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Agenda Item 6

PLANNING DIRECTOR RECOMMENDATION TO REGIONAL PLANNING COMMISSION:
July 22, 2016

SUBJECT:

Redevelopment plan amendment for property located in Blight and Substandard Area 17 for
a Site Specific Redevelopment Plan for property currently platted as Ewoldt Subdivision and
the adjoining street and highway right-of-way. This property is located between Rae Road
and Husker Highway west of U.S. Highway 281. (C-27-2016Gl)

PROPOSAL:

Prataria Ventures LLC., a wholly owned subsidiary of Chief Industries is proposing to develop
the property at the southwest corner of U.S Highway 281 and Husker Highway. The property is
zoned TA Transitional Agriculture but the developers have submitted a request to rezone the
property. The proposed uses on the site include a hospital; medical office building and hotel
with conference center to be developed in phase one. The remainder of the property is planned
for residential, office and commercial uses to be developed as the market demands.

OVERVIEW:

The purpose of the CRA and the designated blight and substandard areas is to provide
incentives for development in underdeveloped areas of the community. This proposed plan
encourages commercial uses in an area of the community planned for Highway Commercial
uses. This area has already been declared blighted and substandard by the CRA, the Hall
County Regional Planning Commission and the Grand Island City Council.

This project is consistent with the proposed zoning and the future land use plan for this
area within the City of Grand Island. The future land use plan would allow commercial
development on this property. The overall development with a combination of commercial
frontage along the 281 corridor and office to multifamily residential along the westerly
portion of the property will provide an appropriate transition to the lake front development
likely to occur immediately west of this property.

The Regional Planning Commission recommendation is limited to the appropriateness of the
proposed use at this location. The Grand Island Comprehensive Plan calls this area to be
used for highway commercial uses.

The Planning Commission is required to comment on these applications to confirm that
expenditure of public funds through TIF is not supporting uses that would be inconsistent
with the Comprehensive Plan. The proposed use for apartments this location appears to be
supported by the plan.

Grand Island Regular Meeting - 8/10/2016 Page 2 /24



RECOMMENDATION:

That the Regional Planning Commission recommends that City Council approve of the
redevelopment plan amendment as submitted. A resolution is attached for your

consideration.

Chad Nabity AICP, Planning Director

.
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July 21, 2016

Dear Members of the Board:

Re: Rezone — Concerning a change of zoning for land proposed for platting as Lots
1, 2 and 3 and Outlots 1 and 2 and half of the adjacent right-of ways of Prairie
Commons Subdivision from TA Transitional Agricultural to CD Commercial
Development. This land is located in the NE V4 (quarter) Section 36, Township 11,
Range 10, South of Husker Highway and West of U.S. Highway 281.

For reasons of Section 19-923 Revised Statues of Nebraska, as amended, there is
herewith submitted a rezone request to the Grand Island Zoning Map from TA
Transitional Agricultural to CD Commercial Development Zone. As shown on the
enclosed map.

You are hereby notified that the Regional Planning Commission will consider this
zoning change at the next meeting that will be held at 6:00 p.m. on August 10, 2016
in the Council Chambers located in Grand Island's City Hall.

Sincerely,

Chad Nabity, AICP
Planning Director

cc: City Clerk
City Attorney
City Public Works
City Building Department
City Utilities

This letter was sent to the following School Districts 1R, 2, 3, 19, 82, 83, 100, 126.
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July 21, 2016

Dear Members of the Board:

Re: Rezone — Concerning a change of zoning for land proposed for platting as Lots
4 and 5 and half of the adjacent right-of-ways of Prairie Commons Subdivision from
TA Transitional Agricultural to RO Residential Office Zone and Lots 6 and 7 and
Outlot 4 and the adjacent right-of-ways to B2 General Business Zone. This land is
located in the NE 4 (quarter) Section 36, Township 11, Range 10, South of Husker
Highway and West of U.S. Highway 281.

For reasons of Section 19-923 Revised Statues of Nebraska, as amended, there is
herewith submitted a rezone request to the Grand Island Zoning Map from TA
Transitional Agricultural to RO Residential Office Zone and B2 General Business
Zone. As shown on the enclosed map.

You are hereby notified that the Regional Planning Commission will consider this
zoning change at the next meeting that will be held at 6:00 p.m. on August 10, 2016
in the Council Chambers located in Grand Island's City Hall.

Sincerely,

Chad Nabity, AICP
Planning Director

cc: City Clerk
City Attorney
City Public Works
City Building Department
City Utilities

This letter was sent to the following School Districts 1R, 2, 3, 19, 82, 83, 100, 126.
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Redevelopment Plan Amendment
Grand Island CRA Area 17
June 2016

The Community Redevelopment Authority (CRA) of the City of Grand Island
intends to amend the Redevelopment Plan for Area 17 within the city, pursuant to
the Nebraska Community Development Law (the “Act”) and provide for the
financing of a specific project in Area 17.

Executive Summary:

Project Description

THE REDEVELOPMENT OF PROPERTY LOCATED SOUTH OF HUSKER
HIGHWAY AND WEST OF U.S. HIGHWAY 281 (THE PROJECT SITE IS
CURRENTLY PLATTED AS EWOLDT SUBDIVISION WHICH PLAT WILL BE
VACATED AND A NEW PLAT RECORDED). THE PROJECT WILL CONSIST OF
DEMOLITION OF EXISTING FARMS STRUCTURES, ALL SITE WORK AND
GRADING TO PROMOTE AND ENHANCE DRAINAGE ACROSS THE SITE,
INTALLATION OF ROADS, SEWER, WATER AND OTHER UTILITY
INFRASTRUCTURE TO SUPPORT DEVELOPMENT OF THE SITE. THE PROJECT
SHALL ALSO INCLUDE INFRASTRUCTURE IMPROVEMENTS AND
MODIFICATIONS WITHIN THE PUBLIC RIGHT-OF-WAY OF HUSKER
HIGHWAY (U.S. HIGHWAY 34) AND U.S. HIGHWAY 281 TO FACILITATE THE
TRAFFIC THE PROJECT WILL GENERATE. THE INTIAL PHASE OF THIS
DEVELOPMENT WILL CONSIST OF THE CONSTRUCTION OF A 4 STORY 64
BED HOSPITAL, A 66,000 SQUARE FOOT MEDICAL OFFICE BUILDING AND A
103 BED HOTEL WITH 7000 SQUARE FEET OF CONFERENCE/MEETING SPACE.

The use of Tax Increment Financing to aid in demolition, site clearance, and necessary
infrastructure and grading improvements to redevelop the southwest corner of Husker
Highway and U.S. Highway 281 currently platted as Ewoldt Sub in the City of Grand
Island. The use of Tax Increment Financing is an integral part of the development plan
and necessary to make this project economically feasible. The project will result in the
development of lots along this section of U.S. 281 toward U.S. Interstate 80. The
proposed anchors for the first phase of this development location include a private
hospital, medical office building and hotel with conference space. Subsequent phases of
the remainder of the site include housing, office space and retail development. The
developer has indicated that this development would not be considered nor financially
feasible for at this location without the use of TIF.

Prataria Ventures L.L.C., a wholly owned subsidiary of Chief Industries, Inc., owns the
subject property. Chief Industries was founded in 1954 and is headquartered in Grand
Island. The developer is responsible for and has provided evidence that they can secure
adequate debt financing to cover the costs associated with the site work and remodeling.
The Grand Island Community Redevelopment Authority (CRA) intends to pledge the ad
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valorem taxes generated over the 15 year period beginning January 1, 2018 towards the
allowable costs.

TAX INCREMENT FINANCING TO PAY FOR THE REHABILITATION OF THE
PROPERTY WILL COME FROM THE FOLLOWING REAL PROPERTY:
Property Description (the “Redevelopment Project Area”)

Legal Descriptions: All of Ewoldt Subdivision in Grand Island, Hall County, Nebraska
and the adjacent rights-of-way for Husker Highway/U.S. Highway 34, U.S. Highway 281
and Rae Road.
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This plan amendment provides for the issuance TIF Notes, the proceeds of which
will be granted to the Redeveloper. The tax increment will be captured for up to 15
tax years the payments for which become delinquent in years 2018 through 2032
inclusive or as otherwise dictated by the contract.

The real property ad valorem taxes on the current valuation will continue to be paid
to the normal taxing entities. The incremental value for the first phase will be
created by the construction of a 64 bed private hospital, medical office building and
hotel/conference center. This area is planned for commercial development with the
Grand Island Comprehensive Plan and will need to be rezoned to either a B2
General Commercial or CD Commercial Development zone to accommodate the
planned development. In addition, the current subdivision will be vacated and a
new subdivision created to create the buildable lots of record for the first phase of
redevelopment.

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 redevelopment project valuation shall
be paid into the 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:

Grand Island
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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 has been declared blighted and substandard by
action of the Grand Island City Council on June 9, 2015.[818-2109] 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]

Grand Island adopted a Comprehensive Plan on July 13, 2004. This redevelopment plan
amendment and project are consistent with the Comprehensive Plan, in that no changes in
the Comprehensive Plan elements are intended. This plan merely provides funding for
the developer to rehabilitate the building for permitted uses on this property as defined by
the current and effective zoning regulations.

3. The Redevelopment Plan must be sufficiently complete to address the following
items: [§18-2103(13) (b)]

a. Land Acquisition:

This Redevelopment Plan for Area 17 does not anticipate real property acquisition by the
developer. There is no proposed acquisition by the authority.

b. Demolition and Removal of Structures:

The project to be implemented with this plan provides for the demolition and removal of
the existing abandoned farm buildings on the property.

c. Future Land Use Plan
See the attached map from the 2004 Grand Island Comprehensive Plan. This property is

in private ownership and is planned for commercial uses [§18-2103(b) and §18-2111]. A
site plan of the area after the proposed redevelopment is also attached. [§18-2111(5)]
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Exhibit A

Proposed Site Plan as developed.
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d. Changes to zoning, street layouts and grades or building codes or ordinances or
other Planning changes.

The property is currently platted as Ewoldt Subdivision. The existing Ewoldt
Subdivision and all easements on the property will be vacated. The property will be
replatted with a new street and lot configuration. Necessary easements will be dedicated
with the new subdivision plat.

The area is zoned TA Transitional Agriculture. It is anticipated that the area for the first
phase of redevelopment will be rezoned to accommodate the development to a B2
General Commercial or CD Commercial Development Zone. These zoning districts at
this location are consistent with the Grand Island Comprehensive Development Plan. The
westerly portions of the property may be rezoned to an RO Residential Office zone that
allows apartments and office buildings and which would provide a buffer between
anticipated lakefront residential development to the west. Internal streets will be platted
to connect James Road on the north with the intersection of James Road (Prairie View
Road) and Rae Road on the south. All properties will be graded to drain appropriately
and streets will be designed based on final lot elevations. Streets, utility infrastructure
and grading will be completed for the whole development during the first phase of this
project. No changes are anticipated in building codes or ordinances. However, the CRA
intends to require enhancements to building facades as part of a public space requirement
of the redevelopment project. No other planning changes contemplated. [§18-2103(b) and
§18-2111]

e. Site Coverage and Intensity of Use

The developer is proposing to build on the site within the constraints allowed by the
proposed zoning districts. The CD zoning district allows for up to 50% of the CD zone
to be covered with buildings. The B2 zone would allow coverage of up to 100% of the
lot less required landscaping and the RO zoning district would allow up to 75% coverage.
Final zoning on the project site will have to be approved by the Grand Island City
Council prior to construction. [§18-2103(b) and §18-2111]

[- Additional Public Facilities or Utilities

Sewer and water are available to support this development. Sufficient capacity exists
within these systems to support this development at completion. Sewer, water will be
extended throughout the site. The developer will be responsible for engineering and
installation of all required utilities. Said utilities are expected to become part of the city
infrastructure and will be accepted into the city systems after construction and inspection.
Electric infrastructure will be extended throughout the site according to typical
commercial installation requirements. Natural gas and communications infrastructure
will be installed according to the agreements formed with the private companies that
provide those services. The City of Grand Island will secure all necessary easements for
utility infrastructure with the platting and development processes. Public facade
easements will be acquired in all buildings constructed as part of the project. The

Grand Island
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Redeveloper will be required to enhance the building exteriors and facades as provided in
the redevelopment contract as a part of the public space development in the project over
and above Commercial Development Zone building requirements. The facade
improvements are required to ensure long-term durability of the buildings to prevent the
recurrence of blighted conditions, with such fagade improvements protected with a grant
of an easement to the City by the Redeveloper.

[§18-2103(b) and §18-2111]
4. The Act requires a Redevelopment Plan provide for relocation of individuals and

families displaced as a result of plan implementation. No individuals or businesses
will be relocated due to this development. [§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] No members of the
authority or staff of the CRA has any interest in this property.

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

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

The developer owns this property. The developer has identified the following expenses
shown as exhibit B as potentially eligible for TIF based on the costs for the first phase
development and site preparation/grading, streets and utility infrastructure for the full 96
acre site at $28,910,839. Additional TIF may be generated and used for complete
development of the remainder of the site for site acquisition, planning, architecture, legal
and other eligible activities.

Grand Island
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Project TIF Eligible Expenses

A. Project Site Preparation Expenses

1. Demolition:
2. Grading /Stormwater Detention:
Total:

B. Public Improvements

1. Public Streets: Public Utilities:
(Sanitary /Storm  sewer, water, traffic Iimprovements)
2. Facade Enhancements:
(Hospital, Hotel & Office Building)
2. Private Street; Parking Lots:
4. Offsite Street and Highway Improvements

Total:
C. Planning Activities

1. Design of Public Iinprovements:
(Engineering, Architecture, Planning)
2. Master Planning/Housing & Hotel Studies:

Total:
D. Conference Center

1.

Total:
E. TIF Eelated Expenses

1: Legal Fees
2 Cost Benefit Analysis
3 City and CRA Fees

Total:
Total Expenses:

$60,000

$795,000
$855,000

$12,820,000
$1,680,000

$4,038,000
$553,000

$19,091,000

$7,356,000

$59,000

$7.415,000

$1,225,000
$1,225,000

$100,000
$20,000

$2.000

$122.000
$28,708,000

No property will be transferred to redevelopers by the Authority. The developer will

provide and secure all necessary financing.

b. 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 $28,708,000 from the proceeds of the TIF
Indebtedness issued by the Authority. This indebtedness will be repaid from the Tax

Increment Revenues generated from the project. TIF revenues shall be made available to
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repay the original debt and associated interest after January 1, 2017 through December Comment [CN]: We do need to decide
2031. The developer will use the TIF Note to secure debt financing in an amount not to i which year the project begins 2017 or
il 2018? This will impact the amount of

exceed $28,708,000 to be paid to the note holder during the term of the financing.
increment based on what improvements
have been completed.

c. 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 designed with the general purpose of accomplishing, in ,i
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 i
transportation, water, sewerage, and other public utilities, schools, parks, recreational and f
community facilities, and other public requirements, the promotion of sound design and i
arrangement, the wise and efficient expenditure of public funds, and the prevention of the !
recurrence of insanitary or unsafe dwelling accommodations 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 Comprehensive Plan. This
will have the intended result of preventing recurring elements of blighted and substandard

conditions within the area.

8. Time Frame for Development

[Development of this project is anticipated to be completed between September of 2016
and December of 2018. Excess valuation should be available for this project for 15 years
beginning with the 2017 tax year. Additional projects may be brought forward for
separate consideration on parcels located outside of this initial phase.]

9. Justification of Project

Demolition, extension of utilities, substantial site grading and installation of streets are
necessary to facilitate redevelopment of this site. The redevelopment of this property by
Prataria Ventures, LLC, will result in increased employment opportunities in the medical
sector within Grand Island as well as expanded medical choices. This is a first step in
extending development south along U.S. Highway 281 toward U.S. Interstate 80. The
Grand Island City Council has made it clear with previous decisions that they support

development toward the 1-80/281 interchange.

.
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1 Comment [CN]: Again we need to
/( confirm the start date for the contract.

The CRA will engage consultants to prepare a cost benefit

10. Cost Benefit Analysis
analysis. The results of the analysis will be included as an appendix to this plan

amendment.

Time Frame for Development
ﬂ)evelopment of this project is anticipated to be completed between September of 2016

and December of 2018. The base tax year should be calculated on the value of the
property as of January 1, 2017. Excess valuation should be available for this project for
15 years beginning in 2017 with taxes due in 2018. 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 or an amount not to exceed $28,708,000 the
projected amount of increment based upon the anticipated value of the project and current
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Resolution Number 2016-07

HALL COUNTY REGIONAL PLANNING COMMISSION

A RESOLUTION RECOMMENDING APPROVAL OF A SITE SPECIFIC
REDEVELOPMENT PLAN OF THE CITY OF GRAND ISLAND, NEBRASKA;
AND APPROVAL OF RELATED ACTIONS

WHEREAS, the Chairman and Board of the Community Redevelopment Authority of the City of
Grand Island, Nebraska (the “Authority”), referred that certain Redevelopment Plan to the Hall County
Regional Planning Commission, (the “Commission”) a copy of which is attached hereto as Exhibit “A”
for review and recommendation as to its conformity with the general plan for the development of
the City of Grand Island, Hall County, Nebraska, pursuant to Section 18-2112 of the Community
Development Law, Chapter 18, Article 21, Reissue Revised Statutes of Nebraska, as amended (the
“Act”); and

WHEREAS, the Commission has reviewed said Redevelopment Plan as to its conformity with
the general plan for the development of the City of Grand Island, Hall County;

NOVW, THEREFORE, BE IT RESOLVED BY THE HALL COUNTY REGIONAL
PLANNING COMMISSION AS FOLLOWS:

Section 1. The Commission hereby recommends approval of the Redevelopment Plan.

Section 2. All prior resolutions of the Commission in conflict with the terms and provisions of
this resolution are hereby expressly repealed to the extent of such conflicts.

Section 3. This resolution shall be in full force and effect from and after its passage as provided

by law.
DATED: 2016.
HALL COUNTY REGIONAL PLANNING
COMMISSION
ATTEST: By:
Chair
By:

Secretary

Prataria Ventures, LLC

.
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EXHIBIT A

FORM OF REDEVELOPMENT PLAN

Prataria Ventures, LLC

Grand Island Regular Meeting - 8/10/2016 Page 24/ 24



