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Land Use

Annexation

The Land Use & Annexation section analyzes the current land uses
within Atkinson and then provides a vision with possibilities and
options for future land use developments and growth. During an
evaluation of existing and future land use potential, discussions are
held determining the physical, economic and social efficiency, health,
and well-being of the community. This section also analyzes potential
areas for annexation adjacent to Atkinson’s corporate limits. This Land
Use & Annexation section has the following two components:

— Existing & Future Land Use

— Annexation Plan



Chapter 4: [ and Use & Anwvexation

Land use is an important aspect in the Comprehensive Plan allowing
community members to visualize existing land uses as well as to stimulate L a n d
discussion and direction for how and where the community could and

should grow. How the land is being used creates relationships between

the physical, built environment and the social world. Land use planning

is an important process because it involves the systematic assessment of S e
physical, social, and economic factors in a way that should mitigate the

potential for conflict. This section will give decision-makers options on
how the community can grow.

Existing Land Use
The land use section of the Comprehensive Plan consists of two separate but related parts. The existing land

use section is where the community studies and evaluates the pros and cons of Atkinson’s existing mix of
land uses and development patterns. Figure 4.1a, the Existing Land Use Map, and Figure 4.1b, the Existing
Land Use-ETJ Map, shows the current land uses in and around Atkinson. This allows the City to see how the
community’s land uses fit together and how the land use patterns should change in the future. Atkinson has
eight different land use classifications including single-family residential, multi-family residential, commercial,
light industrial, public/quasi-public, agricultural/greenspace, recreational, and vacant parcels. Commercial
land uses are primarily found along the Highway 20 corridor and Downtown District as well as a few other
areas spread throughout the community. Companies located along the highway corridors typically require
easier access, more parking, or larger space/square footage. Larger economic ventures such as manufacturing,
bulk storage, or distribution facilities typically fall into the light industrial category and those businesses
should be located on the outskirts of the community so as not to adversely impact existing property owners.
Highway and Downtown Districts tend to attract different types of businesses and they also tend to look and
feel dramatically different from one another.

Many communities have separate zoning regulations for the highway corridor commercial district and the
central/downtown commercial district. Separate districts are necessary because of the different setbacks, lot
sizes, height restrictions, parking needs, and aesthetic desires for each of the areas. Downtown economic
development should be catered towards retail, service, and/or hospitality businesses. It is important to
protect the look and feel of the Downtown District because it is the heart of the community. Larger economic
ventures are important to the economy because of the revenue and job opportunities they provide for the
City; however, these developments should take place along the outskirts of town near Highways 20 and 11.
Zoning Regulations are important to steer commercial development into proper zoning districts to ensure the
mix of adjacent land uses is conducive to new development.

The primary land use in Atkinson is residential. Structures of this nature can be found throughout the
community. As obvious as it seems, it is important when planning for any future development to maintain or
enhance the existing feel of the neighborhood. This is especially true in residential areas of the community; any
new structures that are built in those neighborhoods should be residential in nature. The existing residential
land uses include both single-family and multi-family developments with mixes of single-family detached
homes, duplexes, and apartments. There are a few multi-family or medium density developments spread
throughout the community, most are duplexes that have been constructed amongst single-family residential
homes. Other residential development has taken place outside the corporate limits but within the City’'s one-
mile extraterritorial jurisdiction. A large number of these homes can be classified as rural residential homes
including farm homes or single-family homes on large lots; however, not all residential development outside
of the corporate limits should be considered rural residential or large lot development. This type of residential
development can be very enticing and attractive for people because it allows for large spacious yards, privacy,
and yet still in close proximity to the community.
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There are several recreational areas throughout the community including the municipal
swimming pool, campground, golf course, ball fields/courts, playground equipment, and
picnic shelters. Recreational opportunities can provide amenities for a wide age-range
of residents in a community. Availability and diversity of recreational services and parks
is important to maintain a high quality of life for all residents in Atkinson, not just the
children. Cowboy Trail is a recreational amenity located through the middle of Atkinson
that provides many residents with a location for walking, biking, or running and it also
provides visitors an opportunity to travel through Atkinson on the long trail. A few other
recreational amenities includes the Atkinson Stuart Golf Course and the Elkhorn River.
There are two main Parks in Atkinson. The first, City Park, is located on the north side
of Atkinson adjacent to the Community Center and West Holt Public Schools. This park
has three ball fields, picnic shelters, tables and benches, and playground equipment.
The second recreational area is located on the northwest side of Atkinson outside of the
corporate limits. This area is home to the Atkinson Stuart Golf Course and the Mill Race
Park and Campground. Unfortunately, for residents to access the main community park,
a majority of citizens must cross Highway 20 which can be a safety concern, especially
for children. Both recreational areas are located on the north side of the community,
creating a need for other recreational amenities spread elsewhere in the community. As
the community grows, changes, or further develops it will be important to assess the
need for improved and additional recreational amenities. One option may be to develop
small neighborhood parks to serve adjacent residential areas. Having smaller parks within
residential neighborhoods may help to decrease the number of children crossing the
highway to get to City Park which is the main park in Atkinson.

Public/quasi-public land uses include churches, municipal properties, school buildings,
healthcare facilities, museums, community buildings, etc. These existing land uses are
spread throughout Atkinson, and rightfully so. Public land uses should be available and
accessible by every resident in Atkinson, as opposed to being concentrated in specific
areas that could segregate neighborhoods based on available amenities. Public/quasi-
public uses are typically considered amenities for residents and add to the quality of
life. With several of these public/quasi-public land uses, it is important to analyze the
potential need for expansion and availability of vacant land for any expansion needs.
Vacant land adjacent to existing public/quasi-public land uses should be considered a
positive attribute for any potential future expansion or development need for those land
uses, i.e. a Church or Museum needing more space may want to build an addition onto
their existing structure.

Atkinson has several areas of land that are deemed agricultural/greenspace, especially on
the fringe of the corporate limits. Some of this land is farmed, and should continue to be
until it is necessary to subdivide and develop for the benefit the community. Other areas
are also considered to be agricultural/greenspace although they may not be farmed.
This is possible for several reasons including topographic challenges that have hindered
development for those properties or they may be undesirable locations for development.
Even though those areas of land may have development challenges they lend themselves
to additional greenspace and/or buffers between the heart of the community and what
lies outside of the corporate limits. This land use can also act as an important buffer
between different land uses such as light industrial and residential.

Atkinson Comprehensive Plan 2016-2026
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There are also a few vacant parcels of land dispersed throughout the
community; these lots are platted parcels of ground that may or may not
have ever had a structure built on them. The lots are desirable for infill
development because of their vicinity to existing public infrastructure;
however, the current lot sizes and conditions may not be conducive for
development. When developing vacant, infill parcels it is important to
maintain the balance of existing land uses within the surrounding area.
Most of the vacant lots are within residential neighborhoods; however,
as previously mentioned original platted lots may not be suitable for
development based on today’s standards for single-family homes. In order
to utilize vacant lots for infill development it may be necessary to have
multiple adjacentlots. Table 4.1 shows the approximate percentages of each
of the existing land use categories and their portion of the total make-up of
the community. Each land use category within the corporate limits can fit
into a hierarchy with the least dense classification, single-family residential,
on the top of the pyramid and the most dense classification, industrial, on
the base of the pyramid. This is an important way in understand how land
uses work with each other, including the need to create a balance with land
uses. Having adjacent land uses from opposite sides of the pyramid does
not create a well-planned balance and may need buffers to help offset the
real or perceived conflicts. However, transitional zoning, having land uses
adjacent to one another that follow the pyramid pattern, is a the proper way
to encourage development to protect existing properties. For example, it is
a good planning practice to have a multiply-family residential development
between a single-family residential development and commercial land uses.
Single-Family
Residential

Multi-Family Residential
Public/Quasi-Public
Downtown Commercial
Highway Commercial

Industrial

Land Use Category A:;Z:’:::;:e
Single-Family Residential 31%
Agricultural 23%
Commercial 13%
Industrial 12%
Vacant 10%
Public/Quasi-Public 8%
Recreational 2%
Multi-Family Residential 1%
Total Area 100%
Source: Miller & Associates, 2015
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Future Land Use

Planning and preparing for future land use options is a vital part of Atkinson’s Comprehensive Plan. Whether
a community is growing or shrinking, there will still be changes in land use patterns; therefore, the purpose of
this section is to provide a general guide for future development patterns. The idea is to avoid or minimize
conflicts between land uses and the environment. The future land use plan must reflect existing land uses
and options for changing land use needs. This plan should be flexible in nature in order to change as the
community changes. Also, it should be molded to fit the needs, desires, and limitations of Atkinson and its
residents. Part of the preparation for the Comprehensive Plan was to hold a series of steering group/public
input meetings. The input from those meetings was imperative to planning for future land uses. Having
an understanding of what residents want and need within the community is important for gaining support
and assistance in bettering Atkinson. A summary of the input collected from one of the first steering group
meetings can be found in the following chapter. Information gathered at those meetings as well as existing
land uses and data from primary and secondary sources was used to develop the future land use plan. A
workshop session was held with residents to determine where they could foresee future development taking
place. Legos were used to address land uses, areas for growth, and to show the need for additional land for
different land use classifications. A future land use plan should be a vision of what you want the community to
look like; a vision of goals with different land uses to encourage ‘smart’ growth in your community. This vision
should be an outlook and a guide for the next ten years.

In order to prepare and plan for the future of Atkinson, decision-makers need to have ambitions and goals.
Realistically, what is the future of Atkinson going to look like, or what do you want it to look like? The main
focus should be to keep the strong community ties and progressive drive while diversifying amenities and the
tax base in order to provide a high quality of life for residents. The types of land uses should vary within the
community from single and multi-family homes, commercial ventures of different sizes, public areas including
recreational amenities and public services, and some vacant land and greenspace for aesthetics and screening/
buffering purposes.

Homes should also vary, based on location, size, and price in order to attract a variety of residents. Having
compatible housing is important when trying to appeal to new faces in the community. The housing stock
versus household income analysis is an important way to determine the type of housing stock needed to best
suit the needs and desires of residents. Improving the commercial sector should involve diversifying what is
available to Atkinson’s residents. Commercial development should be promoted and developed depending
on available resources. However, commercial ventures not only add to the tax base for the City but they
also create job opportunities for residents or potential residents of Atkinson. Envisioning goals as realities is
important for the success of Atkinson and ideas need to become actions in order to turn them into realities.
City leaders are the ones ultimately responsible for making the final decisions for the betterment of the
community; however, it is up to the residents to hold City leaders accountable to ensure the goals of the
community are being met.

During the steering group/public input meetings many future development ideas were discussed. Attendees
were asked to ignore their knowledge of current property owners and to “dream big” for Atkinson. Exploring
every possible option during the planning phase is important in order to be prepared and ensure that any
community growth is following the goals outlined in this Comprehensive Plan or any other plan the City has
created. Figure 4.2a, showing the corporate limits boundary, and Figure 4.2b, showing the extraterritorial
jurisdiction of the City, outlines potential areas of new development in and around Atkinson. These areas will
be discussed in detail throughout this section.

Atkinson Comprehensive Plan 2016-2026 %
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Residential uses make-up the largest percentage of existing land uses in Atkinson. Single- and multi-family
residential construction is necessary for Atkinson to grow. A large majority of the existing housing units are
dated and many homes need demolished and new home construction is needed to provide feasible options
for existing and potential residents. In order to replace the aging, dilapidated housing structures, new homes
and rental units will need to be built to create a housing market that can attract people to the community.
There are a few vacant lots available throughout the corporate limits and these lots are best suited for infill
residential development. The location and size of lot needs to be assessed prior to construction to ensure
both attributes are enticing to today’s buyers. Infill developments helps keep costs down because of the
existing public infrastructure; therefore, infill development should be promoted first before the development
of a new residential subdivision that would require infrastructure extension.

The potential for infill development is shown in the future land use maps. There are a few areas for single-
and multi-family developments. A majority of the potential infill lots were originally platted when the largest
lots would have been 50-feet wide and most people did not have a garage; therefore, they may be too small
to build a home of today's standards. In order to utilize these vacant lots, adjacent properties may need to
be combined before there is enough land to build, this is true for single-family and multi-family homes. By
combining multiple, adjacent lots the builder has more land to work with allowing for construction by today’s
standards for homes which typically includes a minimum of three bedrooms, two bathrooms, and a two
car attached garage. Not all vacant lots have a second vacant lot adjacent to it, which makes it difficult to
effectively utilize all of the vacant lots available throughout the community.

Single-family residential areas, shown in yellow on the future land use maps, include several vacant, infill
lots as well as potential areas for residential subdivisions, on the north side of Atkinson. These areas were
determined by residents during a public input session and multiple reasons for these areas were discussed
including proximity to community amenities like the West Holt Public Schools and the park as well as the ability
to connect with existing public infrastructure and tie in with existing streets to provide ingress and egress to
the proposed development areas. The two main areas shown for future residential subdivision development
have the potential to include multiple lot sizes to provide options for residents. These areas are the most ideal
locations for new residential subdivisions; however, the City should encourage infill development before the
extra money is spent extending water, sewer, and paving into a new subdivision.

Areas with several vacant lots adjacent to one another may be best suited for multi-family developments.
Multi-family housing, shown in orange on the future land use maps, can include a variety of options such as
duplexes, four-plexes, townhomes, and apartments. Multi-family housing is typically renter-occupied which
lends itself to fulfilling another housing need in small communities, transitional housing. Development of this
type of housing would fill a large need in the community catering to young families, single persons, senior
citizens, empty-nesters, etc.

Multi-family development can also mean medium density development which would have more homes
per square acre than a type single-family residential development. Mobile home parks are typically platted
for medium density development. One of the areas on the west side of Atkinson, shown as multi-family
development, would make an ideal location for a mobile home park because of the amount of vacant land
available, location, and proximity to public infrastructure. Although this area would work well for a mobile
home park, any type of residential development would be best suited in this marked location. Many of the
vacant platted lots on the east side of Atkinson are also conducive to multi-family development because of
the amount of vacant land adjacent to existing infrastructure and because of its location near other duplexes.
Ideas to keep in mind when planning for future residential development are finding ways to maintain
a neighborhood feel, connecting new subdivisions to the existing community to promote accessibility,
incorporating greenspace into development plans, and providing a small mixture of lot sizes for different
residential development types in larger subdivisions.
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Parks and recreation areas are major community assets. Parks provide open space for residents as well as
visitors and generally enhance a town's appearance. Proposed recreational development can be seen in light
green on the future land use maps. There are two existing parks in Atkinson, one is located on the north
side of Highway 20 adjacent to West Holt Schools and Mill Race Park is located on the northwest side of the
community. Although it is nice for community to have two different parks in two locations, having to cross
Highway 20 is a safety hazard for residents, especially children. Improving the pedestrian crossings as well as
the sidewalks in close proximity to each of City Park would be a beneficial improvement for the community.
Adjacent land to Mill Race Park and Campground could be developed for additional recreational space that
would tie into the existing park area. Some residents discussed their desire to add more amenities to Mill Race
Park in the future which is why some of the adjacent land should be considered for recreational development.

Cowboy Trail is another recreational amenity in Atkinson. The trail runs through the middle of the community,
near the Downtown District. The images below show a triangular-shaped parcel, that is currently vacant,
redeveloped as a pocket park. This pocket park could act as an entrance to the Downtown District for
vehicles and pedestrians because the park could be seen and utilized by both drivers and pedestrians on State
Street and by pedestrians on Cowboy Trial. This triangular parcel may be challenging for typical commercial
development because of the shape and size; therefore, it is an ideal parcel of land for a use that requires
minimal development. Also, by beautifying this vacant piece of land, it will enhance the Downtown District
and create an aesthetically pleasing entrance from the east. As seen in the computer rendering examples, a
couple of benches, bike racks, and landscaping improvements would be a big improvement for the vacant
parcel.

Existing Vacant Parcel

Computer Renderings
of Proposed Cowboy
Trail Park
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Commercial development in Atkinson, like most rural communities, is a work in progress; however, the City
has experienced progress with commercial development. A majority of the land that is ideal for commercial
and/or light industrial development within the corporate limits has already been developed. There are a few
shovel-ready sites for commercial development within the corporate limits. These lots are located on the
southeast side of Atkinson along Highway 20. There are only a few lots left; therefore, it may be necessary
to look at land adjacent to the corporate limits for other areas of potential commercial development. Ideally,
the City could annex adjacent land for additional commercial and/or light industrial development. Several
development locations have been highlighted on the future land use maps for commercial, shown in red, and
light industrial, shown in grey. These lots border the highway corridor because most businesses are looking
for land availability, easy access to transportation network, and high visibility. Land along Highway 20 provides
all of those things to potential businesses.

If commercial/light industrial development potential requires sites that are outside of the existing corporate
limits the City should conduct a cost-benefit analysis to determine if it would be beneficial to annex the land.
Through annexation, the City could capture sales and property taxes from potential businesses along the
Highway corridor and would be able to provide development incentives to potential businesses through the
Tax Increment Financing (TIF) process which can only happen, based on State Statutes, if the development is
located within the corporate limits. Atkinson should consider annexation of prime commercial/light industrial
real estate to target for development. Through this process the City would need an infrastructure expansion
plan and could possibly include the development/expansion of new infrastructure to serve the annexed areas.
This would require a site survey and engineering design before the full cost-benefit analysis could be completed;
however, it would mean tax base growth for the community as well as the ability to offer developmentincentives
to potential businesses. The commercial and light industrial areas shown on the future land use maps were
discussed during a public input session. Residents shared their thoughts on having additional space available
for commercial development and wanted to ensure the potential locations were in close proximity to existing
businesses, the corporate limits, and public infrastructure. The area on the southeast side of the community,
along Highway 20, is ideal for a light industrial development or commercial development, depending on the
business’s needs. This is a large area that would offer many options and opportunities for light industrial or
commercial development. This area is adjacent to existing light industrial and commercial development. As
discussed, Highway access is important for many businesses, but the Highway corridors are also important to
the community because they serve as the gateway entrances into the community. Therefore, it is important
that any new development would include landscaping, greenspace, and screening to ensure the highway
corridor is enhanced with any new businesses as opposed to becoming an eye sore.

102 Afkinson Comprehensive Plan 2016-2026
Mller & Associates



The areas southeast of Atkinson on Highway 20 and near the intersection of Angle Street and Highway
20 provide a large amount of land that could be developed for light industrial purposes. Most industrial
parks range between 20 to 50 acres, sometimes even larger and these areas, shown in grey on the future
land use map, would provide enough space for that type of planning and future development potential.
The main area planned for light industrial is on the outskirts of the community for other reasons such
as the possibility of having a light industrial business that may create noise, dust, smell, etc. pollution
concerns for nearby residents so it was planned to have this type of development on the fringe of the
community as opposed to the near heart of the community. City leaders should determine potential
impacts a new business may have on the surrounding land uses before approving any development
permits. This will ensure all concerns are thoroughly analyzed prior to construction. When there are
any conflicting land uses proposed adjacent to each other a buffer should be encouraged to provide
a visual and physical break in the land uses. Some buffers include trees, shrubs, and greenspace while
other buffers consist of transitional zoning allowing transitions from higher density land uses to lower
density land uses. These transitions in the land uses help protect each land use. Careful consideration
should be taken when planning for areas of mixed land uses in order to protect the least dense use (i.e.
single-family residential) while also allowing the most dense use to have the opportunity to operate
without hassle or complaints from the least dense land use.

Both Highways are resources that Atkinson should always try to take advantage of because it provides
many opportunities for commercial growth and development. Access, visibility, and land availability
along the two Highway corridors shaded in red and grey on the Future Land Use Map are highly feasible
areas for commercial and/or light industrial developments such as a manufacturing company, Shopko,
bulk grain storage, implement dealers, car dealerships, etc. The City should work with potential small
business ventures in the retail/trade sector to focus on development in the Downtown District whereas
the large tracts of land on the fringes of the community are prime areas for 'heavier’ commercial
businesses like manufacturing, farm implement dealers, or car dealerships that require high visibility
and traffic volumes as well as access to transportation. Developing along a highway does come with
a few constraints including obtaining permits from Nebraska Department of Roads (NDOR) to be able
to have access onto the highway. NDOR would like to limit the amount of access points for safety
purposes because of the high rates of speed people travel on a highway so frontage roads and cul-
de-sacs may need to be constructed in order to best utilize all of the land available while limiting the
amount of access points onto Highways 20 and 11.
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Chapter 4: [ and Use & Anwvexation

Desires for downtown improvements were discussed by several residents.
Completing a Downtown Revitalization Plan for Atkinson would address
concerns for downtown development and would provide the City with
a plan for further revitalization. A Downtown Revitalization Plan will
help residents and decision-makers envision an overall look and feel
to physically emulate in the City’s Downtown District. The planning
process allows residents and downtown stakeholders to dream, discuss,
and brainstorm ideas for improving the Downtown District and the plan
provides images and ideas for aesthetic improvements including facades,
awnings, signage, and streetscapes as well as ideas for improving the
economic climate in the Downtown District. There is only so much real
estate space available in the Downtown District so planning for future
commercial development will ensure space is used wisely to continue to
encourage downtown businesses to grow. Businesses in the Downtown
District should be centered on retail, service, and entertainment such
as restaurants, bars, theaters, etc. As shown in the future land use plan
maps, the goal for the future of the Downtown District is to encourage
appropriate infill development as well as improving the overall appeal
for Atkinson’s mainstreet.

Other future development options include enhancing the wayfinding,
branding, and beautification throughout the community. Gateway
entrances can make a statement to travelers passing by on the Highway
which is why it is important to beautify these entrances and corridors.
Wayfinding signage is dual purpose; it directs and informs people while
also being aesthetically pleasing and attention grabbing. Based on
traffic counts, roughly 2,700 to 3,300 vehicles pass through Atkinson on
Highway 20 every day. Of course, some of those travelers are residents
of Atkinson commuting to and from work; however some of those
vehicles are visitors to Atkinson and the gateway entrance and Highway
corridor is the City's opportunity to grab people’s attention and make a
good impression. Highway 20 through Atkinson is a way to advertise
all that Atkinson has to offer. Banners, landscaping, beautification, and
wayfinding signage highlighting all of Atkinson’s amenities are ways to
take advantage of the Highway and promote the community to all of
the travelers. A beautified highway corridor helps make a memorable
statement to a visitor and it can help to direct and promote what the
community has to offer. Wayfinding signage could be used to act as
directional signage to the parks, museum, Library, Downtown District,
Hospital, schools, or anything else the City would like to highlight.
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One idea discussed during public input sessions was to develop a way to attract Highway 20 travelers to
the Downtown District. Development wayfinding signage is one way to point visitors in the right direction
towards any type of attraction or amenity. Examples of wayfinding signage highlighting Atkinson’s Downtown
District can be seen at the bottom of the page. Both of these examples are at the corner of State Street
and Highway 20. The first computer rending is on the north side of State Street where a vacant gas station
exists today; the second example is on the south side of the block on a vacant lot. Only one of these options
would need to be developed, but renderings were completed for both locations to show two options. Also,
wayfinding could be included for other amenities/attractions on the same sign but for this example only the
Downtown District is highlighted. These computer renderings provide residents with an idea about what this
area could look like with signage and improved landscaping. It allows City stakeholders to visualize ideas for
beautification and wayfinding.

This is a "first impression” to visitors, but beautifying the highway corridor may also give residents more of a
reason to help keep all of Atkinson beautiful. Landscaping can be used for aesthetics and screening unwanted
sites from vehicles. Land along highway corridors tends to be unsightly in many communities. Screening these
land uses from highway travelers can really make a big impact. Zoning regulations are one way to help ensure
land along highways and major arterials and connector streets are screened to create an appealing view for
travelers.

Proposed Wayfinding Signage Option Proposed Wayfinding Signage Option
NW Corner - State Street & HWY 20 SW Corner - State Street & HWY 20

All of the proposed new developments that are not currently in Atkinso