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CHAPTER 1: EXECUTIVE SUMMARY
1.1 Goals of the Master Plan
1. Improve downtown’s connectivity via an
improved infrastructure and streetscape

In addition to the mission statement, six principles
for building a better Downtown were established
to help direct the Master Planning process.

2. Examine cost effective ways to rehabilitate or
restore Downtown’s historic facades

Core Plan Principles:

3. Seek ways to reactivate or adaptively reuse
vacant second story space

•

Capitalize on downtown’s history as well as the
greater Chadron area

4. Examine potential for more housing
development

•

Leverage the success of Chadron State College

•

Build upon the base of current downtown
entrepreneurs

•

Develop greater connectivity among
Downtown’s key businesses and sub-districts
through in-fill development, releasing of
property with appropriate tenants and
through thoughtful public improvements
in order to facilitate greater pedestrian
movement

5. Increase property revenue and value
6. Reinforce downtown as the social center of the
community
7. Establish future planning and development
strategies for the City of Chadron and the
Chadron Downtown Business Improvement
District
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CHAPTER 1 EXECUTIVE SUMMARY
•

Improve the aesthetics of Downtown to
establish a more favorable backdrop for
business that relates to the target customer
market

•

Leverage and Maximize Private Sector
Investment

With these principles guiding the process, a
Master Plan emerged that emphasizes the
importance of developing livable solutions to
various growth and development issues affecting
the city today. Livable solutions mean that
residents can live, work, shop, and socialize in
a Downtown that is easy to walk through and
convenient to use. To achieve this, the Master
Plan suggests new ways of thinking about
infrastructure, transportation planning, affordable
housing, and residential densities. In order to
implement this new thinking without losing the
quaint, historic nature of the Downtown, a series
of key recommendations were developed. These
“action items” are intended to be the first and
continuing steps the city can take in order to
achieve the citizen-based vision.

Overall Plan Action Items
•

Ensure that more of downtown’s sidewalks
system meet “Universal Design” standards
(ADA)

•

Continue to improve building facades by
prioritizing and incentivizing owners to
remove inappropriate alterations, improve
store front signs and lighting.

•

Improving downtown’s second stories through
adaptive reuse

•

Implement development standards to make
sure new development is built on the same
core urban design principles that the original
downtown were built upon

•

Reserve a spot on the east side of the 100
block of Main Street for a new community
gathering spot, possibly civic in nature

•

Develop a farmer’s market park and parking
lot to provide better services to this group of
entrepreneurs

•

Develop and organization to manage
downtown for the long term with staff

The Master Plan anticipates the on-going physical
changes and potential market demands within
the city. The outcome is a consensus on the
importance of reinvestment in both the public
realm and private property. This will require
new initiatives to plan, incentivize, and finance
many public enhancements and redevelopment
activities. Implementation of this plan should
not be the sole responsibility of one entity but by
various partner or sister organizations as well as
the private sector. Partnerships between public
agencies, private businesses, and the community
will be necessary to ensure success. Central to this
is that there needs to be one organization to drive
the plan’s implementation and to coordinate. Part
time, if not full time staff is central to getting this
done
Downtown Chadron still has significant portion of
the Chadron retail dollar but has lots of potential
as a location for urban living and as the base
camp for exploring the southern Black Hills-Pine
Ridge region. Chadron has unique scenic qualities
unsurpassed by any other Nebraska community
and has abundant natural history and cultural
history that are at it’s infancy of development.
Downtown Chadron can play a significant role in
developing these resources. With a coordinated
plan and the right tools for success, Downtown
Chadron can ensure a bright tomorrow as a
livable city in which students, professionals,
ranchers, retirees, families, tourists and outdoor
recreationists will come to live, work, play, and
visit.

2.1 PLAN RATIONAL AND APPROACH

CHAPTER 2 PLAN RATIONALE AND APPROACH
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CHAPTER 2: PLAN RATIONALE AND APPROACH
2.1 PLAN RATIONAL AND
APPROACH
This Master Plan is rooted in the history and
context of the Chadron area. It takes into
consideration local natural, cultural and human
resources to build on community assets and what
already has been accomplished. For this reason,
it is important to review major existing plans and
studies and ensure that the best parts or strategies
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of these studies are integrated—or at least
referenced—within this Master Plan.

expressed through our interviews and public
meetings.

The plan starts with documenting key historical
events or trends that have shaped Downtown’s
buildings, plans and land uses. The plan reviews
these elements in a broad brush fashion and then
moves on to current conditions and ultimately
prioritized recommendations. The plan seeks
to make recommendations that are built around
a long term vision that the community has

Our teams bias is to establish a vertical mixed
use environment in the context of a traditional,
pedestrian oriented Downtown that uses as much
of the original fabric as possible. The key to this is
reestablishing retail on the ground floor plane.
Each section of the plan will be structured in the
following way: documenting first historical events

or trends, current status of these elements and will
conclude with prioritized recommendations.

3.1 MARKET NICHES

CHAPTER 3 DEVELOPMENT PLAN

3

A key project is to reactivate the northeast corner of Second Street and Main Street. Relocating the farmer’s market and new infill development will start to
make the 100 block of Main Street more vibrant.

CHAPTER 3: DEVELOPMENT PLAN
3.1 Market Niches
The strategy that the plan is recommending is four
fold. In order of priority this is:
1. Embark upon a façade renovation plan to
highlight downtown’s unique architecture.
Positive first impressions begin to validate
that the revitalization process is working from
the public’s perspective. We typically see
anywhere from a 5% to 25% boost in sales
following a façade renovation depending
upon how extensive the work is and the
consumer demand for the product.
2. Restoration and renovation of existing
buildings. The emphasis is to develop new
housing opportunities on the second floors
where vacancy presently exists. There’s
approximately 48,000 feet of vacant space
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now. (See chapter 8).
3. First floor businesses should follow the
recommendations of Chapters 9 Retail and
Business Development and 10 Promotion
and Marketing Opportunities. This will
improve the leasing mix so that businesses
become more interdependent upon each
other. Currently many of the business act
as destination businesses meaning that the
customer only shops one or two stores. The
idea is that we establish a base of businesses
where customers shop 3-4 businesses when
they are downtown.

Plan view of the proposed Farmer’s Market and Chadron Court at Second Street.

CHAPTER 3 DEVELOPMENT PLAN

3.1 MARKET NICHES

New infill development and public space at Main Street and Second Street.

Proposed relocation of the Farmer’s Market along edge of Second Street.

Proposed community hearth space at the reactivated corner of Main Street and Second Street.

Proposed multimedia community space.
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CHAPTER 3 DEVELOPMENT PLAN

3.1 MARKET NICHES
4. New infill development to better link existing
businesses. (See also 8.3.2) Right now there
are three or four zones for business with
vacant land in between them. Constructing
infill development on these lots will help
to reweave the “retail fabric”. Keeping the
customer moving and exploring is the basic
strategy to getting the cash register to ring
more often. The key vacant parcels are:
-- a. North East Corner of Main and Second
-- b. Vacant lot on the north side of Second
Street between the appliance dealer and 120
Bar
-- c. Car lot in 100 Block of Main Street. If this
lot were ever to become available it will
be essential to establish a use(s) that are
complimentary to businesses across the
street. Additionally this will be instrumental
to linking new development at the old depot
site.

»» i. Develop downtown Chadron as a
spoke and hub for the trail system. Create
a trail head for the Cowboy Trail. Bike
riders typically want to start at the higher
elevation and have the wind at their back.
This perfectly positions Chadron whose
elevation is 3,200 feet as a starting point to
end at Norfolk , elevation 1,200 feet. This
means that users of the trail typically arrive
a day early, stay in a hotel and buy supplies
or hire a livery service.

5. Make downtown a hub for tourism and
visitors. There are lots of things to do in the
Chadron area but not a lot of this is centered
in downtown. The potential to change this
is enormous but it will take time, a lot of hard
work and strong working partnerships among
community entities to get it done. We see
this as essential for getting Chadron to the
next level of community development. These
developments have the potential to make
Chadron an even more attractive place to
invest, retire, go to school, teach or open a
business. The key projects that fall into this
long term vision are:
-- a. Development of Chadron Rail Park and
Depot. This site is suggested to be multipurpose with a new playground for kids and
an alternative site for the farmers market with
bathrooms in a community building. The
community building could be a major arrival
and departure point for visitors to Chadron.
This is the spot that tours could leave from
or that visitors merely find out about local
attractions or make contract with an outfitter
or tour guide.

»» iv. Work with Nebraska Northwest
Railroad to develop an interpretive center
for their roundhouse and some of the
unique equipment housed there. This
could be done in the old Freight Depot
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»» ii. Development of the Cowboy Trail to
the Museum of the Fur Trade as a first
phase could possibly allow visitors to bike
or hike out to the museum.
»» iii. Park a piece of old rail equipment at the
rail park for visitors to see. Chadron has a
fascinating rail history and this begins to
tell the story. Rail tourists will travel from
great distances to see unique equipment
and experience it firsthand.

»» v. If the dinner train were to be
reactivated this could be a point of arrival
and departure or the train could merely
serve dinner while parked at the station on
a seasonal basis.

Proposed redevelopment at Main Street and Bordeaux Street showing new trail head, playground, and railroad interpretation.

4.1 NORTHWEST NEBRASKA HISTORY AND CHADRON’S DEVELOPMENT

CHAPTER 4 HISTORY AND DEVELOPMENT
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Some of the first buildings were wood frame some of which were moved
into the town to be close to the rail depot

CHAPTER 4: HISTORY AND DEVELOPMENT
4.1 NORTHWEST NEBRASKA
HISTORY AND CHADRON’S
DEVELOPMENT
This area was a favorite Native American hunting
and camping area for hundreds of years with
the Sioux Indians occupying it till about 1810.
Spaniards from New Mexico were the first fur
traders, followed in the 1830’s by Americans from
St. Louis who established a regular trail from Fort
Laramie to Fort Pierre on the Missouri River. In
the 1840’s there were two competing fur posts,
one on the Chadron Creek about 8 miles south of
Chadron, the other on Bordeaux Creek 3 1/2 miles
east of Chadron.

to the discovery of gold, the military’s presence
and an enterprising railroad seeking to make
money from the emerging western frontier.
In 1871 the Fremont, Elkhorn & Missouri Valley
Railroad (FE&MV) ran from Fremont to Wisner and
had plans to push north to the confluence of the
Niobrara and Missouri rivers. But, because of an
economic downturn, rail construction stalled at
Wisner (350 miles east of Chadron).
In 1874 the US Army established Camp Robinson
(27 miles to the west of Chadron) to provide
security for the nearby Red Cloud Agency, the
camp assigned to the second encampment of the
Oglala Lakota led by Chief Red Cloud (1873).

The middle 1800’s finds Northwest Nebraska
populated by trappers and some ranchers but the
next phase of this development owes its existence
1899 Nebraska Map showing railroads in red.
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One of the first masonry buildings is the opera block

CHAPTER 4 HISTORY AND DEVELOPMENT

4.1 NORTHWEST NEBRASKA HISTORY AND CHADRON’S DEVELOPMENT
Prospective miners, acting on rumors, had
been pushing the US Government to open the
Black Hills of South Dakota to mining but the
US Government persisted in keeping them out
knowing that it would be resisted by the Sioux
which were promised a homeland in Western
South Dakota (Pine Ridge Reservation comprises
part of this area 40 miles to the northeast of
Chadron).

Chicago Northwestern train at Chadron Depot.

Persistence and enough pressure eventually
hastened the US Government to send out an
expedition. This was led by Lt. Col. George Custer
in the Black Hills in Dakota Territory in July, 1874.
Gold was discovered by a geologist and miners
accompanying the expedition. Two years later the
U.S. government wrested the Black Hills from the
Sioux Indians, opening the way for Euroamerican
exploration and mining. By sheer good fortune,
the FE&MV found itself in the best geographical
position to forge a much-needed supply line to
the Black Hills and Fort Robinson
The Sioux Indians were relocated to South Dakota
in 1877 to a much smaller area and at that time
several very large cattle outfits came into the
area. Large roundups were conducted annually
until the railroads arrived in 1885, and an influx of
homesteaders took up most of the available land.

Early access to the area was via stagecoach lines prior to the railroad’s arrival.
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Prior to the FE&MV’s arrival in Northwest
Nebraska, gold miners had to take the Union
Pacific to Sidney and then either take a stage
coach or ride horse back several days on the
Sidney to Deadwood Trail to reach the mines.
Here again soldiers at Ft. Robinson played a vital
role in the area’s development by guarding the
Sidney-Deadwood Trail to the Black Hills. The
Freemont, Elkhorn and Missouri Valley Railroad
decided to access the new trade of this region and
the City of Chadron was platted in 1885. At this
time trains required water to replenish their steam
tanks about every 30 miles or less giving rise to
new communities that serviced the railroad.
The discovery of gold in the region, the presence
of ranches and the military’s demand for rail
services made it an easy decision for the FE&MV to
expand to the west. The FE&MV perspective route
ran south of the Sioux Reservation (40 miles north
of Chadron) which blocked other railroads from
the east. Eventually the FE&MV was purchased
by Chicago & North Western Railway (C&NW). As
with other railroads across the country, the C&NW
was the dominant transporter of both freight and
passengers in northern Nebraska from the 1880s
through the 1920s. Indeed, without it, many of the
towns and homesteads could not have exported
their products.

5.1 ORIGINAL TOWN PLAT

CHAPTER 5 DEVELOPMENT HISTORY OF DOWNTOWN

5

CHAPTER 5: DEVELOPMENT HISTORY OF Downtown
5.1 Original Town Plat
Town was platted by Fremont, Elkhorn & Missouri
Valley Railroad (FE&MV) on July 24, 1885. The
original plat designated Main Street and Bordeaux
Street from First to Fourth as a commercial zone
and Second Street from Lake Street to Shelton
Street as evident by their narrow width. Alleys
run behind these lots but don’t punch through
the Main Street blocks establishing Main Street
as the prominent commercial street. Main
Street was the spine linking the depot and the
community. This development plan held up for
the most part but commercial development never
spread past the mid-point of the 300 block of West
Second leaving it about a block and half short
of the original plan. Residential development
picked up from there. Commercial development
spread to just half block before Shelton on East

Second. Commercial development filled in just
a few of the lots on Main Street south of Third
Street. Over time the residential uses in the Four
Hundred Block of Main Street have transitioned to
commercial, some using the residential structures.
The Three Hundred Block of Main Street still has a
couple of houses but these have had commercial
storefronts added to their fronts. It’s likely that
further commercial development on Second
Street was limited due the relocation of the main
East-West and North-South road systems over
time (see Figure 1).

Figure 1: Original Chadron Plat
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6.1 TRANSPORTATION HISTORY & DOWNTOWN’S DEVELOPMENT
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CHAPTER 6 TRANSPORTATION AND CIRCULATION
the volume being heavy trucks. The anticipated
2036 traffic flow is 8,515. The % with heavy trucks
remaining consistent at 5% of the total. (Source
NDOR)
The north south route through Chadron was
originally Highways 52 (Black Hills Loop) and
Highway 80 with Highway 52 running south
to Colorado and North to Rapid City, SD (1922
Rand McNally, Standard Oil Map) (“Figure 3: 1936
Map”). By 1936 these routes consolidated into
Highway 79, a mix of pavement in some sections
and concrete in other. (See “Figure 4: 1941 Map
NDOR Highway Atlas”) Later this became NE19
and this used Maple Street as its alignment. The
highway going west in 1922 was Highway 79.
Later Highway 385 consolidated Highways 79 and
19 into its present alignment, about a mile west of
Downtown.

Originally most people arrived in Chadron via
the railroad. The depot was located just east of
Main Street and faced First Street along with the
railroad hotel. Nearby was the Blaine Hotel and
the Hotel Chadron in what is today the Olde Main
Street Inn. The initial plan for the community
established the corner of Second and Main Street
as the 100% corner, the best corner to do business
on. Overtime a better system of roads developed
and with it official routes were realigned to
promote “faster and safer” travel. This impacted
the location of the 100% corner.
The early predecessor of Hwy 20 was called the
Blue Pole Route, running from Chadron to Omaha.
(Figure 2) Also sharing the alignment through

Chadron was the Grant Highway (28) and the
Hawkeye Highway (79). The original main eastwest traffic corridor through Chadron was on
Second Street. Outside the city limits of Chadron
the road was most likely dirt or clay topped with
gravel. This road didn’t reach Chadron till 1921,
thus railway travel was the early on favorite for
going any great distances beyond Chadron.
At some point the east-west corridor through
town was straightened and the new alignment
for this placed it on Third Street as it runs
through Downtown. This was likely in the mid
20’s when the system of Federal Highway routes
was established and the route was then named
US Highway 20 running from Massachusetts to
Oregon. At this point US 20 only went as far as
Yellowstone National Park and it wasn’t extended
to the west till 1940. Present day US-20 (Pine to
Spruce) carries 8,335 vehicles per day with 5% of

MAP KEY
Gravel Surface
Paved Roads
Figure 2: 1922 Standard Oil Map
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Maintained Surface
Gravel Surface
Paved Roads
Figure 3: 1936 Map

CHAPTER 6: TRANSIT AND CIRCULATION
6.1 Transportation History and
Downtown’s Development

MAP KEY

Figure 4: 1941 Map NDOR Highway Atlas
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6.2 THE FUTURE

6.2 The Future: The Great
Plains Trade Corridor
The Heartland Expressway is centered at the
heart of the Ports to Plains Corridor, a proposed
four-lane, divided highway that will connect the
metropolitan cities and regional trade centers of
the Great Plains from Canada to Mexico (Figure
5). The idea for this was born in 1988 with the
initiative to connect Rapid City, SD to Denver, Co
with a four lane highway and was designated a
Federal High Priority Corridor with the passing of
ISTEA in 1991. When completed, the Heartland
Expressway will provide multi-lane divided
highway access between Rapid City, South Dakota
and Denver, Colorado via Alliance, NE, Scottsbluff,
NE, and Brush, CO. This corridor will also provide
access to Colorado Springs, CO via Limon, CO.
The exact route through Chadron is still being
decided.
The unfinished or two lane portion of the
Heartland Expressway in Nebraska is primarily
between Minatare, NE (just east of Scottsbluff/
Gering) to the NE/SD border, a distance of 115
miles. Currently, the State of NE Department
of Roads is conducting an updated corridor
management study on the entire route, as well
as finishing the environmental study for the L62A
to Alliance, NE portion (26 miles). This portion is
on the state’s master road plan and will be the
next Nebraska section to be expanded to 4 lanes
beginning in 2015. The Heartland Expressway
Association will continue to lobby for additional
state and federal funds to complete the entire
route as a 4-lane expressway.

Figure 5: The Ports to Plains Trade Corridor.

Action Items
•

Join the Historic US Route 20 Association
(http://www.historicus20.org/) This
organization is dedicated to promotion
tourism and historical and cultural
resources of communities along Highway
20.

Long term
•

Make sure that good wayfinding signage
is included in the Heartland Expressway’s
design to major Downtown destinations
such as the Courthouse, City Hall, Chadron
State College and any cultural institutions.

Figure 6: Ne prem. Et aliquam, sinctaeperum as ut ut eaqui
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The Heartland Expressway.
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6.2.1 PARKING

6.2.1 Parking
Baker and Associates surveyed occupancy rates
five different times starting in December 2013.
Three surveys occurred before Christmas and
twice after. No turnover rates were taken. Private,
off-street parking was not counted.
Downtown Chadron has 483 parking spaces
available. This number includes 374 on-street
parking spaces and 109 spaces in city owned
lots. There are two city owned lots, one lot each
on the back side of businesses in the 200 block
of Main Street. Parking along Main Street and
Second Streets is diagonal parking, a parking
configuration often sought after by customers.

The Master Plan interviews and recorded parking
data seem to indicate that there’s not a parking
shortage at this point in Downtown.

Current Management System
Right now there’s no form of on-street parking
enforcement and Downtown has no posted
parking management signs other than signs for
snow emergency plowing and signed spaces for
people with disabilities. There are no directional
signs to the two city owned, public parking lots.
The lots do have some small identification signs at
their entrances. Parking requirements are covered
under Article 9, Off Street Parking of the Chadron
Zoning Code.

Figure 8: Existing conditions of parking lot at Second and Bordeaux.

Downtown was surveyed at the following times:
•

Wednesday 12/18/2013 12:00 PM

•

Monday 12/23/2013 9:30 AM

•

Monday 12/23/2013 2:30 PM

•

Friday 1/3/2014 9:30 AM

•

Friday 1/3/2014 3:00 PM

Parking Survey Results
The surveys show the highest occupancy rate in
the 200 block of Main Street on the east side of
the street. The peak time for our surveys was
at noon on Wednesday, Dec 18th with 23 of the
27 spaces occupied (85%). The next two survey
times for this block showed 18 of the 23 spaces
occupied for a rate of 66%. All the other blocks
had an occupancy rate much less than this. The
city owned lots show an occupancy rate of about
50%.
The survey didn’t include any evening hours
when Downtown does receive a fair amount of
trade with the theater, restaurants and drinking
establishments.

Figure 7: Redesign parking lot at Second and Bordeaux.

Parking lot at Second and Bordeaux Street should
be redesigned to that circulation is internal to the
lot. This will enhance the pedestrian experience,
establish more on-street parking, and better
define the parking lots entrances and edges. The
trees will help cool the lots. See Figure 7, Figure 8
& Figure 9.

Figure 9: Proposed landscaping of parking lot at Second and Bordeaux.
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CHAPTER 6 TRANSPORTATION AND CIRCULATION

6.2.1 PARKING

Action Items

Chadron Downtown Parking Survey.
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•

Add improved identity signs city owned, off-street
parking lots. Incorporate Downtown logo to reinforce
brand identity

•

Add directional signs to city owned, off-street parking
lots. Incorporate Downtown logo to reinforce brand
identity

•

Post suggested parking times for on-street parking

•

Allow permeable pavement to be included in the list of
materials for off street parking lot surfaces. This will help
reduce run-off and will aid the growth of landscaping.

•

Set forth more specific landscaping requirements for offstreet parking such as canopy trees along the perimeter
of the parking lot buffer. Trees should be from the listed
of city appropriate street trees (drought tolerant canopy
trees) Parking lot buffers along the street should be 5’
in width, not more or less. Understory landscape plants
should be between 2’ to 4’ feet at maturity.

•

Consider offering incentives for rainwater capture and
reuse.

•

Continue to monitor parking demand, especially if any
new develop occurs in Downtown. The ideal balance is
to have between 80% to 90% of the spaces occupied. If
more than then 90% are occupied along Main Street and
Second Street during daytime business hours then it’s
time to start enforcement or incentives to get people to
park in longer term parking.

•

Downtown buildings should be exempt from providing
their own on-site parking. Any new parking should be
behind buildings or underneath but not along the street
edge. Any existing parking facility or storage lot facing
Main Street, Second and Third Streets in Downtown
should be converted to development in the future.
Off street parking facilities on these streets should be
relegated to the back side of these blocks and not along
the street frontage.

CHAPTER 6 TRANSPORTATION AND CIRCULATION

6.2.2 PEDESTRIAN NETWORK

6.2.2 Pedestrian Network
Downtown Chadron was built around the idea
of a pedestrian customer. This means that the
walking experience is compelling and rewarding.
This largely happens as a result of “good street
theater” which is largely conveyed by interesting
store windows. Over time we’ve lost buildings
along Main and Second Streets to parking lots and
storage lots. This reduces pedestrian flow in the
Downtown. This is important as approximately
65% of all retail sales (department store type
goods) are impulse of unplanned purchases. If
these trends are left unchecked, Downtown’s
ability to be a pedestrian oriented shopping
district will be jeopardized. The suggested
modifications will make Downtown more
livable and walkable, and will begin to match
future development with the historic nature of
Downtown and the desired vision of the citizens.
Figure 10: Facades should not be set back from the sidewalk.

Master Plan is recommending more form-based
development standards as well as lot layouts and
setbacks to achieve a building envelope that is
more compatible with Downtown’s established
pattern.

The streetscape should offer contiguous,
inviting first-floor development.
Requiring this type of development is critical
because contiguous store fronts placed at the
back edge of the sidewalk produce more impulses
for the pedestrian to keep walking and exploring.
This is important because typical pedestrians will
only walk about seventy feet in an unstimulating
environment before they lose interest.

The Master Plan community facilitation expresses
the vision of retaining Downtown as a retail center.
Responses during the community facilitation
expressed concern by participants that they want
to see buildings restored and new construction
should reinforce Downtown’s historical sense
of place. The Master Plan is recommending a
series of action steps to “reweave” and reconnect
Downtown’s fragmented commercial nodes
caused by the above mentioned impacts. In
short, the more people are inclined to want to
walk the more the cash register is going to ring.

6.2.2.1 Pedestrian Network:
Urban Design Architectural
Standards and Development

First floor storefront should be approximately 80% glass.
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The current zoning standards for downtown
should be adjusted so that they are more in line
with the community vision expressed through
the various stakeholder and public meetings. The

Pedestrian circulation routes.

CHAPTER 6 TRANSPORTATION AND CIRCULATION

6.2.2 PEDESTRIAN NETWORK

Commercial storefronts should be built up
the edge of the sidewalk (zero lot-setback)

Store windows should be clear glass to
allow for visual access of the interior space

New construction should be built up the edge of
the sidewalk (zero lot-setback) in order to provide
an enticing retail environment (See Figure 10).
Under no circumstances should corner buildings
be recessed from an intersection. A angled
edge or corner on the building is appropriate.
It’s important for cthese structures to act as
“bookends” to frame the street wall. Applying
this to Downtown Chadron means that as new
development occurs (conversion of parking
lots, vacant lots, car lots, old gas stations or
redevelopment of existing buildings ) it should be
built up to the street corner.

Smoked and mirrored glass should be avoided
at all costs on the first floor as these make the
business appear closed. Ideally the first floor
storefront should be about 80% glass from about
two feet above grade to about ten feet above
grade to encourage the time-honored tradition
of window shopping. Additionally businesses
should have their display window lights on during
the day and night. During the day this helps to
break the glare on the glass making displays more
visible. At night this helps increase the feeling
of security on the street by projecting a safe and
well-lit image after business hours and makes
Downtown seem more vibrant.

Front Lot Line Coverage
Front lot line should have 100% front lot line
coverage because the display window needs to
be along the edge of the sidewalk and it needs
to be continuous. While this seems simple this
key principal is often violated. Drive-through
businesses should be discouraged or prohibited
in the primary shopping district (Main Street and
Second Streets between Bordeaux and the middle
of the 300 block of West Second) because they
lessen the incentives for the pedestrians to keep
walking. Parking and drive-throughs should be
limited to alley access only.

Storefront entrances

Figure 11: Proposed retail overlay district
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Entrances or foyers should directly abut the
sidewalk. Buildings may have recessed entrances
but the facade should be a zero lot set back on
the primary shopping streets mentioned above.
Each storefront should have its own entrance
that remains unlocked during business hours (as
opposed to a back or side door).

These standards should apply to the primary
shopping district suggested by Figure 11. Any
new public buildings such as libraries, city offices,
post offices and schools would be exempt from
this standard. Public buildings should be located
at the edges or periphery of the commercial
district and not in the heart of the retail zone. If
placed tangent to the central business they can
feed customers to the commercial street and
parking between can become more of a shared
parking resource. When placed in the center
there’s more competition for parking spaces.
The city’s zoning code currently has an overlay
district provision, but no specific districts are
designated at this time.

CHAPTER 6 TRANSPORTATION AND CIRCULATION

6.2.3 COWBOY TRAIL

Cowboy Trail 6.2.3
The Cowboy Trail is a rails to trail conversion of
the old Chicago & Northwestern or “Cowboy Line”
rail route spanning 321 miles across northern
Nebraska from Norfolk, NE in the east and ending
at Chadron. When completed, the Cowboy Trail
will be the world’s longest rails-to-trails bike trail.
Currently about two-thirds of the route has been
surfaced. The trail is being completed from east
to west. Some surfaces are paved, while most
of the trail uses finely crushed gravel. The exact
route of the trail when it gets close to Chadron is
still unknown since Nebraska Northwest Railroad
is still using the rails for about 9 miles east of
Chadron.
Long term the trail could potentially have one
of the biggest impacts on downtown Chadron.
Bicyclists tend to be one of the best visitors or
tourists to have in your community economy.
Cyclists tend to be better educated and spend
above average. On some similar trails, an average
14 percent of business is coming from trail users
for businesses that are close to the trail.
A recent survey of the economic impact of trail
use on towns along the GAP trail, conducted by
Frostburg State University in 2010/11, recorded
$50 million in direct spending from trail users in
the communities between Pittsburgh, PA and
Cumberland, MD, a comparable distance.
Encouraging people to stay overnight has the
greatest potential for visitor spending; getting
tourists off the bike and perusing local shops for
art and souvenirs, buying groceries. The average
expenditure for overnight stay in 2010/11 was
$114, up from $98 in 2008 for expenditures on the
GAP Trail. Twenty-eight percent of trail users are
spending the night, and 82 percent of those users
spending more than one night.
Cowboy Trail route following old Chicago Northwestern line.
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Chadron is well positioned geographically
because riders would prefer to start at a higher
altitude and move from west to east because of
wind. When riders start they arrive the night
before and they stock up on supplies and last
minute gear before embarking. Having the trail
start right in downtown will encourage more
overnight stays for nearby lodging facilities or
could act as the catalyst for new or redeveloped
lodging facilities. This can create demand for
bicycle repair shops, trail guide services and
shuttle services. (Some people don’t want to carry
all their gear and would prefer to hire someone to
move it from town to town each day.)

CHAPTER 6 TRANSPORTATION AND CIRCULATION
6.2.3 COWBOY TRAIL

Figure 12: Suggested screening along N.N.W. service road east of Ridgeview Road.

Figure 13: Transportation routes

The amenities and lifestyle (connection to the outdoors) that the trail will bring are likely to be attractive
to Chadron State College students and faculty thus the trail could be an enormous image builder for the
community to use as a community development tool to attract students and faculty. Eventually this can
act as a calling card for other economic development opportunities.
Chadron is encouraged to examine a possible route that uses the service road along the NNRR east of
Ridgeview Road and on First Street in downtown. The city has designated the proposed route to be
on the north side of the tracks with the Chadron Trails Master Plan (See Figure 13). This will let the trail
have a larger economic impact on the commercial district. Proper fencing along these few miles would
ensure the safety of cyclists and the privacy of business and homes that back to the trail. (See Figure
12) West of Ridgeview an on-street route along First Street to Main Street could be designated where
a new multipurpose building could act as the trailhead for arrivals and departures. This ideally would
situated where the old depot was located at the head of Bordeaux Street and First Street. The multipurpose building could also be used as a visitor orientation for all of Chadron, it could serve as a point
of departure for tours of the nearby historic roundhouse, it could be a possible location for the farmer’s
market and the trail might be able to connect the Museum of the Fur Trade to downtown by a means
other than automobile further enhancing the visitor’s experience.

Proposed cross-section on East First Street at Main Street.
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7.1 DOWNTOWN CHADRON ARCHITECTURAL HISTORY

7

CHAPTER 7 ARCHITECTURE
lintels, or contrasting spots of color added to the
façade.
The one story commercial buildings on or near 3rd
Street represent the last great surge of Downtown
development. These one story buildings with
the flat roofs, aluminum storefronts, and strip
windows are typical of mid-century buildings.
With very little ornament and often built of light
brick they represent the great growth period after
WWII.
Like most great Downtowns there are exceptional
buildings that don’t fit the mold. This is true in
Chadron as well. The Georgian Revival post office,
the three story drummer hotels, the unique
wood storefronts all contribute to the charm and
character of Chadron.

East side of Main between Second and Third ca 1930

CHAPTER 7: ARCHITECTURE
7.1 Downtown Chadron
Architectural History
One of the most charming qualities of Downtown
Chadron is its architecture. Main Street and
2nd Street are lined with buildings that add to
the charm and character of Downtown. They
represent an asset to the community that cannot
be replicated anywhere else. The craftsmanship,
the quality of materials, the nostalgic appeal
of a by-gone era are attributes that Downtown
Chadron can take advantage of.
The architecture of the Downtown buildings
range from stone buildings of the 1880’s to brick
facades of the 1950’s. The two-story, stone and
brick Victorian buildings, built in the 1880’s and
1890’s are excellent examples of their time period.
This is especially true of the second stories which
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have seen very little change over the years.
Prominent features of these buildings include
elaborate cornices, cresting, and arched windows.
While many of these buildings storefront have
been modified and changed over the years, there
are still examples of the large display windows,
recessed doors and transom windows that help
define this period.
The next period of architectural significance to
be found in the Downtown are buildings built
between 1900 thru the 1920’s. These buildings are
primarily dark faced brick with heavy prairie style
influences. Strong horizontal and vertical banding
in a contrasting color are significant. The details on
these buildings are squarer and flatter. Gone are
the ornate cornices of the previous period, instead
in most cases you will find a more modest and
less exuberant cornice. Windows are flat on top,
with window sills often more articulated than the

West side of Main between second and Third ca 1930

Early rendering of the Lincoln Building.
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7.2 STRATEGIES FOR IMPROVING DOWNTOWN’S ARCHITECTURAL APPEARANCE

7.2 Strategies for Improving
Downtown’s Architectural
Appearance
One of the great advantages traditional
Downtowns have is their abundance of interesting
architecture. People like to stroll and shop, see
and be seen, and dine out in interesting and
unique places. It is something that Downtown can
offer that few other places can. It is a completely
different experience than going from one store’s
parking lot to another store’s parking lot in a car.
Traditional Downtowns throughout the country
have capitalized on their architectural amenities
to attract people to both live and work in their
Downtowns.
Buildings are modified over time, often to meet
a preconceived idea that “newer is better” or as a
means to inexpensively deal with maintenance
issues which can result in foregone maintenance
that ultimately is detrimental to the building. In
the name of progress, changes are often made
to historic buildings with the best of intentions.
Unfortunately some of these changes have not
stood the test of time. They have inadvertently
changed the character of the buildings and the
business, and disrupted the pattern of good retail
development. For example a decision to add dark
glass to a storefront to reduce energy costs, also
stops people from seeing into display windows.
The business unintentionally lost a major
advertising tool. Sometimes businesses modify
a building to create privacy within. The result - a
now blank wall along the street –does not enliven
the street or encourage pedestrian activity. On
the interior elaborate and ornate pressed tin
ceilings were often obscured by more modern and
certainly less attractive lay-in ceilings.
Older buildings link us with our past and
contribute to the character of a community. An
existing building is the “greenest” building there is.
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Strategy

#1

Strategy

#2

Retain Historic Buildings. The cost to demolish a building is not always added into the
cost of building a new building. Revitalized buildings can be an economic generator.

Return historic buildings to their original historic appearance. Use historic photos,
physical evidence on the building or designs common for that era of building.

Strategy

#3

Remove inappropriate or non-historic additions to store fronts.

Strategy

#4

Replace missing historic features

Strategy

#5

Add display windows and doors that are appropriate to the buildings time period.

Strategy

#6

Strategy

#7

Add canvas awnings to replicate an earlier period.

Recognize that some changes have gained significance in their own right 			
and should remain.
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7.2 STRATEGIES FOR IMPROVING DOWNTOWN’S ARCHITECTURAL APPEARANCE

Facade Improvements
Many of the facades of buildings in Downtown
Chadron have been modified over time. One of
the strategies for making Downtown attractive
and a destination is to improve the way the
buildings look.
Residents and tourist are drawn to attractive
buildings which evoke a by-gone era. They are
attracted to the scale and details that were
common place at the turn of the century.
Improving facades is often a matter of returning
a building to the way it looked when it was
originally built. This can be done by researching
old photos. Many are available at the Dawes
County Museum or in the book Images of America
- Chadron by Deb Carpenter and Ken Korte.
If old photos can not be found, architecture
books and historical books often illustrate similar
buildings. These can be used, along with clues
from the buildings to determine an appropriate
facade.

Current photo of the Karate Building.

Current photo of the Old Pace Building.

Sketch of a restoration option for the Karate Building.

Sketch of a restoration option for the Old Pace Building.

Illustrations of improvements to various facades
are illustrated on the next two pages.
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7.2 STRATEGIES FOR IMPROVING DOWNTOWN’S ARCHITECTURAL APPEARANCE

CHAPTER 7 ARCHITECTURE

Current photo of the Opera House.

Current photo of Weber Block.

Current photo of the Total Look Building.

Sketch of a restoration option for the Opera House.

Sketch of a restoration for the Weber Block.

Sketch of a restoration for the Total Look Building.
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7.2.1 STRATEGIES FOR IMPROVING DOWNTOWN’S ARCHITECTURAL APPEARANCE

7.2.1 Downtown Chadron
Architectural History Design
Guidelines for Existing
Buildings

located above doors and windows have been
covered. Restoring the transom windows to let
light into an interior space not only enlivens the
interior shopping experience, but adds vibrancy to
the exterior as well. (Figure 16)

Following is a set of design guidelines for
making improvements to existing buildings in
the Downtown. These guidelines are a broad
brush approach for best practices in revitalizing
Downtowns. They are not intended to substitute
for a more thorough set of design guidelines.

5.
Figure 14: Preserve character defining features

Figure 17: Recessed Entry

1.

6.

Preserve character defining features such
as cornices, original arched windows, detailed
window surrounds, transom windows, original
display windows as well as brick and stone
facades. ( Figure 14 & Figure 15)

Maintain the kickplate, located between
the sidewalk and the display window. This detail,
typical of historic storefronts is an important
features that gives the façade a more human scale.
They are often decorative elements that add to
the appeal of the storefront. (Figure 18)

2.

Replace missing character defining
features. Reconstruct or replicate missing features
that add to the character of the building.
Figure 15: Original Arched Windows

Figure 18: Decorative kickplate

Figure 16: Covered Transom Light

Figure 19: Original second floor arched window pattern

3.

When making changes to a storefront do
not cover or damage original building materials
and features. Do not remove, puncture, chip, or
harm original stone or brick walls, sills, lintels,
cornices, etc.

4.

Many of the original transom lights,
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Maintaining recessed entries is important
to the character of Downtown. (Figure 17)
Recessed entries allow for more display space,
help to establish an interesting pattern along the
sidewalk and add to the charm of the Downtown.
If the floor materials, such as historic tile or
terrazzo exist – it can add to the ambiance of the
storefront.

7.

Maintain the shape of the original
second floor window openings. Arched windows
shouldn’t be squared off, window dimensions
should not be altered. The pattern of the actual
window sashes and mullions should also be
maintained. For example double hung windows
should not be replaced with a single fixed light.
It changes the spacing and the rhythm of the
façade. (Figure 19)

CHAPTER 7 ARCHITECTURE

7.2.2 BASIC DESIGN GUIDELINES FOR NEW BUILDINGS

Vertical mixed used with traditional historic appearance.

7.2.2 Basic Design Guidelines for New Buildings

1.
2.
3.

Commercial buildings shall be built to the front property line and align with the sidewalk edge.
Drive-thru access should not be allowed on primary streets such as Main Street or 2nd Street.

The primary façade of a building should be oriented towards the primary street., both visually and
functionally. Corner buildings, utilize corner entries.

4.
5.

Front entries shall face the primary street and be clearly visible and easily identified.
New buildings shall have a clearly identified base, middle and cap.

6.

New buildings should be generally the same height as the surrounding historic buildings. No
building should be over 3 stories in height.

7.

The materials, textures, details and colors of a new building should be visually compatible with surrounding buildings.
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Vertical mixed used with modern appearance.

8.

Facades of new buildings should be broken into 25 foot increments to relate to the historic street pattern. This might be accomplished with pilasters, change of materials, change of color, variations in canopies,
variations in storefront design.

9. Upper stories should have windows and the windows need to be vertically proportioned.
10. Ground floors should be visually accessible with large display windows and transparent entries.
11. Roofs should not be visible. Sloped roofs should be hidden behind a parapet wall.
12. Buildings may utilize architectural features such as a tower, extended cornices, cupolas, etc in keep-

ing with the character of Downtown. Buildings on prominent corners or highly visible sites are encouraged
to provide architectural focal points.

13. Awning should be similar to the historic awnings. Internally illuminated canvas or plastic awnings
should not be used.

CHAPTER 7 ARCHITECTURE

7.2.3 DESIGN REVIEW COMMITTEE

A well maintained facade.

7.3.Façade Maintenance

Maintenance Plans

Chadron’s historic buildings are an asset to the
Downtown. Many of the buildings are well over
100 years old. Because they were well constructed
and built with enduring materials, they have been
able to exist for years in generally good repair with
little or no maintenance. No matter how excellent
the construction and craftsmanship of these older
buildings, they need regular maintenance if they
are to survive for another hundred years.

Proper maintenance of a building is critical in
extending the life of the building and avoiding
catastrophic failures of building components. It is
a good idea to develop a maintenance inspection
plan for the building. By documenting the
condition of a building and then in subsequent
inspections referring back to the documentation,
owners can quickly see changes in conditions and
appearance. If for example the owner notices
a small crack in the masonry and documents
its location and size. In the next 3 to 5 years if
the small crack remains stable and there is no
difference in size or location – then the issue is
not significant and the crack can be repointed.
However in the next few years the crack has
widened or lengthened, then the movement can
be documented unless earlier photos and the
underlying issue can be addressed. The crack
might be caused by a faulty foundation or perhaps
by an undersized structural member.

Deterioration is inevitable but decomposition
can be accelerated if a building’s exterior is not
maintained. Decay can also be accelerated by
“quick fixes,” that is solutions that are easy to use
and promise big results but have not stood up to
the test of time. Many of these products can result
in long-term damage. Products and systems that
advertise “Maintenance Free” can be tempting to
use particularly waterproof sealers, rubberized
paint, vinyl siding, or EIFS (exterior insulation
and finishing systems). While at first they may
reduce maintenance, overtime they can accelerate
deterioration of the underlying structure. Historic
structures were built to allow for expansion and
contraction and the dissemination of moisture
vapor, while at the same time keeping water from
infiltrating the building. It is a good idea to avoid
trapping moisture within a building with some of
the new products.

Planned maintenance prevents deterioration.

The point is that a regular maintenance inspection
and documentation is an important step in
extending the life of a historic building. It often
saves money by identifying problems early before
they have become catastrophic.
The National Park Service recommends the
following inspection frequency chart.

Original building features and specially crafted
details often show a little wear and tear with age.
Some of this is a patina that gives the building
a genuine historic look. Avoid trying to make
a building look brand new by over cleaning
or replacing every piece that is not perfect.
When using cleaning products on a building,
first test the product in a discreet location to
ensure that there will not be streaking, fading, or
discoloration.
Maintenance of cornices and gutters is important.
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Maintaining original storefronts is recommended.
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7.3 FAÇADE MAINTENANCE

Parapet walls and caps should be checked regularly.

Roofs

Exterior Walls

What to look for during an inspection?

What to look for during an inspection?

•

Sagging gutters and clogged downspouts

•

•

Debris accumulating in valleys and along
parapet walls, and under mechanical
equipment

Cracks in masonry and joints, spalling
masonry, diagonal cracks at window openings

•

Evidence of wood rot or excessive damp spots,
staining or peeling paint

•

Missing, cracked, delaminated, bucking or
peeling roofs materials

•

•

Bubbled roof surfaces and moisture ponding
on flat or low-sloped roofs

Damage around features such as electrical
outlets, water spigots, or vents that penetrate
the walls

•

•

Deteriorated flashing at intersections of roof
and flat walls.

Faulty attachments of canopies, signs and flag
poles

•

Damaged masonry caps on parapet walls

Maintenance
•

Clean the masonry surfaces with the gentlest
possible method. Hot water and a nylon bristle
brush will remove much of the dirt. A mild dish
washing detergent can be used for stains. Do
not exceed 400 psi water pressure.

•

Avoid using chemical cleaners if possible. If
they are used for the removal of paint, carefully
read the manufacturers recommendations
to make sure the product is compatible with
the type of masonry surface. Never sand blast
or use pecan shells, etc. The surface of the
stone or brick is irreparably damaged and the
masonry surface will absorb water.

Maintenance
•

Clean gutters and downspouts of all debris
and make sure they are aligned per Figure 20.

•

Remove accumulated debris, such as leaves,
from under mechanical equipment, in valleys,
in crickets and along parapet walls.

•

Remove any biological growth such as algae or
molds

•

Re-secure flashing by removing old mortar or
other fastening materials, align flashing into
reglet joints and re-seal.

Figure 20: Regular cleaning of gutters is important.

Exterior walls require maintenance.
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•

Repoint any open joints in the parapet walls
or around chimneys. Make sure the mortar
composition is not harder than the stone or
brick. (Vary the amount of lime to achieve a
softer mortar)

•

Repair any decorative metal ornaments such
as cresting. Remove any loose materials and
repaint.

•

Repoint masonry where mortar is loose or
missing. (See Figure 21) Use a mortar mix that
is compatible with the existing mortar in both
plasticity and color. Matching the original
joints. Do not smear the mortar over the brick
or stone face.

•

Replace damaged or missing stone, brick and
stucco to match the original. (See Figure 22)

•

Replace damaged wood with same species.
Old growth pine can be replaced with a longer
lasting wood such as cedar, cyprus or teak.

•

Remove deteriorated and loose paint, caulk
and sealants. Prime and paint.

Figure 21: Loose mortar joints should be repointed with appropriate
mortar that matches the original.

Figure 22: Missing pieces of masonry should be replaced.

Damaged brick due to inappropriate mortar. The mortar was harder
than the brick, causing the brick face to pop off.
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7.3 FAÇADE MAINTENANCE
Window, Door and Storefront Openings
What to look for during an inspection?

Window.

•

Poor fitting doors and windows. Storm sashes
that are out of alignment.

•

Rotting sills and jambs. Cupped thresholds

•

Broken or missing glass

•

Open or loose joints in the frames

•

Loose hardware, broken sash cords, missing
hinges

•

Peeling and loose paint, deteriorated caulking
and sealants

Maintenance

Figure 23: Window repair.

Windows.
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•

Repair, prime and repaint windows, doors and
storefronts when needed.

•

Replace broken or missing glass. Re-putty
window glazing where putty is deteriorated or
missing. (See Figure 23)

•

Clean windows, door glazing, storefronts,
transom lights with a mild vinegar and water
mixture or a non-alkaline commercial window
cleaner. Avoid ammonia as it may damage
surrounding brass and bronze hardware.

•

Lubricate door hinges, awning hardware,
window sash chains and pulleys.

•

Check weather stripping and storm windows
and adjust as necessary.

Typical architectural storefront components.
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7.4 Incentives Program
There are a number of incentive options available
for encouraging owners to rehabilitate their
Downtown buildings. These incentive programs
recognize the importance of historic buildings
and the value they bring to Downtown. Incentives
encourage the rehabilitation of deteriorated or
underutilized properties. They can be economic
generators by encouraging investment in the
Downtown. They can motivate owners who are
sitting on the fence about whether or not to make
improvements to their businesses and the added
improvement value increases tax revenue.

1.

That is, it must be listed individually on the
National Register of Historic Places or as a
contributing building in the National Register
of Historic Places Chadron Downtown Historic
District.
•

First National Bank qualified for the Federal Tax Credit Program.

We will explore just a few of the incentive options.
The primary incentive is the Federal Historic Tax
Credit program, but we will look at both façade
grants and incentives to encourage mixed-use
development in older buildings.

7.4.1 Federal Tax Credit
Program
The Federal Tax Credit program is a 20%
federal credit off of income taxes for qualified
rehabilitation expenses. The Tax Credit is
administered by the State Historic Preservation
Office for the National Park Service. The tax credits
are a part of the IRS Tax Code and the financial
assistance of an accountant or tax attorney is
recommended.
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Contributing and Non-contributing Buildings.
The Chadron Downtown National register
Historic District listed all buildings as either
“Contributing” or “Non-contributing.” However,
just because a building is listed as noncontributing does not mean that it can never
become contributing. With proper restoration
a non-contributing building can become
a contributing building. For example if the
metal “slip cover” storefront on the Eagle
theater is removed and the original façade
is exposed, the status of the building would
most likely be changed from Non-contributing
to contributing. Likewise, if the Merchant’s
building metal front is removed, it too may
qualify. The map in Figure 24, indicates
non-contributing buildings that could
potentially be made contributing with proper
rehabilitation.

National register historic district contributing buildings.

2.

The property must be an income
producing property.

The Federal Tax Credit programs require that
a building be income-producing such as
apartments, retail, restaurant, hotel, or office
space.

The tax credits are a dollar for dollar reduction in
the taxes owed. 20% of the cost of rehabilitation
can be a significant number. For example, a
$100,000 rehabilitation project could realize a tax
credit of $20,000.
The project must meet a number of standards to
qualify.

The structure must be a Certified
Historic Structure.

Figure 24: Potential contributing buildings, not yet designated.

The property must be income producing.
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7.4.1 FEDERAL TAX CREDIT PROGRAM
3.

A project must be substantial.

A project must exceed the greater of $5,000 or the
adjusted basis of the building. (Figure 25)

4.

Owners must be willing to meet the
Secretary of Interior’s Standards for
Rehabilitation.

All work done to the property must be reviewed
and approved by the Nebraska’s State Historic
Preservation Office to qualify for tax credits. Care
must be taken to restore the façade to a period
of significance. The use of archival documents
including old photographs is often helpful in
determining what the original façade looked
like. Architectural evidence can also be found
by carefully studying the building. Evidence of
old windows, positions of doors, changes in the
ceiling patterns are all tell tale sign of past facades.
If photos are not available and no architectural
evidence can be found, a general understanding
of the architecture of the time period can suffice.
For example, if restoring an 1880 façade, there
are certain patterns that you can expect. The
building would have a cornice of brick, tin or
wood. Transom lights above the storefront were
common as well as large display windows which
allowed light deep into buildings before the use
of electricity. A base or kickplate, usually with
some type of detailing could be found below the
window. This knowledge would help an owner in
designing an appropriate new storefront.
Some Downtown buildings have had numerous
changes over time. These changes can become
historically significant in their own right. A good
example is the First National Bank. The original
façade was greatly altered in the 1950’s. Because
those changes were over 50 years old, the “new”
façade has gained significance on its own and the
façade did not have to be returned to its 1920’s
appearance.
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A-B-C+D = Adjusted Basis
A= Purchase price of the property
B= Land cost
C= Depreciation taken for an income
producing property
D= Cost of capital improvements since
purchase

5. Retaining historic interior spaces is important.
Interior finishes, features and space configuration
are important character defining features of a
project. Extant interior historic features should
be retained. Tin ceilings, hexagon tile floors and
historic woodwork are just a few of the features
that help make interiors special.

7.4.2 Other Incentives
Tax Increment financing (TIF)

Figure 25: Adjusted Basis

Tax increment financing (TIF) is a method of
financing the public costs associated with
a private development project. Essentially,
the property tax increases resulting from
development are targeted to repay the public
infrastructure investment required by a project.
TIF provides a means of encouraging private
investment in deteriorating areas by allowing local
governments to use future property tax revenues
to finance the current infrastructure costs needed
to attract development

Transom windows above lay-in ceiling.

Historic interiors should be maintained.

Under Nebraska law, TIF projects may be
commercial, residential, industrial, or mixed use.
After a project is approved, the locality authorizes
the issuance of warrants or TIF bonds to undertake
public improvements in the designated area. TIF
bonds may be issued in conjunction with revenue
bond issues for water, sewer, or parking purposes
and are exempt from state and federal income
taxes. Land assembled for the project is conveyed
to the developer at a “fair value.” The developer
proceeds with construction in accordance with
an approved plan and the bonds are paid off from
the increase in property taxes resulting from the
development

Above-Below: Repairing old windows and repairing old masonry per
the Secretary of Interior’s Standards.
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7.4.2 OTHER INCENTIVES
Community Development Block Grants

foundations are inclined to pay for portions of
public improvements such as a plaza or public art
work. Benches and light poles can often be “sold”
to community members and family. Avoid raising
money by “selling bricks”. These often don’t
match the design specs for downtown and more
is spent on the bricks than what is need. Spend
money on vertical things that change the visual
impressions of downtown, paving doesn’t have
the much of an impact.

The Community Development Block Grant
Program is geared towards business development
that “creates jobs.” This loan program mixes
interest rates to reduce the financing costs of the
participating business. A beneficial interest rate is
created with the involvement of a local bank and
a federal loan guarantee program. These direct
loans or loan guarantees can be used for fixed
assets, real estate and working capital for projects.
Contact Nebraska Department of Economic
Development

LB 840

CDBG is another source of funding for community infrastructure and
rehabilitation.

TIF’s help build community.

Action Items

An economic development program may include
grants for public works improvements which
are essential for the location or expansion of a
qualifying business.

Short Term
1. Develop design assistance team
2. Incentivize Improvements to businesses
3. Develop basic development standards

Local Fund Raising
Many communities have found that they can
capitalize on the community’s affinity for
downtown and launch capital campaigns to
pay for major portions of public improvement
programs. Many local philanthropists and
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Above-Below: Downtown recognition encourages reinvestment.
Design review committees work to educate and assist property
owners.

A Design Review Committee made up of
knowledgeable citizens is an excellent way to
assist with the Design Review process. A City
Council appointed committee can assist staff in
evaluating whether potential projects meet the
design guidelines. A review by the Committee can
also provide an applicant assistance in creating a
design that meets both the needs of the owner
and the needs of the community.

The Local Option Municipal Economic
Development Act (LB 840, 1991) authorizes
incorporated cities and villages to collect and
appropriate local tax dollars (sales and/or property
tax) if approved by the local voters, for economic
development purposes.
The Act involves the formulation of the local
economic development program plan. The plan
forms the foundation for the collection and
expenditure of local tax revenues for economic
development and, if the voters approve the plan,
the provisions of the local plan becomes the basis
under which the municipality’s program operates.

7.5 Design Review Committee

4. Implement voluntary design guidelines
with incentives
Long Term, 3-5 Years
5. Establish a Design Review Committee
Local downtown event generate income.

8.1 OBSERVATION ON MARKET OPPORTUNITES
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CHAPTER 8: HOUSING
8.1 Observations on market
opportunities
While there are some signs that Chadron’s housing
supply is currently meeting local housing demand,
there are more signs that opportunities exist
for housing developers. Chadron has plenty of
low end “rough” housing; older units that lack
significant investment in maintenance let alone
improvement. Over 50% of those units are rentals,
with most of those rentals occupied by students
of Chadron State College. There appears to be a
market for mid to upper end housing; newer units
or historic rehabilitations with quality, “decent,”
not necessarily expensive finishing. That housing
could be marketed to mid to upper level executives
including permanent and visiting College faculty
and surprisingly many College students.
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Chadron finds itself caught in a cycle where
property owners are offering unimproved housing
to tenants based on a belief that those tenants
won’t pay the rents necessary to cover the cost
of improvements, and won’t appreciate or take
care of those improvements anyway. Tenants
whose only option is unimproved housing aren’t
able to demonstrate their preference for better
and face little incentive to care for a property
that the owner doesn’t even maintain; resulting
in a self-fulfilling prophesy. With close proximity
to Chadron State College and many residential
support amenities already in place, Downtown
Chadron is ripe for second story housing
rehabilitations and residential infill. There is room
in the market for Chadron housing rental rates
to rise to cover the cost of quality. There is also
the possibility that larger units Downtown could
attract families, especially if more youth and family
amenities are added to Downtown’s mix.

Prepared by Barman Development Strategies, LLC copyright
2014 The Neilsen Company. All rights reserved.
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8.2 Barriers

8.2 Barriers

Open stairwells can be a barrier.

Egress requirements from deep floor plans can be a challenge.

Code compliance is an issue for residential
utilization of upper floors. Required fire rated
floor-ceiling assemblies to separate uses, in this
case retail and residential, has been a disincentive
for investment in the second floors. Adding a
fire-rated separation between existing first and
second floors, is made more complicated by the
beautiful tin ceilings that are evident throughout
the Downtown buildings. The tin ceilings give the
interior spaces such beauty and character – that
destroying them to create the fire separation is
not recommended.

Fire sprinklers eliminate barriers.

There are a number of ways to create the required
separation depending on the type of construction,
the size of the building, the type of occupancy
and the occupancy load. The best way to create
the required separation is to install a fire sprinkler
system. Sprinkler systems not only protect the
occupants, but can be instrumental in saving the
historic structure. It may be possible, depending
on the circumstances to install a commercial
sprinkler system on the ground floor and a
residential system on the upper floors, thus saving
some cost.
Storage in hallways can be a fire hazard.

Maintaining historic tin ceilings can be problematic.

Structural issues may exist caused by water damage.

Non-compliant stairs and exiting can be an issue.
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Another option for creating the required
separation is to carefully remove the tin ceilings,
then install a fire rated barrier, such as fire-rated
gypsum board, and to reinstall the tin ceiling.

Fire rated construction can be added.
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8.3 Potential Housing
Opportunities for Downtown

Figure 26: A historic office has the potential for adaptive re-use.

There are two obvious places for housing
development in Downtown. First there is the
opportunity to re-activate existing vacant second
floor spaces, and secondly there is vacant land
that can be use for infill. Downtown housing is
significantly different in character than traditional
suburban apartment complexes. Often it is
combined with commercial uses- typically
commercial on the ground floor and residential
above. Development takes advantage of the more
urban character of Downtown. Housing is dense
and often multi-storied. Expectations of privacy
and outdoor space are altered from suburban
models. The character and finishes of spaces
take advantage of historic detailing and existing
features.

8.3.1 Second stories		

Figure 27: A current example of an existing second floor condition

Downtown Chadron has an abundance of great
spaces, ripe for potential re-use. These hidden
treasures are the wonderful spaces that are
tucked away on the second floors of Downtown
buildings.
Many of these second floor spaces are greatly
underutilized, currently serving no purpose other
than ancillary storage for building owners.
The wonderful aspect of these spaces, which make
them a prime opportunity for redevelopment,
is the great architectural amenities that already
exist in these second floor spaces. Long ago they
housed offices, businesses, lodges and fraternal
organizations. (Figure 26) Today they are time
capsules of a by-gone era.

Figure 28: A current example of an existing second floor stair
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Large windows, detailed wood cornices,
baseboards and doors are common. Hardwood
floors are the norm. Arched openings, carved

pocket doors, and beautifully details staircases
can be found in any number of buildings. (Figure
27 & Figure 28) The architectural amenities are
hard to find and expensive to duplicate. Yet they
are greatly sought after and admired by potential
residential and commercial tenants. They help
create the attractive and unique spaces that can
demand higher rents.
Second story spaces have the potential to be used
for housing or commercial. Second stories in
Downtown are often used for the more traditional
uses such as law offices, insurance offices, fiancail
advisors and real estate offices. (Figure 29) More
contemporary uses are artist spaces, internet retail
uses, even salons and spas. Certain retail uses such
as retro clothing stores or small boutiques enjoy
the ambiance of the second floor high ceilings
and historic detailing. (Figure 30)
Second stories also make interesting and desirable
apartments. Successful design often incorporates
contemporary amenities with the historic
features. It is important the owners recognize the
importance of retaining as many historic features
as possible when considering converting second
floors to residential units. Destroying the charm
and character of a place in an attempt to make
the units conform to a contemporary standard for
suburban apartment units should be avoided.

Figure 29: Example of an adaptive re-use second floor law office.

Figure 30: Example of an adaptive re-use boutique.

A quick survey shows that there is 45,000 sf of
underutilized second floor space available for
redevelopment in the Downtown. (Figure 31)

		

Figure 31: Map of locations in Chadron, indicated in red. with the
potential for second story adaptive re-use.

CHAPTER 8 HOUSING

.3 POTENTIAL HOUSING OPPORTUNITIES

Example of an adaptive re-use apartment

EFF.

1B

1B

EFF.

EFF.

EFF.

1B

EFF.

EFF.

Figure 32: Second Floor Plan for a two bedroom, one bedroom, and one
studio configuration.

Figure 33: Two configuration alternatives include a two bedroom, two
studio option and a four studio, one bedroom option.

Figure 34: An upstairs floor converted into two apartments, a one bedroom
and two bedroom unit.

Examples of possible floor plans for second
story spaces

one, two or three bedroom units.

In this illustration (Figure 34) the roughly 40’ X 40’
space, once an upstairs furniture showroom, is
shown adaptively converted to apartments. This
plan takes advantage of the corner lot and the
access to windows on three sides.

As part of the Downtown master planning
process two buildings were selected for further
study as to their potential re-use and conversion
to apartment units. These two examples were
selected for their typical dimensions and floor
layout, as well as access that was allowed by the
owners. They are not meant to be an exhaustive
and definitive solution, but rather to highlight the
potential of two typical second floors. Even within
the floor plans there is potential for different
configurations depending on market demand for
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In this illustration (Figure 32) the roughly 50’ X
100’ foot upper space has window access only on
the front and rear. The other walls are demising
walls with the other property. The floor has been
divided into 3 units: a 2+ bedroom unit; a 1+
bedroom unit; and a studio apartment. The plan
tries to retain as many of the interior historic walls
as possible. Features, such as the arched opening
are incorporated into the design.
Figure 33 illustrates other possible configurations
to increase units within the existing walls.

Example of an adaptive re-use apartment

Example of an adaptive re-use apartment

CHAPTER 8 HOUSING

8.3.2 INFILL LOCATIONS

Figure 35: Potential sites for infilll development shown in burgundy.

8.3.2 Infill locations
A Downtown’s potential is greatly enhanced by infilling vacant lots with new structures that bring economic
development opportunities and people to Downtown. Filling an existing gap also enhances the pedestrian
experience by creating a continuous shopping experience.
There are a number of opportunities for infill in Downtown; the master plan will explore two types of
housing. The first will be a mixed-use combination of retail and commercial. This type should be used on
the two primary commercial streets of Downtown – Main and Second Street. The second type of housing
will be strictly multi-family residential structures located on the secondary streets of Downtown or on the
Downtown edges of the primary streets. (See Figure 35)

8.3.2.1 Infill Housing – Mixed Use
If new infill development is located on Main Street or Second Street is should be mixed-use. That is, it should
have an active commercial component located on the first floor and one or two stories of retail above.
This combination is important to ensure that the housing component does not interrupt the flow of the
pedestrian shopping experience.
The ground floor commercial should have a primary entrance onto the street along with clear glass display
windows. The residential units ideally should have some type of access onto the primary street. A single
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Infill buildings should blend into the fabric of downtown.

entry door to a shared hallway is common. Models of this can be seen in the facades of historic buildings
throughout Downtown.
The second story should have windows and even balconies that face the primary street. Windows should
be vertically proportioned to continue the rhythm and scale of the adjacent buildings. Putting people on
second floors of Downtown spaces, lights in the windows greatly improves the livability of Downtown.
It creates a feeling of comfort and well-being. These “eyes on the street” provide a sense of security and
community.
It is best if Downtown urban housing have access from both the front and the back. Because of the
requirement to have the building be aligned on the sidewalk side, parking will be relegated to the rear.
The industry standard for the depth of new retail space is generally 70 feet. For a typical Chadron Downtown
lot, this leaves almost 30 feet for parking. Since there is abundant public and private parking in Downtown
it is not necessary to require that all parking be provided on site. Shared parking with adjacent owners
(including the City) is an excellent solution if more parking is required to accommodate residents. Residents
should not be allowed to park directly “in front” of a mixed-use building. These spaces should be reserved for
the convenience of commercial customers.
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8.3.2.2 HOUSING INFILL LOCATED OFF PRIME STREETS

8.3.2.2 Housing Infill located
off of the prime streets or on
the edges of Downtown
Housing located off the primary streets of
Downtown do not have to have a ground floor
commercial component. This means that ground
floors can be residential units. This can present
other urban issues if not designed properly.
Good design requires sensitivity to the greater
expectations of a vital Downtown community.
Residential buildings should enliven the street
and not create dead space or obstructions to the
pedestrian experience.
Downtown residential buildings need to have
ground floor units that open onto the street. This
creates a townhouse or brownstone effect. Stoops
and private gardens buffer the units from the
street but still bring life and vitality to a street.
Housing located off the primary streets also can
serve as a transition between neighborhood
development and commercial development. As
new residential buildings are added to Downtown
there could be a conflict with existing single family
residence located adjacent to the Downtown
edge. A three story building built to the front and
sideyard property lines could overwhelm a one
story single family residence that sits 20 feet back
from the street. It is recommended that special
care be taken in the design of these structures and
that setbacks are allowed so that these transitional
buildings might work as architectural buffers
between Downtown urban standards and the
residential standards of adjacent neighborhoods.
New structures might step down in height or
incrementally step back from the front property
line when adjacent to single family.

Apartments have entrances onto the street.
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8.4 Gap Financing Incentives
While there is a perceived need for gap financing
and incentives to stimulate housing development
in Downtown Chadron, that need may be more
perception than reality. As discussed previously,
a primary reason why residential development
hasn’t occurred is simply a belief that there isn’t
a market for mid to upper end housing. When
it comes to rehabilitating historic structures,
there is also a higher level of uncertainty and a
higher assessment of risk combined with a lower
level of local developer, contractor, and lender
experience. This combination increases both the
perceived and real cost of development. Negative
perceptions have become a disincentive, and
reversing those perceptions can be a powerful
incentive for future housing development. More
accurate rental rates and rehabilitation costs
will also help projects “pencil out” and reduce
the need for gap financing. Banks, in general,
are already more comfortable with residential
development loans than business development
loans.

Action Items

1. Create a low interest loan pool targeting
Downtown housing development to
stimulate developer interest.
2. Develop loan guarantees offered by
the City of Chadron or a nonprofit
development organization to increase the
comfort levels of local banks participating
in the low interest loan pool.
3. Teach contractors how to rehabilitate
historic structures correctly and cost
effectively.
4. Establish cooperative solutions to historic
rehabilitation challenges such as fire
separation, parking, second floor access to
reduce the cost of rehabilitation

9.1 BRIEF HISTORY

9

CHAPTER 9: RETAIL AND BUSINESS DEVELOPMENT
9.1 Brief history
The heyday to date for Downtown Chadron
occurred in the 1950’s. That heyday was
evidenced by brisk retail, lots of shops, and lots
of restaurants. Downtown was the social center
of the community if not the region. It was the
place to be. That status was aided in part by the
fact that people were less mobile during the time
leading up to the 1950’s. Downtown Chadron
arguably had a more captive market and faced
less external competition. The completed paving
of US Highway 20 in 1941 initially carried in more
nonlocal customers (pass through tourists) than it
carried out local customers. Downtown’s economy
developed around its founding anchors, namely
the Chicago and Northwestern and Fremont,
Elkhorn & Missouri Valley Railroad Depots and
associated railroad businesses; the Dawes County

38 | Chadron Downtown Master Plan

Courthouse which was historically closer to the
core; and the Chadron Normal School/State
College which was founded in 1911.

CHAPTER 9 RETAIL AND BUSINESS DEVELOPMENT

CHAPTER 9 RETAIL AND BUSINESS DEVELOPMENT

9.2 ECONOMIC DEVELOPMENT ASSETS

9.2 Economic Development
Assets

•

The most successful economic development
strategies are asset-based. Assets can add value
to the local economy through raw sale or as
inputs into the products and services sold.
Assets can also differentiate. Development of
Downtown Chadron must be based on its’ unique
assets which include both heritage and human
components. Downtown Chadron’s heritage
assets range from its’ bricks and mortar (built
history) to its’ traditions and stories that shaped
and were shaped by that bricks and mortar
(cultural history). Downtown Chadron’s human
assets range from the uniquely personal element
of local business ownership (entrepreneurs) to the
equally personal element of local resident buy-in
(engaged public). These assets are summarized
below :

Human assets:

Architectural heritage assets: reference
Chapter 7.

Prepared by Barman Development Strategies, LLC copyright 2014 The Neilsen
Company. All rights reserved.

The story of local events (some longstanding
and now part of Chadron’s cultural istory)

•

Entrepreneurs: Downtown Chadron’s business
mix is predominantly independently owned
and operated. Many entrepreneurial property
owners and business owners met with the
Master Planning Team.

•

Engaged public: Potential to strengthen and
leverage public engagement through the
Business Improvement District (BID) and/or
another volunteer driven, grass roots nonprofit
organization.

Other assets:
•

Chadron State College (remains a downtown
Chadron anchor)
-- Mari Sandoz High Plains Heritage Center is on
campus

•

Art and Culture (largely courtesy of Chadron
State College)

•

Football games (courtesy of Chadron State
College)

•

The pines of Pine Ridge

•

The White River

Chicago and Northwestern Railroad
-- Fremont, Elkhorn & Missouri Valley Railroad
-- The story of the Chicago Chadron Horse Race

•

County Seat (remains a downtown Chadron
anchor)

•

Chadron Community Hospital

•

The story of Downtown Chadron’s role as trade
center for area dry land ranching and farming
(e.g. the Chadron Hereford Show story)

•

•

The story of Chadron Normal School/Chadron
State College

•

The story of US Highway 20 (The Blue Pole
Highway, the Grant Highway, and Route 20,
along with the interesting efforts to develop
and market those routes)

Cultural heritage assets:
•
•

The story of Downtown Chadron’s railroad
industry
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Chadron rail yard
-- Transportation Services Inc. (TSI) railcar
repair company working with Nebraska
Northwestern Railroad (NNW) and the
Nebkota Railway
-- Rail’s strength as an economic development
asset may lie more in the rail story’s (see
above) ability to attract visitors (tourism is an
export industry)
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9.3 MARKET POSITION
•

High speed telecommunications fiber (Century
Link Telephone) going down 4th and Bordeaux

•

World War II Barrel Hanger (located at Chadron
Municipal Airport)

•

9.3 Market Position
Development of Downtown Chadron must
be market driven, and that drive begins with
establishing a market position — a commercial
district specialization or niche based on a primary
consumer segment served and a primary set
of goods and services offered. The goal is to
differentiate; to be memorable and remarkable
so consumers consistently choose downtown
Chadron over the competition.

•

Primary
-- Zero to 30 mile radius (in reality an ellipse
stretching more East/West along HWY 20 and
encompassing Oelrichs, Harrison, Crawford,
Gordon) – could target as a daily-weekly
customer
Secondary
-- 30 to 60 mile radius (in reality encompassing
Hot Springs, Pine Ridge/Pine Ridge
Reservation, Alliance) – could target as a
weekly-monthly customer

•

Tertiary
-- 60 to 90 mile radius (in reality encompassing
a segment of Rapid City, Scottsbluff ) – could
target as a monthly-quarterly customer

•

Quaternary
-- Other area attractions (downtown as
complement, not destination) – could target

30 mile radius include Crawford.

as an annual customer or less
»» Chadron’s big box retail
»» Museum of the Fur Trade
»» Chadron State Park
»» Chadron State College
»» Pine Ridge Reservation
»» Chadron events
»» Future/emerging attractions
»» Railroad Complex (roundhouse w/
operations, museum, rolling stock, short
excursion, etc.)
»» Cowboy Trail trailhead

9.3.1 Target Trade Area
Focus groups uncovered varying opinions on
downtown Chadron’s existing trade area. This
was not unexpected since every business within
the commercial district has a unique trade area
from which it targets and draws the majority of
its customers. Downtown Chadron’s target trade
area is the market that downtown businesses
should collectively go after; proactively,
confidently, and aggressively. It is defined in
part by competitive advantage; shaped by the
location of the commercial district’s nearest and
strongest competition. Downtown Chadron
won’t be successful settling for its’ existing trade
area; it is clear that many current and future
downtown businesses will not be able to survive,
let alone thrive, on that market alone. Through
strategic development, Downtown Chadron has
the potential to capture a higher percentage of
potential customers from a larger trade area than
currently captured. The following target trade area
for Downtown Chadron is used for this Master
Plan.
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Prepared by Barman Development
Strategies, LLC copyright 2014 The
Neilsen Company. All rights reserved.

60 mile radius includes Hot Springs.

90 mile radius includes Rapid City.

ESRI Site Map. Chadron Donuts: Red, 0-30 miles; Green, 30-60 miles; & Blue, 60-90 miles. February 28, 2014; ESRI
Business Analyst.
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9.3.2 Target Customer
Downtown Chadron’s primary customers are
likely be drawn generally from residents of the
City of Chadron and Dawes County. A modestly
growing population makes this a reasonable
market to target, but as mentioned above the
size of this market is not sufficient for Downtown
Chadron retail businesses when faced with the
consumer spending lost to recent big box, chain
and franchise development on the west edge of
town. The area’s dryland farmers and ranchers are
an acknowledged primary consumer segment
for the City of Chadron. The buying personality
or psychographic of downtown Chadron’s target
customer is dominated by the Prairie Living,
Heartland Communities, and Midlife Junction
segments (ESRI Tapestry Segmentation Area
Profile ).
Downtown Chadron’s primary consumer segment
served (to whom they are best at selling) could
arguably be defined as:
•

•

•

•

Trade area residents especially:
-- College students
-- Youth and their families
-- Pine Ridge Reservation
Downtown employees/employers, especially:
-- Entrepreneurs/creative class/Live-work
-- College faculty/staff
-- Area ranchers and ranch families
Chadron big box retail shoppers
-- Drawn to Chadron for affordable “supplies”,
will be looking for value downtown/not
necessarily discount
Outdoor recreation travelers, especially:
-- Hunters
-- Photographers/wildlife watchers
-- Horseback riders
-- Cyclists (Mountain bikes first)
-- Cultural landscape tourists (High Plains,
Pine Ridge Escarpment, Buttes, Black Hills)
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»»

These four segments together represent the market
that Downtown Chadron could go after; proactively,
confidently, and aggressively. Potential future target
customers include Cowboy Trail users and Railroad
Complex tourists.

9.3.3 Target Product/Service
Downtown Chadron’s current commercial identity
has not fully severed ties to its historic anchors of rail,
government, and education; which is a good thing.
Downtown Chadron still beats the competition at selling
government and professional services, especially if
downtown is envisioned to extend to the courthouse.
Weighing all the currently available market information,
Downtown Chadron’s primary goods and services (what
they are and can be best at selling) could arguably be
defined as:
•

Entertainment, especially:
-- Indoor complement to outdoor recreation
-- A place to socialize and experience/join local culture
-- Restaurants

•

A place to live, work, and live/work with amenities,
especially:
-- Quality convenience and necessity products and
services
-- Entertainment (above)
-- Restaurants

•

“Basecamp” retail and services, especially:
-- Outdoor recreation niche retail/supplies
-- Lodging
-- Restaurants

Farm and ranching is important to the Chadron economy.

Prepared by Barman Development Strategies, LLC
copyright 2014 The Neilsen Company. All rights
reserved.

All of these niches represent reality, but all can be
strengthened. The strength of these primary goods and
services are likely to evolve over time. It is also important
to note that districts that appeal to residents often appeal
to visitors/tourists as well.

Restaurants provide excellent entertainment.
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9.3.4 COMPETITION
»» Prairie Living preferences (ESRI Tapestry
Segmentation Area Profile): “Their
purchases reflect their rural lifestyle; Prairie
Living residents buy work boots and
hunting clothes. They can with pressure
cookers and fill their separate freezers with
produce from their vegetable gardens.
They own riding mowers, gardening
equipment, and tools to service their
vehicles and make home repairs. They
will tackle home improvement projects
such as kitchen remodeling. They’re pet
owners… Prairie Living residents are loyal
country music fans and tune in to radio
and television for their favorite music.
They enjoy hunting, fishing, horseback
riding, target shooting, and riding around
on their all-terrain vehicles... Prairie Living
households shop for bargains. Wal-Mart
is, by far, their favorite retailer, followed by
Kmart and JCPenney. They often rely on
a Wal-Mart Supercenter for extra grocery
shopping.”
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»» Heartland Communities preferences (ESRI
Tapestry Segmentation Area Profile):
“Heartland Communities residents invest
time and money in their cherished homes
and communities. They take pride in their
gardening skills and in growing their own
vegetables. Many homes own a riding lawn
mower to keep up their relatively large
lots. Residents tackle home improvement
projects such as exterior painting and
faucet replacement and shop at Ace
Hardware or Lowe’s. Many residents order
items from catalogs, QVC, and Avon sales
representatives. They also shop at WalMart or Kmart and buy groceries at WalMart Supercenters. Favorite restaurants
include Golden Corral and Cracker Barrel…
Heartland Communities residents have a
distinctly country lifestyle. They go hunting
and fishing.”
»» Midlife Junction preferences (ESRI Tapestry
Segmentation Area Profile): “Midlife
Junction residents live quiet, settled lives
as they move from child-rearing into
retirement. To finance their retirement,
they own certificates of deposit, savings
bonds, and IRAs. They’re careful spenders,
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always looking for bargains, and not
swayed by fads. On weekends, they eat fast
food or go to family restaurants such as
Friendly’s or Perkins… They go fishing, take
walks, work crossword puzzles, play board
games, do woodworking, and read science
fiction or romance novels.”

9.3.4 Competition
Downtown Chadron’s position within the
market can only be understood relative to its
competition. What is the competition best at
selling and to whom? What is their competitive
advantage? Some local Chadron experts believe
Downtown Chadron is competing with Chadron’s
big box businesses on the west edge of town
(intersection of US Highways 20 and 385). This
really isn’t downtown Chadron’s head to head
competition (such a comparison would be
“apples to oranges”/”independents to chains and
franchises”), but this business area does absorb
a lot of the spending potential within downtown
Chadron’s target trade area. Further development
of this area with the prospect of the Heartland
Express could further reduce the available market
opportunity for downtown.
Surprisingly, Chadron State College is competition
for Downtown Chadron when it comes to books,
branded retail, class supplies, prepared meals, and
housing. Competition for housing is increasing
with the development of a new on campus
residence hall. Pine Ridge/Pine Ridge Reservation,
Hot Springs, Oelrichs, Crawford, Alliance,
Gordon, Crawford, etc. also need to be evaluated
as competition. Crawford has horse riding in
downtown. Prairie Wind Casino and Hotel and a
new visitor center are on Pine Ridge Reservation.

9.3.5 A Market Position
Statement for Downtown
Chadron
Downtown Chadron’s working market position
(which can change over time) must represent
reality so that downtown lives up to expectations;
expectations shaped by the strategic
development efforts summarized in this Master
Plan. Through those efforts, the reality of the
market position statement will move closer to the
ideal of a vision statement. The following market
position statement for Downtown Chadron is
offered:
•

Downtown Chadron excels in offering a town
center experience primarily to residents
within a 30 minute drive (with opportunities
to specialize in serving Chadron State College
students and area youth), secondarily to
residents with a 60 minute drive (with
opportunities to specialize in serving the Pine
Ridge Reservation). That same experience
is offered to shoppers of Chadron’s major
retailers, and visitors drawn to Chadron’s
outdoor recreation and cultural landscape.

9.4  OBSERVATIONS ON EXISTING BUSINESS MIX

9.4 Observations on existing
business mix

9.5 Opportunities for
traditional retail

Downtown Chadron has experienced near 100%
turnover in businesses since 1987, the date of
the last major streetscape improvement, with the
mix shifting away from retail and toward service.
There is nothing inherently wrong with such a
shift if that is where the market opportunity and
the competitive advantage of downtown lies.
However, there seems to be general agreement
that opportunities exist to expand not only
downtown services but downtown goods.
Restaurants, business that offer goods and
services, can serve individually as an anchor,
collectively as a business niche, and can also serve
as an important complement to other niches.
Upper levels downtown offer an important
opportunity to expand and improve the business
mix (such as shared professional space and live/
work units).

The following retail store categories were
identified as having market potential within
downtown Chadron’s target trade areas (see
RMP Opportunity Gap - Retail Stores. Prepared
By: Barman Development Strategies, LLC. © 2014
The Nielsen Company. All right reserved). Market
opportunities exist where demand (predicted
sales) exceeds supply (actual sales) and are shown
through bold green numbers in the tables to the
right.

Downtown’s economy continues to be anchored
by Chadron State College as well as government
services such as Dawes County, the City of
Chadron, and the United States Post Office.
Safeway is a daytime anchor and Eagle Theater is
a nighttime anchor along with bars collectively
(Wild’s, Wrecker’s Roadhouse, Feik’s 120 Bar and
Restaurant). Andersons’ is reportedly an anchor for
the Pine Ridge Reservation consumer segment.
The Hookah Lounge is reportedly an anchor for
the college student consumer segment. Other
businesses honorably mentioned during focus
groups include Daily Grind/Inkwell/Cleo’s, Bean
Broker, 1st National Bank, and TaDa. A relocated
downtown library would have clear anchor
potential, although it is understood that Chadron
Public Library’s Board of Directors currently prefers
expansion at the library’s current location. The
rehabilitation or creation of downtown lodging
such as a boutique hotel or hostel could serve as a
future anchor for visitors.
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CHAPTER 10 PROMOTION & MARKETING OPPORTUNITIES

10.2 A Commercial Brand for
Downtown
Downtown Chadron, as a commercial district,
needs a clear commercial brand; a promise
declaring what kinds of products, services,
and experiences are available to its customers.
Downtown Chadron’s promise should be distinct
from but compatible with the City and County’s
collective promises (communicated in part
through the taglines “Learn the History, Explore
the Bounty. Firsthand” and “Come live the history”)
and distinct from the promises of competing
commercial districts. Positive commercial brand
awareness will increase the probability that
customers will choose downtown Chadron over
the competition.
Based on the assets identified earlier, the Master
Planning Team recommends “Heart of the
Pine Ridge” as a commercial brand tagline for
Downtown Chadron. The Team also recommends
“Your Pine Ridge Trade Center” as a commercial
brand tagline for the City of Chadron.

CHAPTER 10: PROMOTION & MARKETING OPPORTUNITIES
10.1 Local and Regional
Marketing observations
Chadron’s regional marketing is currently tackled
by the Chadron Chamber of Commerce and the
Dawes County Travel Board. The Chamber serves
as Chadron’s connection to the Nebraska Tourism
Commission. While the Chamber has not yet
formalized a marketing plan, they do invest in a
range of advertising including travel and tourism
shows in Omaha and Denver, billboards, and the
website www.chadron.com. Their messaging
currently includes the tagline “Learn the History,
Explore the Bounty. Firsthand.” The Dawes County
Travel Board, also without a formalized marketing
plan, employs the tagline “Come live the history”
in variety of mediums including their website
www.discoverdawescounty.com. With history
front and center for both regional marketing
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messages, downtown, Chadron’s historic core,
benefits indirectly if not directly from those
investments. Two other regional marketing
players are worth mentioning. The first is Western
Nebraska Regional Tourism. Their website, www.
westnebraska.com, is reportedly booming, and
employs the tagline “Journey to Western Nebraska”
and has invested in campaigns such as “Weekends
out West.” The second is Northwest Nebraska High
Country, an organization of more than twenty-five
ranchers and farmers who cooperatively promote
their “get-away-from-it-all settings” through the
website www.nebraskahighcountry.com.

Brand taglines are intended to be succinct,
catchy, and memorable. Brand statements on the
other hand are intended to convey a little more
depth and detail, especially when accompanied
by effective pictures. Brand (external audience)
is different from a market position (internal
audience), but the two must be compatible.

CHAPTER 10 PROMOTION & MARKETING OPPORTUNITIES

10.3 MARKETING DOWNTOWN CHADRON

10.3 Marketing Downtown
Chadron

»» Mt. Rushmore/Crazy Horse Memorial
»» Belmont Train Tunnel
»» Pine Ridge Reservation (also known as
Oglala Sioux Indian Reservation) location
of Wounded Knee Battlefield

All efforts to market downtown Chadron, as well
as all efforts to develop space and businesses,
should be consistent, of high quality, and reflect
and reinforce the brand. The following are
suggestions for how that can be accomplished for
“Downtown Chadron: Heart of the Pine Ridge”

»» Hudson-Meng Education & Research
Center (archeological excavation in
progress)
»» Cook Collection at the Agate Fossil Beds
(rare collections of Native American
artifacts).

10.31 Heart as Center
Downtown Chadron can be developed and
marketed as the center of the Pine Ridge by:
•

Promoting the arts and cultural opportunities
available through Chadron State College.

•

Promoting the educational opportunities
through Chadron State College.

•

Improving entertainment including (as
mentioned earlier) an indoor complement to
outdoor recreation, and a place to socialize
and experience/join local culture.

•

•

»» Rugged, Ponderosa covered ridges to the
west
»» Tranquil sand hills of the Niobrara River
area to the south
»» Federal Land
»» Toadstool Geologic Park (ancient animal
fossils and footprints)

The Mari Sandoz High Plains Heritage Center.

•

Downtown Chadron can be developed and
marketed as the hub of the Pine Ridge by
improving and supporting connections to other
Pine Ridge attractions.
•

Chadron State College.
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Cultural history/heritage tourism hub
anchored locally by Mari Sandoz High Plains
Heritage Center.
-- Spokes to:
»» Fort Robinson
»» Museum of the Fur Trade (including via
train excursion)

Belmont Train Tunnel.

»» Black Hills and Badlands to the north

Providing a place to live, work, and live/work
with amenities including (as mentioned
earlier) quality convenience and necessity
products and services including government.

10.32 Heart as Hub

Nature/natural history hub anchored locally by
newly developed campsites or tourist camps
and/or a newly developed Pine Ridge natural
history museum.
-- Spokes to:
»» Chadron State Park

State parks and natural areas abound.

Outdoor sports hub anchored locally by
“basecamp” retail and services including
lodging and outdoor recreation niche retail/
supplies.
-- Spokes for hunting to open hunting lands
-- Spokes for cycling to:
»» Northwest Nebraska Pine Ridge Trails
»» Cowboy Trail
-- Spokes for horseback riding

•

Railroad hub anchored locally by the historic
wood frame roundhouse with spokes to:
-- Belmont Tunnel near Crawford

Northwest Nebraska Pine Ridge Trails.
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10.33 HEART AS ESSENCE

10.33 Heart as Essence
Downtown Chadron can be developed and
marketed as the essence of the Pine Ridge
through shop/source local and made/grown local
campaigns.
•

“Slow” (speed and food) Dinner Train – farm to
table with chefs via the Chadron State College
culinary program

•

Farmers market featuring local farmers and
locally grown food. Increasing the amount of
local value added processing of Pine RIdge
natural resources, and selling that product
downtown will strengthen Downtown as
essence of the Pine Ridge.

“Slow” Dinner Train.

entrepreneurs. That fortitude and resolve also
manifests in Downtown Chadron’s built heritage:
craftsmanship that stands the test of time..

10.4 Final Marketing Thoughts
Before communicating the chosen brand,
downtown Chadron must be prepared to fulfill
the promise and expectations created (to avoid
an unhappy customer). To be most effective,
Downtown Chadron businesses should co-brand
themselves with downtown Chadron’s brand.
Specialty fairs attract special interest groups.

10.34 Heart as Emotion or
Feeling
Downtown Chadron can be developed and
marketed as the emotion or feeling of the Pine
Ridge by telling or interpreting the Pine Ridge
story Downtown (see Cultural Heritage Assets).
That story telling or interpretation can take place
through:
The Chadron Farmers Market.

•

Downtown museums

•

Downtown special events

•

Costumer service and hospitality

•

Local non-profit public relations including
local churches

10.35 Heart as Courage,
Resolve, Fortitude, or Ardor

Farmers Markets attract residents and visitors.
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Downtown Chadron can be developed and
marketed as the courage or fortitude of the
Pine Ridge by improving, supporting and
promoting the resiliency of downtown’s local

Cattle Drive on Main Street in Chadron.

11.1 BRIEF HISTORY
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CHAPTER 11: PUBLIC IMPROVEMENTS & URBAN DESIGN PLAN
11.1 Brief History
The improvements outlined in the Public
Improvements Master Plan include distinctive
designs tailored specifically to the consumer
market and climate of Chadron. The design
maximizes solar exposure and responds to the
pedestrian circulation system by creating a
more extensive and accessible sidewalk system,
potential trail connections, better lighting,
healthier trees, more parking (for both vehicles
and bicycles), pedestrian safety enhancements,
places to sit and gather and improved storm
water facilities that will capture and detain run-off
before exiting the water shed.
The Public Improvements Master Plan was
developed to accommodate change and allow
for creative solutions to problems that are unique
to Chadron, while also providing guidance for
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high-quality, safe, accessible, and vibrant public
spaces. With public support and adoption of the
Master Plan, the City is now poised to implement
Chadron’s vision of a downtown that is also the
heart of their community.
The current public improvements were installed
in 1985-86 and were designed by Leo A Daly
Architects and Engineers of Omaha, NE. The
streetscape integrated Hackberry Trees which are
now maturing, likely due to the limited amount of
water they can receive in an urban environment.
Their compact, dense branching habit makes it
ideal for English Sparrows. The lights are high
pressure sodium. Benches were installed as a part
of the original plan but have since been removed
because of durability issues.
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11.2 Development & Design
Strategy
Proposed Streetscape Improvements
Highway 20 is slated for a rebuild by NDOR in 2016
and will dovetail with the City of Chadron’s storm
water project on Main and First Streets in 2014.
The proposed design for Hwy 20 will make it safer
for both pedestrians and motorists by adding
curb extensions at intersections and reducing
the number and width of driveways into and
out of parking lots fronting Hwy 20. The design
will leave the current width of the street and will
install new overhead lighting. Overall, this is a
much needed set of improvements.

Downtown’s Entrances…First Impressions
Figure 36: East Entrance

Figure 37: West Entrance
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Highway 20 is the main entrance corridor in
and out of downtown. This is where many first
impressions are formed regarding downtown.
The corridor leading into downtown is typical of
many strip commercial areas with barren parking
lots and undefined parking lot entrances. All this
adds up to a chaotic and uninviting figure. This
is where downtown has an opportunity to say
“you’ve arrived and we’re different.” Chadron is
encouraged to work with private property owners
along Hwy 20 from Morehead Street to Bordeaux
to plant trees (Kentucky Coffee Tree or Ulmus
Americana ‘New Harmony’, see below ) in the
strip of landscaping between the parking lot and
sidewalk, just outside of the NDOR right-of-way
See “Figure 36: East Entrance” and “Figure 37: West
Entrance”. As these mature they will define the
edges of the corridor and will ultimately mature
into more of a traffic calming device. Small
bushes (2 to 3 feet tall) can also be planted in this
strip to conceal some of the visual chaos formed
by parked cars.

In addition we see that it’s important that people
passing through this area feel the tag line “Heart
of the Pine Ridge” by seeing as much green as
possible. Chadron is encouraged to keep the
area between the sidewalks and curb edge green
in this stretch of Hwy 20 with either lawn or low
growing ground covers.

11.2 DEVELOPMENT & DESIGN STRATEGY
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West Entrance perspective.

Four corners intersection slated to be re-done via new stormwater project.

West Entrance plan.

Proposed curb extensions in front of theatre to accentuate cross walk and customer drop-off zone.
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11.3 Public Improvements
Palette
Curb Extensions
Curb bulbs are a form of roadway narrowing at
intersections that reduce the street width from
curb to curb. Curb bulbs or bump-outs improve
safety by making crosswalks more visible, and
by increasing sight-distance between them. In
addition, pedestrians spend less time in the street
walking shorter distances and drivers are more
likely to see pedestrians standing on an extended
curb. They also tighten the curb radii at the
corners, reducing the speeds of turning vehicles
and they protect on-street parking bays. Curb
bulbs also place stop signs so that they are more
visible to drivers and not obscured by parked cars.
Presently bump outs are employed at Flag Plaza
at Second and Main. The plan calls for further
use of these at Third and Main, First and Main,
First and Bordeaux, Second and Chadron, Second
and Bordeaux and Second and Morehead. Partial
extensions are also suggested at Bordeaux and
Third and Morehead and Third. See “Figure 38:
Bean Broker Café”. Curb bulbs come in a wide
variety of sizes and typically result in speed
decreases of 7%. They are easily combined with a
raised intersection or raised mid-block crosswalk.
Curb bulbs placed opposite one another midblock create a “choker,” which can result in more
significant speed reduction. This is suggested in
front of the theater as a means of defining a drop
off area.
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Figure 38: Bean Broker Café

Main Street and Second Street.

Current corner condition.

Current condition of Main Street and Second Street.
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Trees

Lighting

The current palette of Hackberry trees need to be
“limbed up” which means that branches emerging
at the trunk at about 8 feet or lower should be
removed. The ends of the branches should also
be pruned back to the next major juncture so that
the branches girth can support the branch in an
ice storm (See Figure 41). Hackberries are not
that solid of a tree. Long branches can’t support
their weight and the weight of ice on them. This
management approach can be used till the next
set of trees are installed.

The current lights while functional are nearing the
end of their useful life. These are high pressure
sodium which tend to cast downtown in a yellow
light and are more expensive to operate than
many of today LED lights. The recommended
pole is a classic cast iron pole with an acorn globe,
seeFigure 42.

Figure 39: Kentucky Coffee Tree

Seating
The recommended bench for Chadron is a
wooden bench. This is recommended so that
downtown emulates or reinforces the surrounding
countryside and beautiful outdoors. (See Figure
43).

The recommended tree for the future is the
Kentucky Coffee Tree. See Figure 39 and Figure 40.
The tree is picturesque in summer and winter with
coarse ascending branches form a narrow crown.
Oval leaflets emerge late in spring, changing from
pinkish-tinged to a dark, almost blue-green. It
tolerates most conditions including drought and
pollution. It prefers full sun. In an urban condition
it can grow to about 45’ tall with branches
reaching out about 15’. This width makes it ideal
for planting in the planting beds defined by the
curb extensions.
An alternate tree that can provide a classic look
is the recently cultivated Ulmus Americana ‘New
Harmony. This elm has been rebred and appears
to be resistant to the Dutch Elm disease that did
away with so many classic American streetscapes.
These are not widely available yet and thus cost
more.
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Photo of classic cast iron light pole.

Figure 40: Kentucky Coffee Tree

Figure 41: Tree is too dense

Classic light pole.

Figure 42: Classic cast iron light pole with acorn globe.

Figure 43: Bench seating.
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11.3 PUBLIC IMPROVEMENTS PALETTE
Trash Cans
The current trash cans are exposed aggregate
concrete finish. While durable these are becoming
“shop worn”. The trash can that’s recommended
has a top on it to limit the size of goods disposed
in it. This will preclude downtown residents
and businesses from using these for larger sized
goods. (See Figure 44).

Bike Rack
There are a couple of options here. One is to take
a metal cattle chute and dissect it down to the
basic elements such as the side pinch panels and
paint it a bright color. These would be especially
appropriate for racks in proximity to the Cowboy
Trail when that’s developed. The other is a stock
solution for bike racks that mimics the cattle chute
(See Figure 45).

Figure 44: Trash can and ash urn.

Existing street cross-section at Eagle Theatre.

Sidewalks
The current sidewalks are holding up pretty
good. There’s minor settling along the curb edge
but other than that they’ve held up. Below is a
suggested paving pattern when the community
decides to replace the sidewalk the next time
or does work along the curb line. This pattern
is easily replicated by local craftsmen and is
timeless. Chadron is encouraged to keep the 3’ by
3’ concrete scoring pattern present in the current
sidewalks. This pattern is a good scale, is easily
replicated when maintenance needs to happen
and is cost effective to install.

Figure 45: Bike rack.

Sidewalk scoring pattern.
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Proposed street cross-section at Eagle Theatre.
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CHAPTER 12 ZONING AND LAND USE
developing neighborhoods, as well as transitional
areas between single- family and multi-family
neighborhoods. Its regulations are intended to
minimize traffic congestion and to assure that
density is consistent with the carrying capacity of
infrastructure.
Low Density is intended to provide for lowdensity residential neighborhoods, characterized
by single-family dwellings on relatively large
lots with supporting community facilities and
urban services. Its regulations are intended to
minimize traffic congestion and to assure that
density is consistent with the carrying capacity of
infrastructure.
Community Commercial

This district is intended for commercial facilities
which serve the needs of markets ranging from
several neighborhoods to the overall region.

CHAPTER 12: ZONING AND LAND USE
12.1 Zoning
The study area currently has 7 different zoning
and land uses present (See Figure 46) . The
predominant land use is Downtown Commercial.
This zoning classification is intended to provide
appropriate development regulations for
Downtown Chadron. Mixed uses are encouraged
within the DC District. The grouping of uses is
designed to strengthen the town center’s role as a
center for trade, service, and civic life.
General Commercial district accommodates a
variety of commercial uses, some of which have
significant traffic or visual effect. These districts
may include commercial uses which are oriented
to services, including automotive services, rather
than retail activities. These uses may create land
use conflicts with adjacent residential areas,
requiring provision of adequate buffering. This

district is most appropriately located along major
arterial streets or in areas that can be adequately
buffered from residential districts.
Limited Industrial is intended to reserve sites
appropriate for the location of industrial uses
with relatively limited environmental effects.
The district is designed to provide appropriate
space and regulations to encourage good quality
industrial development, while assuring that
facilities are served with adequate parking and
loading facilities.
Urban Family is intended to provide for mediumdensity residential neighborhoods, characterized
by single-family dwellings on small to moderately
sized lots and low-density, duplex, and townhouse
development. It provides special regulations
to encourage innovative forms of housing
development. It adapts to both established and
Figure 46: Land Use.
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While allowed commercial and office uses are
generally compatible with nearby residential
areas, traffic and operating characteristics
may have more negative effects on residential
neighborhoods than those permitted in the
LC District. CC Districts are appropriate at
major intersections, at the junction of several
neighborhoods, or at substantial commercial
subcenters.

CHAPTER 12 ZONING AND LAND USE

12.1 ZONING

Recommendations:
Residential in the DC zone should be on the
second story or behind first floor commercial
development (minimum of 50’ commercial depth
on the first floor fronting the primary shopping
street). Residential development should only
be higher density and single family should be
discouraged. Residential should not be on
the first floor along commercial streets. Any
existing residential home in this district should
be grandfathered. Furthermore single family
structures on the outer fringes of the DC district
would make ideal adaptive reuse with offices
occupying them as a transition to residential.
Parking should be relegated to the rear yard and
accessed from the alley. This could accomplished
by amending the DC zoning or by including this in
a provision of the retail overlay district.
Any new automotive uses in downtown should be
relegated to the inside of buildings to help clean
up downtown’s aesthetics or they should locate
in GC zoned areas. Downtown does have several
auto dealers, repairs and service centers. These
are remnant uses from when Highway 20 used be
located on Second Street. Overtime auto repair
and auto services should be moved out of the DC
zoned area to other light industrial or GC zoned
areas. This should help increase sales through
closer proximity to each other. This clustering
concept is often used in the automotive industry
today but is difficult to employ in a traditional
downtown.
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1. The Master Plan encourages the DC zoning
to be extended towards the west along Second
Street to replace the CC zoning. This zoning
classification seems to better reflect how the
property is being used. Again, any existing
use would be grandfathered for a period of
time. In the meantime non-conforming uses
should receive assistance to relocate to a more
appropriate area.
2. The General Commercial classification at the
northern end of Main and Bordeaux doesn’t seem
to mesh with how the property is currently being
used. In advance of any new development in this
area it may be best to change part of this to DC
zoning.
3. The Community Commercial zoning towards
the northern end of King Street should position
the north south boundary to the alley between
Bordeaux and King Street. This will discourage
commercial creep into the neighborhood and will
keep more pressure on the downtown to develop.
4. The light industrial use zoned at Chadron and
First and Morehead and First are remnant uses
that were oriented to the railroad. It might be
possible to include all the existing uses found in
this location under a CC zoning designation.

13.1 COMMUNITY REDEVELOPMENT AUTHORITY
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CHAPTER 13 MANIGING DOWNTOWN’S REVITALIZATION
of traditional commercial business districts. The
result is one of the most successful economic
revitalization strategies in the country. The
Nebraska Main Street Network is dedicated to
educating communities across the state so they
have the knowledge and skills to revitalize their
traditional commercial business districts. See
http://nemainstreet.wordpress.com/

Community Redevelopment Authority

CHAPTER 13: MANAGING DOWNTOWN’S REVITALIZATION
13.1 Managing Downtown’s
Revitalization
Management of the Ongoing Effort
The Master Plan is calling for Chadron to expand
the steering committee to a larger body of
stakeholders moving forward. This is to help
ensure broader communication and buy-in on
projects. Chadron is encouraged to hire a part
time person to coordinate the many different
facets of this project. Today downtowns require
professional management to help them remain
competitive in the real estate market. We’ve
learned that downtowns that have the most
success in revitalization have professional
managers just as shopping centers have
management staff. With a smaller community
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this may be a part time staff person at first but
eventually this person should be full time. The
National Main Street developed the Main Street
Approach ™ to downtown revitalization. Let this
comprehensive approach be the model for you to
emulate.
In the State of Nebraska the Nebraska Main Street
Network, Inc. was established as a non-profit
to serve as the state coordinator for Nebraska’s
nationally accredited statewide Main Street
program. The Main Street program is a national
model designed to educate communities about
place based downtown revitalization using
historic preservation as the basis. Better educated
communities bring jobs, investment, and people
to small towns and commercial districts. Local
Main Street programs leverage their own private
investment and capitalize on the unique appeal

The purpose of the CRA is to study and designate
certain areas of the city in need of improvement
and development. This body can determine the
types of improvements or developments needed
and recommend appropriate means for funding
such improvements or developments for the
maximum benefit to the city’s taxpayers. The CRA
can borrow money, issue bonds, conduct public
hearings, undertake investigations, surveys,
appraisals, and ask for a levy of taxes.
The CRA promotes redevelopment in two ways:
Tax Increment Financing (TIF) and grant funding.
Public and private property owners may approach
the CRA to request financing through either
mechanism via formal letters to the Board and
the TIF application. Eligible projects must be
located in areas that have been declared “Blighted
and Substandard” by the CRA in accordance
with Nebraska’s Community Development Law.
Kearney, Hastings, Grand Island and Fairbury are
some of the communities that use this tool in
Nebraska.

APPENDIX PUBLIC IMPROVEMENT PLAN

PUBLIC IMPROVEMENT PLAN
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