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Agenda Item #6

PLANNING DIRECTOR RECOMMENDATION TO REGIONAL PLANNING 
COMMISSION:
April 17, 2017

SUBJECT: Declaration of a portion of the Village Cairo as blighted and 
substandard. (C-16-2017C) 

PROPOSAL:This site is located within the Village of Cairo and includes all of the 
Village of Cairo.  With this study the Village of Cairo wishes to make 
redevelopment tools available throughout the community. The additional areas 
included within this study are designed to stand on their own as meeting the 
qualifications to be declared blighted and substandard while strengthening any 
previous declarations and combining all areas into a single study.

OVERVIEW

The Statutory authority and direction to the Planning Commission is referenced 
below to explain the Planning Commission purpose in reviewing the study:

Section 18-2109
Redevelopment plan; preparation; requirements.

An authority shall not prepare a redevelopment plan for a redevelopment 
project area unless the governing body of the city in which such area is 
located has, by resolution adopted after a public hearing with notice 
provided as specified in section 18-2115, declared such area to be a 
substandard and blighted area in need of redevelopment. The governing 
body of the city shall submit the question of whether an area is 
substandard and blighted to the planning commission or board of the city 
for its review and recommendation prior to making its declaration. The 
planning commission or board shall submit its written recommendations 
within thirty days after receipt of the request. Upon receipt of the 
recommendations or after thirty days if no recommendation is received, 
the governing body may make its declaration.

 ~Reissue Revised Statutes of Nebraska

If this study is approved subsequent action will be necessary by both the 
Planning Commission and the Village Board prior to any action involving Tax 
Increment Financing or the expenditure of tax dollars from the CRA budget within 
this area.
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It is appropriate for the planning commission in conducting its review and 
considering its recommendation regarding the substandard and blighted 
designation to:

1. review the study,
2. take testimony from interested parties,
3. make findings of fact, and 
4. Include those findings of fact as part of its recommendation to Council.

Blighted and Substandard Defined

The terms blighted and substandard have very specific meanings within the 
context of the Community Redevelopment Statutes.  Those terms as defined by 
Statute are included below:

Section 18-2103
Terms, defined.
For purposes of the Community Development Law, unless the context 
otherwise requires:

(10) Substandard areas shall mean an area in which there is a 
predominance of buildings or improvements, whether nonresidential or 
residential in character, which, by reason of dilapidation, deterioration, age or 
obsolescence, inadequate provision for ventilation, light, air, sanitation, or 
open spaces, high density of population and overcrowding, or the existence of 
conditions which endanger life or property by fire and other causes, or any 
combination of such factors, is conducive to ill health, transmission of 
disease, infant mortality, juvenile delinquency, and crime, (which cannot be 
remedied through construction of prisons), and is detrimental to the public 
health, safety, morals, or welfare;

(11) Blighted area shall mean an area, which (a) by reason of the presence 
of a substantial number of deteriorated or deteriorating structures, existence 
of defective or inadequate street layout, faulty lot layout in relation to size, 
adequacy, accessibility, or usefulness, insanitary or unsafe conditions, 
deterioration of site or other improvements, diversity of ownership, tax or 
special assessment delinquency exceeding the fair value of the land, 
defective or unusual conditions of title, improper subdivision or obsolete 
platting, or the existence of conditions which endanger life or property by fire 
and other causes, or any combination of such factors, substantially impairs or 
arrests the sound growth of the community, retards the provision of housing 
accommodations, or constitutes an economic or social liability and is 
detrimental to the public health, safety, morals, or welfare in its present 
condition and use and (b) in which there is at least one of the following 
conditions: (i) Unemployment in the designated area is at least one hundred 
twenty percent of the state or national average; (ii) the average age of the 
residential or commercial units in the area is at least forty years; (iii) more 
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than half of the plotted and subdivided property in an area is unimproved land 
that has been within the city for forty years and has remained unimproved 
during that time; (iv) the per capita income of the area is lower than the 
average per capita income of the city or village in which the area is 
designated; or (v) the area has had either stable or decreasing population 
based on the last two decennial censuses. In no event shall a city of the 
metropolitan, primary, or first class designate more than thirty-five percent of 
the city as blighted, a city of the second class shall not designate an area 
larger than fifty percent of the city as blighted, and a village shall not 
designate an area larger than one hundred percent of the village as blighted;
~Reissue Revised Statutes of Nebraska

ANALYSIS-Blight and Substandard Study

The following findings are copied directly from the Study.  The analysis of the 
substandard and blighted factors is conducted on pages 8 to 14 of the study.

A summary of the study findings shows the following factors that are present 
and reasonably distributed throughout the study area:

Blighted Conditions
 Substantial number of deteriorating structures
 Unsanitary or unsafe conditions
 Deterioration of sit or other improvements
 Defective or unusual conditions which endanger life or property by fire 

and other causes
 Factors that substantially impair or arrest the sound grown of the 

community
 Average age of structures in the area is at least 40 years
 Faulty lot layout in relation to size and other conditions
 Trash, material and other debris throughout the area
 Economic or social liability detrimental to health, safety and welfare.

RECOMMENDATION:

Blight and Substandard Designation

Planning Commission staff is recommending consideration of the following 
questions as a starting point in the analysis of this Study and in making a 
recommendation on the question of whether the property in question is blighted 
and substandard.
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Recommend Questions for Planning Commission

 Does this property meet the statutory requirements to be considered 
blighted and substandard?  (See the prior statutory references.)

 Are the blighted and substandard factors distributed throughout the 
Redevelopment Area, so basically good areas are not arbitrarily found to 
be substandard and blighted simply because of proximity to areas which 
are substandard and blighted? Is development of adjacent property 
necessary to eliminate blighted and substandard conditions in the area?

 Is public intervention appropriate and/or necessary for the redevelopment 
of the area? 

 Will a blight declaration increase the likelihood of 
development/redevelopment in the near future and is that in the best 
interest of the Village?

 What is the policy of the Village toward increasing development and 
redevelopment in this area of the Village?

Findings of fact must be based on the study and testimony presented 
including all written material and staff reports. The recommendation must be 
based on the declaration, not based on any proposed uses of the site.  All of 
the testimony, a copy of the study and this memo along with any other 
information presented at the hearing should be entered into the record of the 
hearing.

If the Regional Planning Commission concludes that the area in question 
meets the definition of blighted and substandard and supports such 
conclusion with findings of fact they should move to recommend approval of 
the declaration as blighted and substandard based on the facts presented 
and identified at this meeting.

If the Regional Planning Commission concludes that the area in question 
does not meet the definition of blighted and substandard and supports such 
conclusions with findings of fact, they should move to recommend denial of 
the declaration as blighted and substandard based on the facts identified.

___________________ Chad Nabity AICP, Planning Director
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Resolution Number 2017-08

HALL COUNTY REGIONAL PLANNING COMMISSION

A RESOLUTION RECOMMENDING APPROVAL OF A BLIGHT AND 
SUBSTANDARD STUDY BY THE CITY OF GRAND ISLAND, NEBRASKA; 
AND APPROVAL OF RELATED ACTIONS

WHEREAS, the Cairo Village Board at its April 11, 2017 meeting, referred the Blight and 
Substandard Study commissioned by the Village of Cairo to the Hall County Regional Planning 
Commission, (the “Commission”) for  review and recommendation as to its conformity with the 
general plan for the development of the Village of Cairo, Hall County, Nebraska, pursuant to the 
Nebraska Community Development Law, Chapter 18, Article 21, Reissue Revised Statutes of Nebraska, 
as amended (the “Act”); and

WHEREAS, the Commission has reviewed said Blight and Substandard Study and confirmed the 
following findings:

 This property as presented in the study meets the requirements to be declared 
substandard,

 This property as presented in the study meets the requirements to be declared 
blighted,

 The factors are necessary to declare the property blighted and substandard are 
sufficiently distributed to impact development across the entire site,

 This property despite its potential for economic development has not experienced 
significant development in large part because of the lack of public infrastructure in 
and around the site,

 That development of this property to its full potential is in the best interest of the 
Village of Cairo and the entire region,

 That there are projects ready to develop at this site if they can meet the financial goals 
of the developers,

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

Section 1.  The Commission hereby recommends approval of the Blight and Substandard Study.

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.
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DATED:  May 3, 2017.

HALL COUNTY REGIONAL PLANNING 
COMMISSION

ATTEST: By:  ___________________________________
Chair

By:  ___________________________________
Secretary
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