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INTRODUCTION
Wakefield residents show a strong commitment and excitement for the future of their community, evidenced by the level of involvement at public meetings, listening
sessions, and through the response rate of the online survey. Most promising was the energy and enthusiasm expressed by the students. When thinking about cities
across the country, downtown is the first image that comes to mind. When asked during the listening sessions to identify communities they enjoyed visiting, the
descriptions were always related to walkable downtowns. This vision for downtown Wakefield seeks to create new opportunities to support small businesses, tie the
district to the highway, and create a revitalized environment to for residents of Wakefield to shop, eat, and be entertained.

PLANNING PROCESS
Community involvement was woven into the process from beginning to end. It is important for the community to be involved when developing a vision for the next 10
to 15 years because it creates ownership and motivation to see the plan implemented. The following is a summary of the public involvement in creating the downtown
plan:
Steering Committee
A Steering Committee of community leaders and business owners guided the process from beginning to end. This 11-person group applied
their knowledge and understanding of the community, social connections, and history to provide strategic direction to the plan.

Listening Sessions

Local Business Drop-Ins

Informing the Public

Six listening sessions were held with individuals from
a variety of backgrounds including city officials,
students, young professionals, property owners,
cultural and arts organizations, and local business
owners and employees.

Understanding the constraints of owning
a small business, the project team
stopped into several small businesses
to get a better understanding of the
concerns of local business owners.

At the end of the process, a public
presentation of the Plan was given
via Facebook Live, a flyer mailed in
the utility bill, and posters hung in
several downtown businesses.

November

April

Community Survey

Walking Tour

Open House

A community survey was launched prior to
the listening sessions and made available both
online and in paper form. A Spanish version of
the paper survey was also available. Feedback
from 123 respondents provided valuable
insight into the vision of Wakefield residents
and is incorporated throughout the plan.

With a few members of the Steering
Committee, the planning team toured the
district. The purpose of the tour was to
learn more about the district, its history,
and any challenges or opportunities
the committee members felt existed in
downtown.

At the end of the listening sessions, an open
house was held at the Legion Hall. After a short
presentation, attendees were broken into small
groups and asked to discuss two questions and
report out at the end.
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GOALS AND PRIORITIES FOR DOWNTOWN
The downtown plan was developed with the following goals based on feedback
from the community and Steering Committee. Residents and business owners
desire a vision for downtown that creates new opportunities to increase
business and entertainment, provide a unique shopping environment, and
provide gathering space.
Reinforce the community's commitment to downtown. The citizens of
Wakefield have long recognized the value, importance, and significance of
downtown. Despite several businesses recently leaving downtown, many
businesses remain, drawing residents and visitors alike.
Improve promotion of downtown businesses. One way to improve the
promotion of downtown businesses is through a gateway piece on Highway 35
and a better corridor connection to Main Street. The highway's location several
blocks from Main Street causes drivers to pass by, especially since there is no
visible indication or direction to alert travelers of the various businesses.
Increase housing options and availability in and around downtown to support
businesses. Many communities are currently struggling to provide adequate
housing, and Wakefield is no exception. The need for more workforce housing
was a theme during the listening sessions. To better support downtown
businesses, housing should be added in and around downtown through second
story conversions and new mixed use or multi-family projects on the edge of the
district.
Increase the street appeal through streetscape improvements and building
rehabilitations. One of the main themes heard from all groups during the
listening sessions was the current state of downtown. Many felt the streetscape
was aged and needed a refresh. Simple public improvements like trees, planters,
and new lighting provide a more pleasant atmosphere. Investment from private
property owners in building facade improvements also help complete the
overall streetscape appearance.
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CHAPTER ONE
Downtown Today

The downtown plan describes a desired vision for the future of the heart of
Wakefield and provides recommendations to achieve that future. Doing so
establishes a framework to ensure incremental policies and decisions help achieve
those aspirations over time. The plan is intended to be a living document, not a
snapshot in time. It should be used and updated by decision makers, property
owners, businesses, and residents. The plan aligns downtown's priorities with the
general community goals.
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This chapter will evaluate the following elements to
understand and develop the downtown concept:
· Building Use
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The downtown environment consists of the
physical buildings, transportation network, and
natural environment. Downtown is poised to be the
central location for gatherings, events, and other
civic activities. By creating better connections
to the highway and the park, downtown can
strengthen its position in this regard.
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· Transportation

Oak St

For the purposes of this plan, downtown is defined
as the area bound by 1st Street on the north and
5th Street on the south, and the alleys to the east
and west of Main Street. However, an integral
component of downtown's success is drawing
travelers from Highway 35 and incorporating the
Michael Foods campus.

Figure 1.1: Downtown Framework
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Downtown Wakefield has many unique and historic features that create a sense of place and add value to the community. This plan will honor and preserve the heritage
and character of the district, while expanding upon these traits to accommodate 21st century advancements. Just as the transition from carriage to car impacted
downtown Wakefield, so will trends in retail and changing housing preferences. Some will require new concepts, while others, such as more window display space, will
require a return to older ideas. This chapter examines the conditions and opportunities for Wakefield's downtown as it exists today which will be used in chapter three
to create the downtown concept.
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· Public Spaces and Programming
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BUILDING USE AND STYLE
Downtown Wakefield is comprised of many historic
structures, dating to early years of development.
Most buildings are brick and range from one to
two stories in height. Some modern remodels and
infill include stucco, wood, and metal facades.
Two buildings date to the modern period of
architectural design and have tile exteriors. Unique
features still in tact on many buildings include
the hardware for the roll out awnings, cast iron
storefronts, decorative cornices, and transom
windows. These details should be preserved
and restored where possible to reinforce the
streetscape/storefront character of downtown.

Cornice

Window Lintel

Storefront Lintel

While the district may not meet integrity standards
for inclusion as a historic district for the National
Register of Historic Places, there are a number
of character-rich buildings within downtown that
convey its history.

Transom Windows

The building usage in downtown is varied with the
first floor being primarily used. Ideally, a mixed
use downtown would include an active street
level with residential on upper floors. Figure
1.2 on the following page shows the number of
business types by category. The residential at the
southern end of the district is excluded from this
analysis. Personal service uses include a variety of
businesses such as auto repair, laundromat, hair
salon, grocery, bank, and dentist.

Recessed doors
Bulkhead

NOW

· There are a total of eight buildings currently
vacant. This includes buildings that are being
used as storage. While some are undergoing
rehabilitation, most are not.

Display window

THEN

· Two buildings in downtown currently include
housing, leaving a large opportunity to add
second floor residential units or a mixed use
development adjacent to downtown.

Column
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· Retail uses account for the highest percentage
of businesses. These businesses include clothing,
a floral shop, hardware store, quilt shop, lumber,
and cabinetry. Some of these provide services to
residents of Wakefield while many are regional
draws.

Figure 1.3: Existing Land Use Map

· Downtown currently lacks public open space
such as pocket parks and other seating areas.
There are several vacant lots that could serve
this purpose, however, these would need to be
acquired from private owners.

FIGURE 1.2: Existing Businesses by Type, 2019

BUSINESS TYPE

NUMBER

Civic/Government

5

Entertainment

2

Housing

2

Office

2

Personal Services

6

Restaurant/Bar

4

Retail

8

Vacant

8

Source: RDG Planning and Design
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TRANSPORTATION

Figure 1.4: Active Transportation Conditions

State Hwy 16

The transportation environment affects all aspects
of downtown life and activity. Downtown should
be easy to access from all directions and offer a
comfortable environment for walking, bicycling,
and driving for a positive experience for all users.
Figure 1.4 shows existing trails and connection
priorities to support both bicycling and walking
to downtown. Two major connections that will
support downtown growth and vitality will be from
downtown to the baseball fields and the school.
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Everyone is a pedestrian at some point in their
day. Some walk as their mode of transportation,
where as others walk to and from their vehicle. In a
downtown, many patrons walk from shop to shop,
making the pedestrian environment an important
consideration.
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Pedestrian Conditions

Sidewalk availability in downtown today is
good. Along both sides of Main Street are wide
sidewalks with connections to the cross streets and
surrounding neighborhoods. Despite the presence
of sidewalks, the pedestrian experience is lacking.
The absence of shade structures and trees leave
pedestrians open to the elements year round.

St

Recreation
Fields

Walnut St

Downtown Wakefield is fortunate to have relatively
low traffic volumes. While truck traffic does
use Main Street, much of the heavier volume is
on Highway 35. The down side to this is a lack
of visibility to the Main Street businesses as
most traffic passes right by without knowing
what it available. Traffic heading to the baseball
fields usually turns on 1st Street, also bypassing
downtown entirely. A secondary connection is 3rd
Street, which brings travelers from Highway 35 into
the center of downtown.
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Vehicular Conditions
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There is bench seating available in front of many
businesses for visitors to rest but no space for
gathering. The streetscape itself includes several
large flower pots and older vehicular light poles
with banners, but the lack of storefront windows
makes for an unpleasant walk.
Bicycle Connections
Wakefield is an easy biking community given the
generally flat topography, smaller size, and low
vehicular traffic in residential areas. There is no
dedicated bicycle infrastructure, however the
trail is heavily used during warmer months for
recreation. There is a lack of supporting structures
such as bike racks for bicyclists to use.
Parking
Parking today is mostly handled with angled
on-street stalls. There does not appear to be a
shortage of parking except during some larger
annual events such as Balloons N' BBQ.

Elements may include landscaping, new fencing,
and facade renovations.

HEART OF COMMERCE
Downtown Wakefield was once the heart of
commerce for the community and a part of the
regional economy. Lately however, many key
businesses including the grocery store and auto
parts shop have moved out to the highway for
better visibility or left Wakefield altogether.
Fortunately, both buildings have new tenants, each
drawing customers from a regional market.
Despite the recent new business activity, many
buildings remain vacant or used as storage. Several
buildings are vacant because they lack original
retail storefronts which provide key product
display space. Signage is also absent from many
businesses, offering little indication of business
hours or even what the business offers.

GATEWAY
Wakefield lacks a distinct gateway into the
community. The location of Highway 35 on the
east edge of the city allows traffic to pass without
seeing the community, let alone downtown. An
important component of this plan is to bring
attention to downtown from the travelers along
Highway 35. It will take more than signage, and
intentional streetscape elements to connect Main
Street to the highway, especially along 3rd Street.
The 1st Street corridor is a frequently used gateway
into the community providing direct access to the
baseball fields. At present, the entrance does not
perform as a gateway, but a standard high traffic
intersection. Michael Foods will be an important
partner in revamping the streetscape in front of
their property on 1st Street and at the Highway 35.
12

Main Street's early days as the heart of commerce in Wakefield
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ENVIRONMENTAL CONDITIONS
Most of Wakefield is outside the flood hazard area
due in large part to the levee. While downtown is
outside any flood hazard areas, Michael Foods to
the north has some flood hazard areas. Much of
the city and Main Street drain to the north creating
flooding issues in one of Michael Foods' parking
lots and main building. Part of the problem is the
lack of impervious surfaces that can absorb rain
water into the ground. All of the public right-of-way
is paved and there are no natural features such as
bioswales or rain gardens to help capture runoff.

ATTRACTIONS AND PROGRAMMING
Wakefield offers several events throughout the
year to draw residents and visitors downtown.
Summer tournaments attract large crowds to the
park. These events and activities give Wakefield
another element in the quality of life toolbox to
attract and retain residents and visitors.
Events/Programming
» Wakefield Market. One of the more recent
events on Main Street is the Market held next to
the Little Red Hen Theater on Main Street. Two
markets have been held to date, in the spring
and fall, showcasing local crafts and products.

Attractions

Figure 1.5: Flood Risk Areas

» Little Red Hen Theatre. This theater was built
in 2005 as a 140-seat black box theater. The
community theater presents four productions
annually with a variety of guest performers and
fine arts activities.
» Graves Library Museum. The library was
constructed in 1915 by Philo Graves as a
memorial to his son, Jay. After nine decades,
the library closed and was reopened as Graves
Library Museum, operated by the Wakefield
Heritage Organization. A walk through the
building will take you as far back as 1881. This
building is listed on the Nebraska Historical
Society Register.
» Wakefield Depot Museum. The beautiful
Chicago and Northwestern Depot was built in
1925 and served the rail lines running east to
west making the Wakefield Depot one of the
busiest subdivision stations in all of Nebraska. In
2007, the Wakefield Heritage Organization took
charge of renovations and after many volunteer
hours, the depot opened its doors as a train
museum in the summer of 2009.

» Balloons N' BBQ. This long standing event
attracts more than just locals and provides
several days of activities and events. It combines
hot air balloons, a fun run, parade, car show,
street festival, and BBQ into three days of fun.
» Taste of Wakefield. This event promotes
downtown businesses through a progressive
dinner style affair. Attendees move from
business to business, tasting a variety of foods at
each shop.
» Fourth of July. A fireworks display is sponsored
by the Wakefield Community Club each year.
13

OPPORTUNITY FRAMEWORK
Wakefield is a community of dedicated volunteers with a commitment to see improvement in Wakefield. The numerous organizations and civic groups are a great
foundation on which the success of this plan will depend. The downtown and character of Wakefield conveys the care residents have for their community and serves
as a reminder of the history and development of Wakefield. Following are initial opportunities to leverage and challenges to address to move Wakefield and the
downtown forward.

OPPORTUNITIES TO LEVERAGE

CHALLENGES TO ADDRESS

» Strong Local Attractions. As noted previously,
Wakefield has a number of local attractions,
such as the Little Red Hen Theatre or summer
baseball tournaments, that draw visitors from
surrounding communities. By making better
downtown connections and revamping the
atmosphere and public space, the community
can capitalize on these visitors and encourage
them to stay longer.

» Underutilized Upper Stories. Some upper
stories are either currently used or being
renovated for use as residential units. However,
several other two-story buildings leave the
upper level vacant, missing the opportunity to
bring additional life to the district, adding longterm revenue to building owners and businesses,
and transforming downtown into a district where
people live, work, and play.

» Safe Pedestrian Environment. While previous
sections identified necessary upgrades to the
pedestrian environment, the overall pedestrian
experience is quite safe. Low traffic volumes and
speeds, lighting, and lack of obstructions create
a safe environment.

» New Gathering Spaces. Graves Park is a
world class public space just four blocks from
downtown. However, there are few public spaces
within downtown for people to sit, relax, or to
spread out for events. There are several vacant
lots, if acquired, that could serve this purpose.

» Quality Infrastructure. The brick streets are
a character defining feature of downtown,
complimenting the historic character of the
district. They are in good condition and should
be maintained.

» Varying Building Conditions. Many buildings
show their age and need facade repairs or full
rehabilitation. Special attention to storefront
features, upper story windows, awnings, and
signage could significantly improve the character
of downtown.

» Quality Events. Wakefield has demonstrated
the ability to host great events that draw more
than local residents. During listening sessions the
opportunity to host more events throughout the
year was identified.

» Shortage of Workforce Housing. Early in the
process, lack of housing was identified. Many
local employers are finding it difficult to attract
new employees when affordable housing is in
short supply. As mentioned above, underutilized
upper stories provide some opportunity to
address this, but additional new construction will
be needed.
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» Vacant Storefronts. Vacant storefronts or
those used primarily for storage have a negative
impact on downtown by deactivating the street.
These spaces represent a major opportunity
to bring additional businesses (or other uses)
to compliment the overall function of the
downtown district.
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CHAPTER TWO
MARKET ANALYSIS

A sound downtown development program must be based on market potential.
A review of important demographic and market characteristics will guide planning
for the future of downtown.

INTRODUCTION AND ORGANIZATION
Several factors must be considered when developing an understanding of the market landscape for
downtown Wakefield. The physical conditions identified in the previous chapter impact the look and
experience, not necessarily the forces that create activity downtown. The market analysis is important
because it reviews retail and housing demand and evaluates the needs and opportunities for development
projects in and adjacent to downtown. Indicators from past and current trends in retail spending give insight
into types of businesses Wakefield can and should be supporting. Key concepts for downtown should build
on these attributes and explore new avenues to set downtown apart from other areas in the city.

CHAPTER ORGANIZATION (this section isn't in any other chapter, I would say delete
"Chapter Organization")
· Population and Demographics
· Business and Employment
· Retail Performance
· Housing

DEFINING THE ECONOMY
Wakefield draws employment and customers from a larger economic region. Defining these regions is crucial
to understand where strongholds in the local economy are and where gaps exist. The markets for Wakefield
were developed considering regional economic centers and where people are most likely to shop given travel
time, variety of shopping choices, and other attractions. These markets fall under the primary, secondary, and
secondary market modified. Each are defined in the side bar and illustrated in Figure 2.2.
Generally, the primary market area is the city limits of
Wakefield where residents will first look for goods and
services. If not readily available or within competitive
price ranges, they will look to the secondary market.
The secondary market modified represents the
region where Wakefield is most likely to draw visitors
for special events, tourism, and niche businesses.
Demographics for each of the three market areas is
located in Figure 2.1.

FIGURE 2.1: Market Area Characteristics, 2019

PRIMARY
MARKET

SECONDARY
MARKET

SECONDARY
MARKET
MODIFIED

Population

1,423

11,121

3,274

Households

522

4,334

1,287

Median
Disposable
Income

$43,195

$43,716

$46,362

Per Capita
Income

$23,631

$27,534

$26,608

Source: ESRI
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DEFINITIONS
Primary Market

Residents of the primary market are within
the city limits and will look to Wakefield first
for goods and services. If a product or service
is available locally and is competitively priced,
residents of this area will purchase from local
businesses.
Secondary Market

This is where residents view Wakefield as the
most convenient population center for goods
and services. The secondary market was
derived by examining transportation routes,
drive times, and distribution of population
centers. This rectangular area extends about
7 miles to the east, 12 miles to the north,
and about 2 miles to the south and west.
Wakefield is located in the southwest corner
of this secondary market area because of
the location of Wayne, which will draw most
residents for basic necessities like groceries
or a drug store.
Secondary Market Modified

The secondary market modified extends the
secondary market further south and west
to include the communities of Laurel and
Wayne. This market represents the region
from which Wakefield may draw visitors for
special events, tourism, and niche businesses
like the woodworking shop. This geographic
area is difficult to define because certain
features and amenities can attract visitors
from hundreds of miles away, but these
typically occur only a few times a year. One
example is the quilt shop in downtown which
draws quilters from all over the region and
during special events from adjacent states.

WAKEFIELD DOWNTOWN REVITALIZATION

Figure 2.2: Wakefield Market Areas

Secondary Market
Modified

Secondary Market
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POPULATION AND DEMOGRAPHICS
HISTORIC POPULATION TRENDS
Downtown has historically been the heart of Wakefield, however has more recently struggled to keep storefronts occupied with active businesses. Wakefield has
experienced healthy growth. Since 1990, Wakefield has grown by nearly 400 people (38%) and is growing as a share of the Dixon County population. As the most
populous city within the county, Wakefield has steadily grown to over 25% of the county's population.

FIGURE 2.3: Historic Population Change, 1960-2017

1960

1970

1980

1990

2000

2010

2017

CHANGE 19602010

% CHANGE 1960-2010

Wakefield

1,068

1,160

1,125

1,082

1,411

1,451

1,490

383

35.9%

Dixon County

8,106

7,453

7,137

6,143

6,339

6,000

5,754

-2,106

-26.0%

Wakefield as a
Percent of Dixon
County

13.2%

15.6%

15.8%

17.6%

22.3%

24.2%

25.9%

Source: U.S. Census Bureau

Figure 2.4: Historic Growth Comparison, 1960-2010

Chart Title

10,000

30.0%

8,000

25.0%
20.0%

6,000

15.0%

4,000

10.0%

2,000

5.0%

0

0.0%
1960

1970

1980

1990

2000

2010

Wakefield city, Nebraska
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TRENDS BY AGE
Figure 2.5 on the following page demonstrates the change in population between 2010 and 2017 by age cohort. There are three primary age groups—emerging,
established or establishing, and seniors and empty nesters.
Emerging

Established or Establishing

Seniors and Empty Nesters

The emerging group (0 to 24 years old) is the most
mobile of the cohorts—they relocate for college,
work, or their family. If retained, this group will
establish their own lives and families in Wakefield.
As a whole, between 2010 and 2017 this group
grew, but as to be expected, the 18- to 19-year-olds
are moving away for college and starting careers.

The established or establishing group (between
25 and 54 years of age) have secured jobs and
housing or are in the process of establishing
themselves. This represents the most broad cohort
and can be broken into three sub groups:

These households often begin to shift their way of
life as they approach retirement including downsizing to smaller housing and finding their "new
normal" without dependent children and a fulltime career. This group declined by 19 residents,
potentially indicating the type of housing they
desire to retire into is unavailable in Wakefield.

· Ages 25 to 34: this group grew by 50 residents.
· Ages 35 to 44: This group is more established
in Wakefield, but will, if necessary, relocate for
additional stability. This cohort declined by seven
residents, which is less significant given the use
of estimates and a small sample size.
· Ages 45 to 54: Often the most stable with
developing children and stable careers. This
phase often segues smoothly into the next.

21

Age Cohort Influence on Downtown

Emerging

AGE
GROUP

Established/
Establishing

The established or establishing cohort has different
interests based on their sub-group. Young families are
seeking youth and family activities and entertainment.
Downtown could serve as a family outing. Families
with or without children seek an engaging shopping,
restaurant, and entertainment district. They are
interested in some nightlife, but to a lesser degree than
young adults (18-24 years old). Established residents
are also interested in nightlife, but prefer more upscale
businesses than the emerging cohort. This group
participates in both convenience and experiential
shopping, but are more inclined to use downtown as
a novelty (enjoyment/leisure) than a utility shopping
destination (groceries, convenience goods, etc.).

FIGURE 2.5: Historic Population Change, 1960-2017

Seniors/
Empty-Nester

The emerging cohort seeks activities, places to
play and gather with friends, and amenities that are
interactive and engaging (ex: water features, interactive
art, shaded gathering spaces, and playgrounds). As
heard during the listening sessions, young adults seek
a vibrant, urban space with things to do throughout the
day, but primarily in the evenings. They are the group
most interested in living near downtown. Businesses
that support this group are coffee shops, restaurants,
bookstores, and other lounge spaces.

2010

2017
PREDICTED

2017
ACTUAL

DIFFERENCE

%
VARIANCE

0-14

309

262

360

98

37.4%

15-19

111

119

63

-56

-46.9%

20-24

94

111

107

-4

-3.2%

25-34

153

169

219

50

29.5%

35-44

178

157

150

-7

-4.4%

45-54

203

186

190

4

2.1%

55-64

134

170

189

19

11.4%

65-74

87

111

85

-26

-23.7%

75-84

98

62

55

-7

-10.7%

85+

84

77

72

-5

-6.9%

Total

1,451

1,423

1,490

67

4.7%

Source: Decennial Census; American Community Survey 2017
*Due to the smaller sample size, the 2017 estimates contain a higher margin of error

Seniors and empty nesters interact in a similar manner
to urban environments as young professionals. With
greater stability and disposable income, these residents
often engage more deeply with downtown as a place to
down-size and focus their lives. This group may require
more convenience items within walking distance to
make their "new lifestyle" easy and enjoyable. This
could be a prime area to maintain the 65- to 74-yearolds that are currently leaving Wakefield. This group
typically desires less maintenance and the ability to
walk to basic daily needs - two major characteristics
downtown buildings can provide.
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POPULATION PROJECTION
To properly plan for the future of a community
or district within a community, it is important
to predict whether the community will continue
to grow, and if so, by how much. Wakefield is
expected to grow based on steady historic growth
rates and a large stable employer.

Figure 2.5: Growth Rate Projections
Growth Rate Scenarios
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However, to maintain this projected growth
Wakefield will need to continue to enhance and
provide amenities while supplying quality facilities
and housing opportunities discussed throughout
the plan.

1.25%

1,900

Three scenarios were analyzed to estimate the rate
of growth for Wakefield over the next 15 years.
Rates of 1% and 1.5% were analyzed based on past
trends which showed a 1.5% growth rate between
1990 and 2010. However a 0.5% was chosen to
project the population given the long term growth
rate between 1960 and 2010 of 0.6% and recent
decades growth rates around 0.3%.
With this in mind, it is estimated that Wakefield
will reach a population of approximately 1,630
people in 2035. This is a healthy rate with positive
implications for downtown, as about 180 new
people are projected to make Wakefield their
home.
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BUSINESS AND EMPLOYMENT LANDSCAPE
The employment character of Wakefield impacts the way people interact with the business district. In addition to those who work and live in Wakefield, this plan must
also consider those who choose to live or work elsewhere but still interact with the local economy on a regular basis as their home or workplace.

INCOME
An individual's personal and household wages
impact the amount of income available for
necessities and monies spent in the community.
Wakefield has a median household income of
$64,348, the highest among peer communities in
the region.

An affordable, self-sustaining housing market, with adequate value
to support market rate new construction, typically has a value-toincome ratio between 2.0 and 3.0. Ratios below 2.0 are significantly
undervalued and make it difficult to support new construction costs.

Stable incomes in Wakefield can be partially
attributed to the strong workforce within the
community and region. The unemployment rate in
Dixon County was down to 3% in December 2019,
comparative to the 2.7% rate in December 2018.

FIGURE 1.X: Housing Affordability & Indiana Counties with Major UniversiFigure
ties 2.7: Income & Housing Affordability
Wakefield (Pop: 1,395)

TRANSPORTATION PATTERNS
Wakefield is a regional employment center drawing
employees from as far away as Bloomfield. Only
14% of the workforce resides in Wakefield, with
an additional 13% commuting from Wayne. Nearly
1,000 employees commute from outside the city to
work in Wakefield as illustrated in Figure 2.6.
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$81,400

1.26
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Wayne (Pop: 5,494)

Pender (Pop: 1,100)

Figure 2.6: Inflow-Outflow for All Employment (2017)
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BUSINESS AND EMPLOYMENT TRENDS
The business and employment character of
Wakefield and the secondary market areas provide
insight into the workforce and economy. While
Wakefield lacks some of the basic daily amenities
such as a full grocery store, the community has a
number of niche and unique businesses that draw
people from a broad market area.

Employees
Figure 2.8: Number of Employees
by Market Area (2019 ESRI Estimates)
Unclassified
Government
Retail Trade
Finance, Insurance Real Estate
Industry
Services
0

Figures 2.8 and 2.9 show the number of businesses
and employees by employment sector in the
primary, secondary, and secondary modified
market areas. Within the primary market
(Wakefield city limits) the greatest number of
employers are within the service industry (health,
education, and automotive services), but the
greatest number of employees is unsurprisingly
in the industrial sector. The secondary market
modified (130 square miles representing the
area that draws routine users) reflects this same
trend. However, when including a larger area in
the secondary market which includes Wayne, the
industry with the greatest number of businesses is
still the service industry, but the highest number of
employees is evenly split among the industry and
services sectors.
There are 60 employers (including nonprofits like
churches, schools, and city offices) that employ
a total of 1,472 people. The largest employer is
Michael Foods Inc. with 850 employees reported in
2019. School related employment which includes
Wakefield, Educational Services Unit 1, and
Emerson-Hubbard Schools provides 355 jobs. The
third largest employer in Wakefield is Wakefield
Health Care Center with a total of 70 employees.
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Businesses
Figure 2.9: Number of Businesses
by Market Area (2019 ESRI Estimates)
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HOUSING
A successful downtown is well rounded, provides
amenities for people to visit and enjoy (the tourist),
employment and opportunities to earn a living (the
employee), and options for living (the resident).
A district must incorporate and balance these
groups to realize its full potential. By incorporating
residential units into the district, the downtown can
become more of a neighborhood. When achieved,
the following benefits accrue:
· Increased security (eyes on the street)
· Additional vitality and life throughout the day
· More consumers embedded in the district
· Additional stable revenue streams for business
owners
Housing Characteristics
While there are several dwelling units in and
around downtown today, there is potential to
add more units on the upper floors of downtown
buildings and at the periphery of the district. The
following analysis provides a foundation of market
and housing characteristics to guide residential
housing production. It is important to note the
analysis uses U.S. Census Bureau and American
Community Survey data for the entire city, not just
downtown Wakefield.
· Approximately 77% of all units in Wakefield are
owner-occupied. This suggests that downtown
housing could be a mix of owner-occupied units
such as townhomes or condominiums in addition
to apartments for rent.
· The estimated vacancy rate is around 6% which
is considered healthy. However, stakeholder
discussions and feedback from residents
suggests this estimate is high and the vacancy
rate for quality units is much lower. More housing
units are needed to allow current residents to

move up, move laterally, or downsize within
Wakefield's housing market. Additionally, there
is demand from local employers to expand their
workforce, creating a need for more housing to
accommodate new residents.

· Most new construction will cost more than
$130,000, causing demand for lower-cost units
to be met by existing housing.
· To reinforce the central role of the downtown
district, a share of new development should be
promoted in and around the downtown district.

· The estimated median home value is $81,400
and median income is $64,348 creating a
value-to-income ratio of 1.26, indicating an
undervalued housing market.

› If the downtown and adjacent area captured just
10% to 20% of the market, that it would result in six
to 11 units for the area in the next ten years. Based
on the opportunity sites identified in Figure 1.6,
sites are available for these units.

Housing Demand
The demand for future housing construction is
based on the projected future population growth
of 0.5%, annual replacement need of one per year,
a slightly declining household size to 2.62 and a
stable vacancy rate of 6.6%. Figures 2.11 and 2.12
on the following page illustrate the demand this
creates and how that demand should be divided
both by type of unit and price.
· Approximately 57 new units or five units annually
will be needed through 2030.
· The unit mix shown in Figure 2.12 assumes a
mix of owner-renter of 60%-40% to meet both
existing and future needs for quality rental units.

FIGURE 2.10: Occupancy and Tenure

TYPICAL
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MARKET CONCLUSIONS

FIGURE 2.11: Housing Demand Summary, Wakefield
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FIGURE 2.12: Housing Development Program
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Downtowns are unique commercial districts
with characteristics different from modern
commercial areas. The allure of downtown over
new commercial developments is the walkable,
compact environment. Wakefield's historic
downtown has these characteristics today and is
positioned to lead the way for future growth.
From a market perspective, Wakefield's strongest
asset are the specialty businesses that draw visitors
from varying distances. This regional traffic has
potential to bring additional spending in the rest
of downtown if weaknesses, like lack of retail and
business variety, are addressed.

CHAPTER THREE
DOWNTOWN CONCEPT

The first two chapters established the foundation for this plan—the market realities
and how the downtown functions today. From there, development concepts are
recommended to create a feasible and realistic program for development and
implementation while understanding that downtown is not isolated from influences
in the city as a whole. The development plan for downtown builds on the historic
character of the district to create both an aesthetic and economically strong core for
Wakefield.

PROGRAM FOR DEVELOPMENT
The end of chapter one identified the opportunities and challenges for
revitalizing downtown Wakefield. Based on these factors, a program
for future development, both physical and functional, was created. The
vision for downtown should be encompassed in this program.

FUNCTIONAL FRAMEWORK
After identifying the issues and opportunities, a framework was
developed to resolve and capitalize upon those factors. The items that
would improve the district's function as a system include:
· Promote businesses through online and physical methods
· Increase events in downtown throughout the year
· Encourage more variety in downtown businesses to meet residents'
daily needs
· Promote a connection from the trail to downtown

PHYSICAL DEVELOPMENT PLAN
The final and most tangible element of the downtown plan is the physical
improvements. Once completed, these projects will show residents
and visitors the City is committed to the revitalization of downtown
Wakefield. Physical improvements designed to create the greatest
positive impact include:
· Transform the pedestrian experience through a new streetscape
· Activate underutilized and vacant storefronts
· Create new green space and gathering spaces
· Improve the gateway connections to downtown
· Support more housing in and around downtown through infill and
conversion
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FUNCTIONAL FRAMEWORK
PROMOTE BUSINESSES
There are two key components of promoting
local businesses—online and in person. Digital
promotion can be a struggle for small local
businesses, and many businesses lack good
signage on their buildings.
Digital Promotion
Most businesses on Main Street are small, local
owners with limited time and capital for promotion.
Some lack the skills and resources to promote
through online channels like social media or even
create and maintain a website.
A program could be created to provide assistance
to local business owners through the young
professionals group or even high school students.
Many just need a few hours of help in updating a
website or getting their business listed properly on
Google Maps.
In addition, marketing to visitors of major
attractions, such as seasonal tournaments, will help
draw more visitors downtown. Displays at events
like this or at key visitor locations like museums
could include printed material and visitor maps.
The Nebraska Passport program is another
opportunity for local businesses. The program
draws nearly 900 travelers to cities across
Nebraska each year.

Physical Promotion
The two most important aspects of physical
promotion are identification of downtown
businesses along the highway and signage on the
buildings. There is currently a large sign on 3rd
Street just past the gas station listing businesses
and their location on Main Street, however travelers
on the highway are unaware of the sign, limiting
its effectiveness. Better identification on the
highway for travelers to alert them to a thriving
downtown business district is needed. This can be
done through simple alterations to the physical
environment, including an improved streetscape. In
addition to physical alterations of the streetscape, a
gateway sign directing traffic down 3rd Street and
into downtown is needed.
A second aspect is signage on the buildings. Many
businesses have good wall signs, however there are
many establishments lacking signage altogether.
There have been discussions of a partnership with
the school and individual business owners to have
a class aid in creating a business sign. This idea
should be moved forward into a pilot project. Once
the first project is complete, it should be evaluated
and a formal process developed to assist business
owners create unique signs. This partnership with
the school also provides an opportunity for student
ownership of an aspect of their downtown.

INCREASE EVENTS THROUGHOUT THE
YEAR
Events like Balloons N' BBQ draw crowds from
surrounding communities that stay for several
hours or all day. Especially when held directly in
downtown, these help promote local businesses
and encourage more spending. One opportunity
identified through listening sessions is to capitalize
on the cultural diversity within Wakefield. Events
could be created to celebrate holidays such as
Cinco de Mayo or Guatemala Independence Day.
This not only draws in more businesses, but brings
the community together to learn about the wealth
of culture in their community. Another opportunity
may be the celebration of Wakefield's founding,
highlighting the city's history and bringing
attention to the desire to preserve and rehabilitate
historic buildings.
Partners
· City of Wakefield
· Wakefield Progressive
· Downtown business owners
· Community Club
· Schools
· Local churches

Partners
· City of Wakefield
· Wakefield Progressive
· Downtown business owners
· Students
· Young Professionals group

Photo Credit: Wakefield Balloon Days Facebook
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DOWNTOWN BUSINESS VARIETY

CONNECT THE TRAIL TO DOWNTOWN

It will be difficult to draw another grocery store
to Wakefield in the changing retail environment
despite the overwhelming desire for one as
expressed through public engagement. But
improving the quality of the downtown creates
an environment for businesses to stay downtown
while attracting new private investment. Marketing
campaigns, promotion, incubator events, and
efforts to bring together the business community
can help create momentum to enhance downtown
as a commercial center. Some policy and
strategic action for supporting retail and service
development include:

The existing city trail is heavily used during warm
summer months. Improving the connection to
Graves Park would connect downtown to this
important park. On the east side, the opportunity
to connect the trail along 1st Street could be
explored. These connections provide a great
opportunity to draw in users to downtown,
especially if new businesses and outdoor spaces
are developed to support the activity. Users could
bike the trail, head to downtown for an ice cream,
and use the pocket park to relax before biking
home. Providing obvious connections and signage
to alert users to the short distance to downtown
will support and encourage the interaction and
patronage of the district. Business owners could
even "sponsor" sections of the trail and in return
have signs posted along the trail promoting their
business.

· Target public investment strategies to improve
visitors' experience
· Hold special events
· Promote high standards of customer service to
strengthen the district's identification with local
consumers
· Explore and encourage unique mixed use
spaces such as The Hatchery that support
non-traditional employees like live-work or
teleworkers
· Aggressively market and recruit retailers to
downtown, matching needs with available space
· Encourage a walkable environment with outdoor
dining and mixed use development
· Ensure transparent windows on the ground floor
· Upgrade the streetscape with lighting,
landscaping, and seating
Partners
· City of Wakefield
· Downtown business owners
· Community Club
· Social organizations
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Partners
· City of Wakefield
· CRA
· Social clubs
· Downtown business owners
· Local health agencies
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PHYSICAL DEVELOPMENT
PLAN

1. Open up windows in Hatchery Building to
provide more visibility into the space and provide
more eyes on the street.

TRANSFORM THE PEDESTRIAN
EXPERIENCE
A downtown district should be easy and
comfortable to enter, to navigate on foot, and
should be a place where vehicles and pedestrians
can coexist without conflict. Our downtowns
have endured because of their strong character,
concentration of complementary businesses, and
ease of use. These traits mark the competitive
advantage downtowns have over more
contemporary, auto-oriented retail developments.

Key Features

Figure 3.1: Improved Intersections

4

2. Create curb extensions to reduce crossing
distance for pedestrians and open up space for
landscape planters.
3. Add cross walk markings to increase safety of
pedestrians

2

4. Plant trees in the curb extension with
landscaping at all four corners to increase shade
and soften the environment.

3
5

5. Add unique pavement marking in sidewalk to
represent Wakefield.

1

As such, these traits should be maximized through
the physical improvement of the pedestrian
environment. The development concept
recommends the following treatments and actions
as illustrated in Figure 3.1:

6. New lighting.

6

Curb Extensions
Expand the sidewalk area at intersections (and
in some cases, at mid-block crossings) to reduce
the distance a pedestrian must spend in traffic
while crossing the street. Curb extensions offer the
following benefits:

Figure 3.2: Main Street Cross Section

· Increase the visibility of pedestrians to traffic
· Increase pedestrian safety and comfort
· Decrease crossing distance between sidewalks
· Slows vehicular traffic
· Provide additional space for landscaping, public
art, and streetscape features
Landscaping and Streetscape Treatments
The brick streets of Main Street are a major asset,
providing charm and character unique to the
district. In addition to maintaining the streets,

6

4
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2

2

4

6

Figure 3.3: 3rd and Main Street Concept

attention should be paid to the sidewalk pavement
and environment. Figure 3.2 on the previous page
shows a cross section of the public space which
includes street trees, landscaping, and upgraded
lighting with banners and hanging basket
attachments. These features can go a long way in
improving the pedestrian experience as they travel
from shop to shop. Creating organization and a
routine for maintenance will be key to ensure the
space is kept up and provides a good impression.
Art Alley/Passageway
The idea of an art alley is well-tested in urban
centers throughout the Midwest with examples in
Lincoln and Omaha. The concept can be applied
to alleyways or to locations where a downtown
building once stood; it becomes a plaza or walkway
adorned with lighting, art features, and is often
integrated into art festivals. The alley between Main
and Johnson Streets in particular was identified as
a space that felt unsafe. Improvements to the space
with art and lighting can help increase the feeling
of safety and security when passing by or through
the space.
Partners
· City of Wakefield
· CRA
· Social clubs
· Community Club
· Downtown business owners
· Students

34

WAKEFIELD DOWNTOWN REVITALIZATION

ACTIVATE STOREFRONTS

Figure 3.4: Significantly altered storefront with little visibility into and out of the building

Most of the buildings on Main Street are in good
physical condition, but suffer from unsympathetic
modern alterations such as closing up or reducing
storefronts significantly. A strategy should focus on
reuse projects to enhance the unique building stock.
Approach to Building Reuse
Reuse indicates rehabilitation of existing buildings for
another use. Often more sustainable reuse of older and
sometimes historic buildings is more appropriate to
retain the charm of downtown versus sites appropriate
for redevelopment that lack the character of old
buildings.
Most reuse projects require partnerships, and cost can
be prohibitive along with restrictive building codes.
However, there are funding methods the City can apply
for to assist building owners with upgrades. Flexibility
and patience will be needed for rehab projects which
are rarely straightforward.

Figure 3.5: Historically large and open storefronts, displaying products for sale

Vacant Storefronts
Vacant storefronts are scattered throughout
downtown, either through lack of tenant or an owner
using the space primarily for storage. Strategies
for vacant storefronts should focus on reoccupying
with businesses to improve the overall function
of downtown. One way to encourage owners of
underutilized buildings to find new tenants is to
increase the demand for retail space in the market by
increasing the number of people who use downtown
as a destination and connecting downtown to other
community attractions.
Partners
· CRA
· City of Wakefield
· Downtown building and business owners
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Open spaces should be aesthetically pleasing and
enhanced for their best use. Two opportunities
exist in downtown for both active and passive
use for residents and visitors alike. One is the
old water tower site behind the Legion Hall (see
Figure 3.7) and the other is a vacant lot north of
the post office (see Figure 3.6). These spaces could
be transformed to support public gatherings,
art, movies in the park, or just outdoor seating.
They should remain flexible to allow a variety of
uses throughout the year. One concept includes
decorative lighting across Main Streets from the
Little Red Hen Theater to tie the spaces together
and encourage visitors of the theater to use the
pocket park while waiting for the show.

Figure 3.6: Pocket park idea for vacant lot adjacent to the post office
Overhead lighting carried across Main Street
Performance area or seating

Figure 3.7: Potential green space on old water tower site

Winter Street

It should be noted that some programming will be
needed to activate the spaces on a regular basis.
Activities do not need to take place weekly, but
periodic programming will help enliven the space
and encourage use even when programming
is not taking place. Programming can include
summer movies, student plays, music in the park,
markets, and other activities that draw in crowds to
experience the space.

· CRA

Seating or public art
Connecting paths
Water feature or local garden

Partners
· City of Wakefield

Improved wall with potential for mural

Main Street

CREATE GATHERING SPACE

3rd Street

· Community Club
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GATEWAY CONNECTION

Figure 3.8: Highway 35 Gateway Concept

Getting to downtown from the highway is not
intuitive. In addition to wayfinding, improved
street connections and safety enhancements to
3rd and 1st streets should improve the accessibility
of downtown for all modes of transportation.
A gateway feature at the intersection of 3rd
Street and Highway 35, combined with improved
landscaping, lighting, and sidewalks along 3rd
Street should welcome and direct travelers to the
downtown core while conveying a strong sense
of care for the appearance of the community. The
illustrations in Figures 3.8 and 3.9 on the following
page depicts a possibility for creating this gateway
and connection to downtown.

1st

St

ree

6

t

Partners
· City of Wakefield
Oak Street/Highway 35

· CRA
· Local businesses
Key Features
1. Gateway signage to signal to motorists' activity
downtown via 3rd Street.
2. Improved curbs to reduce pedestrian crossing
distance across 3rd and 1st streets.
3. Brick cross walk to help identify this corridor
as a connection to downtown to be repeated
down the street at each intersection, possibly
becoming painted instead of brick midway to
Main Street.

5

4. New lighting to better illuminate the corridor and
draw attention down the street from highway
travelers.

3rd Street

1

4

3
2

5. Increased plantings and the addition of trees to
line the street into downtown.
6. Upgraded landscaping with additional trees
and new fencing adjacent to Michael Foods (see
Figure 3.10)
37

Figure 3.9: 3rd and Highway 35 Gateway Concept
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Figure 3.10: Decorative fence concepts for Michael Foods property on Highway 35 and 1st Street

Brick pillars and wall in Council Bluffs, Iowa
which include graphics telling the historic narrative of the downtown

Brick pillars with decorative wrought iron fencing
to provide transparency to the buildings beyond
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SUPPORT MORE HOUSING

Partners

Based on community input, there is currently a shortage of housing both by type and price point. The lack of
housing makes it difficult for workers to find housing in the community, and the regional shortage of housing
makes it difficult for businesses to grow. The city has an opportunity to support both housing demand and
downtown's growth and development through more housing in and around the core. Some opportunity
exists for second floor residential in older downtown buildings, however demand can also be met through
new construction. One of the best sites is located in the triangle between 1st and Main Street (see Figure
3.11 and 3.12 for potential reuse concepts). The site is privately owned and would take participation by the
property owner but the site has several benefits:
· A grade change that offers a northern visual terminus to the downtown that would no longer be industrial
in nature.
· Two-level access due to the grade change. From Main Street, businesses could be accessed at street level
while garage spaces for the upper-story residential could be accessed from 1st Street and not visible from
Main Street.

· City of Wakefield
· Private owner
· Housing developers
· Michael Foods

Figure 3.12: 1st and Main Street Redevelopment

3

· Convenient housing option for those either working downtown or at Michael's Food.

Figure 3.11: 1st and Main Street Concept (looking northeast at currently vacant lot)

1

2

Key Features
1. New mixed use residential development taking
advantage of topography for parking and
access.
2. Improved curbs to reduce pedestrian crossing
distance across 3rd and 1st streets.
3. Increased plantings and the addition of trees to
line the street to Graves Park
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CHAPTER CONCLUSION
The recommendations of this plan seek to strengthen the downtown district, its business community, and the role it plays in the community as a whole. These projects
focus on physical improvements, policy recommendations, and opportunities to improve the organizational capacity of the district. Each of these recommendations
should be evaluated to engage the right partners, to secure the proper resources, and be prioritized in a sequence designed to build momentum for further
implementation.
Following the adoption of this plan, the City will become eligible to apply for Phase 2 implementation grant funds from the Nebraska Department of Economic
Development. These funds can be used for a brick and mortar project. The grant should be used in concert with other funds including local funds. Including local
funds builds ownership in the projects and provides the capital needed to complete a high-quality project. The first project should serve as a catalyst that will set the
stage for additional projects, therefore the quality of this project is of utmost importance. The bar that has been set by quality projects like the baseball fields is high
but attainable. The remaining projects should be evaluated annually to consider available funding mechanisms and how to segue existing momentum into additional
action.

COMMUNITY DRIVEN GROCERY STORE
The residents of Cody, Nebraska, were in need of a grocery store. The town of only 156 residents was not enough to attract a major retailer, so they looked to
their own residents for support. As a result, the Circle C Market was opened in 2013.
The market was initially funded from USDA and Sherwood Foundation grants with planning assistance from the Center for Rural Affairs. These organizations
encouraged innovation and, for Cody, this began with the building design. The 3,500-square-foot building is made with straw bale walls for better insulation.
That innovative spirit continued with how the nonprofit grocery store is operated. Students from the Cody-Kilgore school district are the employees. They
rotate roles each year taking on more management and leadership roles such as ordering items and managing the books as they get older. The students come
to run the shop which has regular business hours during classes that teach them entrepreneurial, accounting, and business skills.
The shop is overseen by a board and has one full-time employee, but they credit the success of the grocery store to student involvement. They average about
$250,000 in sales annually and stock 1,500 items.
For more information go to: http://www.circlecmarket.com/
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CHAPTER FOUR
IMPLEMENTATION

The first chapters set the foundation of this plan and established an understanding
of the evolving role of downtown. Building upon this foundation, the development
program offers a synthesis of ideas, motivations, and goals. Together, the program
offers direction to efficiently activate the public and private markets resulting in a
strengthened downtown core.

FLEXIBILITY
Changing conditions over time necessitate
flexibility when implementing the concepts
from this plan. Some projects may advance as
opportunities or demands emerge, while others
may appear less important over time. The plan
is more than just rehabbed buildings and a new
streetscape, but requires the support of local
businesses to grow the primary and secondary
markets. The most important pillar of this plan is
its implementation, which requires an integrated
approach including physical improvements,
stronger partnerships, community connections,
and policy initiatives to support efforts towards
revitalization.

DEMONSTRATION
PROJECT
Gaining support through quick and implementable
actions is an important component of this plan.
With the City's ownership of the former water
tower site, design and development can begin on a
public space within the next three years, followed
by construction. This could be a great catalyst
project to kick start other aspects of this plan by
showing investment by the public sector that often
encourages the private sector to follow suit.

IMPLEMENTATION
STRUCTURE
This section considers the organizational aspects of
the business district and offers recommendations
to strengthen the support structure for downtown.
Successful developments require collaboration
with organizations and public/private partnerships.

CITY OF WAKEFIELD
The City of Wakefield is a representation of its
residents and is tasked with the responsibility of
providing high-quality services and infrastructure
that ensure Wakefield remains a successful
community for generations to come. It is also
responsible for implementing and guiding the
recommendations of the plan. All city departments
must be involved in day-to-day implementation
and have a role to play.
Principle Responsibilities:
· Manage improvements to the public realm in
the downtown and along corridors connecting
downtown to the highway.
· Review and approve site plans in downtown and
along the highway connectors.
· Depending on ownership, prepare requests for
proposals, policy revisions, and create financial
incentive programs as necessary

WAKEFIELD COMMUNITY
REDEVELOPMENT AUTHORITY
The Community Redevelopment Authority (CRA) is
instrumental in the development and advancement
of Wakefield through its funding programs. One
physical impact on downtown seen today is the
facade programs which assist business owners in
providing new signage for their establishments.
The CRA will be instrumental as a financial partner
in the advancement of this plan.
Principle Responsibilities:
· Oversee implementation of the downtown plan
· Partner with the City to develop downtown
housing and new business ventures such as coworking and incubator space
· Provide and possibly expand the facade grant
program
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· Depending on ownership, prepare requests
for proposals and create financial incentive
programs as necessary
· Assemble financial and partnership packages for
revitalization projects

NOT-FOR-PROFIT ORGANIZATIONS
The not-for-profit and philanthropic communities
are strong and have shown a commitment to
advancing the cultural and recreational aspects of
Wakefield. These organizations will be essential to
implementing the plan. Some key organizations
include, but are not limited to:
· Community Club: The Wakefield Community
Club is a voluntary organization of individuals
and businesses working together to advance the
general welfare and prosperity of the Wakefield
community and will therefore be a key partner.
· Gardner Foundation: The Gardner Foundation
has generously given to the Wakefield
community. They can be an essential partner in
bringing art and entertainment options.
· Little Red Hen Theatre: The theatre is one of the
few organizations providing entertainment in
downtown, drawing visitors from surrounding
communities. Their organizational knowledge
and experience in capital projects will make
them an invaluable partner in many of projects.
Each of these groups, their constituents, and their
mission statements are inherently interested and
supportive of strengthening the downtown district.
While the exact organizational capacity of each
group would certainly complement certain aspects
of the plan more than others, each organization
should promote the plan, revitalization efforts, and
opportunities for their members and partners to
implement parts of the plan.
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FUNDING MECHANISMS
The following section identifies different tools and techniques for funding improvements in downtown. Some have already been used, others may not be appropriate at
this time, but should be kept in mind for future projects.

DECISION MAKING CRITERIA
The downtown plan established a concept for downtown including many projects that will be developed incrementally over time. This requires setting priorities,
completing initial steps, and evaluating new conditions along the way.
The City and coordinating agencies should maintain a five-year plan to guide actions and investment toward the implementation of certain priority areas of the
downtown plan. The action plan should be evaluated annually with the following questions considered with regard to specific priorities and actions:
· Does the project respond to specific or high-profile community issues or needs?
· Does the project generate maximum private market response?
· What is the project's potential to transform the image of the area and community?
· Does the project attract both local residents and visitors, increasing business traffic and creating new reasons for people to be downtown?
· Does the project support the growth of existing businesses?
· Does the project capitalize on established but unmet market needs?
· Can the project be realistically implemented within a reasonable time frame with potentially available resources?
· Does the project generate substantial community support or consensus?
· Does the project incorporate and leverage outside funding sources, such as state grants or charitable contributions?
The plan is built of many individual projects, recommendations, and actions that over time will create an economically strong city center that offers customers,
residents, and visitors a diverse and attractive environment. However, not everything will be done at once, and revitalization is a process that moves forward in
increments.
Public investment in the early phase of the project should create a "chain reaction" resulting in a strong and desirable private market response leading to selfsustaining investment and energy. Thus, the ability of initial projects to generate positive momentum is important.
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FIGURE 4.1: Implementation Schedule (public investments)

DESCRIPTION

ONGOING

<3 YEARS

3-10
YEARS

OVER 10
YEARS

RESPONSIBLE PARTIES AND
PARTNERSHIPS

FUNDING MECHANISMS

Policies/Programs

•

CRA

Phase 2 DTR funds; CRA funds; Private; City
funds; LB840

Business Marketing Plan

•

Community Club; Wayne State
College or Northeast Nebraska
Community College; Wakefield
Progress

City funds; Wakefield Progress; Private

Increased Events

•

Wakefield Progress or even
specific organizations

Private & philanthropy; City funds

CRA and Wakefield Progress

Private; Micro-Business Fund

City; CRA

City funds; grants

CRA; Community Club

Private

City; CRA

City funds; CRA; Private; grants; DTR Funds

City; CRA

City funds; CRA; Private; grants; DTR Funds

City; CRA

City funds; CRA; Private; grants; DTR Funds

•

City; CRA

City funds; CRA; Private and philanthropy;
grants

•

Private; CRA

Private; Wakefield Residential Development
Group (WRDG)

Private; CRA

Private; city funds; WRDG

Facade Improvement Program

•

Business Variety
Connections to Trail

•
•

Building Reuse

Downtown Enhancements
Gateway

•
•

3rd Street Streetscape

•

Main Street Streetscape
Public Space

Residential Unit Creation
Upper Story Housing
1st and Main Mixed Use

•
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OPINION OF PROBABLE COST
Financing downtown projects typically requires both public and private participation. This section describes available funding sources and techniques. Project staging
is also likely to manage capital requirements. Opinions exclude property acquisition and relocation as well as utility extensions and upgrades. Additional study is
required before project development. For the purposes of this plan, three catalytic projects are identified.

HATCHERY BUILDING REHAB

GATEWAY IMPROVEMENTS

MAIN STREET STREETSCAPE

The Hatchery Building occupies a key location at
the center of downtown and the intersection with
the planned corridor from the highway. As such,
it will be important to reopen the windows to
provide visibility both into and out of the building,
helping to activate the intersection. This could be a
fairly easy and catalytic project for the downtown
revitalization effort.

Implementation of the Gateway concept and 3rd
Street corridor will require several phases and
public and private investment. Cost opinions
are for possible public investments or public/
private partnerships. The cost opinions are based
on the concept shown in this plan to present
possible investments. The concept is just that, a
concept, and will vary based on market demand,
components included, and engineering design.
However, the overall vision and intent of the area
remains.

Like the Gateway improvements, implementation
for the Main Street streetscape will require
multiple phases, funding sources, and partnerships
to complete. The cost opinions are based on
the concept shown in this plan to present
possible investments. The concept is just that, a
concept, and will vary based on market demand,
components included, and engineering design.
However, the overall vision and intent of the area
remains.

Opinion of Probable Cost
· Demolition
· Patching Costs
· Cleaning
· New windows
· Installation costs
› $4,000 to $5,000 per window

Opinion of Probable Cost

Opinion of Probable Cost
· Demolition/ General Conditions

· Demolition/ General Conditions

· Hardscape - Curbs, Sidewalks

· Hardscape - Sidewalks,curbs, Brick Crosswalks

· Utilities - Storm Sewer

· Lighting

· Lighting

· Signage

· Landscape

· Landscape

· Site Furnishings

› $450,000-$600,000
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› $1,000,000-$1,400,000

PUBLIC SPACES

MICHAEL FOODS STREETSCAPE

BUILDING REHAB CONSULTATION

Two main public spaces were identified during
the planning process: greenspace adjacent to
the post office on Main Street and the old water
tower site on 3rd Street. Either would make a great
catalytic project to show public investment in
downtown and provide a space for residents and
visitors to gather and relax further promoting the
use of downtown. Opinions of probable cost for
each space are below which focus solely on the
construction and do not include acquisition which
would be required for the post office greenspace.

The concepts for improving the appearance of
Highway 35 and 1st Street in front of Michael
Foods is simple, involving some landscaping and
decorative fencing. This opinion of probable cost
does not include utility line relocation which may or
may not be necessary.

Some building rehabilitations will be fairly simple
and will not require assistance from a consultant,
however others would benefit from the expertise
of a trained preservationist to conduct a detailed
survey for the structure and provide documents
and cost estimates for the work done. Below is the
approximate costs for this service.

Opinion of Probable Cost
· Demolition/ General Conditions

· One site visit to view the building, take
photographs, and take cursory measurements as
needed.

· Fencing
· Brick Columns

Opinion of Probable Cost: Post Office
· Demolition/ General Conditions
· Hardscape - Curbs, Sidewalks

Opinion of Probable Cost

· Landscape
› $250,000-$350,000

· Document major recommended interior and
exterior repairs, using photographs to illustrate
scope of construction work.
· Create a conceptual floor plan and rendering of
the exterior for the building.

· Utilities - Storm Sewer
· Stage and Overhead lighting

· Deliver the conceptual floor plan in PDF format.

· Landscape

· Develop conceptual level construction costs,
some of which may be based on square footage
calculations.

· Site Furnishings
· Art Allowance - Mural or sculpture
› $300,000-$450,000

› $6,000-$7,000 per building (approximately 48
hours of professional work by a licensed architect)

Opinion of Probable Cost: Water Tower
· Demolition/ General Conditions
· Hardscape - Curbs, Sidewalks
· Utilities - Storm Sewer
· Playground
· Lighting
· Landscape
· Site Furnishings
› $250,000-$350,000
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Many of these funding mechanisms are
administered by governments, philanthropic
organizations, or not-for-profit organizations.
These tools and funding sources are subject to
change due to many factors. In addition to the
below funding mechanisms, it is recommended
additional funding mechanisms be investigated.

LOCAL TOOLS AND TECHNIQUES
Building Facade Grant Program
The City has operated a small facade improvement
program for several years using LB840 funds.
This program has been moderately successful
and should continue to operate. As there are still
more properties that could benefit from facade
assistance, the program should continue and be
expanded to include full facade restorations.
The City should evaluate the program and consider
operational changes such as increasing the total
amount of financial support the program can
offer to an individual project which is currently
limited to $1,000. The refined program should
seek to leverage a combination of funding sources
including property owner funds, city funds,
LB840, tax increment financing, and Downtown
Revitalization Phase 2 funds.
Business Improvement District
A business improvement district (or other name
that characterizes the downtown businesses)
would provide a great way for businesses to
interact, discuss new ideas, and form a cohesive
effort to improve downtown through the property
owners that know it best. A business district is
most often set up to create an additional funding
source for downtown improvements.

City General Revenues
General revenues, appropriated through the City’s
annual budget process, can finance services,
improvements, facilities, and development
projects. These appropriations are separate
from general revenues devoted to debt service
on bonds. Common uses of general revenues in
downtown development programs include funding
staff and organizational expenses, or projects that
can be divided into smaller phases.
Downtown Bond Issues
General obligation bond issues are appropriate to
finance major public projects or improvements,
and are secured by general city revenues. These
revenues typically include property taxes or,
potentially, local option sales taxes. General
obligation bonds require majority voter approval.

GRAND ISLAND BID
The Railside Business Improvement
District (BID) is a public/private
partnership in which property owners
elect to make a collective contribution
to the maintenance, development, and
promotion of their commercial district. It
is dedicated to improving and reinforcing
existing assets within the district while
also encouraging new and exciting
investment by developing a stronger
sense of place within both the local and
regional community. The BID focuses on:
· Business development
· Cultural development
· Cleanliness

Estate Taxes
Estate taxes are collected by the county and may
be used to help finance capital improvement
projects for downtown enhancements.
Land Sale Proceeds
Proceeds from sale of land to development
projects could be allocated back to central
city improvements and acquisition for other
redevelopment activities.

· Community safety
· Connections and communications
One of the key projects completed by
the BID was a series of railside totems
which assist pedestrians with navigating
the area. Funding came from an AARP
Community Challenge grant in addition
to a Pinnacle Bank donation. Other
projects include creating a railside plaza,
installing bike racks, helping developers
install upper level housing, branding the
district, and updating the downtown
lighting.
For more information visit: http://
arriverailside.com/our
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Wakefield Economic Development
Program - LB 840
The city's existing economic development program
was established in a way that allows the use of
funds for all state approved options. This provides
the city with a great amount of flexibility. Not all
of these options have been used in the past and
thus some of the projects in this plan may take the
fund in new directions. This does not mean that
it has not been done by other communities in the
state and these communities should be used as
resources. See https://opportunity.nebraska.gov/
program/lb-840/ for a list of other communities.

Tax Increment Financing
Tax Increment Financing (TIF) permits the use of a
portion of local property and sales taxes to assist
funding the redevelopment of certain designated
areas within a community. Projects pay their entire
established tax obligation with the increment
between the pre- and post-valuations used to pay
off qualifying debt.
Taxes produced by the added value of the property
caused by redevelopment or improvements
may be used to pay certain costs incurred with a
redevelopment project. Such costs may include,
but are not limited to:

Private and Foundation Philanthropy
The plan provides a variety of opportunities for
individual or foundation contributions. Private
philanthropy, with appropriate recognition and
commemoration, is a critical part of the downtown
implementation program, and is especially
appropriate for public space projects.

· Professional services such as studies, surveys,
plans, fiscal management, and legal counsel

Revenue Bonds

· Building improvements or modifications
exclusive of interior finishes

Revenue bonds are debt instruments that are
repaid all or in part from revenues generated by
the project or by other associated revenue sources.
Revenue bonds typically are not secured by the
credit of the community.
Revolving Loan Program
A downtown revolving loan program could provide
low-interest loan funds granted by the City to cover
any portion of costs to convert downtown buildings
into more marketable assets. Those eligible to
receive funds could include for-profit and notfor-profit organizations. Both the micro business
fund and the Wakefield Economic Development
Program funds are revolving loans with low or zero
interest.

· Land acquisition and demolition of structures
(site preparation)
· Building necessary new infrastructure in the
project area such as streets, parking, and
decorative lighting

· Relocation of resident and business occupants
located in the project area

STATE AND FEDERAL SOURCES
Certified Local Government (CLG) Grants
The Nebraska State Historic Preservation Office
(SHPO) manages the Certified Local Government
program which is a partnership that promotes local
preservation through preservation ordinances,
survey and nomination, and outreach and
education. Communities that become a CLG are
open to technical assistance and training from
SHPO and National Park Service in addition to
matching grant funds. Projects that qualify for CLG
grant funding include:
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· Hiring consultants for archaeological,
architectural, and historical surveys
· Preservation planning
· Preparing a National Register or local landmark
nomination
· Programs for public education
· Walking/driving tours and other audio/video
productions
· Staff and commission training
· Workshops, lectures, and conferences
COMMUNITY DEVELOPMENT BLOCK
GRANT - PHASE 2 DOWNTOWN
REVITALIZATION FUNDS
The Community Development Block Grant
Program (CDBG) is administered by the Nebraska
Department of Economic Development (NDED).
NDED offers a Phase 2 grant worth $350,000 to
assist cities with costs for improving downtown.
Eligible projects include streets, sewer, and
water systems, historic restoration, removal of
architectural barriers, and/or loans to businesses
for facade improvements, signage, and/or to meet
community codes.
National Trust and Main Street Program
and Loan Fund
For Main Street communities, tax incentives may
be available for restoration projects from the
Nebraska State Historic Preservation Office. The
National Trust Loan Fund (NTLF) has more than
35 years of experience supporting preservationbased community development projects across the
country. As a certified Community Development
Financial institution, it has a mission of providing
financial and technical resources to organizations
that use historic preservation to support the
revitalization of under-served and distressed
communities. NTLF specializes in pre-development
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services, acquisition, mini permanent, bridge, and
rehabilitation loans for residential, commercial, and
public-use projects. Eligible borrowers include notfor-profit organizations, revitalization organizations
or real estate developers working in certified
Main Street communities, local, state or regional
governments, and for-profit developers of older
and/or historic buildings.
Value Incentive Program (VIP)
The Value Incentive Program (VIP) is a property
tax preference for historic building renovations.
The VIP program temporarily holds the taxable
assessment at the pre-renovation value for a period
of four years. To be eligible for VIP, the project
must renovate a taxable historic structure to the
specifications established by the Secretary of the
Interior and must follow all program regulations.
Additional information: www.nebraskahistory.org/
histpres/vip/
Rural Local Initiatives Support
Corporations (Rural LISC)
The mission of the Local Initiatives Support
Corporation (LISC) is to provide assistance to
community residents in transforming distressed
neighborhoods into healthy and sustainable
communities of choice and opportunity. LISC
works to mobilize corporate, government, and
philanthropic support to provide local community
development organizations with:

› Expanding investment in housing and real estate
› Increasing family income and wealth
› Stimulating economic development
› Improving access to quality education
› Supporting healthy environments and lifestyles

Small Business Administration
The Small Business Administration (SBA) has
financial assistance program that provide access
to debt and equity primarily from banks or other
private sources. SBA evaluates loan applications on
two levels. The first is for eligibility, which varies by
industry and SBA program; the second on credit
merits of the application.
SBA programs and services support small
business owners, connecting businesses to loans,
government contracting opportunities, disaster
assistance, and training programs to help your
business succeed. Additional information: www.
sba.gov
Transportation Alternatives (TA)
The Transportation Alternatives (TA) program
provides 80% federal financing for such projects
as trail facilities, infrastructure-related projects
that improve safety for non-drivers, conversion of
abandoned railroad corridors for non-motorized
users, and safe routes to school. The program
is administered by the Nebraska Department of
Transportation.

· Loans, grants, and equity investments
· Local, statewide, and national policy support

USDA Rural Development Programs

· Technical and management assistance. LISC’s
support is geared toward building sustainable
communities through the achievement of five
goals in their support of local initiatives:

Rural Development division has many programs
for businesses, energy conservation, renewable
energy, housing, community facilities, and rural
water.
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Business Assistance Programs

» Business & Industry Guarantee Loans (B&I).
Lenders and financial institutions can apply for
a guarantee from Rural Development in order
to make sizable loans to businesses (up to $25
million).
» Rural Economic Development Loans and
Grants (REDLG). These loans and grants are
distributed to utility cooperatives who then can
loan to businesses and/or community projects.
» The Rural Energy for America Program
Grant. The program provides grants and loan
guarantees to small businesses for renewable
energy projects and energy efficiency
improvements.
Community Facilities

The program provides affordable funding to
develop essential community facilities. Loans and
grants to public bodies such as counties, cities
community centers, day cares, senior centers,
homeless shelters, fire halls, ambulances, fire
trucks, emergency equipment, and more.
AARP Community Challenge Grant
Each April AARP solicits proposals for their
Community Challenge grant which provides small
grants to fund "quick-action" projects to help
communities become more livable for people
of all ages. These funds could be used to fund a
small, quick project that will build momentum for
this district such as making the connection from
downtown to the trail.
For more information visit: https://www.aarp.org/
livable-communities/community-challenge/

Historic Tax Credit (Federal)

NEBRASKA MAIN STREET PROGRAM
The Nebraska Main Street program dates to 1994 with the establishment of the Nebraska Main
Street Network, Inc., a not-for-profit to serve as the state coordinator for the nationally accredited
Main Street program. Main Street is a national model designed to educate communities on
downtown revitalization using historic preservation as the base. Local communities leverage their
own private investment and capitalize on their unique traditional commercial business districts to
grow and succeed. Nebraska has five official member cities and 16 network communities.
Recently, Main Street has refocused their program pillars from the four point approach
(organization, design, economic vitality, promotion) to include a greater focus on market analysis.
This approach emphasizes that to create lasting change in a downtown core, communities
need to think beyond individual projects and focus on the economic viability of the district. The
transformation strategy focuses on two key aspects:
· Market-Driven Strategy (often easier because it focuses on what the market will support)
· Vision-Driven Strategy (harder to implement because it's based on what the community wants
to see happen)
Member communities are asked to focus on just one to two transformational strategies at a time
to be most effective. Within five years its easy to determine if the strategy is working or if a new
approach is needed. Main Street communities succeed because they:
· Cultivate robust entrepreneurial ecosystems while building a sustainable economic base
· Develop strong leadership and build organizational capacity to manage the downtown for the
long-term
· Design quality people-centered places by improving on what is already there
· Build social capital and community engagement
· Are committed to and are active participants in the Main Street program and in getting things
done
For more information visit: https://nebraskamainstreet.org/
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The Historic Tax Credit program offers a 20%
investment tax credit for certified rehabilitation
of National Register or National Register-eligible
buildings. While Wakefield does not have enough
integrity in the downtown to qualify as a historic
district, some older buildings may qualify on their
own upon further research into its history. To
qualify for the tax credit the following is required:
· The building is used for income-producing
purposes
· Rehabilitation work follows the Secretary of the
Interior’s Standards for rehabilitation
· The project receives approval from the National
Park Service. Property owners, developers, and
architects must apply for the tax credit through
the State Historic Preservation Office (SHPO)
and are encouraged to work with SHPO staff to
ensure rehabilitation measures are appropriate.
The SHPO then passes its recommendations on
to the National Park Service for approval.
Historic Tax Credit (State)
The Historic Tax Credit program offers a 25%
investment tax credit for certified rehabilitation
of National Register or National Register-eligible
buildings subject to operating procedures and the
availability of tax credits.
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ARTISTS ON MAIN
STREET
Rethos is a not-for-profit organization working
nationwide on reusing old buildings and sites.
Based in St. Paul, the group focuses on reimagining places through education, motivating
and strengthening communities, and supporting
small businesses.
In partnership with Springboard for the Arts,
the group launched the Artist on Main Street
program which explores how the arts help
address the challenges affecting Main Street
communities today. The pilot year’s success
in Fairbault, Mankato, and Winona resulted in
continued investment in the program by the
Bush Foundation to include eleven communities
over a three-year period. Four Minnesota
communities were selected to join the program
in 2019: Northfield, Olivia, Wabasha, and
Willmar.
The program looked to include all creative
types, not just traditional artists. This included
people who might not define themselves as an
artist, but like to create as a hobby. The artists
led problem solving workshops and provided
the "how" to reach goals identified by the
community. One such project was creating
active alleyways in Mankato, Minnesota. Another
project involved residents throughout the
community in a "paint by number" mural design.
For more information visit: https://www.rethos.
org/artists-on-main-street
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