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OUR TEAM:



PROJECT UNDERSTANDING: BLAIR’S UNIQUE CONTEXT

• 25 Miles from Omaha; 26+% 
workforce lives and works in Blair. 

• Home to Cargill/Novozymes 
campus and over 1,100 industrial 
jobs. 

• Washington Street carries over 
10,000 Vehicles per day + trucks.

• Housing demand: top to bottom

• Aging utilities paired with SS4A 
safety improvements.

• Land use growth management + 
Infrastructure investments



OUR APPROACH: FOUR PHASES
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OUR APPROACH: FOUR PHASES – 14 MONTHS

PHASE 1:  RESEARCH + ANALYSIS (3 MONTHS)

1.1 Project Pre-Kick-Off Meeting with City Staff 

1.2 Public Outreach Plan

1.3 Project Branding

1.4 Kick-Off Meeting with Comprehensive Plan Steering Committee (SC #1)

1.5 City Department Head Workshop

1.6 Data Gathering and Existing Conditions Analysis 

1.7 Existing Conditions Analysis Review Meeting with Steering Committee (SC #2)

1.8 Existing Conditions Analysis Review Joint Workshop with Council and Commission (JW#1)

PHASE 2: PUBLIC & STAKEHOLDER ENGAGEMENT (3 MONTHS)

2.1 Interactive Engagement Activities on Website

2.2 Stakeholder Interviews + Focus Group (virtual)

2.3 Special Events (2 events)

2.4 Downtown Charette

2.5 Public Visioning Workshop

2.6 Public & Stakeholder Engagement Review with Steering Committee (SC #3) 

2.7 Engagement Review Joint Workshop with Council and Commission (JW #2)

PHASE 3: DRAFT PLAN + EVALUATION (6 MONTHS)

3.1 Future Land Use Scenarios

3.2 Department Head Meeting

3.3 Draft Plan

3.4 Draft Plan Review with Steering Committee (SC #4 - #6) (virtual)

3.5 Draft Plan Public Open House

3.6 Draft Plan Joint Workshop with Council & Commission (JW #3) 

3.7 Public Comment and Review Period

PHASE 4: FINAL PLAN + ADOPTION (3 MONTHS)

4.1 Final Draft Plan

4.2 Planning Commission Public Hearing

4.3 City Council Public Hearing 

BLAIR COMPREHENSIVE PLAN
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OUR APROACH: THE REALITY CHECK

• Workforce & 
Commuter Patterns

• Housing Tenure + 
Population

• All real estate sectors 
– coordination with 
Gateway Economic 
Group

• GIS + Physical Profile

• Review of previous 
plans 

• Ex. Comp Plan

• Housing

• Parks and Rec MP

• Others.
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Visitor Journey

WHAT MAKES US UNIQUE: DATA COLLECTION

Placer.ai

• Up-to-the-moment data on:

• Visitor patterns

• Business-level activity

• Seasonal trends

• Hotspots of activity

• Impacts of special events

• Origin-destination data



WHAT MAKES US UNIQUE: DATA COLLECTION

Placer.ai

• Total Visits by Zip Code (Trade 
Area)

• General retail serving much larger 
area than local economy.

• Regional Hub

• Limited Capacity south of Fort 
Calhoun. 

• Influence land use decisions and total 
acreages of retail in future land us 
map. 

• Blair, NE Walmart
• 12 months - all visits

• Total Visits: 1.3 million

• Total Unique Visitors: 98,200

• Visits Year over Year: +1.7%

• Visits Year over 2 Years: +4.9%

• Visits Year over 3 Years: +9.1%



OUR APROACH: STATISTICALLY VALID INSIGHTS

• Nation’s leading 
market research firm 
for government 
organizations

•  Partners with 
Confluence on over a 
dozen surveys

•  Extensive experience 
conducting services in 
English, Spanish, and 
other languages as 
needed

•  Over $3 billion of 
voter approved 
initiatives

Survey 

Sample

Actual 

Community 

Makeup



OUR APROACH: STATISTICALLY VALID INSIGHTS

• Only scientific and 
defensible method to 
understand community 
needs

• Administered by 
mail/online/phone

• Developed in partnership 
with the City 

• Methodology allows high 
return rate (25%-35%)

• Total of 300, 500, or 1000 
completed surveys, 95% 
level of confidence with a 
margin of error of +/-
5.6%, +/-4.4%, or +/-3.%

• Geographic balance 
across the City of Blair

• Demographically 
representative of 
community

Develop a new 
City-wide Park 

District 
Assessment

Issue General 
Obligation 

Bonds

Increase Local 
Sales Taxes

Q16. Support for Funding Improvements
Geographic 
Distribution



Tailored Approach For Blair

• Make this the community’s plan that Leadership can 
implement.

• Unique brand.

• Diverse Focus Groups + consistent throughout.

• Building project champions.

OUR APPROACH: PUBLIC ENGAGEMENT



Reaching All Segments of the 
Community

• Use of a Steering Committee throughout 
the planning effort

• Joint Workshops with City Council 
and Planning Commission

• Community listening sessions and Public 
Visioning Neighborhood Workshops

• Stakeholder Interviews + Focus 
Groups with appointed committees

• Special Events - Box City, Pop-
Up Booths, and Youth Workshops

• Workshop Charrette for downtown

OUR APPROACH: PUBLIC ENGAGEMENT



Getting the word out

OUR APPROACH: PUBLIC ENGAGEMENT

Joe Smith
1234 Main Street
City, State ZIP



Online

OUR APPROACH: PUBLIC ENGAGEMENT



• Data based land use planning

• Building upon community preferences

• Develop multiple scenarios

• Final framework

OUR APPROACH: FUTURE LAND USE



• Start with current 
comp plan + 
zoning definitions

• Develop 
categories that 
work for Blair.

• Clearly articulate 
stories, densities, 
parking.

OUR APPROACH: FUTURE LAND USE



Housing as a Unifying Focus

• Asking community for housing 
preferences.

• Inform public of housing styles 
through imagery and density.

• Assess trends & demand 
fundamentals, including 
Missing Middle Housing

• Leverage recent housing study.
• 2021 housing study

• 400+ new homes by 2025 vs 40 
in Washington Co. 

• Blair Crossing – 132 units;

OUR APPROACH: HOUSING

Blair Crossing



• “Plan ready” when trucks go away.

• Give reason to have people stop. 

• Visualizing the future

• Parking + Bike-Ped Access

• Roadway cross section opportunities

• Safety improvements 

• Streetscape + Amenity Spaces

OUR APPROACH: DOWNTOWN



Crete Comprehensive Plan - Downtown

OUR APPROACH: DOWNTOWN

STREETSCAPING

PARKLET OUTDOOR SEATING

FAÇADE IMPROVEMENTS

TRANSIT SERVICES – KEY HUB

EXPANDED COMMERCIAL ALONG E 13TH ST

MAIN AVENUE STREETSCAPING + 
CONNECTIONS

OVERPASS



OUR APPROACH: INFRASTRUCTURE MASTER PLANNING
WATER, SEWER, DRAINAGE

• Utilize existing information to assess existing conditions

• Assess future growth areas infrastructure needs

• Recommend implementation measures to protect 
existing and future land use



Sewer Availability Map

OUR APPROACH: GROWTH MANAGEMENT
THROUGH AN INFRASTRUCTURE AND FACILITIES MASTER PLANNING PROCESS

Water and Arterial 
Roads Availability Map

Drainage and Public 
Facilities Availability Map

Tier 1 (0-5 years)

Tier 2 (6-15 years)

Tier 3 (16-25 years)



Combination of previous 3 maps

OUR APPROACH: GROWTH AREA PHASING PLAN

Tier 1: Annexation advised 
within five years. All City 
services available within the 
five-year CIP period.

Tier 2: Annexation not advised. 
City services are projected to 
be available for development 
within 6 to 15 years (additional 
monetary resources needed).

Tier 3: Annexation not advised. 
City services are projected to 
be available for development 
within 16 to 25 years 
(additional monetary resources 
needed).



OUR APPROACH: TRANSPORTATION PLAN

• Guide future community growth

• Complete Streets – Bicycle and Pedestrian planning

• Build off the City’s SS4A Action Plan recommendations

• Recommend strategies for Blair Transportation Issues

IMPROVING CONNECTIVITY AND LIVABILITY FOR ALL



• A transparent, policy-driven approach that 
supports orderly growth and responsible 
public investment

• Establish a clear, defensible annexation policy 
that supports long-term community goals

• Define thresholds and timing to guide 
consistent, predictable annexation actions

• Evaluate alternatives such as Sanitary 
Improvement Districts when appropriate

• Assess service capacity, infrastructure needs, 
and fiscal impacts before action

• Use mapping and data analysis to identify 
logical, cost-effective annexation areas

OUR APPROACH: ANNEXATION



OUR APPROACH: REDEVELOPMENT AREAS

• Use Redevelopment Areas to 
catalyze reinvestment in 
underutilized or deteriorating areas 

• Apply clear, objective criteria to 
evaluate redevelopment eligibility 
and need 

• Consider “de-blighting” where they 
are needed for private investment 

• Use micro-TIF selectively for infill 
housing

• Support balanced growth consistent 
with adopted plans and citywide 
priorities 



Future truck route

Safety

RELEVANT EXPERIENCE: ASHLAND NE COMPREHENSIVE PLAN



CREATING 
ACTIONABLE 

RECOMMENDATIONS

 

Our plans are 
designed to do 

more than sit on 
a shelf

RELEVANT EXPERIENCE: ASHLAND NE COMPREHENSIVE PLAN



CREATING 
ACTIONABLE 

RECOMMENDATIONS

 

Web Tracker

RELEVANT EXPERIENCE: GRIMES IA COMPREHENSIVE PLAN



Housing Defined!

RELEVANT EXPERIENCE: SPRINGFIELD NE COMPREHENSIVE PLAN



WHAT MAKES US UNIQUE?

PROVEN 
PARTNERSHIPS

HOMEGROWN 
VISION

FISCALLY 
GROUNDED
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