No Constraints

Resistance to Change

Location

Lack of Funding

Poor/Lacking Infrastructure

Surrouding Uses

Floodplain

14.5%

27.4%

9.4%

5.1%

1.7%

4.3%

11.1%

2.6%

8.6%

Natural Landscape

Buildings

Veteran Services

Cemetery

Athletic Complex

Veterans Memorial

Residences

24.1%

67.7%

15.0%

9.0%

3.0%

17.3%

14.3%

Attractions/
Destinations
Green Space & 
Recreation
Retail 
Opportunities
Employment 
Opportunities
Active Lifestyle 
Improvements

Other

Create a 
recreational center

Create an 
economically 
vibrant district

Overall 
appearance

Residential 
development 
opportunities
Economic 
development 
opportunities

Other
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Metropolitan Statistical Area (Hall, Hamilton, Howard, and Merrick Counties) 

• From 1990 to 2017 the MSA population 
increased by nearly 21%, adding over 
15,000 new residents.  

• Over the next five years the MSA 
population is forecast to increase by 
3.9% to 90,400 residents. 

Preliminary Demographic and Economic Findings
A preliminary analysis of Grand Island’s demographic and economic trends was conducted prior to the charrette to provide further context to stakeholders during visioning and design discussions. 
This way, a common starting point was provided for developing policy recommendations. The following demographic and economic overview is a summary of a more detailed market analysis that 
will be conducted and integrated into the final plan. At this stage, the following sections assess current trends and market implications. 

This preliminary analysis documents trends at the City and metropolitan statistical area level to form a better understanding of Grand Island’s competitive position within the market. The data 
for this preliminary analysis was gathered from a variety of sources, including the U.S. Census Bureau, Esri Business Analyst, the City of Grand Island, and the U.S. Bureau of Labor Statistics. The 
following text and graphics illustrate the preliminary demographic and economic findings:
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Grand Island MSA Population Growth Trends
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Grand Island MSA Households by Income
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Grand Island MSA Population by Age
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Grand Island MSA Employment Growth

• The average household income for the 
Grand Island MSA of $66,245 compares 
favorably to $52,680 for Nebraska and 
$55,775 for the United States.  

• High-income households with incomes 
of $100,000 or more account for 15.8% 
of all households and represent potential 
demand for luxury housing and retail 
goods and services.  

• Households with incomes of less 
than $25,000 account for 21.9% of 
all households, suggesting a need for 
affordable housing.

• The average age of the Grand Island MSA 
population is 38.8 years.

• The large adolescent population 
generates demand for groceries, 
clothing, sports apparel, and electronics.

• The large Millennial population provides 
demand for rental housing, clothing, 
electronics, entertainment, and eating 
and drinking establishments.

• Adults ages 35 to 54 years are in 
their peak spending years particularly 
for housing, home furnishings, 
home improvements, clothing, and 
entertainment.

• The baby boomer market provides 
opportunities for home downsizing, 
restaurants, entertainment, and travel.

• The large 65+ population creates a 
need for affordable senior housing and 
healthcare.

• After peaking in 2008, total employment 
in the Grand Island MSA declined during 
2009 and 2010 in response to the 
national recession.  

• Job growth rebounded from 2011 to 2013 
but failed to match the pre-recession 
levels.  

• Job loss resumed in 2014 and by 2016 
total employment was at its lowest level 
since 2005.

• Stagnant employment levels adversely 
impacts commercial and industrial space 
absorption.

MSA Population Growth Trends MSA Households by Income MSA Population by Age MSA Employment Growth
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• From FY 2011-12 through FY 2015-16 
sales tax receipts for the City of Grand 
Island increased by 12.6%.

• Through the first eight months of FY 
2016-17 sales tax receipts were up just 
0.49% over the same 8-month timeframe 
during the prior fiscal year.

$13,500,000

$14,000,000

$14,500,000

$15,000,000

$15,500,000

$16,000,000

$16,500,000

2011-12 2013-13 2013-14 2014-15 2015-16

$14,556,015

$14,989,584

$15,413,401

$16,296,011
$16,388,423

City of Grand Island FY Sales Tax Receipts
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• From 2009 through 2016 new 
commercial construction peaked in 2011 
when 59 permits were issued.  

• Since 2011 new commercial construction 
volumes have declined steadily reaching 
a low of just nine permits issued in 2016.

• From 2012 through 2015 the City of 
Grand Island new housing market was on 
the rebound peaking in 2015 when 133 
homes were permitted for construction.

• During 2016 new single family home 
construction declined 14.3 percent to a 
total of 114 dwelling units permitted.

• During the first half of 2017 a total of 45 
single family homes were permitted for 
construction, down 23.7 percent from the 
first half of 2016.

• From 2012 through 2016 the City of 
Grand Island experienced a boom in the 
construction of multi-family housing with 
a total of 688 dwelling units permitted for 
construction.

• Through the first half of 2017 new 
construction activity remained strong 
with 74 multi-family units being issued 
building permits.

Grand Island FY Sales Tax Receipts
Grand Island New Commercial Construction 

Permit Volumes; 2009 - 2016
Grand Island Single Family Home 

Construction Permits Issued; 2006 - 2016
Grand Island Multi-Family Residential Units 

Permitted for Construction; 2006 - 2016

Grand Island, Nebraska 
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Existing Site Conditions
A preliminary analysis of the project area’s existing conditions, including existing zoning, future land use (based on the City’s future plan use plan), floodplain, topography, parcels, and soil data, 
was conducted prior to the charrette to provide further context to the planning team and stakeholders. The full series of existing conditions maps and associated analysis will be included in the 
final plan. The maps below provide an abbreviated summary of the data to be provided in the full Existing Conditions chapter of the master plan. Key items of note include:

• Existing Zoning Districts  The project area is currently zoned for Large Lot Residential and Residential Office; the site is surrounded by a mixture of business, residential, recreational, 
agricultural, and manufacturing uses.

• Future Land Use and Places of Interest  The project area is currently envisioned completely as a public use.
• Floodplain  Almost the entire project area falls within the Special Flood Hazard Area, which is a major development restriction.

Existing Zoning Districts Future Land Use (Based on City’s Future Land Use Plan) and Places of Interest

Secondary Agricultural
Transitional Agricultural
Large Lot Residential
Suburban Residential
Low Density Residential
Medium Density Residential

Heavy Manufacturing
Residential Development

High Density Residential
Residential Office
Light Business
General Business

Commercial Development
City Limits
Railroad
Project Boundary

Highway Commercial
General Commercial
Mixed Use Commercial
Low to Medium Residential
Medium Residential to Office
Public

No Proposed Changes
(United Veterans Club and 
Veterans Cemetery)

Manufacturing
Mixed Use Manufacturing
Parks and Recreation
Transitional Agriculture

Current Veterans Home

City Limits
Railroad
Project Boundary

Veterans Athletic Complex
Veterans Park
Eagle Scout Park

1
2
3
4
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A Veterans Cemetery Master Plan (VCMP) was completed in 2016 to address the 
nearing capacity of the Grand Island Public Cemetery. This plan does not propose 
any changes to the Veterans Cemetery, but largely will integrate the VCMP. As 
part of the VCMP, the City agreed to maintain existing the Veterans Cemetery and 
provide a buffer from surrounding land uses.

A Veterans Sports Complex Master Plan (VSCMP) was recently completed. The first 
phase was approved by the City in April 2017. The VSCMP proposes six softball 
fields, concessions and restrooms, and a splash pad. This plan will largely integrate 
the VSCMP.

Veterans Cemetery Master Plan

Veterans Sport Complex Master Plan

Floodplain

Special Flood Hazard Area (Zone A or AE)
City Limits
Railroad
Project Boundary
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Issue Identification and Priorities
As previously mentioned, the first exercise on day one of the 
charrette was focused on visioning and the identification 
of issues and opportunities within the project area. The 
planning team asked stakeholders to break out into five 
groups and move station to station to respond to various 
topical questions. Later in the day, the stakeholders were 
instructed to first prioritize the topics of discussion and then 
their responses to each question. The following tables detail 
the findings, and the results of the prioritization exercises 
following the initial exercise. 

Land Use, Demographics, and Market

Development and Redevelopment

Transportation and Infrastructure

Historic Character and Preservation

Aesthetics and Character

Charrette Findings

Topics by Priority 

1

2

3

3

4

Tie {

 
Land Use, Demographics, and Market1

What uses are appropriate?

Secondary educational 
campus (school of math, 
science, and IT)

Job creation (replacement 
of Veterans Home jobs with 
other higher paying jobs

Use farm ground west of 
fields to increase tax base

Recreation

Cemetery expansion

Residential - “new 
urbanism” style, mixed use, 
walkable   

Hospitality accommodations 
(hotel for tournament / 
restaurants)

Revenue generation

19

19

10

10

10

6

1

0

1

1

2

2

2

3

What uses are needed in Grand Island that could be 
accommodated on the site?

Housing

Hotel / convention center 
(southeast corner near 
sports complex)

Quality of life

Agriculture research

Recreational opportunities 
(lazy river for kayaking, link 
to Eagle Scout Park)

Higher paying jobs

Specialty university

Research and development

IT

4

3

2

2

1

1

0

0

0

1

2

3

3

What market opportunities exist that the site could 
capitalize on?

Educational (tie in with 
nearby schools)

Need to have tax base 
created here

Cyber security

Recreation can create tax 
base through tourism

High end dining

Residential

5

4

2

1

0

0

1

2

3

Development and Redevelopment2
What are the key redevelopment and development 

opportunities?

Higher education

Fieldhouse / aquatic center

IT School (such as 
NE School of Science 
and Mathematics and 
Technology)

Housing

Schools / education

Commercial development 
consistent with area and 
needs

History of being a Veterans 
Home

Proximity (schools, 
residential, etc.)

Job creation (replacement 
of lost Veterans home jobs)

Accessibility (to the south)

State funds set aside for 
demolition

Industrial development 
northwest to Eagle Scout 
Lake

Western Nebraska 
Agriculture Campus

19

14

12

12

8

5

3

2

1

0

0

0

0

1

2

3

3

What are the key hurdles to development and 
redevelopment?

Community in fighting, 
getting to consensus, 
breaking grudges

Groundwater / floodplain

Timing

Railroad / Highway 2

Broadwell expansion (4 
lanes?)

History of being a Veterans 
Home

RDX plume

Infrastructure

Current projects 
(patchwork)

Limited to Veterans’ uses, 
theme, and legacy

5

3

3

1

1

0

0

0

0

0

1

2

2

3

3
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Transportation and Infrastructure3
What transportation and infrastructure needs or 

insufficiencies exist (to or on the site)?

Pedestrian bridge to ball 
fields, etc.

Custer Ave. overpass with 
pedestrian

Railroad impact mitigation 
(elevated? sound barriers?)

Funding

Highway 2 impact 
mitigation

Webb Rd. / Highway 
2 intersection (lack of 
stacking before railroad 
tracks)

North / south roads (in area 
and surrounding)

Expansion of infrastructure 
utilities north of railroad

Broadwell Ave. 
improvement north of 
railroad

11

7

2

2

1

1

0

0

0

What existing transportation and infrastructure 
capacities can be capitalized on?

Custer Ave. overpass with 
pedestrian

Surrounding utility 
infrastructure

Capital Ave. and Broadwell 
Ave. improvements

Expansion of hike/bike trail

9

2

1

0

1

2

Aesthetics and Character4
What are the key opportunities for enhancing overall 

aesthetics and creating and capitalizing on 
existing character?

Amphitheater

Hike/bike trails

Green space

Additional activities for lake

Park at Eagle Scount Park

GIVH grounds

Tribute wall

Cemetery

United Veterans Club

Recreational opportunities

Flags

Northern area of site

Redevelopment south of 
Capital Ave.

Webb Rd.

West of lake area

11

8

7

3

2

2

2

0

0

0

0

0

0

0

0

1

2

3

What are negative or objectionable aesthetics and 
character issues that should be mitigated?

Highway 2 / Railroad

Moore’s Creek 
enhancements

Agriculture close to 
enhanced area

Clean up farm areas

Commercial to south and 
east

Boring concrete slabs in 
prominent areas

8

2

0

0

0

0

1

2

Historic Character and Preservation3
What should be preserved or protected and enhanced?

Cemetery

Veterans Home / tribute / 
character

VFW / United Veterans Club

Pond / landscaping

Existing buildings 
(opportunities available for 
funding, such as Historic 
Tax Credits 40%)

Veterans Park

Recreation areas (Eagle 
Scout Park and ballfield 
complex)

Memorial spaces (wall, etc.)

Military monuments / 
equipment

Development prioritized 
by existing infrastructure 
(sewer, water, streets)

9

5

4

4

3

1

1

1

0

0

1

2

3

3

What areas can be modified or altered?

Northern extension of hike/
bike trails

Existing building reuse

Drainageways

Corn fields

Highway 2 (relocate)

Overpass to north area / 
Eagle Scout ballfields

Railroad

Adjacent areas

Recreational areas (lakes, 
sport fields)

7

2

1

0

0

0

0

0

0

1

2

3

1

2

3

3

3
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Word Clouds
The final exercise on day one was the creation of word clouds. Words clouds were created for both of the following questions. They largely served as a summary of the day’s discussions. 

What are the top 3 site opportunities that should be maintained and/or enhanced?What are the top 3 site constraints to overcome?

Concept Exploration
Day two focused on initial concept development and the public open house. During the morning closed studio time, the planning team developed 24 initial master plan sketches. Stakeholders 
provided feedback on the initial sketches over lunch, allowing the planning team to further refine them before the public open house. The public was asked to review each of the 24 concepts, and 
respond to the the same issue identification and priority questions that the stakeholders were asked during day one. The public’s responses to those questions are detailed on pages 21-22.

Sketch Concepts Stakeholder and Public Findings
To record day two, each sketch concept is shown with the stakeholders’ and the public’s comments as follows. A summarized list of stakeholder preferences is provided after.

• Recreational facilities fit 
together

• Agriculture - possible 
development

• Adaptive reuse possibilities

Stakeholder Comments

+

• Farm the land 
• No manufacturing
• No bigger lake or fields
• Like the parks

• Football stadium
• Sell the land and build hospice 

care center for veterans
• Define support commercial

2

• Agriculture use is use of 
potential

• Is RV park economically viable?

• Already have manufacturing 
parks

• Custer Ave. cut through traffic
-

Public Sentiment

• Nice water features
• Development ground
• Nice blend of uses

• Worth trying to close Webb RR 
crossing (I like the diverted 
road)

• Good traffic movements

Stakeholder Comments

+

• Veterans Cemetery should 
be for veterans only; no City 
cemetery on this site

• No commercial or office

• No more ball parks or fields
• It makes sense to add a City 

cemetery space while keeping 
a separate area for veterans

1

• Business near Veterans 
Cemetery

• Mitigate reliance on Custer St. 
= more traffic by senior high 
to south

• Not enough land for cemetery
• City cemetery north of Veterans 

seems like it would increase 
maintenance costs

-

Public Sentiment
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• Like lakefront development
• Financially supports green 

space maintenance
• Connected waterways

• Water around business 
development

Stakeholder Comments

+

• Great idea, like the water
• Expand cemetery, no more 

parks
• No City cemetery (x4)

• Like it - “Pleasure Island” and 
more development

• Land belongs to the veterans; 
let them decide

3

• South water feature is 
maintenance issue-

Public Sentiment

• Like water features
• RV Park
• Education campus on south 

side of Hwy. 2

• Not reliant on Custer overpass

Stakeholder Comments

+

• Love the lake expansion and 
green space (x2)

• Not enough development
• No shopping or strip malls

• No City cemetery; define 
development (x3)

• Like educational space (x2)
• Expand sports complex; No RV

4

• Education campus
• Little corporate/business land 

for revenue enhancement
-

Public Sentiment

• Nice sports areas

Stakeholder Comments

+

• No more sports fields (x6)
• Big lake yes! (x2)

• No City cemetery (x2)
• No mini malls

5

• No education space
• Little passive recreation

• Lake is surrounded by roads-

Public Sentiment

• Like the star idea (though 
maybe not so large)

Stakeholder Comments

+

• Memorial park
• No expanding sports fields
• Expand sports fields
• Wrong - what is develop?
• No City cemetery

• How about tiny homes for 
veterans and assisted living?

• Put ball field east of the 
fairgrounds, at the parking lot; 
leave the Vets ground

6

• Seems maintenance expensive
• Star idea is too big

• Decades before trees grow-

Public Sentiment

• Less traffic
• Maintains theme to honor vets

• Unified space for expanded 
existing campus

Stakeholder Comments

+

• Like the star
• This land belongs to the 

veterans, let them decide
• No City cemetery

• This is wrong

7

• No vehicular routes between 
star prongs

• Too much space devoted to star

• Park space is sports only - no 
passive-

Public Sentiment

• Like revenue/develop 
opportunities

• Nice water space
• Reliant on outer thoroughfares

• Water amenity for many uses 
at once

Stakeholder Comments

+

• Good mix uses, good vision
• No (x13)
• Great possibilities
• I don’t like this expect for 

Veterans Cemetery expansion
• No residential or commercial
• Best design for entire 

community
• Too much residential
• Keep the agriculture land in 

production
• I like the variety of uses, just 

think original buildings should 
be kept as much as possible

8

• No access from south to 
corporate park from Hwy. 2

• Lose rec space
• Don’t like south residential near 

cemetery

• Think business use need to go 
north of Hwy. 2 to preserve 
home property and surrounding 
area

• Loss of park/rec space

-

Public Sentiment
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• Not dependant on overpass 
(Custer over Hwy. 2)

• Like the Broadwell-Webb 
connection and Custer 
connection to Hwy. 2

• Good water features
• Nice use of space and 

extension to the west

Stakeholder Comments

+

• No / don’t like this (x2)
• Interesting concept with south 

developed for veterans and 
north for long term community 
benefit

• Has potential

• Yes, love it!
• How does this honor vets? (x3)
• Like the connection of Webb 

and Broadwell, and Capital 
and Old Hwy. 2

9

• Agriculture use is use of 
potential

• Is RV park economically viable?

• Already have manufacturing 
parks

• Custer Ave. cut through traffic
-

Public Sentiment

• RV park!
• Like lake expansion to the west

• Bigger this lake the better!

Stakeholder Comments

+

• No way!
• Housing for vets
• Too much park / not enough 

development
• No City cemetery (x2)
• Like this one!
• We don’t need another 

campus, we need something 

fun for vets no matter what 
their age

• Love the water and green 
space!

• Good mixed use concept; use 
excavated material to buffer 
rail line

• Lake big enough

10

• Need more development space
• High maintenance costs

• Balance water (borrow) with 
fill sites-

Public Sentiment

• Nice balance of development 
and sports

• Inviting commercial 
development

• Nice layout, especially 
recreation

Stakeholder Comments

+

• Housing for vets (x9)
• Vet’s club; vet’s home reuse
• Like expanded water and 

connection to Webb

• No City cemetery

11

• Dependent on Custer overpass • Too much water-

Public Sentiment

• Shape of lake • Grand Island

Stakeholder Comments

+

• The only thing for the veterans 
is the club and cemetery

• A museum honoring all 
veterans (Civil War to present)

• Do not expand ball fields; 
expand Veterans cemetery

• How does an RV park enhance 
these grounds?

• Needs more business/
commercial development

• No City cemetery
• None of these are for vets!

12

• Pigeon holes education area no 
room to grow

• Too much water

• No business/commercial area-

Public Sentiment

• Like the development areas 
accessible to the highway

Stakeholder Comments

+

• None of the above
• Use the original buildings 

for vets
• Too many sports complexes

• Big sports complex
• No City cemetery
• Too many recreational 

sketches

13

• Hancock St. is not a 
thoroughfare-

Public Sentiment

• Island water
• Not reliant upon Custer 

expansion

Stakeholder Comments

+

• Remember the vets who 
fought for us (x2)

• Vets only (x4)

• Do the right thing for the vets 
and the right revenue

• None of this (x2)
• No more development

14

• Too much water
• Not enough taxable 

development

• Don’t like island homes-

Public Sentiment
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• Star (maybe not in that location)
• Not reliant on Custer expansion

• Community center - fieldhouse 
campus (includes library)

Stakeholder Comments

+

• Too many ponds (x2)
• Farm ground for income for 

vets land (x2)
• No (x2)
• Vets only (x3)
• None of these sketches 

pertain to veterans!

• Star = Vets memorial park
• Like the idea of expanding the 

Vet’s memorial throughout 
entire development

• Love the ponds and green 
space; not sure about the 
development

15

• Large amount of recreation 
and water = less direct revenue 
producing opportunities

• Too much water

• Segregation of water
-

Public Sentiment

• Pool aquatics
• Not reliant on Custer expansion

• Community center

Stakeholder Comments

+

• Vets only (x2)
• Too many isolated bodies of 

water (x3)
• Give the property to the vets
• Keep the fields in production

• Too much recreation
• No way (x3)
• I like the recreation for 

residents and visitors

16

• Want water connected
• Too much water
• Cannot do that many pits

• 281 frontage mostly lakes
• Segregation of water-

Public Sentiment

• Appropriate water feature
• Opportunity to develop tracts 

as need arises
• Good connectivity

• Expand lakes

Stakeholder Comments

+

• No (x7)
• Yes!
• Like the connectivity and 

mixed uses
• Good use for the community
• Vets need housing and job 

skills
• This looks like a recreation 

park - for vets?

• A lot of possibilities
• Expand vets cemetery for all 

veterans. Do not put offices or 
businesses on this land.

• No more parks
• Good expanded lake
• Have a veterans education so 

they can use and learn a trait

17

• No Grand Island cemetery 
expansion

• RV park

• RV park next to business/
commercial space

• No residential
-

Public Sentiment

• Expands existing campus for 
education

• Not reliant on Custer expansion
• Good water recreation
• Corporate/bus. development
• Like frontage roads

• Like park extension into lakes
• True mixed uses
• Distinction between N/S areas
• South lake good fit for fill for 

fields
• All development has water view 

Stakeholder Comments

+

• Nothing for the vets (x5)
• Vets only
• Love it!
• Good access and rec areas
• No City cemetery for this site; 

use site for all ages of vets

• All parks! No parks!
• Increase cemetery for 

vets, also housing; forget 
development and water lakes

18

• Would like to see Custer go 
to Hwy. 2

• Too much water

• Do not like Custer access - High 
School, Central Catholic, and 
Walnut (too much traffic load)

-

Public Sentiment

• Good water recreation
• Corporate business 

development

• Expanded, uninterupted 
campus

Stakeholder Comments

+

• No (x2)
• No more sports (x2)
• Vets only
• Make vets cemetery bigger
• If this is for high dollar housing 

that is not needed; maybe 
duplexes for veterans with a 
rec center for vets

• Looks functional and viable
• Great concept
• Campus for vets
• Rec park out

19

• Parks are restricted
• Overpass could create 

undesired thru traffic

• Boxy
• Above grade rail crossing-

Public Sentiment

• Nice mix of uses
• Lake access off 281 is good
• Lake expansion to the west as a 

big body of water

• Good north/south flow
• Good west/east use

Stakeholder Comments

+

• Cemetery for vets only
• Vets only
• No parks
• Perfect!
• It would seem like this is way 

too much of an area for a lake

• No way!
• I like it too!
• No lake expansion or 

destination park

20

• Thru north/south traffic could 
create undesired thru traffic

• West lake water versus 
development frontage-

Public Sentiment
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• None listed

Stakeholder Comments

+

• No!
• No City cemetery (x2)
• Vets only (x2)
• Good use of expanded ponds 

and connections

• Keep things for vets south of 
highway

• This land belongs to the vets

21

• Don’t care for broken up water 
space (not good for water 
recreation)

• State just built new veterans 
cemetery (no need!)

• Split cemeteries and water = 
higher maintenance costs-

Public Sentiment

• Like the expanded water
• Good trail connection (could 

be fitness trail with veterans 
memorial)

• Good mixed use
• Grand campus

• Not reliant on Custer
• Event space support 

(hospitality)
• Like the pedestrian connection 

over railroad

Stakeholder Comments

+

• This is terrifc
• No City cemetery (x5)
• Vets only
• Perfect!

• Good trail system; utilize trails 
to expand vets memorial

• Good use of Hwy. 281 as 
entrance to community

22

• Need market study to see if 
hotel/convention center is 
viable venture

• Limited corporate/business for 
economic impact

• Too much housing
• Tech campus and university 

campus split... why?-

Public Sentiment

• None listed

Stakeholder Comments

+

• Too many sports fields (x4)
• No City cemetery (x2)
• No (x2)
• No development
• No more parks please

• Like the memorial
• Let’s build a technology park. 

Work with UNL on Business 
Development park.

23

• Want more water than this
• Development needs a better 

view than sports fields

• Segregated development 
concepts (vets south, 
everything else north)

-

Public Sentiment

• Campground a good idea with 
pedestrian bridge

• RV? campground

Stakeholder Comments

+

• No campground (x2)
• No; vets only (x5)

• A campground might be good 
if needed. We do have a Hall 
County park for camping.

24

• Need to connect • Does a campground pay for 
itself? Economically viable?-

Public Sentiment

Summarized Stakeholder Findings
To end the last stakeholder meeting of day two, the planning 
team led a discussion about the stakeholders’ preferred 
features to be included in the final master plan concept. The 
following list and the public feedback provided the necessary 
direction for the planning team to narrow the master plan 
concepts.

• Interconnected water spaces that are not choppy and 
that are attractive for business development and active 
recreation

• Waterway views that are shared by all users (land 
development parcels, roadways, and park development)

• Separation of parks from education; keep each in 
their own respective area (north and south)

• Easy site access north of Highway 2 and its borrowed 
open space views

• Non-residential development that is incorporated with 
water

• Development with maintenance requirements and 
development costs in mind

• Individual tract development that avoids choppy 
development styles

• Fieldhouse development within the athletic field 
complex

• Keeping Custer Avenue out of parcel north of 
Highway 2 to maintain southern half of property’s 
continuity 

• Pedestrian bridge to tie the north and south property 
together

• Linked trail systems with homage to veterans through 
the use of stations

• Open northern half of property for development
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Additional Public Response
The public was asked to respond to the same topical questions that the stakeholders were asked during day one’s exercises. The complete record of their responses is provided as follows.

• A memorial park
• Community for veterans; dance hall; vote open to the 

public; pay reasonable price
• It doesn’t belong to anyone but the veterans!
• Vet’s housing, job retraining and resource center, vet’s 

services, employment for vets
• I feel that since we are talking 640 acres of sacred grounds 

it should be kept as an assisted living facility
• Aquatic park; high school for math/science and technology
• Housing for low income veterans; $600.00 per month is 

too high
• Use for educational for veterans; increase cemetery
• Leave the farm ground alone (it’s income); a fishing pond 

for vets and family; large pond for fishing

• All but manufacturing
• Let’s let vets have 2 acres to build on homes
• It should be used to benefit the veterans!!!
• Grand Island Military Academy, mostly rich brat kids 

who need discipline, show respect, a high academics, 
grooming, and house keeping, parents visit, spend money, 
tell friends, brochures about Grand Island, Nebraska; kids 
get good resume; reputation spreads around world

• With housing need to see rehab center for returning and 
current veterans.

• A memorial park is the only appropriate use
• Since it is set in concrete anyway, build residential sites 

- stop expanding to the west; we vets were screwed by 
Governor Heineman

• Education to include veterans. Veterans housing and 
veterans services.

• Maybe some could be used for low income vets or 
homeless vets

• Enlarge sports complex; museum for vets; enlarge 
cemetery

• Use buildings for vet housing, tech training; farm the 
agriculture land; use the profits to keep funding the 
projects

• Annex of City cemetery
• For veteran use only!!
• Only veteran uses. Farm the existing acres. Use the 

cemetery for vets. Maintain Park and Club ground.
• Low cost housing for veterans

• This land belongs to the Veterans only; let them decide 
not City

• RV park with lake for pull-in and reserved area for veterans
• Higher education with other mixed uses; great opportunity 

for a gateway project.
• Farm income can support the veterans ongoing
• Keep farm ground in production; most vets do not play 

soccer or baseball; use for home development
• Housing for vets, some type of shopping for them and 

maybe vocational training for returning vets

• High end business/commercial park; lake/water sports
• I think a special school for advanced high school students 

specializing in chemistry, math
• Large football stadium with adequate parking
• This land is to be used for another national cemetery for 

veterans!
• Renovate the buildings, dorms, med care, bowling alley
• Veterans input!
• Open minded thinking
• Small assisted living housing for vet for handicapped
• Military museum, vet’s housing, large memorial
• Technology park with good paying jobs
• Low cost housing for veterans
• If Custer Ave. went north and was connected to Webb 

Rd. north of the cemetery, the 1/2 of the frontage along 
Capital Ave. could be developed as a running course in 
partnership with GIPS.

• Affordable housing for veterans, educational training for 
vets

• Center to address veterans physical needs as well as 
emotional needs

• Handicapped accessible park areas
• We need housing especially for veterans. This is a perfect 

area for that. 
• Small apartments for vets
• RV park
• Higher education

• Housing for family, job opportunities for vets, build houses 
using vets to learn a skill

• Veteran apartments

• The wishes of the veterans
• Post secondary education
• Has any thought been given to providing housing for 

veterans or at least to giving any age of veterans priority 
for such housing

• We need our vets here in Grand Island with an assisted 
living facility

• Save historical buildings and make a museum of them
• Planned multiuse park - recreation, office, green space, 

veteran’s legacy
• High school academy 
• Keeping the veterans in mind since the land was originally 

given to the State for the veterans home
• Memorial park and housing or rehab center for veterans

• Go big or go home - make it a massive memorial park with 
a very large lake

• Walkable downtown type area like the Lincoln Haymarket
• Expanding Veterans Sport Complex
• Keep the vets home here. Show your support.
• It seems the City can’t wait to get its hands on this ground. 

Now we veterans know how the American Indians must 
have felt!

• Missing middle housing
• Have a memorial park between Veterans Home and 

cemetery to honor WWI, WWII, Korean, Vietnam, and all 
other veterans

• The existing veterans home buildings should be added to 
the National Registry and not touched

• Save the historic buildings! Save the lake! Save the 
campus! Build housing exclusively for veterans, homeless, 
disabled, or elderly vets.

• Veteran housing
• Veteran - exercise and fishing facility, homeless and half 

way housing
• Save the campus with the buildings and walkways, reuse 

as much as possible for direct services affecting veterans! 
Honor the past of the home

• Please keep the historic buildings
• Veterans home land is for the veterans period! Make it into 

a home for homeless veterans and disabled veterans.
• Use it as a veterans training center for new skills 
• Affordable housing

• Higher eudcation wtih mixed uses with expanded veterans 
memorial

• Capturing the Hwy 281 frontage and entrance into the City
• Develop veterans education center; keep Memorial park 

and Vets Club.

• City and budget
• The Mayor and City Council
• Lack of funding
• The Mayor
• Tunnel vision
• Listen to what the people want
• Overcome the EDC’s desire to develop and commercialize
• Listen to what the people want as we are speaking for our 

veterans
• City forming a committee with veterans to listen to the 

veterans
• Biggest hurdle is the City administration not listening to 

the veterans

• We need to listen to the veterans; instead of these capital 
interests

• We have scads of youth ballfields in town of several 
various games. We don’t need more!!

• Politics - the vets decide how to use the area for vets
• Not looking at the big picture
• Short sightedness
• We need to listen to the veterans
• Thinking too small and short term; think big and long term
• Who is going to pay for upkeep? No money!
• The City is the hurdle!
• We had a very difficult time finding out about this meeting 

- called the mayor’s office and the Veteran’s service office, 
but they had to both call me back - they didn’t know.

What uses are appropriate on site (all 640 acres)?

What uses are missing from the Grand Island area that could be accommodated on site?

What are the key development and redevelopment opportunities?

What are the key hurdles to development and redevelopment?
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• There isn’t 640 acres; use this land as was purposed for 
veterans land

• The veterans cemetery should be increased
• This land is to be returned to whose donated the land or the 

use by veterans, a cemetery for vets only!
• None that should deter a long range plan
• If they do divide into streets they should be named after 

veterans conflicts.
• Use rent to pay expenses
• Road access; RR traffic
• The dead veterans died thinking they would have a place 

forever. Given to Veterans for veterans.
• Use the rent of the field to help keep the home and keep 

running for future, etc.

• Don’t need rec, need things housing national cemetery
• Overcomming the BNRR

• Busing for veterans, not the handy bus
• Extend Custer Ave. to at least Hwy. 2. Then connect Custer 

to Webb, north of the cemetery. Possible name for that 
connection would be “Grand Island Home Ave.”

• Love to see City public transport addressed
• Hike and bike trails
• Give it to the veterans. The farm income can help support 

the cost of operations.
• Can a service be offered to provide veterans a ride to visit 

friends in Kearney and provide rides from Kearney to the 
clinic in Grand Island?

• Moving GIHS ball stadium, soccer for visiting teams; 
wonderful. GIHS is landlocked and growing every year.

Are there infrastructure deficiencies that need to be addressed to develop the 640 acre site? Are there infrastructure and transportation opportunities that should be capitalized on?

What are the opportunities for enhancing aesthetics and character of the site? Are there objectionable or negative views or character that should be mitigated?
• Improving the lake area. Improve landscaping at Veterans 

Memorial Cemetery.
• Make Capital Ave. affected into Soldiers’ and Sailors’ 

Parkway
• Clean up lake and leave for all the veterans to use for 

fishing
• Memorial park honoring the veterans with statues
• Housing built by vets
• Enhance the Veterans Sport Complex
• Housing for homeless vets; job opportunities for vets
• Building a Grand Island version of New York’s Central Park; 

no commercial development!
• Better rail line
• Use complex for education and housing of veterans

• Remove obsolete buildings
• Keep out vets who don’t want to go to Kearney here; assist 

living for them
• Housing for 1/2 way and homeless vets

• City reflection of the land (i.e., low income residential)
• We need to use the soccer fields that were purchased 

specifically and our tax dollars for the expansion of the 
City cemetery. Not veterans ground!

• We expected some sort of organized meeting/
presentation. How many times do we have to say this 
should be for the vets

• No more ball fields. Develop what you have not on the 
back of the veterans.

What site areas can or should be developed, changed, or altered? What areas on site should be protected, preserved, or enhanced?
• All but cemetery, vets club, and as much of the vets home 

property as possible
• Enlarge sports complex, football stadium, adequate parking
• Our veterans would love to learn a trait and learn how to 

help out with building a home for the homeless
• Bigger cemetery for all veterans
• Development for housing poor and homeless
• Lake could be opened up to all veterans
• No development for commercial or residential
• All areas for betterment of vets
• Use the area that the vets home is and have it developed for 

housing with an emphasis for housing for veterans
• All areas should be used for benefits of all veterans!
• The farm land space is enormous and makes sense to be 

developed in any way that will increase tax base which will 
serve veterans and all community.

• Only for veterans. Apartments - small “club” in the middle
• The land could expand for the cemetery for vets to be 

buried there.
• None
• Mixed use development - housing, office, commercial, 

recreational
• Housing, job training, family housing
• We need an assited living facility for the vets
• Needs to stay for veterans needs
• None of it.

• All
• The whole area - land, buildings, etc. should be used by 

vets for vets. Retraining tech job skills, house them there
• All of it!
• All for veterans
• This land and buildings should be for the veterans!
• All about veterans
• For veterans use only, not ball fields
• What do the veterans want to do?
• Use some of the existing buildings for homeless vets!
• All the historic buildings
• Cemetery, Veterans Club, county memorial
• Farm ground should be left for income for the property
• It should all be done according to what veterans want

• The Pershing Building, the lake, the gazebo
• Veteran’s Cemetery larger
• Make the lake larger, many trees
• Vets cemetery, all else for community
• Use some buildings for homeless vets, preserve some 

buildings as part of a veteran’s museum (of Neb.), 
preserve everything for the vet’s use

• Vet’s club, cemetery, existing campus
• Veteran’s Sport Complex
• The frontage should be as open as possible so the 

cemetery comes into view for drivers heading west. City 
cemetery expansion could begin north of a connection 
between Custer and Webb, north of the memorial 
cemetery
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Concept Narrowing
Concept Prioritization
Day three began with a summary of the public open house by reviewing the public’s post-its notes placed on each of the 24 concepts. With those comments in mind, the stakeholders were 
provided with six dot stickers and asked to vote for their favorite concepts. The results of that voting exercise are summarized below.

As shown in Stakeholder Prioritized Concepts, the top three preferred concepts were Concept #22, #18, and #20. They are shown below:

22

18

20Stakeholder Prioritized Concepts

Concept Number Number of Votes
22
18
20
13
17
16
19
10
4
3
5
15
9
12
1
2
6
7
8
11
14
21
23
24

21
21
15
5
5
3
3
3
3
2
2
2
1
1
0
0
0
0
0
0
0
0
0
0
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Narrowed Concepts
The planning team assessed the prioritized concepts and proceeded to create three large-scale final concepts that integrated the preferred features from each concept. As the final session, 
stakeholders evaluated the three narrowed concepts and provided comments via sticky notes. The comments are listed by each concept.

Narrowed Charrette Concept #1

• Developing both sides of Webb 
Rd.

• Active waterway
• Multiple memorial points instead 

of a singular memorial site
• Boathouse restaurant
• Water layout
• Aquatics and fieldhouse
• Efficient sports and recreation 

layout
• Recreation focus
• Amount of green space

Like

• Moved homes
• Development west of Webb Rd.
• Amount of shoreline to maintain
• Size of lake
• No pedestrian overpass
• Lazy lake concept
• Seems to be most expensive 

option

Dislike
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Narrowed Charrette Concept #2

• Variety of options
• Cemetery design that honors 

veterans
• Educational campus layout
• North/south water flow
• Pedestrian bridge
• Support commercial
• Balance of tax revenue generating 

properties and green space

Like

• Lack of green space
• Location of fieldhouse and 

aquatics center
• Distance between soccer fields 

and baseball fields

Dislike
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Narrowed Charrette Concept #3

• Appropriate lake size for 
commercial business park use

• Good use of community center, 
amphitheater, and rose garden

• Use of water and site layout
• Income from development 

opportunities
• Business park concept
• Pedestrian bridge
• Educational campus for potential 

four year liberal arts college
• Cemetery
• Balance of development, 

education, and green space
• Water wrapped around athletic 

complex
• Soccer fields
• East/west connection along 

Broadwell Ave.

Like

• Missing housing
• The only way to enjoy is with a 

drive or long bike ride

Dislike
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Market Feasibility Study
Appendix B
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