
HASTINGS PLANNING COMMISSION 
 

A meeting of the Hastings Planning Commission has been scheduled for Tuesday, September 16, 
2025 at 4:00 PM in the City Building, 220 North Hastings Avenue. 
 
AGENDA: 
 
1. Call to Order 
  
2. Roll Call 
  
3. Pledge of Allegiance 
  
4. Motion to adopt the current agenda for the Planning Commission Meeting 
  
5. Public Notice  - Official Notice of the Regular Meeting was published in the Hastings Tribune 

on Saturday, September 6, 2025. Pursuant to Nebraska Revised Statute Section 84-1412, 
the public is advised that a copy of today’s agenda and all reproducible written material 
which will be discussed at today’s meeting is located at the back of the Council Chambers. 
Also, a current copy of the Nebraska Open Meetings Act is posted on the south wall of the 
Council Chambers, which is accessible to members of the public. 

  
6. Citizen Communications: (Only for agenda items not related to a public hearing.) 
  
7. Approval of Minutes 
  
  a. Meeting of August 19, 2025 
  
8. Special Order of Business 
  
  a. Presentation of Heartbeat Creative District's Public Art & Creative Placemaking Plan 
  
9. Public Hearings. 
  
  a. 2025-389.     Public hearing to consider the request from Mother Lake, LLC for a 

conditional use permit for medical clinic uses for property commonly addressed as 2120 
N Kansas Avenue, City of Hastings, Adams County, Nebraska.  
 
Motion to recommend approval of the request for a conditional use permit for medical 
clinic uses. The property is commonly addressed as 2120 N Kansas Avenue, City of 
Hastings, Adams County, Nebraska. 

  
  b. 2025-400.     Public hearing to consider the request from Timmy's RVs, LLC for a 

conditional use permit for recreational vehicle sales for property commonly addressed as 
910 W L Street, City of Hastings, Adams County Nebraska.  
 
Motion to recommend approval of the request for a conditional use permit for a 
recreational vehicle sales, storage, and repairs.  The property is commonly addressed 
as 910 W L Street, City of Hastings, Adams County, Nebraska. 

  
  c. 2025-405.     Public hearing to consider a request for Plan Modification No. 2025-3 to 

Redevelopment Area #7 for the Ponderosa Park 2.0 redevelopment project.  The area of 
redevelopment is approximately 1.55 acres and is generally located southeast of the 
intersection of W 22nd Street and N Kansas Avenue in the City of Hastings, Adams 
County, Nebraska. 
 
Motion to recommend approval for Plan Modification No. 2025-3 to Redevelopment Area 
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#7 for the Ponderosa Park 2.0 redevelopment project. The area of redevelopment is 
approximately 1.55 acres and is generally located southeast of the intersection of W 
22nd Street and N Kansas Avenue in the City of Hastings, Adams County, Nebraska. 

  
10. Subdivisions 
  
  a. 2025-404.     Preliminary Plat for Ponderosa Park Subdivision, generally located 

southeast of the intersection of N Kansas Avenue and W 22nd Street. 
 
Motion to recommend approval of the Preliminary Plat for the Ponderosa Park 
Subdivision to the City Council. 

  
11. Reports 
  
  a. Committee Reports 
  b. Chairman Comments 
  c. Staff Reports 
  
Adjourn 
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CITY OF HASTINGS, NEBRASKA  
MINUTES OF PLANNING COMMISSION 

TUESDAY, AUGUST 19, 2025 
 

Pursuant to due call and notice thereof, a meeting of the Hastings Planning 
Commission was conducted at the Hastings Municipal Airport, 3300 W 12th 

Street, Hastings, Nebraska, on August 19, 2025 
 
Chair Sinner called the meeting to order at 4:00 p.m. in Regular Session. The following 
members were present: Greg Sinner, Chuck Rosenberg, Craig Hubbard, Shawn Rossi, 
Michelle Lewis, Lou Kully, and Jody Stutzman. Absent: Shannon Adler, Rakesh 
Srivastava, and Joe Kindig. 

The following City Officials were present: City Administrator Mark Funkey, City Attorney, 
Jesse Oswald, Paralegal, Ainsley Powell, Director/City Engineer, Lee Vrooman, Mayor 
Jay Beckby, Director of Development Services, Kevin Kubo, , Chief Building Official, 
Danny Graves, City Planner, Ember Batelaan, Community Risk Reduction Officer, 
Anthony Murphy, Public Information Manager, Tony Herrman, IT Director, Erik Nielsen, and 
Administrative Assistant, Melissa Woodard. 

Chair Sinner led the Commission in the recital of the Pledge of Allegiance to the United 
States of America. 

Chair Sinner called for a motion to adopt the current agenda for the August 19, 2025, 
meeting. Moved by Kully, seconded by Rosenberg, to adopt the current agenda. Ayes: 
Stutzman, Lewis, Kully, Sinner, Rosenberg, Rossi, and Hubbard. Nays: None. Motion 
carried: 7-0. 

PUBLIC NOTICE - Official Notice of the Regular Meeting was published in the Hastings 
Tribune on Saturday, June 7, 2025. Pursuant to Nebraska Revised Statutes Section 84-
1412, the public is advised that a copy of today's agenda and all reproducible written 
material, which will be discussed at today's meeting, is available for public review. Also, a 
current copy of the Nebraska Open Meetings Act is posted and accessible to members of 
the public. 

APPROVAL OF MINUTES 

Meeting of July 15, 2025 
Chair Sinner called for a motion to approve the minutes from July 15, 2025. 
Moved by Rossi, seconded by Stutzman: Roll Call: Ayes: Lewis, Kully, Sinner, 
Rosenberg, Stutzman, and Hubbard. Nays: None. Abstain: Rossi. Motion 
Carried:6-0-1. 

 
Public Hearings: None. 
 
Citizen Communications: (Only for agenda items not related to a public hearing.): None. 
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Special Order of Business:   
 

 
a. 2025-336 Presentation of One and Six-Year Street Improvement Plan. 

Vrooman presented the one- and six-year street improvement plan. Starting off 
with the project, they have In Progress/Completed Projects in progress and will 
be done by the end of the calendar year. The Upcoming Projects in the proposed 
2025-26 budget include Asphalt Resurfacing and Quiet Crossings, where five of 
the seven are now complete. There are Colorado and Elm Avenue left, but they 
will be completed in 2026. A couple of other Upcoming projects are the 12th Street 
Corridor Improvements. Restriping and improvements from Hastings Avenue to 
Baltimore Avenue. Intersection improvements at Laird and Crane Avenue to 
create left turn lanes. Looking at the flooding that happens with torrential rains.  
JEO is helping review that storm sewer, so it gets pushed back to next year.  
Central Hastings Drainage Improvement Design was one of the three FEMA 
projects, part of which is paid for by a grant. The design will be done this summer, 
and we are looking for a funding source.  If we can’t find the funding, it will move 
to next year. The last project is the Hastings Southeast Project, which is a three-
lane design and will be bid in the Fall of 2025, with construction from 2026-2028.  
 
Stutzman asked about the timeline for E Street.  Vrooman said it is out for bid 
and opens to bids next week. They will ask that they not begin on E Street, as we 
don’t want it torn up before snow season.   
 
Chuck asked if we could ask the State about adding turn lanes on Burlington, 
even on 7th Street, with increased traffic.  Lee said they sure can request that 
again.  Sinner thanked Vrooman for his timely presentation. 
 

b. 2025-344 Housing Report.  Graves discussed the 2025 Housing Reports. 
Graves went through the new residential, commercial, and industrial permit 
numbers for May, June, and July, as well as overall building permits.  Graves 
stated we had five demolition permits and explained the longer process, as well 
as how demos open new opportunities for rebuilds.  The projects include Cedar 
Park, with 48 apartments and 10 townhomes.  Trailside has its first buildings set, 
and there will be 28 townhomes.  The first three units will be completed by the 
end of October.  On 26th and Elm, the first building is being occupied, and the 
others will continue in a few weeks.  Our City Planner, Ember Batelaan, along 
with others, moved from Grand Island into one of their new apartments, showing 
the need for residences.  The 56 Plex at the Theatre District is complete and is 
being occupied.  There are 2-3 lots for residential, available at Trailridge; 
everything else is full. At Lakeview, there are 8 lots, and they are currently filling 
up. The inspectors met today regarding Elm Meadows at 23rd and Elm, and the 
Lagunas will build on 18 lots.  They are about three weeks away from breaking 
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ground.  A lot of great progress for apartments, homes, and townhomes.  Excited 
to see Cedar Park come in, bringing lower-income availability to the City of 
Hastings. 

 
Stutzman asked Graves to explain why the demolitions took so long.  Graves 
replied that most of the demos are from fires, or if a death is involved in the 
fire, or an insurance claim, and it becomes a long process. Stutzman said at 
one point, Chad Bunger said how in the past, the City Building Inspectors were 
quick to condemn properties, but then were able to find people to rehab 
buildings. Is that still happening?  Oswald said the city doesn’t have control 
over these properties. They are owned by private individuals, and the owners 
have found someone to rehab them. Oswald discussed the city's financial 
perspective with the demos. It’s prudent to use taxpayers’ dollars for an 
agreeable outcome for all involved. Graves said others were not total losses, 
and people are currently rehabbing those. Rosenberg also brought up the 
asbestos check and removal, which is time-consuming.  He asked about the 
infrastructure on Elm and 23rd for all the housing.  Graves said sewer and 
water are in. The road is starting to be paved on Friday. They hope to be 
completely done in three weeks, when Lagunas wanted to start. Sinner said 
Where is the nearest park or play area for kids at Trailside?  Graves said over 
at Lake Hastings.  Sinner asked if they plan on adding playground equipment. 
Kubo said the Parks Department has a long-term plan for South of Frahm 
Avenue to develop that into a common area. Graves said they do have a green 
space to the East Corner.  

 
c.  2025-345 Zoning Discussion.  Kubo said we have started the recodification 

process and are moving things around in the Municipal code.  Oswald has 
started the recodification with Powell’s help, taking on the task of rewriting 
some of our chapters in the planning and zoning. We will work on Chapter 34 
(will be recodified as Chapter 54). The purpose of the rewrite is to address 
legal issues, consistency, and clarity.  Kubo discussed the Zoning Chapter 
Proposed Outline, set up a general timeline, and will bring those articles to the 
Commission at stages.  Discussed the Zoning Chapter proposed outline and 
the District Regulations Proposed Outline.  We will build a code that works for 
us.  We will start next month and work through the Fall of 2026.  We will hold 
public meetings and work sessions with the City Council for input from citizens 
and the Planning Commission and will rely on your guidance.    

 

Reports 
 

a. Committee Reports: None 
 
b. Chairman Comments: Sinner said that Rakesh Srivastava turned in his 
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resignation to Mayor Jay Beckby and himself earlier this month.   
 
c. Staff Reports: Oswald introduced Ainsley Powell, the new paralegal for his 

office, to help get more done.  Mayor Beckby appreciated what he heard 
from Kubo about the recodification and said there is someone in the hopper 
for Rakesh’s seat, he will be interviewing them, and the position will be filled. 
Funkey said budget talks continue, supporting the staff with their projects.  
Murphy has been working with the public and businesses on fire 
extinguisher training for their employees, and Travis did a great job with that.  
Kool-Aid Days, they took the Kool-Aid man in the parade. They continue to 
do their Lunch and Learns for educational opportunities.  Working through 
the budget to get up to staffing.  Sinner asked Batelaan what next month 
looks like.  Batelaan said Ponderosa is likely coming back, and a Conditional 
Use Permit for RVs on L Street and South of Burlington.  She gave an 
update for the Creative District that she and Lily are working on developing 
a Logo for the Creative District, as well as outreach to the public for the 
public Art plan they are currently working on. Also, the Nebraska Arts 
Council recently opened a grant application for $100,000 grant they intend 
to apply for.  Stutzman asked about Tommy’s Car Wash on Burlington, and 
Batelaan said the owner of that property had reached out to ask about our 
sign codes, so it sounds like they will be moving forward. 
 

Adjourn 
Chair Sinner called for a motion to adjourn at 4:33 p.m. Motioned by 
Rosenberg, seconded by Rossi. Roll Call: Ayes: Rosenberg, Kully, Stutzman, 
Sinner, Lewis, Rossi, and Hubbard. Nays: None. Motion carried: 7-0  
 
 
            
   _____________________________________ 

             
                Chair Greg Sinner                  



Department: Development Services 
Staff Contact: Ember Batelaan 
Planning Commission Meeting Date: 9/16/2025 
File No: 2025-416 
Prepared By: Ember Batelaan, City Planner 
  

AGENDA ITEM SUMMARY SHEET 
  
Description of Item: 
The Heartbeat Creative District has been developing a Public Art Plan, which identifies locations 
and procedures for public art projects downtown as the first step in implementing the District's 
Strategic Plan.  The adoption of a Public Art Plan will streamline approval processes for public art 
projects as well as support future grant applications. 
  
Names of People/Business affected by this action:  
  
Why Planning Commission action is required:  
  
Type of action requested: 
No Action Required 
  
Suggested motion:  
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Department head comments:  
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Introduction  

Heartbeat Creative District 
The Heartbeat Creative District, also known as the Hastings Art and Beat District, is a 
Certified Nebraska Creative District as identified by the Nebraska Arts Council.  It is intended 
to promote the arts as an economic driver through the support of existing and creation of 
new creative projects and events.   

The District is located in Downtown Hastings due to the centralized location and existence 
of sculptures, murals, events, and creative local businesses.  As shown below, the District 
boundaries are generally from Burlington Avenue to Eastside Boulevard and the BNSF 
railroad tracks to 7th Street. 
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Mission Statement  

The mission of the Heartbeat Creative District is to support artists, businesses, and visitors 
alike, through being a place where creativity and community merge to inspire, engage, and 
enhance the vitality of Downtown Hastings. 

Vision Statement  

The Heartbeat Creative District’s vision is to enliven connection to the community through 
creative enterprise by enhancing and inspiring artistic and cultural programming and 
opportunities for people in an inclusive and accessible manner. 

Values 

The Heartbeat Creative District’s core values are intended to be the SEED that takes root in 
the heart of the city to foster creative expression and economic development. 

1. Strengthen Connection: Collaboration is key. 
We value our community’s, stakeholders’, and visitors’ ideas to strengthen 
connection, create inspiration, and promote growth. 

2. Explore Creativity: Creativity is contagious. 
We value exploring the world through a creative lens where all ideas are welcomed 
and encouraged to create a downtown environment for all. 

3. Enhance Equity: Equity is caring. 
We value diversity, inclusion, and differing ideas to identify and eliminate barrier to 
the involvement in, and the creation of, art. 

4. Drive Action: Action is the answer. 
We value taking steps toward enhancing the visitor experience and the creative 
atmosphere to provide people with an opportunity to fall in love with the Heartbeat 
Creative District over and over again. 

Strategic Plan’s Goals 

Six goals were developed to serve as a roadmap for the District based on public feedback.  
These goals are focused on the operation of the Creative District, marketing, creative 
projects, events, district cohesiveness, and pedestrian experience. 

The development of a public art & creative placemaking plan is identified in Goal #3, 
Artistic/Creative Projects and Goal #4, Annual Events.  The plan is intended to provide clarity 
on the development of future creative projects and events by facilitating collaboration 
between various entities including the City, Business Improvement District, and Community 
Redevelopment Authority.  
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Public Art 

Importance of Public Art 

Public art is art intended for public spaces, accessible to everyone and often reflecting 
community values, cultural identity, or historical events. It encompasses a variety of forms 
of art, from traditional sculptures and murals to music, theater, dance, and literary arts. 
Unlike art housed in galleries or museums, public art is found in shared spaces—on 
sidewalks, buildings, parks, and stages—where it becomes part of the community. Its 
presence not only beautifies the physical environment but also offers a powerful tool for 
connection, identity, and growth. 

In rural communities like those across Nebraska, public art plays an especially vital role. It 
creates opportunities for residents to connect through shared experiences, helping to build 
relationships and strengthen a collective identity. The arts can also encourage interaction 
among residents and provide common ground for individuals who might not otherwise 
engage with one another. In rural towns, where amenities may be fewer and population more 
dispersed, public art can serve as a vibrant and unifying force. 

One of the most visible impacts of public art in rural communities is the sense of pride it 
fosters. When art reflects local stories, values, and history, it reminds people of what makes 
their community special.  

Nancy Wiese, Holdrege resident/art teacher, shared her experience of a new mural in the Iron Horse Arts District:  

“As I enter Holdrege on Highway 6 from the east and see the huge mural of a cornfield, I always slow down. 
Somehow, that beautiful mural has made me proud of my town. I’m also planning dates with my friends to get 
a treat at the downtown coffee shop and sit in our sculpture garden. Since we've formed the Arts District, I’ve 
enjoyed meeting others in our community who love the arts. Holdrege has become a much nicer place to live.”  
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Public art also has clear economic benefits. Murals, 
sculptures, performances, and festivals all have the 
power to attract visitors and draw residents into 
business districts. This increased foot traffic supports 
local shops and restaurants, adds life to public spaces, 
and creates new opportunities for tourism. In Alliance, 
for example, the Alliance Creative District organized a 
Summer Solstice event that featured eight artists 
painting vehicles at the city’s iconic Carhenge site.  

This event not only drew regional attention but also included art workshops throughout the 
city, offering residents hands-on opportunities to engage with the arts while supporting the 
local economy. According to local coverage, the event elevated Alliance’s visibility and 
connected its historic landmark with contemporary creativity in a meaningful and lasting way. 

As more rural towns across Nebraska develop Certified Creative Districts, the long-term 
benefits of public art continue to grow. In Ogallala, the Western Trails Creative District 
supports Sounds on the Square, a summer outdoor concert series held downtown. These 
live music events are often free to the public and have become a beloved tradition helping to 
energize downtown spaces and bring neighbors together.  

In Kearney, the Bricks District has 
successfully integrated murals 
and public events, reportedly 
generating significant economic 
activity in the surrounding area. 
These projects do more than 
beautify public spaces, they 
create reasons for people to 
gather, support local businesses, 
and feel proud of where they live. 

For Hastings, the Heartbeat Creative District has already begun to lay the foundation for 
community-driven growth through artistic engagement. Public art in Hastings has the 
potential to celebrate local identity, highlight shared stories, and strengthen the connections 
that make our community vibrant, welcoming, and uniquely our own. 

Public art is not just decoration, it is a part of community identity. For rural towns in 
Nebraska, it offers a way to honor the past, celebrate the present, and inspire a more creative 
and connected future. It can transform a place into something more connected, more 
vibrant, and more deeply loved by those who call it home.  
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Public Art in Hastings 

Hastings, Nebraska, is a city where creativity and culture thrive at the heart of community 
life. While originally founded as a 19th-century railroad hub, today Hastings is just as well 
known for its flourishing arts scene and vibrant downtown district. 

For over 20 years, the Community Redevelopment Authority (CRA) has helped shape the 
downtown landscape with public sculptures and art installations, transforming the area into 
a gallery that reflects Hastings’ imagination, history, and commitment to the arts. 

Downtown Hastings also serves as the stage for many longstanding community traditions. 
Kool-Aid Days, which originally took place downtown, celebrates Hastings as the birthplace 
of the iconic drink. The Hastings Farmers Market, held downtown for over five years, brings 
people together weekly for local produce, handmade goods, and live entertainment. The 
annual Celebration of Lights, a downtown holiday tradition for more than a decade, fills the 
streets with festive décor, music, and cheer. 

Hastings is also home to several institutions such as the Hastings Museum, Hastings 
Symphony Orchestra, and Hastings Community Theatre, all of which showcase local talent 
and serve as pillars of artistic expression. Additionally, The Listening Room at The Lark, has 
been providing live music and fostering the arts in Hastings for over a decade. 

With its blend of artistic innovation, historic preservation, and strong civic pride, Hastings 
continues to evolve as a cultural destination—one where heritage and creativity walk hand 
in hand. It’s a city that honors its past while always looking ahead, making it a uniquely 
vibrant place to live, visit, and be inspired. 
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Objectives  

The Public Art & Creative Placemaking Plan is intended to serve as a roadmap for future 
public art projects and events through the development of guidelines and processes to 
strategically plan, implement, and maintain public art in Hastings.  The Plan identifies 
requirements for elements including artist selection, public engagement, and maintenance 
for projects funded by the Creative District, as well as recommendations for these elements 
for any other public art projects within the Creative District boundaries. 

The objectives of the Plan are as follows: 

• Develop a process for creative projects/events to facilitate cooperation between 
the City, Hastings Arts Council, and other private and public entities in acquisition, 
locating, and maintaining public art. 

• Celebrate and promote local creativity and talent. 
• Enhance the visual and cultural experience of downtown through accessible public 

art. 
• Engage residents of all backgrounds and ages in the creative process. 
• Reflect and celebrate the city's diverse cultural heritage. 
• Support economic vitality through arts-driven community development. 
• Identify priority locations for future creative projects 

Priority Locations  

Priority locations for public art are identified in this Plan to ensure that future public art 
projects are accessible to the public, connect the district into a cohesive whole, and support 
implementation of the Creative District’s strategic plan.  The City and BID gathered public 
input through a series of open houses and online to gather diverse feedback.  The public 
open houses were advertised through various media channels including the city’s website, 
Facebook, and a press release. 

The first public open house was on June 25th and had 17 
participants.  This open house included a presentation by 
City and BID staff followed by the opportunity to provide 
thoughts and comments, as well as leave a pin on the map.  
The pins on the map were color-coded for specific types of 
public art projects including sculptures, murals, painted 
crosswalks, wrapped utility boxes, and sculptural bike racks.  
Following the open house, the map was provided online for 
public comment as well.  The online map also allowed 
participants to vote on pins left by other participants. 
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The second public open house was on August 4th and had nine participants.  This open house 
was focused on the objectives and key components of the public art plan as well as 
informing the public of the opportunity to provide public comment on the online map to 
determine locations for public art.  Both open houses were also streamed on Facebook Live 
and posted on YouTube with a total of approximately 40 views. 

After concluding the public comment period, the map below was developed that identified 
locations for the various types of public art.  The size of the points on the map correlates to 
the number of votes received for a pin on the map at that location with larger pins receiving 
more votes.  The most votes were received for murals on the east wall of 710 W 2nd Street, 
which is in the vacant lot of the former Burt’s Pharmacy building, and for the west wall of 742 
W 2nd Street, which is the Nelson’s Furniture Store.  This was followed closely by votes for 
painted crosswalks on 2nd and 1st Streets between Lincoln and Denver Avenues.   Other votes 
included interest in a sculptural bike rack and interactive art near the Library, as well as a 
sculpture near City Hall. 
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The City and BID used this information to identify priority locations for the different types of 
art.  The map below identifies priority locations for the various types of art based on public 
feedback and conformance with the Creative District’s strategic plan. 

Following conversations with the City’s Engineering Department, painted crosswalks were 
prioritized for 1st Street due to the lower volume of traffic and safety concerns for 2nd Street.  
Additionally, City and BID staff identified the location of utility boxes in the district for 
wrapped art treatments that would enhance the pedestrian experience of the district. 

 
 
Additionally, artwork will be prioritized that is easily accessible to the public, such as in key 
downtown locations, including Central Park, Dutton Lainson Plaza, and the Hastings Public 
Library Greenspace.  Other locations could include alleyways and blank walls, major 
intersections and pedestrian corridors, or underutilized spaces in new development.  
Moreover, art is intended to serve as an element that unifies the district through consistent 
applications and draws people in, such as on the eastern end of downtown to connect to 
existing art on Eastside Boulevard.    
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Public Art Process  

The following sections for artistic installations, murals, crosswalk murals, wrapped utility 
boxes, and events/cultural & heritage celebrations identify key components and objectives, 
artwork/artist selection, project approval, and maintenance/conservation 
requirements/recommendations.  All projects funded by the Creative District will be 
required to adhere to the following procedures, while projects not funded by the Creative 
District, but within the Creative District boundaries, will be strongly recommended to adhere 
to the following procedures.  Any applications including imagery mimicking road signs, 
copyrighted work, or offensive language will be automatically denied. 

Artistic Installations  

(Ex. sculptures, interactive displays, 3D works, such as 
sculptural bike racks, temporary or permanent public 
art pieces) 
 
Key Components & Objectives 

• Enhance Public Spaces: Add vibrancy and 
identity to the area. 

• Support Local Artists: Provide opportunities for 
creative expression and economic engagement. 

• Community Engagement: Reflect local culture, 
history, or input. 

• Accessibility & Safety: Ensure installations are 
inclusive, safe, and ADA-compliant. 

• Durability: Materials and design should suit the 
intended lifespan (temporary vs. permanent). 

Artwork & Artist Selection – When funded/sponsored by the creative district 

• Open Call or Invitation: Use Two-Step process consisting of a Request for 
Qualifications (RFQ) with finalists continuing to a Request for Proposal (RFP) 
process for artist selection. 

• Selection Panel: Include BID board, PULSE group (recommendation to BID Board) 
• Evaluation Criteria: Artistic quality, relevance, community impact, feasibility, and 

experience. 
• Preference Policy: Prioritize local/regional artists when possible. 
• Community Involvement: May include input sessions or public voting. 
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Project Approval (BID & City) - When 
funded/sponsored by the creative district 

• Initial Concept Review: Artists submit concept 
to BID utilizing funding application for creative 
projects. 

• Stakeholder Feedback: Input from businesses, 
adjacent property owners, or community groups 
with at least 1 public open house/meeting 
session informing them of project. 

• City Permitting: Required for installations on 
city property or rights-of-way. 

• Engineering or Safety Review: For structural or 
large-scale works. 

Maintenance / Conservation / Record-Keeping 

• Maintenance Plan: Artist provides a care plan; BID/city outlines responsibility.  
• Ownership Agreement:  

o Privately Sponsored Installations: 
 If a private individual, business, or organization contributes the majority of 
funds toward the creation or purchase of a public art installation, they shall 
be considered the owner of the piece—even if the artwork is placed in a 
public right-of-way or other public space—unless otherwise outlined in a 
formal agreement. 

o Creative District/BID Commissioned Installations: 
 If the Heartbeat Creative District or Business Improvement District (BID) fully 
commissions or funds an artwork, the Creative District/BID will retain 
ownership and be responsible for its care, maintenance, insurance (if 
applicable), and eventual decommissioning. 

o Artist-Owned Temporary Installations: 
 Temporary or loaned installations may remain the property of the artist and 
be displayed for a fixed period as agreed upon in writing. 

• Documentation: Keep records of artist info, materials used, installation date, 
permits, and photos. 

• Insurance: Determine liability and ensure proper coverage. 
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Murals  
(Exterior wall art, painted or applied) 

Key Components & Objectives 

• Visual Storytelling: Reflect local history, 
diversity, or community values. 

• Blight Reduction: Activate blank walls or 
underutilized spaces. 

• Place-Making: Build identity and pride within 
neighborhoods or business districts. 

• Artist Exposure: Feature emerging or 
established artists. 

• Property Owner Collaboration: Secure buy-in 
and legal agreement. 

Artwork & Artist Selection – When funded/sponsored by the Creative District 

• Open Call or Invitation: Use Two-Step process consisting of a Request for 
Qualifications (RFQ) with finalists continuing to a Request for Proposal (RFP) 
process for artist selection. 

• Selection Panel: Include BID board, PULSE group (recommendation to BID Board) 
• Evaluation Criteria: Artistic quality, relevance, community impact, feasibility, and 

experience. 
• Preference Policy: Prioritize local/regional artists when possible. 
• Community Involvement: May include input sessions or public voting. 

Project Approval (BID & City) - When 
funded/sponsored by the Creative District 

• Initial Concept Review: Artists submit concept 
to BID utilizing funding application for creative 
projects. 

• Stakeholder Feedback: Input from businesses, 
adjacent property owners, or community groups 
with at least 1 public open house/meeting 
session informing them of project. 
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Maintenance / Conservation / Record-Keeping 

• Weatherproofing & Anti-Graffiti Coating: Required for longevity. 
• Touch-Up Responsibility: Murals are expected to require touch-ups and 

maintenance approximately every 8 to 10 years, depending on environmental 
exposure and material durability. Responsibility for maintenance shall be 
determined as follows: 
• Artist Responsibilities: The original artist(s) may be invited to return for touch-up 

work if available and willing. However, unless explicitly stated in the original mural 
agreement, the artist is not automatically responsible for ongoing maintenance. 

• Creative District/BID Responsibilities: The Creative District/BID will be 
responsible for coordinating and funding maintenance and touch-ups for any 
mural they fully own or have accepted maintenance responsibilities for, 
including all community murals. 

• Property Owner Responsibilities: In cases where the property owner/business 
holds ownership of the mural, they are responsible for all future maintenance 
and restoration needs, unless otherwise stipulated in a contract with the 
Creative District/BID. 

• Documentation: City/BID maintains digital records of all murals (artist, date, 
location, photo, theme). 

• Decommission Plan: To preserve the integrity, cultural value, and investment of 
public art within the Creative District, this Decommission Plan outlines the process 
and conditions under which murals may be removed, altered, or replaced. 
• Expected Mural Lifespan: 

 Murals are intended to remain in place for a minimum of 8 to 10 years, which 
aligns with the typical maintenance cycle for outdoor mural artwork. This 
timeframe serves as a baseline for evaluating when touch-ups, re-evaluation, or 
possible decommissioning may be considered. 

• Privately-Owned Murals with Creative District Support: 
 If a mural is owned by a private property owner but received funding, sponsorship, 
or facilitation from the Creative District or BID, the mural shall not be removed, 
covered, or altered within the first 8–10 years of its installation, unless: 

• The mural suffers substantial and irreparable damage, 
• The building undergoes significant structural changes (e.g., 

demolition or renovation), or 
• The original agreement includes a different timeline. 
• Early removal requests must be reviewed by the Creative District/BID 

and must include written notice to the artist. 
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• Community and Creative District/BID-Owned Murals: 
 Murals that are considered community art or are fully owned by the Creative 
District/BID may only be decommissioned under the following conditions: 

• A formal vote by both the PULSE Committee and the BID Board is 
required to authorize decommissioning. 

• Due notice must be given to the original artist, ideally no less than 90 
days in advance, allowing for input or involvement in the removal 
process when appropriate. 

• The rationale for removal must be clearly documented (e.g., extensive 
wear beyond repair, graffiti/vandalism, irrelevance to the community, 
or upcoming redevelopment). 

• Artist Notification & Rights: 
• Artists will be notified of any decommissioning plans and provided the 

opportunity to document, archive, or participate in the mural’s 
removal when feasible. 

• Where applicable, credit must continue to be given to the artist in 
archival materials, signage, or digital documentation. 

• The Creative District/BID will strive to honor the original artistic intent 
and legacy, even in removal. 

• Documentation Before Removal: 
 Prior to decommissioning any mural, the following steps should be taken:  

• Photographic documentation for historical and archival purposes; 
• Written summary of the mural’s significance, artist background, and 

community impact; 
• If appropriate, community input may be gathered, especially in the 

case of landmark or iconic murals. 
• Murals on Redeveloping Properties: 

 If a building is to be sold, renovated, or demolished, and contains a mural 
that falls under this policy: 

• The property owner must notify the Creative District/BID with 
reasonable lead time; 

• The Creative District/BID will work with the artist and owner to 
determine whether relocation, documentation, or artistic 
preservation efforts are feasible. 
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Crosswalk Murals 

Key Components & Objectives 

• Enhance Visual Identity: Use crosswalk murals to reinforce the unique cultural and 
artistic identity of the Heartbeat Creative District. 

• Promote Community Pride & Engagement: Involve local artists, students, and 
community members in the design and painting process.  Celebrate local history, 
values, and stories through accessible public art. 

• Increase Walkability & Safety: Use bright, high-contrast, eye-catching designs to 
draw attention to pedestrian crossings, as per the Federal Highway Administration’s 
Manual on Uniform Traffic Control Devices (MUTCD).  Encourage drivers to slow 
down and be more aware of pedestrians in the district. 

 

• Support Wayfinding & Placemaking: Use mural locations to mark gateways or 
transitions into key areas of the district. 

• Create Opportunities for Emerging Artists: Use crosswalks as small-scale, high-
visibility projects for early-career artists. 

Artwork & Artist Selection – When funded/sponsored by the Creative District 

• Open Call or Invitation: Use Two-Step process consisting of a Request for 
Qualifications (RFQ) with finalists continuing to a Request for Proposal (RFP) 
process for artist selection. 

• Selection Panel: Include BID board, PULSE group (recommendation to BID Board) 
• Evaluation Criteria: Artistic quality, relevance, community impact, feasibility, and 

experience. 
• Preference Policy: Prioritize local/regional artists with less than five years of 

experience when possible. 
• Community Involvement: May include input sessions or public voting. 
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Project Approval (BID & City) - When funded/sponsored by the Creative District 

• Initial Concept Review: Artists submit concept to BID utilizing funding application 
for creative projects. 

• Stakeholder Feedback: Input from businesses, adjacent property owners, or 
community groups with at least 1 public open house/meeting session informing 
them of project. 

• Final Concept Review: Concept will be reviewed by BID and Hastings City Council 

Maintenance / Conservation / Record-Keeping 

• Weatherproofing & Anti-Graffiti Coating: All crosswalk murals must be installed 
using durable, traffic-grade, UV-resistant paint and sealed with a clear, weatherproof 
topcoat that includes a traction additive to ensure pedestrian and vehicular safety. 
Where feasible, an anti-graffiti coating should also be applied to protect the mural 
from vandalism and allow for easier cleaning without damaging the artwork. 

• Touch-Up Responsibility: The primary funder of the mural (Creative District, BID, or 
private sponsor) is fiscally responsible for all touch-up and maintenance costs, 
unless otherwise specified in a formal agreement. The City will handle the physical 
maintenance and implementation of touch-ups in coordination with the funder. 

• In high-traffic areas, touch-ups must occur at least every 6 months to 
maintain visibility and safety. 

• In lower-traffic areas, touch-ups should be performed annually. 
 A maintenance plan and schedule must be documented prior to installation. 

• Documentation: Each crosswalk mural must be fully documented upon 
completion by City/BID Staff, including: 

• High-resolution photographs (aerial and ground-level views) 
• Artist name and bio 
• Title and concept description 

• Decommission Plan: Crosswalk murals may be considered for decommissioning after 
one year from their installation date. Decommissioning may occur for reasons such as: 

• Excessive wear or fading 
• Safety concerns 
• Scheduled street maintenance or resurfacing 
• Desire to rotate in new artwork 

Decommissioning decisions should be made in consultation with the Creative 
District, BID, and, when possible, the original artist. A minimum 30-day notice 
should be provided to the artist before removal, and all murals should be 
photographically archived before decommissioning.  
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Wrapped Utility Boxes 

Key Components & Objectives 

• Blight Reduction: Decrease visibility of necessary utility boxes 
• Place-Making: Enhance the visual landscape of downtown 
• Utility Collaboration: Collaborate with Utility providers and get legal agreement 

Artwork & Artist Selection – When funded/sponsored by the Creative District 

• Open Call or Invitation: Use Two-Step process consisting of a Request for 
Qualifications (RFQ) with finalists continuing to a Request for Proposal (RFP) 
process for artist selection. 

• Selection Panel: Include BID board, PULSE group (recommendation to BID Board) 
• Evaluation Criteria: Artistic quality, relevance, community impact, feasibility, and 

experience. 
• Preference Policy: Prioritize local/regional artists when possible. 
• Community Involvement: May include input sessions or public voting. 

Project Approval (BID & City) - When funded/sponsored by the Creative District 

• Initial Concept Review: Artist/sponsor submit concept to BID utilizing funding 
application for creative projects 

• City/Utility Board Review: BID Director submits concept to City/utility board for 
review dependent on the ownership of the infrastructure 

• Stakeholder Feedback: Input from businesses, adjacent property owners, or 
community groups with at least 1 public open house/meeting session informing 
them of project. 
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Maintenance / Conservation / Record-Keeping 

• Weatherproofing & Anti-Graffiti Coating: All utility box wraps must be designed 
and installed using materials that are rated for long-term outdoor exposure. Vinyl 
wraps should be UV-resistant and weatherproof to withstand Nebraska’s climate, 
including temperature fluctuations, sun exposure, rain, snow, and wind. An anti-
graffiti laminate or coating must be applied to all wrapped surfaces to allow for easy 
cleaning of vandalism (e.g., permanent marker or spray paint) without damaging the 
artwork. This ensures the wrap retains its original appearance for the intended 
lifespan of the installation. 

• Touch-Up Responsibility: City/BID 
• Documentation: Each wrapped utility box must be fully documented upon 

completion by City/BID Staff, including: 
• High-resolution photographs  
• Artist name and bio 
• Title and concept description 

• Decommission Plan: Utility box wraps are typically temporary installations, with a 
lifespan of 5 years. A formal decommission plan ensures transparency and 
accountability when a wrap reaches the end of its usable life. 
• Timeline: Each wrap will be reviewed annually, with a full assessment by year 5. 
• Decision-Making: The Creative District, in coordination with the BID and city 

(when applicable), will decide whether to: 
• Rewrap with the same design  
• Commission a new design 
• Remove and leave the box unwrapped 

• Artist Notification: If the artwork is to be removed or replaced, the original artist 
will be notified with the option to be involved in the rewrap or new call for art. 

• Sustainability: When possible, wraps should be responsibly recycled or reused 
in exhibits or public displays highlighting past projects. 
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Events / Cultural and Heritage Celebrations  

Key Components & Objectives 

• Authentic Representation: celebrate and honor cultural identities and traditions 
present throughout Hastings and the surrounding areas 

• Diverse Programming: promote inclusion and cross-cultural understanding 
• Community Engagement: attract visitors and enhance the community’s reputation 

as a welcoming place, encourage participation from community stakeholders 
• Accessible & Inclusive: removing barriers to participation and creating a 

welcoming environment for people of all ages, abilities, and backgrounds. 

Project Approval (BID & City) - When funded/sponsored by the Creative District 

• Initial Concept Review: submit concept to BID utilizing funding application for 
community/cultural events 

• Permit Requirements: 
o Street closures 
o Food Vendor/health permits 
o Alcohol permits (if applicable) 
o Insurance 

Record Keeping - When funded/sponsored by the Creative District 

• Attendance & Demographic Tracking: Track number of attendees and if they are 
from Hastings or out of town 

• Documentation: Maintain records of budget and receipts and photos & videos 
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Funding 

Funding Applications 
The following funding application for creative projects and cultural events will be used to 
approve projects for receiving funds through the Creative District.  These applications will go 
to the PULSE advisory committee for recommendation and to the BID Board for approval. 

Request for Funding Application for Creative Projects 
This application for Request for Funding for Creative Projects is intended to support creative 

projects such as sculptures, murals, etc. through providing funding from grants or donations 

received by the Creative District.  The applicant/sponsor could be a local artist or business owner. 

 

Project Title: 

 [Provide the name of the creative project] 
 
Amount of Funding Requested:  

 

Project Description: 
[Include whether the project is temporary or permanent and describe its anticipated 
lifespan/maintenance requirements] 

 
 
 
 

 

Applicant/Sponsor: 

 [Name of individual, organization, or business applying for funding] 
Applicant/Sponsor Contact Information: 

• Phone #:                                                                                                                                 

• Email Address:                                                                                                                     

 

Ownership: 

• Building Owner:  

 [Identify the owner of the property where the project will be located] 

• Owner of Art Piece/Mural:  

 [Identify the individual or entity responsible for the artwork] 

• Owner of Design:  

 [Specify who retains the intellectual property rights to the design] 

 
Location:                                                                                                                                           

 [Specify the address or general location of the project] 
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Required Forms/Permits: 

 [List all necessary permits and approvals required for project completion] 

• Owner Authorization Form 

• Use of Right-of-Way Permit 

• Insurance 

• Other:                                                                                                                                     
 

Additional Funding Sources: 
[List potential and secured funding sources, including grants, sponsorships, donations, and in-
kind contributions] 

 
 

 

Timeline to Completion: 
[Provide a projected timeline outlining key milestones and estimated completion date] 

 
 

 

Public Engagement: 
[Describe how the project will engage and benefit the public, including outreach strategies, 
accessibility, and community involvement] 

 
 
 
 

 

Additional Information: 
[Include any other relevant details or considerations.  Please attach two examples of previously 
completed work] 

 
 
 

 

Applicant Signature:                                                                                                                      

 [Signature of the applicant or sponsor] 
 

Date:                                                                                                                                                

 [Date of submission] 
 
Approval: 

Approved Denied 
 

Date:                                                                                                                                                   

 [Date of approval/denial] 
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Request for Funding Application for Community/Cultural Events 
This application for Request for Funding for Community/Cultural Events is intended to 
support community/cultural events such as farmers markets, block parties, concerts, etc. 
through providing funding from grants or donations received by the Creative District.  The 
applicant/sponsor could be a local nonprofit or business owner.  

Event Title: 
 [Provide the name of the cultural event] 
 
Amount of Funding Requested:  

 
Event Description:  

[Include intended audience of the event, number of expected visitors, and ticket 
information]  

  

  
Applicant/Sponsor: 

 [Name of individual, organization, or business applying for funding] 
Applicant/Sponsor Contact Information: 

• Phone #:                                                                                                                                 

• Email Address:                                                                                                                     

 
Location:                                                                                                                                           

 [Specify the address or general location of the event]  
  

Required Forms/Permits:  
[List all necessary permits and approvals required for the event, such as city, state, or 
federal permits]  

• Read City of Hastings Event Guide (City-Departments-Engineering-Event Guide)  
• Use of Right-of-Way Permit – submit at least 30 days prior to event  
• Special Designated Liquor License($80/day) / Alcohol Fencing ($300)  
• Parks Facility Rental (cost dependent on facility and day of week)  
• Insurance  
• Other: 



24 
 

Additional Funding Sources:  
[List potential and secured funding sources, including grants, sponsorships, donations, 
and in-kind contributions]  

  

  

  
Timeline (Set-up, Days, Annually, etc.):  
[Provide a projected timeline outlining key milestones, event dates, and whether it is a 
recurring event]  

  

  

  

Additional Information:  
[Include any other relevant details or considerations.  Please include two examples of 
previous events hosted.]  

  

  

  

Applicant Signature:                                                                                                                      

 [Signature of the applicant or sponsor] 
 
Date:                                                                                                                                                

 [Date of submission] 
 

Approval: 
Approved Denied 

 
Date:                                                                                                                                                   

 [Date of approval/denial] 
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Additional Funding Sources 

Local 

Percent for Art Program 

A Percent for Art Program could be adopted by the Hastings City Council as an ordinance. 
This program typically uses a fee on large scale development projects to fund and install 
public art.  The State of Nebraska has had a 1% for Art law that has been in effect since 1978 
and has generated more than $5 million in artwork for Nebraska’s state buildings, state 
colleges, and the University of Nebraska System.  

Hastings Business Improvement District (BID) 

The Business Improvement District (BID) plays a vital role in sustaining and promoting the 
creative life of downtown Hastings. Their commitment includes dedicated funding for the 
ongoing care and maintenance of public art, such as the downtown bronze sculptures, 
ensuring these installations remain vibrant and welcoming for years to come. In addition, the 
BID actively invests in community programming by supporting cornerstone events like the 
Downtown Farmers Market, summer concert series, parades, and Junk Street. They also 
provide marketing resources and exposure that help amplify a wide range of creative 
activities, strengthening the visibility and impact of Hastings’ cultural offerings. 

Hastings Community Foundation 

The Hastings Community Foundation has a non-invested fund to support arts initiatives 
within the Creative District. It will be the responsibility of the Heartbeat Creative District 
team to promote and grow the fund. The Foundation will manage the dollars, ensuring that 
all contributions are held and distributed in accordance with donor intent. Opportunities 
such as Hastings Give Day provide additional avenues to generate community support, 
dollars, and develop long-term sustainability for the arts. 

Hastings Community Redevelopment Authority (CRA) 

? 

Hastings Arts Council? 

Grants? 
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State 

Creative District Development Grant 

The Nebraska Arts Council provides funds through a competitive grant program for projects 
that focus on significant cultural tourism projects.  These funds can be used for 
construction, marketing, operational support, physical enhancements, planning, and 
programming.  The grant award is up to $100,000.  The Nebraska Arts Council also has many 
other grant opportunities for artists and communities.  For more information, visit 
artscouncil.nebraska.gov/apply/creative-district-development-grant/ 

 

Civic and Community Center Financing Fund (CCCFF) 

The Nebraska Department of Economic Development (NDED) administers this fund to 
support an array of project types that promote economic opportunity and higher quality of 
life.  Construction grants can be used to building and/or improve community facilities such 
as libraries, recreation and wellness centers, gathering spaces, convention centers, town 
squares, and cultural centers.  Planning grants can be used for preliminary planning efforts 
related to the development of eligible projects.  For more information, visit 
opportunity.nebraska.gov/programs/community/cccff/ 

Community Development Block Grant (CDBG) 

The Nebraska Department of Economic Development (NDED) administers this program and 
provides funding for community and economic development projects to provide safe and 
sanitary housing, a suitable living environment, and expanded economic opportunities.  
Funding categories include economic development, tourism development, public works – 
infrastructure, public works – facilities, planning, and downtown revitalization.  For more 
information, visit opportunity.nebraska.gov/programs/community/cdbg 
 
  



27 
 

National 

Asphalt Art Initiative Grant Program 

Bloomberg Philanthropies established this grant program to support projects that 
demonstrate the impact of asphalt art and encourages cities to develop their own processes 
for implementing these low-cost activations effectively.  Eligible projects include visual art 
interventions on roadways, pedestrian spaces, and public infrastructure with the goal of 
improving street and pedestrian safety, revitalizing and activating underutilized public 
space, and promoting collaboration and civic engagement in local communities.  For more 
information, visit asphaltart.bloomberg.org 

 

AARP Community Challenge Grant Program 

The American Association for Retired Persons (AARP) established this program to help 
communities become great places to live for residents of all ages.  The program is intended 
to help communities make immediate improvements and jump-start long term progress.  For 
more information, visit communitychallenge.aarp.org/2025 

Grants for Arts (GAP) Project 

The National Endowment for the Arts administers these grants which provide funding for 
public engagement with the arts and arts education, integration of the arts with strategies 
promoting the health and well-being of people and communities, and for the improvement 
of overall capacity and capabilities within the arts sector.  For more information, visit 
arts.gov/grants/grants-for-arts-projects 



Department: Development Services 
Staff Contact: Kevin Kubo 
Planning Commission Meeting Date: 9/16/2025 
File No: 2025-389 
Prepared By: Ember Batelaan, City Planner 
  

AGENDA ITEM SUMMARY SHEET 
  
Description of Item: 
Public hearing to consider the request from Mother Lake, LLC for a conditional use permit for 
medical clinic uses for property commonly addressed as 2120 N Kansas Avenue. 
  
Names of People/Business affected by this action: 
The applicant, the people of Hastings, and the City 
  
Why Planning Commission action is required: 
Sec. 34-401 states that Conditional uses may be approved by the Hastings City Council following a 
public hearing and receipt of a recommendation from the Planning Commission in accordance with 
the required finding set forth in this Chapter and the additional standards set forth in this article.  In 
considering an application for a conditional use, the Commission and the Council shall require the 
applicant to produce satisfactory evidence of compliance with both the general and applicable 
specific standards set forth in this Article.  The Commission may recommend and the Council may 
impose any conditions they deem reasonable and necessary to further the purposes and intent of 
this Article, to protect the public health, safety and welfare, and to meet the planning goals set forth 
in the City’s Comprehensive Plan. 
  
Type of action requested: 
Motion 
  
Suggested motion:  
  
Deadlines associated with action: 
The case is scheduled to be heard at the City Council Regular meeting on October 13, 2025. 
  
Department head comments: 
Development Services staff has reviewed the application for the Conditional Use Permit for 
medical clinic uses on the property.  The complete details of the staff review and recommendation 
are in the attached staff report. 
  
Recommendation: 
Staff recommends the Planning Commission recommend approval of the Conditional Use Permit 
for property commonly addressed as 2120 N Kansas Avenue. 
 



   

 

   

 

 

 

STAFF REPORT 

Request for Conditional 
Use Permit: 

Conditional Use Permit for a medical clinic 

File No. 2025-389 

Applicant Mother Lake, LLC 

Property Location: 2120 N. Kansas Ave. 

Lot Size: 2.44 acres 

Date of Public Hearing: September 16, 2025 

Zoning I-1, Light Industrial District 

Adjacent Zoning: North: C-3, Commercial Business District 

 East: C-3, Commercial Business District 

 South: I-1, Light Industrial District 

 West: I-1, Light Industrial District 

 

  

City of Hastings Planning Commission 

 



Planning Commission Staff Report – 08-28-2025 
Case No. 2025-389 
Page 2 
 

   

 

SECTION AND REQUIREMENT OF HASTINGS CODE OF ORDINANCE ALLOWING FOR 
CONDITIONAL USE: 

• Sec. 34-200. Uses and District Table: Service Uses – Medical Clinic 

DESCRIPTON OF CONDITIONAL USE REQUESTED: 

The applicant, Mother Lake, LLC is requesting a conditional use permit to construct new medical 

clinic uses.  The existing structure will be demolished, and three new medical clinic buildings are 

proposed.  The parking lot will also be redone, and landscaping will be added.   

Property description: 

The property is currently vacant.  The entire property is surrounded by a chain link fence.  

STANDARDS FOR CONDITONAL USE PERMITS: 

The provisions of Article IV are applicable to all uses that are designated as “conditional” as set 

out in Sec. 34-200. The designation of a conditional use means that it is only allowed in a proposed 

location if all of the conditions applicable to the use, as set out in Sec. 34-404, as may be 

amended, and if all of the other applicable requirements of this Chapter or conditions of the 

Hastings City Council and Planning Commission are met. 

Pursuant to Sec. 34-402 of the City Code of Ordinance, the City Council, by recommendation 

from the City Planning Commission, will base its decision on the following: 

(a) Pedestrian and vehicular traffic circulation and safety.  

The site layout of the new structures will account for pedestrian traffic and parking for the 

three new structures.  Public access has been accounted for.  Vehicle circulation has been 

accounted for with three access points to the site layout.  Two access points are existing 

and the third will be added off of 22nd Street. 

The parking lot will be redone, with new paving and landscaped islands.  This change 

would not have a negative impact on traffic circulation or safety.  The proposed medical 

clinic will cause a minimal increase in vehicular traffic; however, this would not negatively 

impact the area.   

The site currently has a bike trail on the north side of the site, and this will be maintained.  

The other sides of the site are not proposed to have sidewalks, which is consistent with 

other developments in the area.  Requiring a new sidewalk on the site would provide 

minimal improvement.  A larger community effort is needed to address the deficiencies 

for pedestrian safety in the area. 

  

https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-402GESTALCOUS
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIIDIRE_S34-200USDITA
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-404SPSTCOUS
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-402GESTALCOUS


Planning Commission Staff Report – 08-28-2025 
Case No. 2025-389 
Page 3 
 

   

 

(b) Reasonable and economic extension of public utilities and facilities.  

This standard does not apply to the proposed Conditional Use Permit.  Extension of public 

utilities and facilities has already been completed to serve the site.  No new services are 

being requested for the proposed use. 

(c) Noise, fumes, dust or other environmental pollution. 

This standard has minimal impact on the area.  The surrounding area can be classified as 

commercial or industrial businesses.  These businesses have similar impacts to the area 

and are the predominant characteristic of the area.  The proposed medical clinic use 

should not create any added noise, fumes, or dust. 

(d) The maintenance of logical and efficient development patterns and land use 

mixtures. 

As previously stated, the surrounding areas have been developed with commercial or 

industrial businesses with similar uses.  There is an existing medical clinic use to the west 

of the proposed medical clinic.  The development of this site into three lots for new 

medical clinics fits the development pattern of the area. 

(e) The maintenance of property values in accordance with established and permitted 

land use. 

The presence of a medical clinic, which is already present on the property to the west, has 

not appeared to directly impact property values on the surrounding properties.  These 

properties have had their values increase regardless of that medical clinic. 

 

STAFF COMMENTS: Staff recommends the Planning Commission recommend APPROVAL of the 

CONDITIONAL USE PERMIT APPLICATION to City Council for the medical clinic use at 2120 N. 

Kansas Ave, in the I-1, Light Industrial District, with the following conditions; 

1. Provided the application for a building permit for the construction of a new medical 

clinic on lot one of the development has been applied for within 180 days of approval. 

2. The following phases of this development must apply for a building permit within two 

years of the completion of building one. 

 

PREPARED BY: Kevin Kubo, Director of Development Services 

DATE: 08/28/2025 

ATTACHMENTS: 

1. Application Materials 

2. Site Plan 

3. Building Plan 



PONDEROSA PARK 

Project Description: 

Mother Lake, LLC (ML), proposes to convert the old Ponderosa Bowing Alley property into a medical 

office development.  The existing structure was found to be unsound for future use by a structural 

engineer and architect, thus ML plans to demolish the structure and replat the property into three 

separate lots.  All three lots will likely be used for medical clinics.  On Lot 1, a new 11,000 sq ft office 

building will be constructed.  This will house Obstetricians & Gynecologists, PC.  The parking lot will be 

completely redone and landscaping added.  The other two lots will be available for future medical office 

space development. 

The development calls for adding a second entrance on the north side of the lot to accommodate a staff 

parking lot.  Without that entrance, the site does not work for the development.   

This new Women’s Health facility will increase access to healthcare for the citizens of Hastings and the 

surrounding communities.  Modern medical office space is in short supply in Hastings.  This project will 

help address that need. 

The property is currently vacant and has been so since approximately 1996.  The parking lot and building 

are in disrepair and the entire 2.3 acre property is surrounded by a chain link fence.   

The renovated building will cure a long-standing, blighted area in the community and will also add 

significantly to the tax basis in Hastings.  The new building will meet all city requirements for parking, 

water, utilities, etc.  The site will have over 100 parking spots.  ML hopes to begin construction this fall 

with completion in 12 months.   

Reason for the CUP application: 

The zoning regulations state that medical clinics are a conditional use and medical offices are not 

allowed in the district.  The proposed use will be similar to what is already in the area, including the 

Hastings Medical Park across the street. The medical offices will be for outpatient medical care. There 

will not be inpatient care nor major surgery.  There will be no adverse impacts on neighboring 

properties.   

Legal Description: 

TOWNSHIP 7 NORTH, RANGE 10 WEST OF THE 6TH P.M., CITY OF HASTINGS, ADAMS COUNTY, 
NEBRASKA SECTION 1: A TRACT OF LAND LOCATED IN THE NORTHWEST 1/4 SOUTHEAST 1/4 
NORTHEAST 1/4 AND A PART OF THE WEST 125 FEET OF THE NORTHEAST 1/4 SOUTHEAST 1/4 
NORTHEAST 1/4, MORE PARTICULARLY DESCRIBED AS FOLLOWS: 
COMMENCING ON THE EAST PROPERTY LINE OF KANSAS AVENUE, EXTENDED, AND 283 FEET NORTH 
OF THE CORPORATION LINE (NORTH LINE OF TAGGART'S ADDITION); THENCE NORTH ALONG THE 
EAST PROPERTY LINE OF KANSAS AVENUE, EXTENDED, A DISTANCE OF 286.7 FEET TO THE SOUTH 
LINE OF 22ND STREET; THENCE EASTERLY 261.48 FEET ALONG SAID SOUTH LINE OF 22ND STREET; 
THENCE SOUTH 301.3 FEET TO A POINT 283 FEET NORTH OF A CORNER OF THE STATE PARK; THENCE 
WEST 361 FEET TO THE POINT OF BEGINNING. 



C
C

CO

C C

W

W

W

W

C

C

O
H

E
O

H
E

O
H

E
O

H
E

O
H

E
O

H
E

O
H

E
O

H
E

O
H

E
O

H
E

O
H

E

14

12 12 12 12

7

4 4

11

10

8

20.00' 24.00' 20.00' 20.00' 24.00' 20.00' 20.00' 24.00' 20.00'

7.00'

25.00'

24.00'

20.00' 24.00' 20.00' 20.00' 24.00' 20.00'

7.00'

6.00'

9.00'

20.00' 24.00'

24.00'

24.00'
9.00'

N: 286258.31
E: 2088511.29

N: 286293.51
E: 2088617.66

N: 286275.81
E: 2088811.91

N: 286203.82
E: 2088812.39

N: 286130.47
E: 2088812.87

N: 286025.47
E: 2088813.57

N: 286132.96
E: 2088512.12

N: 286004.18
E: 2088576.98

N: 286069.78
E: 2088576.54

N: 286005.03
E: 2088704.97

N: 286108.74
E: 2088704.29

N: 286261.75
E: 2088703.27

C1

C2

C3

C4

C5

C6

C7 C8

C9

C10

C11

C12

C13

C14

C15

C16

C17

C18

C19

C
20

C
21

C22

C23

C24 C25

C2
6

C27

C28

C29

C30

C31

C32

C33

C34 C35

C36

C37

C38

N: 286010.60
E: 2088833.67

N: 286010.76
E: 2088857.67

N: 286182.47
E: 2088476.93

N: 286146.70
E: 2088477.33

N: 286216.76
E: 2088703.57

7.18'

N: 286191.18
E: 2088819.80

N: 286191.05
E: 2088800.47

N: 286276.38
E: 2088799.91

N: 286275.89
E: 2088725.24
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Curve Table: Alignments

Curve #

C1

C2

C3

C4

C5

C6

C7

C8

C9

C10

C11

C12

C13

Radius

20.00

20.00

10.00

5.00

3.00

30.00

3.00

3.00

30.00

3.00

10.00

5.00

3.00

Start Point

N:286129.05
E:2088477.51

N:286064.02
E:2088478.30

N:286109.41
E:2088522.28

N:286128.10
E:2088532.15

N:286119.72
E:2088561.21

N:286114.22
E:2088559.58

N:286114.44
E:2088592.91

N:286120.15
E:2088625.21

N:286114.64
E:2088623.58

N:286114.86
E:2088656.91

N:286084.84
E:2088586.44

N:286074.91
E:2088596.51

N:286075.05
E:2088625.51

End Point

N:286109.25
E:2088497.64

N:286084.25
E:2088498.17

N:286119.48
E:2088532.21

N:286133.06
E:2088527.12

N:286114.22
E:2088559.58

N:286114.44
E:2088592.91

N:286119.92
E:2088591.21

N:286114.64
E:2088623.58

N:286114.86
E:2088656.91

N:286120.35
E:2088655.21

N:286074.91
E:2088596.51

N:286069.87
E:2088591.54

N:286080.53
E:2088623.80

Center Point

N:286129.25
E:2088497.51

N:286064.25
E:2088498.30

N:286119.41
E:2088522.21

N:286128.06
E:2088527.15

N:286116.72
E:2088561.23

N:286139.27
E:2088576.08

N:286116.92
E:2088591.23

N:286117.15
E:2088625.23

N:286139.70
E:2088640.08

N:286117.35
E:2088655.23

N:286074.84
E:2088586.51

N:286074.87
E:2088591.51

N:286078.05
E:2088625.49

Curve Table: Alignments

Curve #

C14

C15

C16

C17

C18

C19

C20

C21

C22

C23

C24

C25

C26

Radius

30.00

3.00

3.00

30.00

3.00

2.00

90.00

2.00

3.00

30.00

3.00

3.00

3.00

Start Point

N:286080.53
E:2088623.80

N:286080.75
E:2088657.14

N:286039.05
E:2088625.75

N:286033.54
E:2088624.12

N:286033.76
E:2088657.45

N:286108.62
E:2088686.79

N:286111.74
E:2088685.12

N:286213.50
E:2088684.45

N:286227.72
E:2088560.49

N:286233.20
E:2088558.79

N:286233.42
E:2088592.12

N:286228.14
E:2088624.49

N:286234.14
E:2088621.45

End Point

N:286080.75
E:2088657.14

N:286075.25
E:2088655.51

N:286033.54
E:2088624.12

N:286033.76
E:2088657.45

N:286039.25
E:2088655.75

N:286111.74
E:2088685.12

N:286213.50
E:2088684.45

N:286216.64
E:2088686.08

N:286233.20
E:2088558.79

N:286233.42
E:2088592.12

N:286227.92
E:2088590.49

N:286231.12
E:2088621.47

N:286236.64
E:2088622.77

Center Point

N:286055.70
E:2088640.64

N:286078.25
E:2088655.49

N:286036.05
E:2088625.77

N:286058.60
E:2088640.62

N:286036.25
E:2088655.77

N:286110.62
E:2088686.78

N:286162.12
E:2088610.55

N:286214.64
E:2088686.09

N:286230.72
E:2088560.47

N:286208.37
E:2088575.62

N:286230.92
E:2088590.47

N:286231.14
E:2088624.47

N:286234.16
E:2088624.45

Curve Table: Alignments

Curve #

C27

C28

C29

C30

C31

C32

C33

C34

C35

C36

C37

C38

Radius

30.00

3.00

3.00

10.00

15.00

5.00

15.00

15.00

15.00

5.00

5.00

5.00

Start Point

N:286236.64
E:2088622.77

N:286236.86
E:2088656.10

N:286231.36
E:2088657.47

N:286276.23
E:2088659.17

N:286294.98
E:2088643.29

N:286261.65
E:2088688.27

N:286283.07
E:2088683.13

N:286305.17
E:2088815.91

N:286308.45
E:2088869.89

N:286280.95
E:2088831.88

N:286203.91
E:2088827.39

N:286135.60
E:2088832.84

End Point

N:286236.86
E:2088656.10

N:286234.38
E:2088657.45

N:286228.34
E:2088654.49

N:286266.18
E:2088649.74

N:286280.10
E:2088659.15

N:286266.62
E:2088683.24

N:286298.15
E:2088697.23

N:286290.30
E:2088831.81

N:286293.37
E:2088855.79

N:286275.91
E:2088826.91

N:286198.95
E:2088832.42

N:286130.56
E:2088827.87

Center Point

N:286211.81
E:2088639.60

N:286234.36
E:2088654.45

N:286231.34
E:2088654.47

N:286276.17
E:2088649.17

N:286280.00
E:2088644.15

N:286266.65
E:2088688.24

N:286283.17
E:2088698.13

N:286290.20
E:2088816.81

N:286293.47
E:2088870.79

N:286280.91
E:2088826.88

N:286198.92
E:2088827.42

N:286135.56
E:2088827.84
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PARKING REQUIREMENTS:
I-1 LIGHT INDUSTRIALZONING
PER CITY ZONING:
3.3 SPACES PER 1,000 SQUARE FEET OF TOTAL
BUILDING AREA
TOTAL CLINIC AREA: 11,600 SF
TOTAL FUTURE: 12,000 SF

REQUIRED PARKING: 78 STALLS
REQUIRED HANDICAP: 4 STALLS

PROPOSED PARKING: 109 STALLS
PROPOSED HANDICAP: 7 STALLS

BUILDING SETBACKS:
I-1 LIGHT INDUSTRIAL ZONING
FRONT YARD: 0 FEET
REAR YARD: 0 FEET
SIDE YARD: 0 FEET
STREET SIDE: 0 FEET

SITE PLAN LEGEND

PROPOSED 7" CONCRETE (47B-3500)

PROPOSED 5" SIDEWALK (47B-3500)

PAVING NOTES:
1. ALL DIMENSIONS ARE TO BACK OF CURB UNLESS OTHERWISE NOTED.

2. PAVEMENT SUBGRADE TO A DEPTH OF 12 INCHES AND A WIDTH OF 2 FEET OUTSIDE PAVEMENT EDGES SHALL
BE COMPACTED AS SPECIFIED IN THE COMPACTION REQUIREMENTS TABLE OR GEOTECHNICAL REPORT.

3. SUBGRADE SHALL BE MOIST PRIOR TO THE POURING OF CONCRETE.

4. THE CONTRACTOR IS REFERENCED TO THE FOLLOWING NDOT STANDARD PLANS:
329-R11 6" TO 8" CONCRETE PAVEMENT (SPECIAL PLAN C)
301-R12 PAVEMENT  DETAILS
303-R3 CURB RAMPS

5. CONCRETE MIX SHALL BE TYPE 47B TRADITIONAL MIX PER NDOT STANDARD SPECIFICATIONS.  CEMENT SHALL
BE TYPE 1PF. CONCRETE MIX DESIGN SHALL HAVE A MINIMUM OF 30% TYPE E AGGREGATE AND AIR CONTENT
SHALL BE BETWEEN 6% AND 8.5%. MAX WATER/CEMENT RATIO SHALL BE 0.45. ALL CONCRETE PAVEMENT
SHALL HAVE MINIMUM COMPRESSIVE STRENGTH OF 3,500 PSI WHEN TESTED IN ACCORDANCE WITH ASTM C39
AT 28 DAYS. CONTRACTOR SHALL HAVE FIELD TESTS CONDUCTED AND 3 CONCRETE CYLINDERS COLLECTED
BY A QUALIFIED TESTING LAB FOR EVERY 100 CUBIC YARDS OR FOR EACH DAYS POUR, UNLESS APPROVED
OTHERWISE BY OWNER. CONTRACTOR SHALL PROVIDE CONCRETE FIELD AND COMPRESSIVE TEST RESULTS
TO THE OWNER.

6. CONCRETE PAVEMENT SHALL BE CURED USING A LIQUID-MEMBRANE FORMING COMPOUND AT THE
CONCENTRATIONS AND APPLICATION RATES RECOMMENDED BY THE MANUFACTURER.

7. WATER REDUCING ADMIXTURE SHALL BE ADDED TO ALL HAND-PLACED AND FINISHED CONCRETE.

8. ALL CONCRETE SHALL BE FINISHED WITH A WET BURLAP OR CANVAS DRAG.

9. CONTRACTOR TO PLACE 12" EXPANSION MATERIAL WHERE CONCRETE ABUTS BUILDING.

10. TIE BARS SHALL BE UTILIZED AT ALL LOCATIONS WHERE PROPOSED CONCRETE IS TYING INTO EXISTING
CONCRETE. TIE BARS SHALL BE #5 AT 18"  IN LENGTH AND PLACED AT 48" O.C AT MID DEPTH OF THE SLAB.

11.  ALL REBAR SHALL BE  EPOXY COATED.

12. 1" EXPANSION JOINT SHALL BE INSTALLED WHERE DRIVEWAYS AND/OR SIDEWALKS ABUT, AND SEALED WITH
HOT POUR SEALANT.

SIDEWALK NOTES:
1. SIDEWALK SUBGRADE TO A DEPTH OF 8 INCHES AND TO A WIDTH OF 6 INCHES OUTSIDE OF THE SIDEWALK

EDGES SHALL BE COMPACTED AS SPECIFIED IN THE COMPACTION REQUIREMENTS TABLE OR THE
GEOTECHNICAL REPORT.

2. ALL SIDEWALKS SHALL BE CONSTRUCTED WITH 1.5% MAX CROSS SLOPE AND 4.5%  MAX RUNNING SLOPE,
UNLESS PARALLELING AND MATCHING EXISTING STREET GRADE.

3. SIDEWALK JOINT SHALL BE SQUARE.

4. CONCRETE PAVEMENT SHALL BE CURED USING A LIQUID MEMBRANE FORMING COMPOUND AT THE
CONCENTRATIONS AND APPLICATION RATES RECOMMENDED BY THE MANUFACTURER.

5. WATER REDUCING ADMIXTURE SHALL BE ADDED TO ALL HAND PLACED AND FINISHED CONCRETE.

6. WHERE SHOWN ON PLANS CURB RAMPS SHALL INCLUDE CAST IRON REPLACEABLE DETECTABLE WARNING
PANELS (TRUNCATED DOMES) WHICH COMPLY WITH THE AMERICANS WITH DISABILITIES ACT. APPROVED
TYPES ARE:

IRON DOME BY ADA SOLUTIONS INC.
DETECTABLE WARNING PLATE 4984 BY DEETER FOUNDRY, INC.
DURALAST DETECTABLE WARNING PLATE BY EAST JORDAN IRON WORKS
TUFTILE CAST IRON TILES BY TUFTILE, INC.
ADVANTAGE TACTILE CAST IRON DETECTABLE WARNINGS

7. DETECTABLE WARNING PANELS SHALL BE "BRICK" COLOR, OR APPROVED EQUAL.

PAVEMENT MARKING NOTES:
1. PAVEMENT MARKINGS SHALL BE 4" WHITE PERMANENT PAVEMENT MARKING PAINT. APPLY PER

MANUFACTURERS RECOMMENDATIONS.

2. PERMANENT PAVEMENT MARKING PAINT SHALL BE AS PER NDOT APPROVED PRODUCTS LIST AND NDOT
SECTION 423.02 OR APPROVED EQUIVALENT.

3. HANDICAP MARKINGS SHALL BE PER MUTCD STANDARDS.

SITE NOTES:
HANDICAP SYMBOL, SEE C601

HANDICAP SIGN, SEE C601

STRUCTURAL STOOP (5 EA)

ARCHITECTURAL WALL

TRASH, SEE ARCH

JOINTING NOTES:
1. A DIAMOND EDGE SAW BLADE SHALL BE USED FOR ALL REQUIRED CONTRACTION AND LONGITUDINAL

PAVEMENT JOINTS.  ALL SAW CUTS REQUIRED SHALL BE SUBSIDIARY TO ITEMS FOR WHICH DIRECT PAYMENT
IS MADE.

2. CONTRACTION JOINTS SHALL BE CUT TO A MINIMUM OF 14 OF THE SLAB THICKNESS (15 OF THE THICKNESS FOR
EARLY ENTRY SAW METHOD).

3. CONCRETE PAVEMENT JOINTS SHALL NOT EXCEED 12'-0" SPACING.  ALL PANELS SHOULD BE SQUARE OR
NEARLY SO.  THE LENGTH OF THE PANEL SHALL NOT EXCEED 1.5 TIMES THE WIDTH.

4. WHERE APPLICABLE, JOINTS SHALL MATCH EXISTING JOINT PATTERN.

5. JOINTS SHALL BE CUT AS SOON AS PRACTICAL AFTER THE CONCRETE HAS SET SUFFICIENTLY TO SUPPORT
FOOT TRAFFIC, AND MUST BE CUT BEFORE ANY SHRINKAGE CRACKS FORM.

6. JOINTS SHALL BE LAID OUT TO MEET INLETS, DRAINAGE STRUCTURES, REENTRANT CORNERS, AND RADII.
JOINTS SHALL BE PERPENDICULAR TO EDGES AND RADII AND SHOULD NOT FORM ANGLES LESS THAN 45° OR
OVER 225°.  ISOLATION JOINTS SHOULD BE PROVIDED AROUND ANY STRUCTURES.

7. CONTRACTOR SHALL PROVIDE THE JOINTING PATTERN AND SUBMIT AS A SHOP DRAWING FOR APPROVAL
PRIOR TO PAVING ACTIVITIES.

8. CONTRACTOR SHALL SEAL ALL CONSTRUCTION JOINTS.  SEALANT SHALL CONFORM TO ASTM D6690,
STANDARD SPECIFICATION FOR JOINT AND CRACK SEALANT, HOT APPLIED.  GUNNED POLYURETHANE
SEALANTS MAY BE USED FOR SIDEWALKS ONLY.
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Department: Development Services 
Staff Contact: Ember Batelaan 
Planning Commission Meeting Date: 9/16/2025 
File No: 2025-400 
Prepared By: Ember Batelaan, City Planner 
  

AGENDA ITEM SUMMARY SHEET 
  
Description of Item: 
Public hearing to consider the request from Timmy's RVs, LLC for a conditional use permit for 
recreational vehicle sales, storage, and repair for property commonly addressed as 910 W L Street. 
  
Names of People/Business affected by this action: 
The applicant, the people of Hastings, and the City. 
  
Why Planning Commission action is required: 
Sec. 34-401 states that Conditional uses may be approved by the Hastings City Council following a 
public hearing and receipt of a recommendation from the Planning Commission in accordance with 
the required finding set forth in this Chapter and the additional standards set forth in this article.  In 
considering an application for a conditional use, the Commission and the Council shall require the 
applicant to produce satisfactory evidence of compliance with both the general and applicable 
specific standards set forth in this Article.  The Commission may recommend and the Council may 
impose any conditions they deem reasonable and necessary to further the purposes and intent of 
this Article, to protect the public health, safety and welfare, and to meet the planning goals set forth 
in the City’s Comprehensive Plan. 
  
Type of action requested: 
Motion 
  
Suggested motion:  
  
Deadlines associated with action: 
The case is scheduled to be heard at the City Council Regular meeting on October 13, 2025. 
  
Department head comments: 
Development Services staff has reviewed the application for the Conditional Use Permit for 
recreational vehicle sales, storage, and repair on the property.  The complete details of the staff 
review and recommendation are in the attached staff report. 
  
Recommendation: 
Staff recommends the Planning Commission recommend approval of the Conditional Use Permit 
for property commonly addressed as 910 W L Street. 
 



   

 

   

 

 

 

STAFF REPORT 

Request for Conditional 
Use Permit: 

Conditional Use Permit for the sale, storage, and repair of 
recreational vehicles 

File No. 2025-400 

Applicant Timmy’s RVs, LLC 

Property Location: 910 W. L Street 

Lot Size: 2.07 acres 

Date of Public Hearing: September 16, 2025 

Zoning I-2, Heavy Industrial District 

Adjacent Zoning: North: R-1, Single-Family Residential District and C-3, 
Commercial Business District 

 East: I-2, Heavy Industrial District 

 South: I-2, Heavy Industrial District 

 West: I-2, Heavy Industrial District 

 

 

City of Hastings Planning Commission 
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SECTION AND REQUIREMENT OF HASTINGS CODE OF ORDINANCE ALLOWING FOR 
CONDITIONAL USE: 

• Sec. 34-103. General Definitions 
Recreational Vehicle Park – A lot or parcel of land designated for legal use as a 
campground and/or recreation vehicle park on which two or more recreational 
vehicles are parked, or any lot or parcel of land on which unoccupied recreational 
vehicles, camping trailers, recreational vehicle park trailers or campers, whether new 
or used, are parked for purposes of inspection, sale, storage, or repair. 

 
• Sec. 34-200. Uses and District Table: Civic Uses – Recreational Vehicle Park 

DESCRIPTON OF CONDITIONAL USE REQUESTED: 

The applicant, Timmy's RVs, LLC is requesting a conditional use permit for the selling and service 

of new and used fifth wheel campers, travel trailers, used vehicles, and trailers.  These uses will 

occupy the existing structures and surrounding outdoor spaces. 

Property description: 

The property currently contains two metal structures and three canopies.  The entire property is 

covered in gravel with access off of W K Street and W L Street.  One metal structure has a driveway 

off of S Burlington Ave and the other metal structure has a paved slab of concrete in the back. 

STANDARDS FOR CONDITONAL USE PERMITS: 

The provisions of Article IV are appliable to all uses that are designated as “conditional” as set out 

in Sec. 34-200. The designation of a conditional use means that it is only allowed in a proposed 

location if all of the conditions applicable to the use, as set out in Sec. 34-404, as may be 

amended, and if all of the other applicable requirements of this Chapter or conditions of the 

Hastings City Council and Planning Commission are met. 

Pursuant to Sec. 34-402 of the City Code of Ordinance, the City Council, by recommendation 

from the City Planning Commission, will base its decision on the following: 

(a) Pedestrian and vehicular traffic circulation and safety.  

The existing structures and site layout of the property will not change and will not 

influence traffic circulation and safety.  The proposed RV sales and service will cause a 

minimal increase in vehicular traffic, however this would not negatively impact the area.   

The site currently does not have sidewalks, and this is consistent with the other 

developments in the area. Requiring a new sidewalk on the site would provide minimal 

improvement.  A larger community effort is needed to address the deficiencies in 

pedestrian safety in the area. 

  

https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-402GESTALCOUS
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIIDIRE_S34-200USDITA
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-404SPSTCOUS
https://library.municode.com/ne/hastings/codes/code_of_ordinances?nodeId=CH34ZOOR_ARTIVSTCOUS_S34-402GESTALCOUS
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(b) Reasonable and economic extension of public utilities and facilities.  

This standard does not apply to the proposed Conditional Use Permit.  Extension of public 

utilities and facilities has already been completed to serve the site.  No new services are 

being requested for the proposed use. 

(c) Noise, fumes, dust or other environmental pollution. 

This standard has minimal impact on the Area.  The surrounding area can be classified as 

commercial or industrial businesses.  These businesses have similar impacts to the area 

and are the predominant characteristic of the area. 

The new RV sales, storage, and repair use should not create any added noise, fumes, or 

dust. 

(d) The maintenance of logical and efficient development patterns and land use 

mixtures. 

As previously stated, the surrounding areas have been developed with commercial or 

industrial businesses.  The development of a RV sales, storage, and repair use would fit 

into this development pattern. 

(e) The maintenance of property values in accordance with established and permitted 

land use. 

The presence of a RV sales, storage, and repair business had previously been located on 

the property to the north and has not had a negative impact on property values in the 

area.  This new RV sales, storage, and repair business will likely also not have a negative 

impact on property values. 

STAFF COMMENTS: Staff recommends the Planning Commission recommend APPROVAL of the 

CONDITIONAL USE PERMIT APPLICATION to City Council for the sale, storage, and repair of 

recreational vehicles at 910 W. L Street, in the I-2, Heavy Industrial District, with the following 

conditions; 

1. The business has begun operating within 180 days upon issuance of the Conditional Use 

Permit. 

 

PREPARED BY: Ember Batelaan, City Planner 

DATE: 08-29-2025 

ATTACHMENTS: 

1. Application Materials 



To the City of Hastings, Nebraska. My name is Chad Timm with Timmy’s RVs.  We are taking over 

for Dykemans campers/Hastings motor sales. Our main building is located at 910 West L St in 

Hastings, Nebraska.  We are planning on following their model of selling and service on new and 

used fifth wheel campers, travel trailers, used vehicles and trailers. Please consider this 

conditional use permit so we can obtain our dealers license in the State of Nebraska.  

 

Thank you,  

Chad Timm Owner of Timmy’s RVs 





Department: Development Services 
Staff Contact: Kevin Kubo 
Planning Commission Meeting Date: 9/16/2025 
File No: 2025-405 
Prepared By: Ember Batelaan, City Planner 
  

AGENDA ITEM SUMMARY SHEET 
  
Description of Item: 
The Hastings Community Redevelopment Authority, on behalf of Mother Lake, LLC, have applied 
for Plan Modification 2025-3 in Redevelopment Area #7 for the Ponderosa Park 2.0 redevelopment 
project.  The Redevelopment Plan Modification is to create a three-lot subdivision to construct 
medical clinic offices generally located southeast of the intersection of W22nd Street and N Kansas 
Avenue.  The developer has requested the use of tax increment financing (TIF) to pay for eligible 
expenses for the development, which can include site acquisition, site preparation, building 
enhancements, architectural, engineering, and planning costs, capitalized interest, legal fees, public 
parking, and other eligible public improvements. 
  
Names of People/Business affected by this action: 
The applicant, the people of Hastings, the Community Redevelopment Authority, and the City 
  
Why Planning Commission action is required: 
Neb. Rev. Stat. 18-2112 states that Prior to recommending a redevelopment plan to the governing 
body for approval, an authority shall submit such plan to the planning commission or board of the 
city in which the redevelopment project area is located for review and recommendations as to its 
conformity with the general plan for the development of the city as a whole.  The planning 
commission or board shall submit its written recommendations with respect to the proposed 
redevelopment plan to the authority within thirty days after receipt of the plan for review.  Upon 
receipt of the recommendations of the planning commission or board or, if no recommendations 
are received within such thirty days, then without such recommendations, an authority may 
recommend the redevelopment plan to the governing body of the city for approval. 
  
Type of action requested: 
Motion 
  
Suggested motion:  
  
Deadlines associated with action: 
The case is scheduled to be heard at the City Council Regular meeting on October 13, 2025. 
  
Department head comments: 



Development Services staff has reviewed the application for the Plan Modification 2025-3 in 
Redevelopment Area #7 for the Ponderosa Park 2.0 redevelopment project.  The complete details 
of the staff review and recommendation are in the attached staff report. 
  
Recommendation: 
Staff recommends the Planning Commission recommend approval of the to the City Council for 
the request for a Plan Modification for the Ponderosa Park 2.0 Redevelopment Project, generally 
located southeast of the intersection of N Kansas Avenue and W 22nd Street, based on the findings 
in the staff report and the Redevelopment Plan Modification materials. 
 



   

 

   

 

 

 

STAFF REPORT 

Request to Modify 
Redevelopment Plan: 

Ponderosa Park 2.0 Redevelopment Plan  
(Plan Modification No. 2025-3) 

Case No. 2025-405 

Applicant Hastings Community Redevelopment Authority, on behalf of 
Mother Lake, LLC 

Property Location: Southeast of the intersection of West 22nd Street and North 
Kansas Avenue, on the east side of North Kansas Avenue. 

Lot Size: 1.55 acres 

Date of Public Hearing: September 16, 2025 

Current Zoning I-1, Light Industrial District 

Adjacent Zoning: North: C-3 District 

 East: C-3 District 

 South: I-1 District 

 West: I-1 District 

 

 

 

  

City of Hastings Planning Commission 
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DESCRIPTION OF PROPOSED REDEVELOPMENT PLAN MODIFICATION REQUESTS: 

The Hastings Community Redevelopment Authority (CRA) has made an application for the 

Redevelopment Plan Modification of Area #7 for the demolition of the structure and replat of the 

property into three lots for medical clinic buildings.  Mother Lake, LLC has requested the use of 

tax increment financing (TIF) to pay for eligible expenses for the development, which can include 

site acquisition, site preparation, building enhancements, architectural, engineering, and 

planning costs, capitalized interest, legal fees, public parking, and any other eligible public 

improvements. 

The property is within Redevelopment Area #7. The Blight and Substandard Determination and 

General Redevelopment Plan was approved in October 1994 (see attached). The redevelopment 

plan, which begins on page 50 of the attached document, proposes the following planning and 

redevelopment actions: 

• An official reclassification of both land use and zoning districts to produce an appropriate, 

acceptable land use pattern, whereby each land use composition is complementary and 

is not detrimental to the next; 

• Systematic removal of substandard and dilapidated structures within the area; 

• Rehabilitation of both owner and renter occupied single-family structures in areas 

experiencing stable, low density residential conditions; 

• Consideration for planned open space, in the form of small-scale neighborhood parks; 

• Improved, planned off-street parking; 

• Scattered street development and improvements within the area, accompanied with 

storm sewer, curbing, street lighting and sidewalk improvements; 

• Public assemblage of land to allow for both planned multi-family residential and 

commercial development; 

• Increased density development for residential areas; 

• Consideration for screening and/or buffering of commercial areas from residential uses; 

• Improve planned streetscapes within the areas;  

• Code enforcement program for the clean up of areas in violation and detrimental to the 

health, safety, and general welfare of the community; and 

• Public assemblage of the Union Pacific Rail Line proposed for abandonment for the 

development of passive recreation area. 

The proposed redevelopment, named Ponderosa Park 2.0 Redevelopment Project, would 

demolish the existing building and develop new medical clinic buildings.  Completion of the 

project is anticipated between October 2025 and December 2026. 
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Property Description: 

The property was vacated over 25 years ago and has been underutilized for storage.  This 

redevelopment would demolish the existing building and develop new medical clinic uses. 

STANDARDS TO PROPOSED REDEVELOPMENT PLAN MODIFICATION: 

The provisions of N.R.S 18-2116 regulate the process of modifying a redevelopment plan within 

the City and its extraterritorial jurisdiction for a proposed development. 

The City Council, by recommendation from the City Planning Commission, will base its decision 

on the following: 

a) Is the proposed redevelopment plan modification feasible and in conformity with 
the Comprehensive Plan (general plan) for the development of the City of Hastings, 
as a whole, and is it in conformity with the legislation declarations and 
determinations? 

Based on the application materials provided by the Hastings CRA, the proposed 
redevelopment project appears to be feasible.  
 

The proforma documented in the application appears to be reasonable, using 
appropriate expenses and revenue for the development. 
 

The City of Hastings, Nebraska Comprehensive Plan 2025, adopted in March 2025, 
shows the site as the Highway Commercial land use category. The policy statement 
for this use designation is: 

The Highway Commercial land use district provides for a variety of commercial 
uses serving the motoring public, typically located along arterials. 

 

The existing zoning of the property is I-1, Light Industrial District, which permits 
medical clinic uses with a conditional use permit.  The Conditional Use Permit 
application is running concurrently with this plan modification application. 
 

Based on the City staff’s review, the proposed redevelopment plan modification is 
feasible and conforms with the City’s Comprehensive Plan. 
 

b) If the proposed redevelopment plan is to use tax increment financing (TIF): 
i. Would the redevelopment project in the plan be economically feasible without 

the use of tax-increment financing? 
 

Based on the information in the Ponderosa Park 2.0 Redevelopment Plan 
Modification application materials, the proposed development would not be 
economically feasible without the use of tax-increment financing.  
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The developer’s project financial plan shows the total expenses to be $4,922,000. 
The sources of funds used to pay for the project include bank financing 
($3,692,000), and owner equity ($371,000). The total of these funds is 
$4,063,000.  
 

The developer is seeking $859,000 in TIF funding, which will be in the form of a 
loan amortized over 15 years. These funds will cover the gap in financing and 
other funding sources for the development. 
 

As stated on page 7 of the plan modification documents, the rate of return 
without TIF funding is an unacceptable return on investment in today’s market. 
Without TIF financing, the proforma shows a –12.28% to –8.71% Cash on Cash 
Return. With TIF financing, the return is 1.51% to 6.25%. 
 

ii. Would the redevelopment project not occur in the community redevelopment 
area without the use of tax-increment financing? 

 

The former bowling alley was vacated over 25 years ago and has been 
underutilized for storage.   
 

As previously stated, the proposed development, which will provide medical clinic 
uses, needs the financial support from TIF to make the development feasible.  
 

Based on the amount of time that the property has remained vacant and the 
financial plans, it appears that without the tax-increment financing, the proposed 
development project would not occur. 
 

iii. Are the costs and benefits of the redevelopment project, including costs and 
benefits to other affected political subdivisions, the economy of the community, 
and the demand for public and private services in the long-term best interest of 
the community impacted by the redevelopment project? 
 
Based on the information in the redevelopment plan modification 
documentation, the proposed development will be in the long-term best interest 
of the community. 
 

The proposed redevelopment creates new valuation from the replacement of a 
vacant structure with new medical clinic offices, which will support taxing entities 
after the project is paid off.  Additionally, no public service needs have been 
identified.  The property is served by existing water and wastewater facilities.  The 
project will not have a negative impact on employers and employees of firms 
locating within the boundaries of the redevelopment area but will provide new 
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opportunities to lease new medical clinic space.  The development will not have 
an impact on the school system due to no increase in attendance. 
 

c) Is the proposed redevelopment plan within a designated enhanced employment 
area? If so, will the new investments proposed with the redevelopment plan 
modification increase employment by five new employees in the area and a new 
investment of $250,000? This standard does not apply, as the area is not in a designated 
enhanced employment area. 

 

STAFF COMMENTS: Staff recommends the Planning Commission recommend APPROVAL to the 

City Council for the request for a REDEVELOPMENT PLAN MODIFICATION for the Ponderosa Park 

2.0 Redevelopment Project, generally located southeast of the intersection of West 22nd Street 

and North Kansas Avenue, on the east side of North Kansas Avenue, based on the findings in the 

staff report and the Redevelopment Plan Modification materials. 

PREPARED BY: Kevin Kubo, Director of Development Services 

DATE: August 28, 2025 

ATTACHMENTS: 

1. Application Materials 

2. Redevelopment Plan Modification materials 

3. 1994 Redevelopment Area Number 7 Blight and Substandard Determination Study and 

Redevelopment Plan 
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REDEVELOPMENT AREA #7 

PLAN MODIFICATION NO. 2025-3 
(Mother Lake, LLC – Ponderosa Park 2.0 

Redevelopment Project) 
 
The Community Redevelopment Authority (CRA) of the City of Hastings intends to amend the 
Redevelopment Plan for Area No. 7 within the city, pursuant to the Nebraska Community 
Development Law (the "Act") and provide for the financing of a specific redevelopment related 
project in Area #7. 
 
Executive Summary: 

 
Project Description 
The project consists of the purchase of a 1.55-acre site located at 2120 N. Kansas Avenue in Hastings 
Nebraska and redevelopment of the property into a medical office development.  The redeveloper plans to 
demolish the existing structure and replat the property into three separate lots.  On Lot 1, a new 11,000 sq 
ft medical office building will be constructed. The parking lot will be reconstructed and landscaping 
added. The other two lots will be available for future medical office space development. 
 
The use of Tax Increment Financing will aid in TIF eligible expenses associated with redevelopment of 
property at 2120 N. Kansas Avenue into office and medical clinic space. The use of Tax Increment 
Financing is an integral part of the development plan and necessary to make this project feasible. The 
project will result in the removal of a building that has been vacant for over 25 years and the construction 
of a new 11,000 square foot building with a combination of office and medical clinic space. This project 
would not be possible without the use of TIF. 
 
Mother Lake, LLC has acquired the property and the building is currently vacant. The developer is in the 
process of finalizing development plans and will provide evidence that they have secured adequate debt 
financing and equity to cover the costs associated with the demolition and construction of a new medical 
office building prior to the execution of a Redevelopment Contract. The Hastings Community 
Redevelopment Authority (CRA) intends to pledge the ad valorem taxes generated over the 15-year 
period beginning January 1, 2027 towards the allowable costs and associated financing for 
redevelopment. 
 
TAX INCREMENT FINANCING TO PAY FOR ACQUISITION AND THE REDEVELOPMENT OF 
THE PROPERTY WILL COME FROM THE FOLLOWING REAL PROPERTY: 
 
Property Description (the "Redevelopment Project Area")  
 
LEGAL DESCRIPTION OF PROPOSED LOT 1, PONDEROSA PARK SUBDIVISION 
 
COMMENCING 33.00 FEET NORTH OF THE NORTHWEST CORNER OF BLOCK ONE (1) 
OF TAGGART ADDITION TO THE CITY OF HASTINGS, ADAMS COUNTY, NEBRASKA ; 

THENCE N00°41’03”E (ASSUMED BEARING) ON THE EAST LINE OF KANSAS AVENUE, A 
DISTANCE OF 283.00 FEET TO THE POINT OF BEGINNING;  THENCE CONTINUING 
N00°41’03”E ON SAID EAST LINE, A DISTANCE OF 286.36 FEET TO THE SOUTH LINE OF 
WEST 22ND STREET;  THENCE N87°48’55”E, ON SAID SOUTH LINE, A DISTANCE OF 
361.48 FEET TO THE WEST LINE OF THE AMERICAN LEGION PARK;  THENCE 
S00°33’29”W, ON SAID WEST LINE, A DISTANCE OF 177.35 FEET; THENCE N89°18’57”W, 
PERPENDICULAR TO THE EAST LINE OF SAID KANSAS AVENUE, A DISTANCE OF 
155.18 FEET; THENCE S00°41’03”W, PARALLEL WITH THE EAST LINE OF SAID KANSAS 
AVENUE, A DISTANCE  32.79 FEET;  THENCE N89°18’57”W, PERPENDICULAR TO THE 
EAST LINE OF SAID KANSAS AVENUE, A DISTANCE OF 206.25 FEET TO THE POINT OF 
BEGINNING CONTAINING 1.55 ACRES, MORE OR LESS.  
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Mother Lake, LLC will utilize Tax Increment Financing to aid in site acquisition, site preparation, building 
enhancements, architectural, engineering and planning costs, capitalized interest, legal fees, public parking 
and any other eligible public improvements essential for public uses in accordance with the Redevelopment 
Plan. 
 

Map of Existing Land Use and Proposed Redevelopment Site 
 

 
 
The tax increment will be captured for the tax years 2027 through 2041 inclusive. 
 
The real property ad valorem taxes on the current valuation will continue to be paid to the normal 
taxing entities. The increase in value will come from the construction of office and medical clinic 
space as permitted by Conditional Use Permit in the I-1 Light Industrial Zoning District. The tax 
increment will be captured for the tax years 2027 through 2041. Provided, however, if there is no 
increase in valuation for the 2027 tax year, the increment will be captured beginning in the year 
when an increase in value is available for capture and ending fifteen years later.  
 
Project costs for the acquisition, site improvements, facade, and construction of the office/medical space 
are estimated to be $4,922,000. The anticipated project valuation when completed is $4,429,761 and the 
developer projects an incremental valuation increase of approximately $4,348,761. 
 

Statutory Pledge of Taxes. 

In accordance with Section 18-2147 of the Act and the terms of the Resolution providing for the 
issuance of the TIF Note, the Authority hereby provides that any ad valorem tax on the Redevelopment 
Project Area for the benefit of any public body be divided for a period of fifteen years after the effective 
date of this provision as set forth in the Redevelopment Contract, consistent with this Redevelopment 
Plan. Said taxes shall be divided as follows: 

a) That portion of the ad valorem tax which is produced by levy at the rate fixed each year by or for 
each public body upon the current redevelopment project area valuation shall be paid into the 
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funds, of each such public body in the same proportion as all other taxes collected by or for the 
bodies; and 

b) That portion of the ad valorem tax on real property in the redevelopment project in excess of such 
amount, if any, shall be allocated to and, when collected, paid into a special fund of the Authority 
to pay the principal of; the interest on, and any premiums due in connection with the bonds, loans, 
notes, or advances on money to, or indebtedness incurred by, whether funded, refunded, assumed, 
or otherwise, such Authority for financing or refinancing, in whole or in part, a redevelopment 
project. When such bonds, loans, notes, advances of money, or indebtedness including interest 
and premium due have been paid, the Authority shall so notify the County Assessor and County 
Treasurer and all ad valorem taxes upon real property in such redevelopment project shall be paid 
into the funds of the respective public bodies. 
 

Pursuant to Section 18-2150 of the Act, the ad valorem tax so divided is hereby pledged to the repayment 
of loans or advances of money, or the incurring of any indebtedness, whether funded, refunded, assumed, 
or otherwise, by the CRA to finance or refinance, in whole or in part, the redevelopment project, 
including the payment of the principal of, premium, if any, and interest on such bonds, loans, notes, 
advances, or indebtedness. 
 
Redevelopment Plan Amendment Complies with the Act: 
 
The Community Development Law requires that a Redevelopment Plan and Project consider and comply 
with a number of requirements. This Plan Amendment meets the statutory qualifications as set forth 
below. 
 
1. The Redevelopment Project Area was first declared blighted and substandard by action of the 

Hastings City Council on October 24, 1994.  Such declaration was made after a public hearing 
with full compliance with the public notice requirements of §18-2115 of the Act, 
  

2. Conformation to the General Plan for the Municipality as a whole. (§18-2103 /13) (a) and §18-
2110) 

 
Hastings adopted a Comprehensive Plan on March 24, 2025. This redevelopment plan amendment and 
project are consistent with the Comprehensive Development Plan, in that no changes in the 
Comprehensive Development Plan elements are intended.  This plan merely provides funding for the 
developer to redevelop the property for office and medical clinic uses as defined by the current and 
effective zoning regulations. The Hastings Planning Commission will hold a public hearing at their 
meeting on September 16, 2025 to approve Plan Modification No. 2025-3 to Redevelopment Plan #7 
confirming that this project is consistent with the Comprehensive Development Plan for the City of 
Hastings.  
 
3. The Redevelopment Plan must be sufficiently complete to address the following items: (§18-

2103/13) (b) 
a. Land Acquisition: 

 
The Redevelopment Plan for Area #7 provides for real property acquisition and this plan amendment does 
not prohibit such acquisition. Mother Lake, LLC is the current owner of the property at 2120 N. Kansas 
Avenue.  
 
 
 

b. Demolition and Removal of Structures: 
 
The project to be implemented with this plan provides for the demolition and removal of all structures on 
this property. 
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c. Future Land Use Plan 
 
See the attached map from the 2025 Hastings Comprehensive Development Plan. All of the area around 
the site in private ownership is planned for commercial or industrial development; this includes medical 
clinic uses with a Conditional Use Permit. [§18-2103(b) and §18-2111] The attached map also is an 
accurate site plan of the area after redevelopment. [§18-2111(5)] 
                      

 
 

                                                    
d. Changes to zoning, street layouts and grades or building codes or ordinances or other 

planning changes 
 
The area is zoned I-1 Light Industrial District and no zoning changes are anticipated with this project. 
Medical clinic uses are allowed by Conditional Use Permit. No changes are anticipated in street layouts or 
grades.  No changes are anticipated in building codes or ordinances nor are any other planning changes 
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contemplated. [§18-2103(b) and §18-2111] 
 

e. Site Coverage and intensity of Use 
 

The developer plans to demolish the existing building and construct a new medical office building which 
will meet the applicable regulations regarding site coverage and intensity of use. [§18-2103(b) and §18-
2111] 
 

f. Additional Public Facilities or Utilities 
 
Sewer, water, gas and electric are available to support this development. The developer may be required 
to extend a water line capable of providing sufficient water for a sprinkler system required to construct a 
new building for the proposed uses. 
 
4. The Act requires a Redevelopment Plan provide for relocation of individuals and families 

displaced as a result of plan implementation.  This property has previously been utilized for 
commercial related uses and no relocation is contemplated or necessary. [§18-2103.02] 
 

5. No member of the Authority, nor any employee thereof holds any interest in any property in 
this Redevelopment Project Area. [§18-2106]   

 
6. Section 18-2114 of the Act requires that the Authority consider: 

1. Method and cost of acquisition and preparation for redevelopment and estimated proceeds 
from disposal to redevelopers. 

 
The developer has purchased the property and acquisition is part of the request for tax increment 
financing.  The CRA has been asked to provide $859,000 in TIF funding to this project to offset the cost 
of TIF eligible expenditures. The CRA has identified the following TIF eligible expenses for the 
developers’ proposed improvements;  
 

a) site acquisition - $347,000 
b) site preparation - $77,000 
c) abatement and demolition - $64,000 
d) planning related & engineering services - $77,000 
e) infrastructure - $70,000 
f) public parking and sidewalks - $236,000 
g) enhancements to the structure exceeding minimum building standards - $64,000 
 

The total TIF eligible expenses for this project are $935,000. The property has been acquired by the 
developer and the developer will provide and secure all necessary financing. 
 

2. Statement of proposed method of financing the redevelopment project. 
 
The developer will provide all necessary financing for the project. The Authority will assist the project by 
granting the sum of $859,000 from the proceeds of the TIF. This indebtedness will be repaid from the Tax 
Increment Revenues generated from the project. TIF revenues shall be made available to repay the 
original debt and associated interest after January 1, 2027 through December 2041. 
      3.   Statement of feasible method of relocating displaced families. 
 
No families will be displaced as a result of this plan. 
 
7. Section 18-2113 of the Act requires: 
 
Prior to recommending a redevelopment plan to the governing body for approval, an authority shall 
consider whether the proposed land uses and building requirements in the redevelopment project area are 
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designed with the general purpose of accomplishing, in conformance with the general plan, a coordinated, 
adjusted, and harmonious development of the city and its environs which will, in accordance with present 
and future needs, promote health, safety, morals, order, convenience, prosperity, and the general welfare, 
as well as efficiency and economy in the process of development, including, among other things, adequate 
provision for traffic, vehicular parking, the promotion of safety from fire, panic, and other dangers, 
adequate provision for light and air, the promotion of the healthful and convenient distribution of 
population, the provision of adequate transportation, water, sewerage, and other public utilities, schools, 
parks, recreational and community facilities, and other public requirements, the promotion of sound 
design and arrangement, the wise and efficient expenditure of public funds, and the prevention of the 
recurrence of insanitary or unsafe structures or conditions of blight. 
 
The Authority has considered these elements in proposing this Plan Amendment. This amendment, in and 
of itself will promote consistency with the Hastings Comprehensive Development Plan. This will have the 
intended result of preventing recurring elements of unsafe buildings and blighting conditions. This will 
accomplish the goal the Hastings City Council and Community Redevelopment Authority of the 
prevention of the recurrence of insanitary or unsafe structures or conditions of blight. 
 
8. Time Frame for Development 
 
Development of this project is anticipated to be completed between 4th quarter of 2025 and fall of 2026. 
Excess valuation should be available for this project for 15 years beginning with the 2027 tax year. 
 
9. Justification of Project 
 
A building that has been vacant for 25+ years will be demolished with this project. The newly constructed 
building will provide for upgraded office/medical space. The demolition of this substandard building and 
the redevelopment of the site will help to prevent the reoccurrence of blight and substandard conditions in 
the area. 
 
10. Cost Benefit Analysis  

 
Section 18-2113 of the Act, further requires the Authority conduct a cost benefit analysis of the plan 
amendment in the event that Tax Increment Financing will be used. This analysis must address specific 
statutory issues. 
 
As authorized in the Nebraska Community Development Law, §18-2147, Neb. Rev. Stat. (2012), the City 
of Hastings has analyzed the costs and benefits of the proposed Redevelopment Project, including: 
 
Project Sources and Uses.  
 
Approximately $859,000 in public funds from tax increment financing provided by the Hastings 
Community Redevelopment Authority will be required to complete the project. This investment by the 
Authority and the City will leverage $4,063,000 in private sector financing; a private investment of $4.73 
for every public/TIF dollar of investment.  
 

USE OF FUNDS  SOURCE OF FUNDS  

Site Acquisition $347,000 Bank Financing $3,692,000 
Site preparation $77,000 Owner Equity $371,000 

Abatement and demolition $64,000 TIF Loan $859,000 

Planning, Engineering & architecture $77,000   

Infrastructure $70,000   

Public Parking & Sidewalks $236,000   

Enhancements exceeding minimum standards $64,000   
Other Construction & Development Costs $3,987,000   
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TOTALS $4,922,000  TOTALS $4,922,000 
 
Tax Revenue. The property to be redeveloped is anticipated to have a January 1, 2026, 

valuation of approximately $81,000. Based on the 2024 levy of .01996872 this would 

result in real property taxes of approximately $1,617.47 which will be paid out to all the 

existing taxing entities. It is anticipated that the assessed value will increase by 

$4,348,761 upon full completion, as a result of the building redevelopment. This 

development will result in an additional estimated tax increase of over $86,839.19 

annually. This tax increment gained from the Redevelopment Project Area would not 

be available for use as city general tax revenues, for a period of 15 years, or such shorter 

time as may be required to amortize the TIF bond, but would be used for eligible private 

redevelopment costs to enable this project to be realized. 

 

Estimated 2026 assessed value: $81,000  

Estimated value after completion                                                                $4,429,761 

Increment value $4,348,761 

Annual TIF generated (estimated) $86,839  

TIF bond issue $859,000  

  

Statement Identifying Financial Gap and Necessity for use of Tax Increment Financing for 
proposed Project:  
 
A large financial gap exists on this project after conventional financing is utilized. A combination of 
owner equity, TIF and other incentives are needed to make the project feasible. The developer is 
contributing owner equity and other financing of $4,063,000 and TIF funding is intended to fill the 
remaining gap, making this project feasible. The project is asking for $859,000 in a TIF loan amortized 
over 15 years. Without the availability of TIF funding for the project, it would not be feasible for the 
developer to proceed with this redevelopment. Please see the table below which shows rate of returns 
from -8.71% to -12.28% without TIF funding which is an unacceptable return on investment in today’s 
market. 

Proforma Operating Statement w/o TIF

Year 1 Year 2 Year 3

Rent Revenue 477,047$   488,433$   500,094$   

Expenses (141,164)$ (143,876)$ (146,644)$ 

NOI Without TIF 335,883$   344,557$   353,450$   

Debt Service (396,325)$ (396,325)$ (396,325)$ 

Cash Flow Without TIF (60,442)$    (51,768)$    (42,875)$    

Cash on Cash Return -12.28% -10.52% -8.71%

Owner Equity 492,200$   492,200$   492,200$    

Proforma Operating Statement with TIF

Year 1 Year 2 Year 3

Rent Revenue 477,047$   488,433$   500,094$     

Expenses (141,164)$  (143,876)$ (146,644)$   

NOI With TIF 335,883$   344,557$   353,450$     

Debt Service (330,271)$  (330,271)$ (330,271)$   

Cash Flow With TIF 5,612$        14,286$     23,179$       

Cash on Cash Return 1.51% 3.85% 6.25%

Owner Equity 371,000$   371,000$   371,000$      
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(a) Tax shifts resulting from the approval of the use of Tax Increment Financing; 

 
The redevelopment project area will have an estimated valuation of $81,000. The proposed 
redevelopment will create additional valuation of $4,348,761. No tax shifts are anticipated from the 
project. The project creates new valuation from the demolition a vacant building and redevelopment 
of the site with a new medical office clinic which will support taxing entities long after the project is 
paid off. 

 (b) Public infrastructure and community public service needs impacts and local tax 
impacts arising from the approval of the redevelopment project; 

No additional public service needs have been identified. Existing water and waste  water facilities 

will not be impacted by this development.  The electric utility has sufficient capacity to support the 

development. Fire and police protection are available and should not be negatively impacted by this 

development. The addition of life safety elements to the new building possibly including fire 

sprinklers, rated separations and proper exits actually reduce the chances of negative impacts to the 

fire department. 

 

(c.) Impacts on employers and employees of firms locating or expanding within the boundaries of the area of 
the redevelopment project; and 

 
This project will not have a negative impact on employers and employees of firms locating within 

the boundaries of the redevelopment area but will create new opportunities for these same firms to 

lease office/medical clinic space.  

 

(d.) Impacts on other employers and employees within the city or village and the immediate area that are 
located outside of the boundaries of the area of the redevelopment project; and 
 

This project will not have a negative impact on other employers in any manner different from any 
other expanding business within the Hastings area. 
 
(e) Impacts on student populations of school districts within the City or Village: 
 
This development will have no impact on the Hastings area school systems as it will not result in any 
increased attendance.  
 
(e) Any other impacts determined by the authority to be relevant to the consideration of costs and 
benefits arising from the redevelopment project. 
 
This project is consistent with the goals of the City Council, and the Community Redevelopment 
Authority to eliminate blight and substandard conditions with the demolition of this vacant building. 
The project may create additional jobs which will benefit local businesses. 
 
(f) Any other impacts determined by the authority to be relevant to the consideration of costs and 
benefits arising from the redevelopment project. 
 
This former bowling alley was vacated over 25 years ago and has been underutilized for storage. 
This project will cleanup a property long considered to be an eyesore and add new 11,000 square 
foot building for an expanding medical office clinic. 

 
Time Frame for Development 
 
Development of this project is anticipated to be completed between October 2025 and December 
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2026. The base tax year should be calculated on the value of the property as of January 2026.  
Excess valuation should be available for this project for 15 years beginning in 2027 with taxes due in 
2028. Excess valuation will be used to pay the TIF Indebtedness issued by the CRA per the contract 
between the CRA and the developer for a period not to exceed 15 years on an amount not to exceed 
$859,000 the projected amount of increment based upon the anticipated value of the project and 
current tax rate.  
 















































































































































Department: Development Services 
Staff Contact: Kevin Kubo 
Planning Commission Meeting Date: 9/16/2025 
File No: 2025-404 
Prepared By: Ember Batelaan, City Planner 
  

AGENDA ITEM SUMMARY SHEET 
  
Description of Item: 
The proposed Ponderosa Park Subdivision Preliminary Plat is to subdivide the tract of land into 
three lots for the proposed medical clinic uses. 
  
Names of People/Business affected by this action: 
The applicant, the City of Hastings, and Adams County 
  
Why Planning Commission action is required: 
Neb. Rev. Stat. 19-929 states that city council shall not take final action on subdivision 
development matters without the recommendation of the Planning Commission. 
  
Type of action requested: 
Motion 
  
Suggested motion:  
  
Deadlines associated with action: 
The Preliminary Plat is scheduled to be reviewed by the City Council on October 13, 2025. 
  
Department head comments: 
The Development Services Department and Plat Track review teams (to include County officials) 
have reviewed this subdivision plat and the applicant has incorporated all recommendations found 
to be relevant with subdivision design standards and regulations in City Code Section 46-203.  All 
related utility easement locations have been reviewed and approved by the Utilities Coordinator as 
part of this plat process. 
 
A complete review of the Preliminary Plat can be found in the attached Staff Report. 
  
Recommendation: 
City staff recommends approval of the Preliminary Plat. 
 



   

 

   

 

 

 

STAFF REPORT 

Preliminary Plat: Ponderosa Park Subdivision 

Case No. 2025-404 

Applicant Mother Lake, LLC. 

Property Location: Generally located southeast of the intersection of West 22nd 
Street and North Kansas Avenue. 

Lot Size: 2.44 Acres 

Date of Public Hearing: September 16, 2025 

Zoning I-1 Light Industrial 

Adjacent Zoning: North: C-3, Commercial Business District 

 East: C-3, Commercial Business District 

 South: I-1, Light Industrial District 

 West: I-1, Light Industrial District 

 

 

 

City of Hastings Planning Commission 

 



Planning Commission Staff Report – September 9, 2025 
CASE #2025-404 
Page 2 
 

   

 

SECTION AND REQUIREMENT OF HASTINGS CODE OF ORDINANCE CONSIDERATION OF A 
PRELIMINARY PLAT: 

• Sec. 46-201. – Approval of subdivision plats 

• Sec. 46-202. – Preliminary Plat: describes intent, submittal requirements and approval 

limitations. 

• Chapter 46, Article III. – Planning and Community Design Standards:  describes various 

plat, lot, and site design requirements. 

• Chapter 46, Article IV. – Engineering and Technical Standards: describes technical 

standards of public infrastructure and other improvements. 

DESCRIPTION OF PRELIMINARY PLAT REQUESTED: 

Mother Lake LLC, has requested to subdivide this parcel into three lots for future construction of 

Medical Clinic structures.  The preliminary Plat will run concurrently with the application for a 

Conditional Use Permit and a Plan Modification for the Redevelopment of Area #7. 

Property Description: 

This property is located at the intersection of West 22nd Street and North Kansas Avenue with 

existing access points off of Kansas Ave and West 22nd Street.  The site is generally flat and not 

located in a flood plain. 

CONSIDERATIONS OF THE PRELIMINARY PLAT: 

Subsection 46-201(a). – Approval of subdivision plats state, "No plat of or instruments effecting 

the subdivision of real property shall be recorded or have any force and effect unless the same 

be approved by the City Council. The City Council shall hold no public meeting, nor take any 

action upon any plat or instrument effecting a subdivision until it has received the 

recommendation of the Planning Commission.” 

City staff reviews the following topics to ensure that the proposed preliminary plat conforms to 

the minimum standards of Chapter 46, Article III. – Planning and Community Design Standards 

and Chapter 46, Article IV. – Engineering and Technical Standards and to provide a 

recommendation to the City of Hastings Planning Commission and Hastings City Council.  

Pursuant to Sec. 46-202 of the City Code of Ordinance, the City Council, by recommendation from 

the City Planning Commission, will base its decision on the following: 
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1. Conformance to the Comprehensive Plan 

 

The City of Hastings, Comprehensive Plan, shows the site in the Highway Commercial land 
use category. The policy statement for this use designation is: 
 
The Highway Commercial land use district provides for a variety of commercial uses 
serving the motoring public, typically located along arterials. 
 

2. Conformance with the Applicable Zoning Regulations 

The proposed Preliminary Plat provides lots throughout the subdivision that meet the 

minimum lot area requirements of the respective zoning districts and provide the required 

building setbacks. Site-specific requirements, such as building height, landscaping, 

screening, and parking requirements, will be confirmed at the time of building permits for 

each lot. 

 

3. Adequate and Appropriate Access 

The proposed site layout will include an access point off of North Kansas Avenue and two 

access points off of West 22nd Street.  The existing parking lot and landscaping will be 

redesigned upon redevelopment of the three lots. 

 

1. STAFF COMMENTS: Staff recommends that the Planning Commission recommend 

APPROVAL of the PRELIMINARY PLAT for the Ponderosa Park Subdivision to the City 

Council for the proposed Medical Clinic development generally located to the southeast 

of the intersection of West 22nd Street and North Kansas Avenue.  

 

PREPARED BY: Kevin Kubo, Director of Development Services 

DATE: September 9, 2025 

ATTACHMENTS: 

1. Preliminary Plat of Ponderosa Park Subdivision. 
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