5 City of Grand Island
"\ Tuesday, November 8, 2022
Council Session

Item E-1

Public Hearing on Proposed Blighted and Substandard Area 28 for
approximately 78.45 Acres Located Northwest part of Grand
Island between 13th St and State St and between Webb Road and
Capital Ave including Conestoga Mall and the Development to the
North of the Mall (Woodsonia Acquisitions LLC)

Council action will take place under Resolutions item I-1.

Staff Contact: Chad Nabity
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Council Agenda Memo

From: Regional Planning Commission
Meeting: November 8, 2022
Subject: Woodsonia Blight Study (Proposed Area #28)

Presenter(s): Chad Nabity, AICP

Background

Woodsonia Acquisitions LLC has commissioned a Blight and Substandard Study for
Proposed Redevelopment Area No. 28. This study is approximately 78.45 acres of
property located in northwest Grand Island located between U.S. Highway 281 and
Webb Road and State and 13" Streets including the Conestoga Mall (Study Area).

On September 13, 2022 Council referred the attached study to the Planning
Commission for its review and recommendation. The study as prepared and
submitted indicates that this property could be considered blighted and substandard.
The full study is attached for your review and consideration.

The decision on whether to declare an area substandard and blighted is entirely within the
jurisdiction of the City Council.

Discussion

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

18-2109. Redevelopment plan; preparation; requirements; planning commission or
board; public hearing; notice; governing body; public hearing; notice.

(1) 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 the public hearings required under this section, declared such area to be a substandard
and blighted area in need of redevelopment.

(2) Prior to making such declaration, the governing body of the city shall conduct or
cause to be conducted a study or an analysis on whether the area is substandard and blighted
and shall submit the question of whether such area is substandard and blighted to the planning
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commission or board of the city for its review and recommendation. The planning
commission or board shall hold a public hearing on the question after giving notice of the
hearing as provided in section 18-2115.01. Such notice shall include a map of sufficient size
to show the area to be declared substandard and blighted or information on where to find such
map and shall provide information on where to find copies of the substandard and blighted
study or analysis conducted pursuant to this subsection. The planning commission or board
shall submit its written recommendations to the governing body of the city within thirty days
after the public hearing.

(3) Upon receipt of the recommendations of the planning commission or board, or if no
recommendations are received within thirty days after the public hearing required under
subsection (2) of this section, the governing body shall hold a public hearing on the question
of whether the area is substandard and blighted after giving notice of the hearing as provided
in section 18-2115.01. Such notice shall include a map of sufficient size to show the area to
be declared substandard and blighted or information on where to find such map and shall
provide information on where to find copies of the substandard and blighted study or analysis
conducted pursuant to subsection (2) of this section. At the public hearing, all interested
parties shall be afforded a reasonable opportunity to express their views respecting the
proposed declaration. After such hearing, the governing body of the city may make its
declaration.

(4) Copies of each substandard and blighted study or analysis conducted pursuant to
subsection (2) of this section shall be posted on the city’s public web site or made available
for public inspection at a location designated by the city.

~Reissue Revised Statutes of Nebraska 7-19-18
A flow chart of the blight declaration process is shown in Figure 2.

At this time, the Council is only concerned with determining if the property is blighted
and substandard. Figure 3 is an overview of the differences between the blight and
substandard declaration and the redevelopment plan. If a declaration as blighted and
substandard is made by Council then the Community Redevelopment Authority (CRA)
can consider appropriate redevelopment plans. The redevelopment plans must also be
reviewed by the Planning Commission and approved by Council prior to final approval.

The City of Grand Island, as a City of the First Class, is permitted to designate an area of
up to 35% of the municipal limits as blighted and substandard. As of September 6, 2022,
24.78% of the City has been declared blighted and substandard. This study for area 34
would add 78.45 acres or 0.4%. The total area declared blighted and substandard if area
34 is approved is 25.18%.

Grand Island

Council Session - 11/8/2022

Page 3/114



Redevelopment Area 28

Figure 1
Study Area Map

Iy R

e N !l 7

LML N

......

¥

, Study Area
. |

é‘t:.urs_e St MaxdSGECEVES [;,,’ |:| Pcrcels

QL EES. AcroGRID T@ﬂTLﬁvﬂ(im

|
Grand Island Council Session - 11/8/2022

Page 4/114



Process for Declaring an area of the City
Substandard and Blighted

Study
Commissioned by
CRA

Study Commissioned
by Other Agency

Study Presented to
CRA

¢

Study Presented to
Council

May Be Forwarded
to RPC

;

Study Sent to
RPC for Review
and
Recommendation

'

RPC Reviews
Study and Makes
Recommendation
within 30 Days

'

Council
Considers
Substandard
and Blighted
Declaration

Council Declares Area
Substandard and Blighted.
Redevelopment P lans

May be Considered by
the CRA

Figure 1 Blight Declaration Process (Planning Commission Recommendation is the second purple

box).
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Substandard and
Blighted Declaration vs.
Redevelopment Plan

Substandard and
Blighted Declaration

A Study of the
Existing Conditions of
the Property in
Question

Does the property
meet one or more
Statutory Conditions
of Blight?

Does the Property
meet one or more
Statutory Conditions
of Substandard
Property?

Is the declaration in
the best interest of
the City?

Redevelopment
Plan

What kinds of
activities and
improvements are
necessary to alleviate
the conditions that
make the property
blighted and
substandard?

How should those
activities and
improvements be
paid for?

Will those activities
and improvements
further the
implementation of the
general plan for the
City?

Figure 2 Blight and Substandard Declaration compared to a Redevelopment Plan
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It is appropriate for the Council in conducting its review and considering its decision
regarding the substandard and blighted designation to:

1. review the study,

2. take testimony from interested parties,

3. review the recommendation and findings of fact identified by the Planning
Commission (Planning Commission did not identify any findings with their
motion so none are available.)

make findings of fact, and

include those findings of fact as part of its motion to approve or deny the request
to declare this area blighted and substandard. Council can make any findings they
choose regarding the study and the information presented during the public
hearing to support the decision of the Council members regarding this matter.

ok~

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:

(3) Blighted area means an area (a) which, 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 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. A redevelopment
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project involving a formerly used defense site as authorized under section 18-2123.01 shall
not count towards the percentage limitations contained in this subdivision;

(31) Substandard area means 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; and

~Reissue Revised Statutes of Nebraska 7-19-18

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 7 to 23 of the study.

FINDINGS FOR GRAND ISLAND

Study Area 28 has several items contributing to the Blight and Substandard Conditions.
These conditions include:

Blighting Summary
These conditions are contributing to the blighted conditions of the study area.

Criteria under Part A of the Blight Definition

e Substantial number of deteriorating structures
o Within the study are 80.0% of the structures were deemed to be in either
average or badly worn condition.
o Several locations around the primary mall are indicating moisture damage to
the brick facade. There is clear moisture damage inside of the mall as well.

e Deterioration of site or other improvements
o The maqjority of the asphalt parking areas around the primary mall is in a
deteriorating state and appears to have forgone updating for a considerable
fime.
o There are several places where the parking surfaces are in a worse than
deteriorated state based upon the photographs in the report.

e Diversity of Ownership
o There are 13 different property owners within the study area.
o The majority of the buildings owned by corporations, sit on tfop of ground
owned by another party, typically, Conestoga Realty or Conestoga North.

¢ Improper Subdivision or Obsolete Platting
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o First and foremost are the private streets on the north side of the study areq,
Conestoga Drive and Overland Road.

o The developed area in the northeast corner of the study area has been built
out in a clustered manner, making traffic circulation difficult.

o The positioning of lots along West State Street and North Webb Road have
access drives in a manner that makes traffic confrol and congestion
problematic.

¢ Faulty Lot Layout
o The developed area in the northeast corner of the study area has been built
out in a clustered manner, making traffic circulation difficult.
o The positioning of lots along West State Street and North Webb Road have
access drives in a manner making traffic control and congestion problematic.

e Combination of factors which are impairing and/or arresting sound growth
o Functional Obsolescence is a contributing factor to sound growth
o Retail markets of the 21st Century are impairing growth of the area
o The buildup of the outlots of the mall area

o Defective/Inadequate street layouts
o The layout of the primary and secondary thoroughfares on site are in conflict
with key functional areas such as deliveries and loading docks
o The two primary streets entering the mall property from the north are private
streets
o There are several points along the outer travel route that comes into conflict
with secondary travel paths.

¢ Insanitary and Unsafe Conditions
o The Conestoga Mall portion of the study area was tested for the presence of
asbestos and the report filed in August 2022 indicated mitigatable levels of
asbestos present throughout the facility

¢ Dangerous conditions to life or property due to fire or other causes
o The Conestoga Mall portion of the study area was tested for the presence of
asbestos and the report filed in August 2022 indicated mitigatable levels of
asbestos present throughout the facility

Criteria under Part B of the Blight Definition
e The average age of the residential or commercial units in the area is at least forty
years
o 28 (80.0%) buildings or improvements were determined to be 40 years of age
or older
o 7 (20.0%) buildings or improvements were determined to be less than 40
years of age
o The average age based upon a cumulative age calculation is 41.8 years.
o 94.3% of the built square footage in the study area is 40 years of age or older.

e Stable or decreasing population based upon the last ftwo decennial census
o The study area has had a stable or decreasing population over the last two
decennial census.
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The other criteria for Blight were not present in the areq, these included:
o Tax or special assessment delinquency exceeding fair value of the land.
o Defective or unusual condition of fitle,
¢ Unemployment in the designated area is at least 120% of the state or national
average.
¢ 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.

These issues were either not present or were limited enough as to have little impact on
the overall condition of the study area.

Substandard Summary

Nebraska State Statute requires that “...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 fto ill health, fransmission
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;”

This Study Area in Grand Island meets the defintion of Substandard as defined in the
Revised Nebraska State Statutes.

FINDINGS FOR GRAND ISLAND BLIGHT STUDY AREA #28
Blight Study Area #28 has several items confributing to the Blight and Substandard
Conditfions. These conditions include:

Blighted Conditions under Part A
¢ Substantial number of deteriorating structures
Deterioration of site or other improvements
Diversity of Ownership
Improper Subdivision or Obsolete Platting
Faulty Lot Layout
Combination of factors which are impairing and/or arresting sound growth
Defective/Inadequate sireet layouts
Insanitary and Unsafe Conditions
Dangerous conditions to life or property due to fire or other causes

Criteria under Part B of the Blight Definition
e The average age of the residential or commercial units in the area is at least forty
years
e Stable or decreasing population based upon the last ftwo decennial census

Substandard Conditions
o Average age of the structures in the area is at least forty years
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Recommendation

Staff recommends considering the following questions as a starting point in the analysis
of this Study and in making a determination. The City Council is ultimately responsible
for answering the question of whether the property included in the study is blighted and
substandard and whether making such a designation is in the best interest of the City.

Recommend Questions for City Council

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

e 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?

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

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

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

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.

Planning Commission Recommendation

The Regional Planning Commission held a public hearing and took action on the
blight and substandard study proposed Area 28 during its meeting on October 5,
2022.

O’Neill opened the public hearing for item number 7 and number 8 Extremely
Blighted Study.

Nabity stated the study does show the property can be declared blighted and
substandard. The study area is approximately 78.45 acres of property located
between U.S Highway 281 and Webb Road and 13" Streets including the
Conestoga Mall. Nabity also mentioned the Woodsonia, an Omaha based real
estate company, has the Grand Island Mall property under contract. The project is
based on complying with some components which includes getting declared
blighted and substandard and approved for tax increment financing.
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Planning Commission staff recommends approval.

Nabity stated the Extremely Blighted Study is a designation that was put into
place by the Legislature about 4 years ago. For an area to be designated as
extremely blighted and substandard 1- area had to have been declared blighted
and substandard 2) an unemployment rate twice the state’s unemployment rate
based on US Census data and 3) a poverty rate of 20 percent or more

Designating an area as Extremely Blighted provides two potential benefits to
redevelopment in the area and any residents in the area along with a benefit to the
City.

1.

2.

The term of TIF bonds in Extremely Blighted areas may extended from 15
years to 20 years.

First time home buyers that purchase qualifying homes in areas that have been
declared Extremely Blighted as their primary residence prior to January 1,
2026 will receive an income tax credit of up to $5000.

Remove those areas that are declared Extremely Blighted from 35% cap on
area that can be declared Blighted and Substandard

Keith Marvin — Marvin Planning Consultants —

Drew Snyder — 20010 Manderson Street ,Omaha, NE — Mr. Snyder with
Woodsonia Real Estate — went over the project and was available for
questions.

O’Neill closed the public hearing.

A motion was made by Robb and second by Randone to approve the
Substandard and Blight Study for CRA Area No. 28 and Resolution 2023-03
and Extremely Blighted Study and Resolution 2023-04.

The motion was carried with nine members voting in favor ( Allan, Nelson,
Ruge, Olson, Robb, Monter, Rainforth, Rubio, and Randone) and one member
abstaining (O’Neill) and no members voting no (Hendricksen and Doane were
absent).
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Alternatives

It appears that the Council has the following alternatives concerning the issue at hand.
The Council may:

Move to approve

Refer the issue to a Committee
Postpone the issue to future date
Take no action on the issue

Eall A

Sample Motion

If Council wishes to approve the designation of this property as blighted and substandard,
an action required if Tax Increment Financing is to be used for the redevelopment of
properties in this area, a motion should be made to approve the Substandard and Blight
Designation for Redevelopment Area No. 28 in Grand Island, Hall County, Nebraska
finding the information in the study to be factual and supporting such designation. A
resolution authorizing the approval of this study has been prepared for Council
consideration.

.
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Grand Island, Nebraska

Blight and Substandard Study - Area 28
Prepared for: Woodsonia Acquisitions, LLC
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Blight and Substandard Study — Conestoga Mall
e — _ - e e

PURPOSE OF THE BLIGHT AND SUBSTANDARD-STUDY

The purpose of completing this Blight and Substandard study is to examine existing conditions

within a specific part of Grand Island. |

declaring the area as blighted and substandard.

commissioned the study to analyze the possibility of

The City of Grand Island, when considering conditions of Blight and Substandard, look at those
issues and definitions provided for in the Nebraska Community Redevelopment Law as found in
Chapter 18, Section 2104 of the Revised Nebraska State Statutes, as foliows:

“The governing body of a city, to the greatest extent it deems to be feasible in
carrying out the provisions of the Community Development Law, shall afford
maximum opportunity, consistent with the sound needs of the city as a whole, to the
rehabilitation or redevelopment of the community redevelopment area by private
enferprises. The governing body of a city shall give consideration to this objective in
exercising its powers under the Community Development Law, including the
formulation of a workable program, the approval of community redevelopment
plans consistent with the general plan for the development of the city, the exercise of
its zoning powers, the enforcement of other laws, codes, and regulations, relating to
the use of land and the use and occupancy of buildings and improvements, the
disposition of any property acquired, and the providing of necessary public
improvements."

The Nebraska Revised Statutes §18-2105 continues by granting authority to the governing body
for the formulation of a workable program:; disaster assistance; effect. The statute reads,

“The governing body of a city or an authority at its direction for the purposes of the
Community Development Law may formulate for the entire municipality a workable
program for utilizing appropriate private and public resources to eliminate or prevent
the development or spread of urban blight, to encourage needed urban
rehabilitation, to provide for the redevelopment of substandard and blighted areas,
or fo undertake such of the aforesaid activities or other feasible municipal activities
as may be suitably employed to achieve the objectives of such workable program.
Such workable program may include, without limitation, provision for the prevention
of the spread of blight into areas of the municipality which are free from blight
through diligent enforcement of housing, zoning, and occupancy controls and
standards; the rehabilitation or conservation of substandard and blighted areas or
portions thereof by replanning, removing congestion, providing parks, playgrounds,
and other public improvements by encouraging voluntary rehabilitation and by
compelling the repair and rehabilitation of deteriorated or deteriorating structures;
and the clearance and redevelopment of substandard and blighted areas or
portions thereof.”

“Notwithstanding any other provisions of the Community Development Law, where
the local governing body certifies that an area is in need of redevelopment or
rehabilitation as a result of flood, fire, hurricane, earthquake, storm, or other
catastrophe respecting which the Governor of the state has certified the need for
disaster assistance under federal law, the local governing body may approve a
redevelopment plan and a redevelopment project with respect to such area without
regard to the provisions of the Community Development Law requiring a general
plan for the municipality and notice and public hearing or findings other than herein
set forth.”

Based on the Nebraska Revised Stafutes §18-2103 the following definitions shall apply:

Blight and Substandard S‘rud_y - Conestoga Mall

"Blighted area means an area {a) which, by reason of the presence of a substantial
number of deteriorated or deteriorating structures, existence of defective or
inadequate streef 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

Page 1

Grand Island

Council Session - 11/8/2022

Page 16 /114



Blight and Substandard Study — Conestoga Mall

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; (i) the average age of the residential or commercial units in the area is at
least forty years; (i) more 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 fime; (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. A redevelopment project involving a formerly used defense site as
authorized under section 18-2123.01 shall not count towards the percentage
limitations contained in this subdivision,”

“Extremely blighted area means a substandard and blighted area in which: (a) The
average rate of unemployment in the area during the period covered by the most
recent federal decennial census is at least two hundred percent of the average rate
of unemployment in the state during the same period; and (b) the average poverty
rate in the area exceeds twenty percent for the total federal census tract or tracts or
federal census block group or block groups in the area;"

"Substandard area means 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,
fransmission of disease, infant mortality, juvenile delinquency, and crime, (which
cannot be remedied through consfruction of prisons), and is detrimental to the public
health, safety, morals, or welfare; and”

“Workforce housing means:

(a) Housing that meets the needs of today's working families;

(b) Housing that is atfractive to new residents considering relocation to a rural community;

(c) Owner-occupied housing units that cost not more than two hundred seventy-five
thousand dollars to construct or rental housing units that cost not more than two
hundred thousand dollars per unit to construct. For purposes of this subdivision (c),
housing unit costs shall be updgted annually by the Department of Economic
Development based upon the most recent increase or decrease in the Producer Price
Index for all commodities, published by the United States Department of Labor, Bureau
of Labor Statistics;

(d)  Owner-occupled and rental housing units for which the cost to substantially rehabilitate
exceeds fifty percent of a unit's assessed value; and

(e) Upper-story housing.”

This Blight and Substandard Study is Blighted and Substandard Area 28. The Study is intended to
give the Grand Islkand Community Redevelopment Authority, Hall County Regional Planning
Commission and Grand Island City Council the basis for identifying and declaring Blighted and
Substandard conditions are existing within the City’s jurisdiction and as allowed under Chapter
18. Through this process, the City and property owners will attempt to address economic and/or
social liabilities which are harmful to the well-being of the entire community.

e —
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- ~__ Blight and Substandard Study — Conestoga Mall

Flgure 1 shows the study area of this repor’r A Redevelopment Plan to be submitted in the future
containing, by law, definite local objectives regarding appropriate land uses, improved traffic,
public fransportation, public utilities, and other public improvements, and the proposed land
uses and building requirements in the redevelopment area and shall include:
* The boundaries defining the blighted and substandard areas in question (including
existing uses and conditions of the property within the area), and
* Alist of the conditions present, which qualify the area as blighted and substandard.

Through the redevelopment process, the City of Grand Island can guide future development
and redevelopment throughout the area. The use of the Community Redevelopment Act by the
City of Grand Island is intended to redevelop and improve the area. Using the Community
Redevelopment Act, the City of Grand Island can assist in the elimination of negative conditions
and implement different programs/projects identified for the City.

Blight and Subs’rond<_:1r<j—3’rudy - Conestoga Mall Page 3
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BLIGHT AND SUBSTANDARD ELIGIBILITY STUDY -

This study targets a specific area within an established part of the community for evaluation. The
area indicated in Figure 1 of this report. The findings are presented in the coming pages of the
report.

The following is the description of the designated area within Grand Island.

Point of beginning is the intersection of the centerlines of US Highway 281 and West State Street:
thence bearing easterly along the centerline of West State Street to the intersection of the
centerline of North Webb Road; thence, southerly along the centerline of North Webb Road to
the intersection with the centerline of West 13t Street; thence, westerly along the centerline of
West 13th Street fo the intersection with the centerline of US Highway 281; thence, northerly
along the centerline of US Highway 281 to the point of beginning.

EXISTING LAND USES

The term "Land Use" refers to the developed uses in place within a building or on a specific
parcel of land. The number and type of uses are constantly changing within a community and
produce some impacts either benefitting or detracting from the community. Existing patterns of
land use are often fixed in older communities and neighborhoods, while development in newer
areas is often reflective of current development practices.

The study area is within a highly commercialpart of Grand Island. There are commercial uses to
all sides of the study, including the redeveloping area of Blight and Substandard Area 9 from
2012.

As part of the planning process, a survey conducted through both in-field observations, as well
as data collection online using the Hall County Assessors website. This survey noted the use of
each parcel of land within the study area. These data from the survey are found in the following
paragraphs.

TABLE 1: EXISTING LAND USE, GRAND ISLAND - 2022

Type of Use Acres Percent of Developed Percent of Study
land within the Study Area Area

Residential 0 0.0% 0.0%
Single-family 0 0.0% 0.0%
Multi-family 0 0.0% 0.0%
Manufactured Housing 0 B 0.0% 0.0%
Commercial 63.45 87.3% 80.9%
Industrial 0 0.0% 0.0%
Quasi-Public/Public 0 0.0% 0.0%
Parks/Recreation 0 0.0% | 0.0%
Transportation 9.22 12.7% 11.7%
Total Developed Land 72.67 100.0% -
Vacant/Agriculfure : 5.78 7.4%
Total Area 78.45 100.0%

Source: Marvin Planning Consultants 2022

Table 1 includes the existing land uses for the entire study area. The table contains the total
acres determined per land use from the survey; next is the percentage of those areas
compared to the total developed land; and finally, the third set of data compare all land uses
to the total area within the Study Area. The Study Area is made up of Commercial (80.9%), Open
Space (7.4%), and Transportation coriented land (street and R.O.W; 11.7%). The entire area is
considered completely developed.
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Figure 1
Study Area Map
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FINDINGS OF BLIGHT AND SUBSTANDARD CONDITIONS ELIGIBILITY STUDY
This section of the study examines the conditions found within the study area. The Findings
Section reviews the conditions based upon the statutory definitions.

CONTRIBUTING FACTORS UNDER PART A OF THE BLIGHT DEFINITION

There were some conditions examined and evaluated in the field and online. Some conditions
are reviewed in detail, on the following pages, while some of the statutory conditions are not
present, :

Structural Conditions
Existing structural conditions of buildings in the study area were determined using the Hall County
Assessor's database. Structures rated out as either Very Good, Good, Fair, Average, or badly
worn. Based upon the data provided to the planning team, the following is the breakdown for
structures in the study area:

e 2 (5.7%) structures rated as very good
5 (14.3%) structures rated as good
0 (0.0%) structure rated as fair
28 (80.0%) structures rated as average
0 (0.0%) structures rated as badly worn

T —
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The exterior portion of the mall is showing considerable wear, likely due to deferred
maintenance. In the photos on the previous page, there are examples of where masonry and
wood construction has been compromised and is in danger of falling from the building onto the
ground. Based upon a visual ground inspection, it appears like there is considerable water
penefration in the brick-and-mortar system. Said photos also show water penetration inside one
of the structures. An assumption was made, based upon the data, that an average condition or
less would constitute less than desirable conditions due to age and condition of the
structure/building. It is common for older structures to get more maintenance and upkeep to
maintain a good or higher condition. Even an average siructure shows some signs of
deteriorating which in turn can become a dilapidated structure in the future if not maintained.
Overall, 80.0% of the structures in this study area are an average condition or worse.

Due to the stated conditions found in the Hall County Assessor's data, the condition of the
structures is a contributing factor.

E*__
Page 8 Blight and Substandard Study — Conestoga Mall

.
Grand Island Council Session - 11/8/2022 Page 23 /114



Blight and Substandard Study ~ Conestoga Mall
.

e ————e
Deterioration of Site or Other Improvements
Site improvements Conditions
The site improvements include the areas determined to be common areas for public ingress and
egress fo the study area as well as the area designed to move vehicular traffic through the site.
Also, this includes the actual surface parking areas. The condition of the site improvements varies
greatly. The Study Area contains a major deteriorated condition; the parking areas throughout
the area, as well as the demarcated driving areas. The parking areas throughout the entire
Study Area are in a serious state of deterioration. They are not yet in a dilapidated condition. The
parking surface and driving areas contain major surface cracking, small break-ups and
spawling. These conditions have been likely caused by several circumstances over the years,
including:
* Lack of maintenance

Sub-soil conditions

Heavier than expected fraffic

Freeze/thaw cycles

Preventing a number of these items are possible through proper design, enforcement, and
maintenance, with maintenance being a key. Photos below indicate examples of different
deteriorated conditions within the parking and driving areas across the entire site. Due to a large
amount of broken pavement in the Study Area, the parking areas are considered to be
deteriorated or in a state of deteriorating; therefore, they are a direct contributing factor to the
conditions of blight.
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Diversity of Ownership

Throughout the study area, there are 13 different property owners. However, in most cases, the
difference is that one company owns the structure on the site; while, another entity, usually,
Conestoga North or Conestoga Realty owns the ground undemeath the structure. This creates
potential issues with future redevelopment of structures and property if the different ownership
groups disagree. Also, the fact structures sit on land owned by another party will create a
potential detriment to future redevelopment. Due to this factor, it may be necessary for a public
intervention to guide future redevelopment activities in this specific study area. Based upon the
analysis, sufficient ownership issues present to make Diversity of Ownership a contributing factor
for Blighting.

Improper Subdivision or Obsolete Platting
Improper Subdivision or Obsolete Platting is present in several ways. These factors are bulleted
below:
o First and foremost are the private.streets on the north side of the study area, Conestoga
Drive and Overland Road.
e The developed area in the northeast cormer of the study area has been built out in a
clustered manner, making traffic circulation difficult.
e The positioning of lofs clong West State Street and North Webb Road have access drives
in a manner that makes traffic control and congestion problematic.

See Figure 5 for specific locations of the discussed items above. Based upon the analysis,
sufficient ownership issues present to make Improper Subdivision or Obsolete Platting a
contributing factor for Blighting.

Faulty Lot Layout
Similar to Improper Subdivision or Obsolete Platting, Faulty Lot Layout is present in similar ways.
These factors are bulleted below:
* The developed area in the northeast corner of the study area has been built out in a
clustered manner, making fraffic circulation difficult.
o The positioning of lots along West State Street and North Webb Road have access drives
in a manner making fraffic control and congestion problematic.

See Figure 6 for specific locations of the discussed items above. Based upon the analysis,
sufficient ownership issues present to make Faulty Lot Layout @ contributing factor for Blighting.

Combination of factors which are impairing and/or arresting sound growth
There are several factors present within the study area meeting this criterion are discussed in the
following paragraphs. :

Functional Obsolescence

The primary structure within the study area is the Conestoga Mall. The mall was constructed in
the mid-1970's and was designed using common mall layouts and concepts. However, as the
retail markets have been changing, these types of facilities have been losing popularity. It is a
similar issue seen by the Grand Island Mall which was declared Blighted and Substandard in 2012
and has been the focus of several redevelopment projects since the declaration.

Malls and retail use constructed in today's economy are more open air, even in colder climate
regions. The newer mall models are doing more to make the shopping experience more than
“just shopping.”" These older regional malls have lost favor with consumers across the United
States. Some examples within the region include the Imperial Mall in Hastings, the mall in North
Platte, the mall in Hutchinson, KS. The phenomena have also affected larger cities such as
Omaha; Kansas City, MO; Overland Park, KS; and more.

The survival of this mall into the future, including survival of its Functional Obsolescence, will be
dependent on ownership willing to re-focus the mall itself.

R E—————————————————
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Figure 3
Structural Conditions

. |-
(1 ' igh
¥ e ‘@ |
(xex

Legend

Condition
Very Good
Good
Average
Study Area

Blight and Substandard STUdy - (Snes’rogo Mall Page 11

.
Grand Island Council Session - 11/8/2022 Page 26 /114



Blight and Substandard Study — Conestoga Mall

Figure 4
Deterioration of Site
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Figure 5
Improper Platting
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Figure 6
Faulty Lot Layout
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Retail Markets of the 215t Century
Retail in the 21st Century has been evolving rapidly. The evolution led by consumers wanting
more than the 1960 to 1970 malls with their shopping experience has been a big factor;
however, the rise of e-commerce and Amazon has also been a major contributing factor to the
retail revolution.

With the retail revolution of the 21st Century, several mainstream retailers have had trouble
competing. The major tenants of Sears, Yonkers, and JC Penneys have all vacated their spaces
at the Conestoga Mall. Yonkers left in 2015, while the other two left shortly after. Sears filed for
Chapter 11 bankruptcy protection, and closed February 2019. All three tenants left behind
empty boxes, merchandise, and storage equipment in the spaces. A lack of major retailers
located at Conestoga Mall impairs and arrests sound growth of this facility in the future.

The buildup of the mall area

Looking atf the Conestoga Mall on aerials, the mall is located on the southernmost location of
the land. North of the primary mall was eventual built-out with smaller strip centers. These strip
centers to the north impair the future expansion of the primary mall. Also, the location of the
primary mall and strip centers creates an issue with expanding parking on the mall property.
These factors do impair and arrest sound growth of the study area.

Defective/Inadequate Street Layouts’

Under normal blight evaluation, this criteria would apply to public streets. However, in the case
of this study areq, it applies to the internal traffic circulation of the mall property and the
adjoining strip centers to the north. Figure 8 indicates the primary and secondary circulation
loops. The Figure also indicates potential concerns with the layouts on the site. There are enough
circulation concerns on-site to make Defective/Inadequate Street Layouts a contributing factor
to declaring the area as Blighted.

5"?—_
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INSANITARY AND UNSAFE CONDITIONS
Woodsonia commissioned an asbestos analysis of the Conestoga Mall portion of the study area.
The study was completed by Heartland Testing and Consulting LLC in August 2022. The following
areas for the mall were reviewed and/or sampled. Inspection of the following occupied spaces
were not completed due to no access: Units 3A, 4, 7A, 9, 23B, 33, 34, 38 & 40. Inspection of sub-
flooring in the occupied tenant spaces of the facility were limited due to current sales area floor
coverings. Additional review of the occupied spaces sales are sub-floors should be completed
when the spaces are available for destructive review. Below is a summary of the spaces with
limited review: 8, 9, 10, 12, 13, 17, 19, 20, 23A, 24, 30, 31, 36, 37, 39A, 40A, 41, 42, 44, 49, 50, 52, 54,
58, 59, 60, 62, Best Buy and Dillard’s. :

Figure 7
Sample Area Diagram
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Source: Heartlan Testing Report 2022

The findings of the study found the following:
e Sample SR-2 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample SR-4 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample SR-8 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample C-2 - Drywall Joint Compound contains 0.5% chrysotile asbestos.
Sample C-8 - Ceiling Texture contains 10% chrysotile asbestos.
Sample C-11 - Ceiling Texture contains 10% chrysotile asbestos. Sample Y-4 - 12"x12"
Black Mastic contains 5% chrysotile asbestos.
¢ Sample Y-10- 12"x12" Tile contains 3% chrysotile asbestos.
e Sample 8B-1 - Black Mastic contains 4% chrysotile asbestos.
e Sample 41-1 - 12"x12" Tile contains 3% chrysotile asbestos. Sample 41-1 — Black Mastic
contains 5% chrysotile asbestos.
Sample 48-1 - Vinyl Sheet Flooring contains 20% chrysofile asbestos.
Sample 48-2 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.
Sample JC-4 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample JC-8 — Black/Yellow Mastic contains 2% chrysotile asbestos.

Sample JC-? - Black Mastic contains 4% chrysotile asbestos.
&—_ﬁ_——
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e Sample JC-10 - Silver/Black HVAC Sealant contains é% chrysoftile asbestos.
e Sample D-1 - Black mastic contains 5% chrysofile asbestos.

o Sample SRR-2 - Gray/Black Roof Patch contains 3% chrysotile asbestos.

e Assumed - Transite Panels at skylight soffit areas.

Based upon information in the report, all but one (highlighted in yellow) of the sample areas
require mitigation of the materials by a State of Nebraska certified asbestos contract prior to
renovation or demolition activities. Additional information regarding the study findings can be
seen in the complete study attached to this report.

Therefore, based upon the findings of this asbestos study, the asbestos is a contributing factor to
Insanitary and unsafe conditions of the study area.

DANGEROUS CONDITIONS TO LIFE OR PROPERTY DUE TO FIRE OR OTHER CAUSES
Woodsonia commissioned an asbestos analysis of the Conestoga Mall portion of the study area.
The study was completed by Heartland Testing and Consulting LLC in August 2022. The following
areas for the mall were reviewed and/or sampled. Inspection of the following occupied spaces
were not completed due fo no access: Units 3A, 4, 7A, 9, 23B, 33, 34, 38 & 40. Inspection of sub-
flooring in the occupied tenant spaces of the facility were limited due to current sales area floor
coverings. Additional review of the occupied spaces sales are sub-floors should be completed
when the spaces are available for destructive review. Below is a summary of the spaces with
limited review: 8, 9, 10, 12, 13, 17, 19, 20, 23A, 24, 30, 31, 36, 37, 39A, 40A, 41, 42, 44, 49, 50, 52, 54,
58, 59, 60, 62, Best Buy and Dillard’s, see Figure 7.

The findings of the study found the following:

e Sample SR-2-12"x12" Black Mcstic contains 5% chrysotile asbestos.
Sample SR-4 - 12"x12" Black Mastic contains 5% chrysctile asbestos.
Sample SR-8 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample C-2 - Drywall Joint Compound contains 0.5% chrysotile asbestos.
Sample C-8 — Ceiling Texture contains 10% chrysotile asbestos.

Sample C-11 - Ceiling Texture contains 10% chrysotile asbestos. Sample Y-4 - 12"x12"
Black Mastic contains 5% chrysotile asbestos.

*  Sample Y-10 - 12"x12" Tile contains 3% chrysotile asbestos.

e Sample 8B-1 - Black Mastic contains 4% chrysotile asbestos.

e Sample 41-1 — 12"x12" Tile contains 3% chrysotile asbestos. Sample 41-1 — Black Mastic
contains 5% chrysotile asbestos.

Sample 48-1 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.

Sample 48-2 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.

Sample JC-4 - 12"x12" Black Mastic contains 5% chrysctile asbestos.

Sample JC-8 - Black/Yellow Mastic contains 2% chrysotile asbestos.

Sample JC-9 - Black Mastic contains 4% chrysotile asbestos.

Sample JC-10 - Silver/Black HVAC Sealant contains 6% chrysotile asbestos.

Sample D-1 - Black mastic contains 5% chrysotile asbestos.

Sample SRR-2 — Gray/Black Roof Patch contains 3% chrysotile asbestos.

Assumed — Transite Panels at skylight soffit areas.

Based upon information in the report, all but one (highlighted in yellow) of the sample areas
require mitigation of the materials by a State of Nebraska certified asbestos contract prior to
renovation or demolition activities. Additional information regarding the study findings can be
seen in the complete study attached to this report.

Therefore, based upon the findings of this asbestos study, the asbestos is a contributing factor to
dangerous conditions to life or property due to fire or other causes within the study area.

m
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CONTRIBUTING FACTORS UNDER PART B OF THE BLIGHT DEFINITION
There were some conditions examined and evaluated in the field and online. Some conditions
will be reviewed in detail, on the following pages, while some of the statutory conditions are not
present.

Age of Structure _

Age of structures can be a contributing factor to the blighted and substandard conditions in an
area. Statutes allow for a predominance’ of structures 40 years of age or older to be a
contributing factor regardless of their condition. The following paragraphs document the
structural age of the structures within the Study Area. Note the age of structure was determined
from the Appraisal data within the Hall County Assessor's website data.

TABLE 2: AVERAGE STRUCTURAL AGE, BY METHOD - 2018

Number Year Built Age Cumulative Age Running Total
1 1960 62 62 62
] 1970 52 52 114
15 1974 48 720 834
4 1975 47 188 1,022
1 1976 46 46 1,068
2 1978 44 88 1,156
1 1979 43 43 1,199
] 1980 42 42 1,241
2 1981 4] 82 1,323
] 1989 33 33 1,356
3 1993 29 87 1,443
] 1995 27 27 1,470
2 1996 26 52 1,522
] 1998 24 24 1,546
1 2007 15 15 1,561
] 2021 L 1 1,562
35 . Average 41.8

Source: Hall County Assessor's and Marvin Planning Consultants 2022

Anofher method to analyze this area is using square footage. State statute discusses commercial
unifs; in the commercial world, it is not about the building as much as it is about square footage.
Therefore, this analysis is also examining the age of the built square footage. Based upon data
from the Hall County Assessor's office, there is a total of 647,019 built square footage in the area.
Of the 647,019 total square footage, 610,089 built square feet are 40 years or older, which is
94.3% of the total build out. Therefore, more than 50% of the square footage is 40 years of age or
older.

Blight and Substandard §’rudy - Conés?ogo Mall
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Figure 8
Defective Street Layout

Blight and Substandard Study — Conestoga Mall

Street Layout

Primary Circulation Loop

Secondary Circulation Loop

Study Area

|: Parcels

Blight and Substandard Study — Conestoga Mall

Page 19

Grand Island

Council Session - 11/8/2022

Page 34 /114



Figure ¢
Structure Age
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The final means to examine the age of structures is the actual number of structures within the 40
years or more or less than 40 years categories. Overall, there are 35 structures within the study
area, based upon the Hall County Assessor’s data (Hall County Assessor divides the primary maill
structure into 11 separate units, thus 35 total). After researching the structural age on the Hall
County Assessor's and Treasurer's websites, the following breakdown was determined:

e 28 (80.0%) unit'weas-determined to be 40 years of age or older

s 7 (20.0%) unitiwas determined 1o be less than 40 years of age

However, when examining the age based upon a cumulative approach, as in Table 2, the
average age of the primary structures is equal fo 41.8 years; thus, meeting the requirements of
the statutes.

The age of the structures would be a direct contributing factor.

Stable or decreasing population based upon the last two decennial census

The population of the study area has seen a stable population based upon the last two
decennial census’. Over the course of the past 40 years there have not been any residential
units within this study area.

Therefore, stable or decreasing population based upon the last two decennial censuses is a
conftributing factor to the blighted conditions of the area.

These conditions are contributing to the blighted conditions of the study area.

Criteria under Part A of the Blight Definition

¢ Substantial number of deteriorating structures
o Within the study are 80.0% of the structures were deemed to be in either average or
badly worn condition.
o Several locations around the primary mall are indicating moisture damage to the
brick facade. There is clear moisture damage inside of the mall as well.

o Deterioration of site or other improvements
o The majority of the asphalt parking areas around the primary mallis in deteriorating
state and appears to have forgone updating for a considerable time.
o There are several places where the parking surfaces are in a worse than deteriorated
state based upon the photographs in the report.

e Diversity of Ownership
o There are 13 different property owners within the study area.
o The majority of the buildings owned by corporations, sit on top of ground owned by
another party, typically, Conestoga Realty or Conestoga North.

e Improper Subdivision or Obsolete Plafting
o First and foremost are the private streets on the north side of the study areq,
Conestoga Drive and Overland Road.
o The developed area in the northeast corner of the study area has been built out in a
clustered manner, making traffic circulation difficult.
o The positioning of lots along West State Street and North Webb Road have access
drives in a manner that makes traffic control and congestion problematic.

* Faulty Lot Layout
o The developed area in the northeast corner of the study area has been built out in
clustered manner, making traffic circulation difficult.
o The positioning of lofs along West State Street and North Webb Road have access
drives in a manner making traffic control and congestion problematic.

I — — — —
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PURPOSE OF THE BLIGHT AND SUBSTANDARD STUDY

The purpose of completing this Blight and Substandard study is fo examine existing conditions
within a specific part of Grand Island. Woodsonia Acquistitions, LLC commissioned the study to
analyze the possibility of declaring the area as blighted and substandard.

The City of Grand Island, when considering conditions of Blight and Substandard, look at those
issues and definitions provided for in the Nebraska Community Redevelopment Law as found in
Chapter 18, Section 2104 of the Revised Nebraska State Statutes, as follows:

“The governing body of a city, fo the greatest extent it deems to be feasible in
carrying out the provisions of the Community Development Law, shall afford
maximum opportunity, consistent with the sound needs of the city as a whole, to the
rehabilitation or redevelopment of the community redevelopment area by private
enterprises. The governing body of a city shall give consideration to this objective in
exercising its powers under the Community Development Law, including the
formulation of a workable program, the approval of community redevelopment
plans consistent with the general plan for the development of the city, the exercise of
its zoning powers, the enforcement of other laws, codes, and regulations, relating to
the use of land and the use and occupancy of buildings and improvements, the
disposition of any property acquired, and the providing of necessary public
improvements.”

The Nebraska Revised Statutes §18-2105 continues by granting authority to the governing body
for the formulation of a workable program; disaster assistance; effect. The statute reads,

“The governing body of a city or an authority at its direction for the purposes of the
Community Development Law may formulate for the entire municipality a workable
program for utilizing appropriate private and public resources to eliminate or prevent
the development or spread of urban blight, to encourage needed urban
rehabilitation, to provide for the redevelopment of substandard and blighted areas,
or to undertake such of the aforesaid activities or other feasible municipal activities
as may be suitably employed to achieve the objectives of such workable program.
Such workable program may include, without limitation, provision for the prevention
of the spread of blight info areas of the municipality which are free from blight
through diligent enforcement of housing, zoning, and occupancy confrols and
standards; the rehabilitation or conservation of substandard and blighted areas or
portions thereof by replanning, removing congestion, providing parks, playgrounds,
and other public improvements by encouraging voluntary rehabilitation and by
compelling the repair and rehabilitation of deteriorated or deteriorating sfructures;
and the clearance and redevelopment of substandard and blighted areas or
portions thereof.”

“Notwithstanding any other provisions of the Community Development Law, where
the local governing body certifies that an area is in need of redevelopment or
rehabilitation as a result of flood, fire, hurricane, earthquake, storm, or other
catasfrophe respecting which the Governor of the state has certified the need for
disaster assistance under federal law, the local governing body may approve a
redevelopment plan and a redevelopment project with respect to such area without
regard fo the provisions of the Community Development Law requiring a general
plan for the municipality and notice and public hearing or findings other than herein
set forth.”

Based on the Nebraska Revised Statutes §18-2103 the following definitions shall apply:

“Blighted area means an area (a) which, 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
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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: (ij Unemployment in the
designated area is at least one hundred twenty percent of the state or national
average; (i) the average age of the residential or commercial units in the area is at
least forty years; (iii) more 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. A redevelopment project involving a formerly used defense site as
authorized under section 18-2123.01 shall not count fowards the percentage
limitations contained in this subdivision;”

“Extremely blighted area means a substandard and blighted area in which: (a) The
average rate of unemployment in the area during the period covered by the most
recent federal decennial census is at least two hundred percent of the average rate
of unemployment in the state during the same period; and (b) the average poverty
rate in the area exceeds twenty percent for the total federal census tract or tracts or
federal census block group or block groups in the area;”

“Substandard area means 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,
fransmission of disease, infant mortality, juvenile delinquency, and crime, (which
cannot be remedied through construction of prisons), and is defrimental to the public
health, safety, morals, or welfare; and”

“Workforce housing means:
(a) Housing that meetfs the needs of foday's working families;

(b) Housing that is attractive to new residents considering relocation to a rural community;
(c) Owner-occupied housing units that cost not more than two hundred seventy-five
thousand dollars to construct or rental housing units that cost not more than two
hundred thousand dollars per unit to construct. For purposes of this subdivision (c),
housing unit costs shall be updated annually by the Department of Economic
Development based upon the most recent increase or decrease in the Producer Price
Index for all commodities, published by the United States Department of Labor, Bureau

of Labor Statistics;

(d) Owner-occupied and rental housing units for which the cost to substantially rehabilitate

exceeds fifty percent of a unit's assessed value; and
(e) Upper-story housing.”

This Blight and Substandard Study is Blighted and Substandard Area 28. The Study is infended to
give the Grand Island Community Redevelopment Authority, Hall County Regional Planning
Commission and Grand Island City Council the basis for identifying and declaring Blighted and
Substandard conditions are existing within the City’'s jurisdiction and as allowed under Chapter
18. Through this process, the City and property owners will attempt to address economic and/or
social liabilities which are harmful to the well-being of the entire community.
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Figure 1 shows the study area of this report. A Redevelopment Plan to be submitted in the future
containing, by law, definite local objectives regarding appropriate land uses, improved traffic,
public transportation, public utilities, and other public improvements, and the proposed land
uses and building requirements in the redevelopment area and shall include:
e The boundaries defining the blighted and substandard areas in question (including
existing uses and conditions of the property within the area), and
o Alist of the conditions present, which qualify the area as blighted and substandard.

Through the redevelopment process, the City of Grand Island can guide future development
and redevelopment throughout the area. The use of the Community Redevelopment Act by the
City of Grand Island is infended to redevelop and improve the area. Using the Community
Redevelopment Act, the City of Grand Island can assist in the elimination of negative conditions
and implement different programs/projects identified for the City.
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BLIGHT AND SUBSTANDARD ELIGIBILITY STUDY

This study targets a specific area within an established part of the community for evaluation. The
area indicated in Figure 1 of this report. The findings are presented in the coming pages of the
report.

Study Area
The following is the description of the designated area within Grand Island.

Point of beginning is the intersection of the centerlines of US Highway 281 and West State Streef;
thence bearing easterly along the centerline of West State Street to the intersection of the
centerline of North Webb Road; thence, southerly along the centerline of North Webb Road to
the intersection with the centerline of West 13t Street; thence, westerly along the centerline of
West 13th Streetf to the infersection with the centerline of US Highway 281; thence, northerly
along the centerline of US Highway 281 to the point of beginning.

EXISTING LAND USES

The term “Land Use” refers to the developed uses in place within a building or on a specific
parcel of land. The number and type of uses are constantly changing within a community and
produce some impacts either benefitting or detracting from the community. Existing patterns of
land use are often fixed in older communities and neighborhoods, while development in newer
areas is often reflective of current development practices.

The study area is within a highly commercial part of Grand Island. There are commercial uses to
all sides of the study, including the redeveloping area of Blight and Substandard Area 9 from
2012.

Existing Land Use Analysis within Study Area

As part of the planning process, a survey conducted through both in-field observations, as well
as data collection online using the Hall County Assessors website. This survey noted the use of
each parcel of land within the study area. These data from the survey are found in the following
paragraphs.

TABLE 1: EXISTING LAND USE, GRAND ISLAND - 2022

Type of Use Acres Percent of Developed Percent of Study
land within the Study Area Area

Residential 0 0.0% 0.0%
Single-family 0 0.0% 0.0%
Multi-family 0 0.0% 0.0%
Manufactured Housing 0 0.0% 0.0%
Commercial 63.45 87.3% 80.9%
Industrial 0 0.0% 0.0%
Quasi-Public/Public 0 0.0% 0.0%
Parks/Recreation 0 0.0% 0.0%
Transportation 9.22 12.7% 11.7%
Total Developed Land 72.67 100.0% -
Vacant/Agriculture 5.78 7.4%
Total Area 78.45 100.0%

Source: Marvin Planning Consultants 2022

Table 1 includes the existing land uses for the entire study area. The table contains the tfotal
acres determined per land use from the survey; next is the percentage of those areas
compared to the total developed land; and finally, the third set of data compare all land uses
to the total area within the Study Area. The Study Area is made up of Commercial (80.9%), Open
Space (7.4%), and Transportation oriented land (street and R.O.W; 11.7%). The entire area is
considered completely developed.
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Figure 1
Study Area Map
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Figure 2
Existing Land Use Map
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FINDINGS OF BLIGHT AND SUBSTANDARD CONDITIONS ELIGIBILITY STUDY
This section of the study examines the conditions found within the study area. The Findings
Section reviews the conditions based upon the statutory definitions.

CONTRIBUTING FACTORS UNDER PART A OF THE BLIGHT DEFINITION

There were some conditions examined and evaluated in the field and online. Some conditions
are reviewed in detail, on the following pages, while some of the statutory conditions are not
present.

Structural Conditions
Existing structural conditions of buildings in the study area were determined using the Hall County
Assessor’s database. Structures rated out as either Very Good, Good, Fair, Average, or badly
worn. Based upon the data provided to the planning feam, the following is the breakdown for
structures in the study area:

o 2 (5.7%) structures rated as very good

e 5(14.3%) structures rated as good
e 0 (0.0%) structure rated as fair
o 28 (80.0%) structures rated as average
e 0 (0.0%) structures rated as badly worn
Blight and Substandard Study — Conestoga Mall Page 7
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The exterior portion of the mall is showing considerable wear, likely due to deferred
maintenance. In the photos on the previous page, there are examples of where masonry and
wood construction has been compromised and is in danger of falling from the building onto the
ground. Based upon a visual ground inspection, it appears like there is considerable water
penetration in the brick-and-mortar system. Said photos also show water penetration inside one
of the structures. An assumption was made, based upon the data, that an average condition or
less would constitute less than desirable conditions due to age and condition of the
structure/building. It is common for older structures to get more maintenance and upkeep to
maintain a good or higher condition. Even an average structure shows some signs of
deteriorating which in furn can become a dilapidated structure in the future if not maintained.
Overall, 80.0% of the structures in this study area are an average condition or worse.

Due to the stated conditions found in the Hall County Assessor's data, the condition of the
structures is a conftributing factor.

Page 8 Blight and Substandard Study — Conestoga Mall
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Deterioration of Site or Other Improvements
Site Improvements Conditions
The site improvements include the areas determined to be common areas for public ingress and
egress to the study area as well as the area designed to move vehicular traffic through the site.
Also, this includes the actual surface parking areas. The condition of the site improvements varies
greatly. The Study Area contains a major deteriorated condition; the parking areas throughout
the areaq, as well as the demarcated driving areas. The parking areas throughout the entire
Study Area are in a serious state of deterioration. They are not yet in a dilapidated condition. The
parking surface and driving areas contain major surface cracking, small break-ups and
spawling. These conditions have been likely caused by several circumstances over the years,
including:
*  Lack of maintenance

Sub-soil conditions

Heavier than expected traffic

Freeze/thaw cycles

Preventing a number of these items are possible through proper design, enforcement, and
maintenance, with maintenance being a key. Photos below indicate examples of different
deteriorated conditions within the parking and driving areas across the entfire site. Due to a large
amount of broken pavement in the Study Area, the parking areas are considered fo be
deteriorated or in a state of deteriorating; therefore, they are a direct contributing factor to the
conditions of blight.
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Diversity of Ownership

Throughout the study area, there are 13 different property owners. However, in most cases, the
difference is that one company owns the structure on the site; while, another entity, usually,
Conestoga North or Conestoga Realty owns the ground underneath the structure. This creates
potential issues with future redevelopment of structures and property if the different ownership
groups disagree. Also, the fact structures sit on land owned by another party will create a
potential detriment to future redevelopment. Due to this factor, it may be necessary for a public
intervention to guide future redevelopment activities in this specific study area. Based upon the
analysis, sufficient ownership issues present to make Diversity of Ownership a confributing factor
for Blighting.

Improper Subdivision or Obsolete Platting
Improper Subdivision or Obsolete Platting is present in several ways. These factors are bulleted
below:
e First and foremost are the private streets on the north side of the study area, Conestoga
Drive and Overland Road.
e The developed area in the northeast corner of the study area has been built out in a
clustered manner, making traffic circulation difficult.
e The positioning of lots along West State Street and North Webb Road have access drives
in a manner that makes traffic control and congestion problematic.

See Figure 5 for specific locations of the discussed items above. Based upon the analysis,
sufficient ownership issues present to make Improper Subdivision or Obsolete Platting «
conftributing factor for Blighting.

Faulty Lot Layout
Similar to Improper Subdivision or Obsolete Platting, Faulty Lot Layout is present in similar ways.
These factors are bulleted below:
e The developed area in the northeast corner of the study area has been built out in a
clustered manner, making traffic circulation difficult.
e The positioning of lots along West State Street and North Webb Road have access drives
in a manner making traffic control and congestion problematic.

See Figure 6 for specific locatfions of the discussed items above. Based upon the analysis,
sufficient ownership issues present to make Faulty Lot Layout a contributing factor for Blighting.

Combination of factors which are impairing and/or arresting sound growth
There are several factors present within the study area meeting this criterion are discussed in the
following paragraphs.

Functional Obsolescence

The primary structure within the study area is the Conestoga Mall. The mall was constructed in
the mid-1970's and was designed using common mall layouts and concepts. However, as the
retail markets have been changing, these types of facilities have been losing popularity. It is a
similar issue seen by the Grand Island Mall which was declared Blighted and Substandard in 2012
and has been the focus of several redevelopment projects since the declaration.

Malls and retail use constructed in foday’s economy are more open air, even in colder climate
regions. The newer mall models are doing more to make the shopping experience more than
“just shopping.” These older regional malls have lost favor with consumers across the United
States. Some examples within the region include the Imperial Mall in Hastings, the mall in North
Platte, the mall in Hutchinson, KS. The phenomena have also affected larger cities such as
Omaha; Kansas City, MO; Overland Park, KS; and more.

The survival of this mall into the future will be dependent on ownership willingness to re-focus the

mall itself.
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Figure 3
Structural Conditions
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Figure 4
Deterioration of Site
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Figure 5
Improper Platting
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Figure 6
Faulty Lot Layout
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Retail Markets of the 21st Century

Retail in the 21st Century has been evolving rapidly. The evolution led by consumers wanting
more than the 1960 to 1970 malls with their shopping experience has been a big factor;
however, the rise of e-commerce and Amazon has also been a major contributing factor to the
retail revolution.

With the retail revolution of the 21st Century, several mainstream retailers have had trouble
competing. The major tenants of Sears, Yonkers, and JC Penneys have all vacated their spaces
at the Conestoga Mall. Yonkers left in 2015, while the other two left shortly after. Sears filed for
Chapter 11 bankruptcy protection, and closed February 2019. All three tenants left behind
empty boxes, merchandise, and storage equipment in the spaces. A lack of major retailers
located at Conestoga Mall impairs and arrests sound growth of this facility in the future.

The buildup of the mall area

Looking at the Conestoga Mall on aerials, the mall is located on the southernmost location of
the land. North of the primary mall was eventual built-out with smaller strip centers. These strip
centers to the north impair the future expansion of the primary mall. Also, the location of the
primary mall and strip centers creates an issue with expanding parking on the mall property.
These factors do impair and arrest sound growth of the study area.

Defective/Inadequate Street Layouts

Under normal blight evaluation, this criteria would apply to public streets. However, in the case
of this study areq, it applies to the internal fraffic circulation of the mall property and the
adjoining strip centers to the north. Figure 8 indicates the primary and secondary circulation
loops. The Figure also indicates potential concerns with the layouts on the site. There are enough
circulation concerns on-site to make Defective/Inadequate Street Layouts a contributing factor
to declaring the area as Blighted.
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INSANITARY AND UNSAFE CONDITIONS

Woodsonia commissioned an asbestos analysis of the Conestoga Mall portfion of the study area.
The study was completed by Heartland Testing and Consulting LLC in August 2022. The following
areas for the mall were reviewed and/or sampled. Inspection of the following occupied spaces
were not completed due to no access: Unifs 3A, 4, 7A, 9, 23B, 33, 34, 38 & 40. Inspection of sub-
flooring in the occupied tenant spaces of the facility were limited due to current sales area floor
coverings. Additional review of the occupied spaces sales are sub-floors should be completed
when the spaces are available for destructive review. Below is a summary of the spaces with
limited review: 8, 9, 10, 12, 13, 17, 19, 20, 23A, 24, 30, 31, 36, 37, 39A, 40A, 41, 42, 44, 49, 50, 52, 54,
58, 59, 60, 62, Best Buy and Dillard’s.

Figure 7
Sample Area Diagram
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The findings of the study found the following:
e Sample SR-2 — 12"x12" Black Mastic contains 5% chrysofile asbestos.
Sample SR-4 - 12"x12" Black Mastic contains 5% chrysoftile asbestos.
Sample SR-8 - 12"x12" Black Mastic contains 5% chrysoftile asbestos.
Sample C-2 - Drywall Joint Compound contains 0.5% chrysofile asbestos.
Sample C-8 — Ceiling Texture contains 10% chrysotile asbestos.
Sample C-11 - Ceiling Texture contains 10% chrysotile asbestos. Sample Y-4 - 12"x12"
Black Mastic contains 5% chrysotile asbestos.
e Sample Y-10 - 12"x12" Tile contains 3% chrysotile asbestos.
e Sample 8B-1 - Black Mastic contains 4% chrysotile asbestos.
e Sample 41-1 — 12"x12" Tile contains 3% chrysofile asbestos. Sample 41-1 — Black Mastic
contains 5% chrysofile asbestos.
Sample 48-1 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.
Sample 48-2 - Vinyl Sheet Flooring contains 20% chrysofile asbestos.
Sample JC-4 - 12"x12" Black Mastic contains 5% chrysofile asbestos.
Sample JC-8 - Black/Yellow Mastic contains 2% chrysofile asbestos.
Sample JC-9 - Black Mastic contains 4% chrysotile asbestos.
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Sample JC-10 - Silver/Black HVAC Sealant contains 6% chrysotile asbestos.
Sample D-1 - Black mastic contains 5% chrysotile asbestos.

Sample SRR-2 — Gray/Black Roof Patch contains 3% chrysotile asbestos.
Assumed - Transite Panels at skylight soffit areas.

Based upon information in the report, all but one (highlighted in yellow) of the sample areas
require mitigation of the materials by a State of Nebraska certified asbestos contract prior to
renovation or demolition activities. Additional information regarding the study findings can be
seen in the complete study aftached to this report.

Therefore, based upon the findings of this asbestos study, the asbestos is a confributing factor to
insanitary and unsafe conditions of the study area.

DANGEROUS CONDITIONS TO LIFE OR PROPERTY DUE TO FIRE OR OTHER CAUSES
Woodsonia commissioned an asbestos analysis of the Conestoga Mall portfion of the study area.
The study was completed by Heartland Testing and Consulting LLC in August 2022. The following
areas for the mall were reviewed and/or sampled. Inspection of the following occupied spaces
were not completed due to no access: Unifs 3A, 4, 7A, 9, 23B, 33, 34, 38 & 40. Inspection of sub-
flooring in the occupied tenant spaces of the facility were limited due to current sales area floor
coverings. Additional review of the occupied spaces sales are sub-floors should be completed
when the spaces are available for destructive review. Below is a summary of the spaces with
limited review: 8, 9, 10, 12, 13, 17, 19, 20, 23A, 24, 30, 31, 36, 37, 39A, 40A, 41, 42, 44, 49, 50, 52, 54,
58, 59, 60, 62, Best Buy and Dillard’s, see Figure 7.

The findings of the study found the following:

e Sample SR-2 — 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample SR-4 - 12"x12" Black Mastic contains 5% chrysotile asbestos.
Sample SR-8 - 12"x12" Black Mastic contains 5% chrysoftile asbestos.
Sample C-2 - Drywall Joint Compound contains 0.5% chrysofile asbestos.
Sample C-8 — Ceiling Texture contains 10% chrysotile asbestos.

Sample C-11 - Ceiling Texture contains 10% chrysotile asbestos. Sample Y-4 - 12"x12"
Black Mastic contains 5% chrysotile asbestos.

e Sample Y-10 - 12"x12" Tile contains 3% chrysotile asbestos.

e Sample 8B-1 - Black Mastic contains 4% chrysotile asbestos.

o Sample 41-1 — 12"x12" Tile contains 3% chrysotile asbestos. Sample 41-1 — Black Mastic
contains 5% chrysotile asbestos.

Sample 48-1 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.

Sample 48-2 - Vinyl Sheet Flooring contains 20% chrysofile asbestos.

Sample JC-4 - 12"x12" Black Mastic contains 5% chrysotile asbestos.

Sample JC-8 - Black/Yellow Mastic contains 2% chrysofile asbestos.

Sample JC-9 - Black Mastic contains 4% chrysofile asbestos.

Sample JC-10 - Silver/Black HVAC Sealant contains 6% chrysotile asbestos.

Sample D-1 - Black mastic contains 5% chrysotile asbestos.

Sample SRR-2 — Gray/Black Roof Patch contains 3% chrysotile asbestos.

Assumed - Transite Panels at skylight soffit areas.

Based upon information in the report, all but one (highlighted in yellow) of the sample areas
require mitigation of the materials by a State of Nebraska cerfified asbestos contract prior to
renovation or demolition activities. Additional information regarding the study findings can be
seen in the complete study afttached to this report.

Therefore, based upon the findings of this asbestos study, the asbestos is a conftributing factor to
dangerous conditions to life or property due to fire or other causes within the study area.
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CONTRIBUTING FACTORS UNDER PART B OF THE BLIGHT DEFINITION

There were some conditions examined and evaluated in the field and online. Some conditions
will be reviewed in detail, on the following pages, while some of the statutory conditions are not
present.

Age of Structure

Age of structures can be a contributing factor to the blighted and substandard conditions in an
area. Statutes allow for a predominance of structures 40 years of age or older to be a
contributing factor regardless of their condition. The following paragraphs document the
structural age of the structures within the Study Area. Note the age of structure was determined
from the Appraisal data within the Hall County Assessor’s website data.

TABLE 2: AVERAGE STRUCTURAL AGE, BY METHOD - 2018

Number Year Built Age Cumulative Age Running Totall

1 1960 62 62 62

1 1970 52 52 114

15 1974 48 720 834

4 1975 47 188 1,022
1 1976 46 46 1,068
2 1978 44 88 1,156
1 1979 43 43 1,199
1 1980 42 42 1,241
2 1981 41 82 1,323
1 1989 33 33 1,356
3 1993 29 87 1,443
1 1995 27 27 1,470
2 1996 26 52 1,522
1 1998 24 24 1,546
1 2007 15 15 1,561
1 2021 1 1 1,562
35 Average 41.8

Source: Hall County Assessor's and Marvin Planning Consultants 2022

Another method to analyze this area is using square footage. State statute discusses commercial
units; in the commercial world, it is not about the building as much as it is about square footage.
Therefore, this analysis is also examining the age of the built square footage. Based upon data
from the Hall County Assessor’s office, there is a total of 647,019 built square footage in the area.
Of the 647,019 total square footage, 610,089 built square feet are 40 years or older, which is
94.3% of the total build out. Therefore, more than 50% of the square footage is 40 years of age or

older.
Page 18 Blight and Substandard Study — Conestoga Mall
Grand Island Council Session - 9/13/2022 Page 26/ 84

Grand Island Council Session - 11/8/2022 Page 55/114



Blight and Substandard Study — Conestoga Mall

Figure 8
Defective Street Layout
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Figure 9
Structure Age
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The final means to examine the age of structures is the actual number of structures within the 40
years or more or less than 40 years categories. Overall, there are 35 structures within the study
areq, based upon the Hall County Assessor’s data (Hall County Assessor divides the primary mall
structure info 11 separate units, thus 35 total). After researching the structural age on the Hall
County Assessor’s and Treasurer’s websites, the following breakdown was determined:

e 28 (80.0%) unit were determined to be 40 years of age or older

e 7 (20.0%) unit were determined fo be less than 40 years of age

However, when examining the age based upon a cumulative approach, as in Table 2, the
average age of the primary sfructures is equal to 41.8 years; thus, meeting the requirements of
the statutes.

The age of the structures would be a direct contributing factor.

Stable or decreasing population based upon the last two decennial census

The population of the study area has seen a stable population based upon the last two
decennial census'. Over the course of the past 40 years there have not been any residential
units within this study area.

Therefore, stable or decreasing population based upon the last two decennial censuses is a
contributing factor to the blighted conditions of the area.

These conditions are contributing to the blighted conditions of the study area.
Criteria under Part A of the Blight Definition

¢ Substantial number of deteriorating structures
o Within the study are 80.0% of the structures were deemed fo be in either average or
badly worn condition.
o Several locations around the primary mall are indicating moisture damage to the
brick facade. There is clear moisture damage inside of the mall as well.

e Deterioration of site or other improvements
o The majority of the asphalt parking areas around the primary mall is in a deteriorating
state and appears to have forgone updating for a considerable time.
o There are several places where the parking surfaces are in a worse than deteriorated
state based upon the photographs in the report.

o Diversity of Ownership
o There are 13 different property owners within the study area.
o The majority of the buildings owned by corporations, sit on fop of ground owned by
another party, typically, Conestoga Realty or Conestoga North.

¢ Improper Subdivision or Obsolete Platting
o First and foremost are the private streets on the north side of the study area,
Conestoga Drive and Overland Road.
o The developed area in the northeast corner of the study area has been built outin a
clustered manner, making traffic circulation difficult.
o The positioning of lots along West State Street and North Webb Road have access
drives in a manner that makes traffic control and congestion problematic.

e Faulty Lot Layout
o The developed area in the northeast corner of the study area has been built out in a
clustered manner, making traffic circulation difficult.
o The positioning of lots along West State Street and North Webb Road have access
drives in a manner making fraffic control and congestion problematic.

Blight and Substandard Study — Conestoga Mall Page 21

Grand Island Council Session - 9/13/2022 Page 29/ 84

Grand Island Council Session - 11/8/2022 Page 58 /114



Blight and Substandard Study — Conestoga Mall

¢ Combination of factors which are impairing and/or arresting sound growth
o Functional Obsolescence is a contributing factor to sound growth
o Retail markets of the 21st Century are impairing growth of the area
o The buildup of the outlots of the mall area

o Defective/Inadequate street layouts
o The layout of the primary and secondary thoroughfares on site are in conflict with key
functional areas such as deliveries and loading docks
o The two primary streets entering the mall property from the north are private streets
o There are several points along the outer fravel route that comes into conflict with
secondary travel paths.

¢ Insanitary and Unsafe Conditions
o The Conestoga Mall portion of the study area was tested for the presence of
asbestos and the report filed in August 2022 indicated mitigatable levels of asbestos
present throughout the facility

¢ Dangerous conditions to life or property due to fire or other causes
o The Conestoga Mall portion of the study area was tested for the presence of
asbestos and the report filed in August 2022 indicated mitigatable levels of asbestos
present throughout the facility

Criteria under Part B of the Blight Definition
o The average age of the residential or commercial units in the area is at least forty years
o 28 (80.0%) buildings or improvements were determined to be 40 years of age or older
o 7 (20.0%) buildings or improvements were determined to be less than 40 years of
age
o The average age based upon a cumulative age calculation is 41.8 years.
o 94.3% of the built square footage in the study area is 40 years of age or older.

o Stable or decreasing population based upon the last two decennial census
o The study area has had a stable or decreasing population over the last two
decennial census.

The other criteria for Blight were not present in the areq, these included:

Tax or special assessment delinquency exceeding fair value of the land.

Defective or unusual condition of fitle,

Unemployment in the designated area is at least 120% of the state or national average.
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.

These issues were either not present or were limited enough as to have little impact on the
overall condifion of the study area.
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Blight and Substandard Study — Conestoga Mall

Substandard Conditions

Age of Structure

Age of structures can be a contributing factor to the blighted and substandard conditions in an
area. Statutes allow for a predominance of structures 40 years of age or older to be a
contributing factor regardless of their condition. The following paragraphs document the
structural age of the structures within the Study Area. Note the age of structure was determined
from the Appraisal data within the Hall County Assessor’s welbsite data.

TABLE 2: AVERAGE STRUCTURAL AGE, BY METHOD - 2018

Number Year Built Age Cumulative Age Running Total

1 1960 62 62 62

1 1970 52 52 114

15 1974 48 720 834

4 1975 47 188 1,022
1 1976 46 46 1,068
2 1978 44 88 1,156
1 1979 43 43 1,199
1 1980 42 42 1,241
2 1981 4] 82 1,323
1 1989 33 33 1,356
3 1993 29 87 1,443
1 1995 27 27 1,470
2 1996 26 52 1,522
1 1998 24 24 1,546
1 2007 15 15 1,561
1 2021 1 1 1,562
35 Average 41.8

Source: Hall County Assessor’'s and Marvin Planning Consultants 2022

Another method to analyze this area is using square footage. State statute discusses commercial
units; in the commercial world, it is not about the building as much as it is about square footage.
Therefore, this analysis is also examining the age of the built square footage. Based upon data
from the Hall County Assessor’s office, there is a total of 647,019 built square footage in the area.
Of the 647,019 total square footage, 610,089 built square feet are 40 years or older, which is
94.3% of the total build out. Therefore, more than 50% of the square footage is 40 years of age or
older.

The final means to examine the age of structures is the actual number of structures within the 40
years or more or less than 40 years categories. Overall, there are 35 structures within the study
areq, based upon the Hall County Assessor's data (Hall County Assessor divides the primary mall
structure into 11 separate units, thus 35 total). After researching the structural age on the Hall
County Assessor’s and Treasurer’s websites, the following breakdown was determined:

e 28 (80.0%) unit were determined to be 40 years of age or older

e 7 (20.0%) unit were determined to be less than 40 years of age

However, when examining the age based upon a cumulative approach, as in Table 2, the
average age of the primary structures is equal to 41.8 years; thus, meeting the requirements of
the statutes.

The age of the structures would be a direct contributing factor.
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Blight and Substandard Study — Conestoga Mall

Substandard Summary

Nebraska State Statute requires that “...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 defrimental to
the public health, safety, morals, or welfare;”

This Study Area in Grand Island meets the defintion of Substandard as defined in the Revised
Nebraska State Statutes.

FINDINGS FOR GRAND ISLAND BLIGHT STUDY AREA #28
Blight Study Area #28 has several items contributing fo the Blight and Substandard Condifions.
These conditions include:

Blighted Conditions under Part A
e Substantial number of deteriorating structures
Deterioration of site or other improvements
Diversity of Ownership
Improper Subdivision or Obsolete Platting
Faulty Lot Layout
Combination of factors which are impairing and/or arresting sound growth
Defective/Inadequate street layouts
Insanitary and Unsafe Conditions
Dangerous conditions to life or property due to fire or other causes

Criteria under Part B of the Blight Definition
¢ The average age of the residential or commercial units in the area is at least forty years
o Stable or decreasing population based upon the last two decennial census

Substandard Conditions
e Average age of the structures in the area is at least forty years
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Blight and Substandard Study — Conestoga Mall

Asbestos Study
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LIMITED NESHAP ASBESTOS SAMPLING REPORT

Conestoga Mall
3404 W 13t Street
Grand Island, Nebraska

Prepared for:

Woodsonia Acquisitions, LLC
20010 Manderson Street Ste: 2
Elkhorn NE 68022

August 5, 2022
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LIMITED NESHAP ASBESTOS SAMPLING REPORT
Date of Report: August 5, 2022
Project Name: Limited NESHAP Asbestos Inspection

Site Characterization: Conestoga Mall
3408 W 13" Street
Grand Island, NE 68803

Inspection Date: July 111, July 12™, July 14", July 21 & July 27, 2022

Inspector Name/License #: Michael A. Smith
NE Asbestos Inspector/Management Planner #920

Outside Information: None

Inspection Limitations: Inspection of the following occupied spaces were not completed due to no
access: Units 3A, 4, 7A, 9, 23B, 33, 34, 38 & 40

Inspection of sub-flooring in the occupied tenant spaces of the facility

were limited due to current sales area floor coverings. Additional review of the
occupied spaces sales are sub-floors should be completed when the spaces are
available for destructive review. Below is a summary of the spaces with limited
review: 8,9, 10, 12, 13, 17, 19, 20, 23A, 24, 30, 31, 36, 37, 39A, 40A, 41, 42,
44, 49, 50, 52, 54, 58, 59, 60, 62, Best Buy and Dillard’s.

Summarized Findings:

The following is a summary of the ashbestos-containing materials identified in the inspection areas of the
structure:

Sample SR-2 — 12”x12” Black Mastic contains 5% chrysotile asbestos.
Sample SR-4 - 12”x12” Black Mastic contains 5% chrysotile asbestos.
Sample SR-8 - 12”x12” Black Mastic contains 5% chrysotile asbestos.
Sample C-2 — Drywall Joint Compound contains 0.5% chrysotile asbestos.
Sample C-8 — Ceiling Texture contains 10% chrysotile asbestos.

Sample C-11 — Ceiling Texture contains 10% chrysotile ashestos.

Sample Y-4 - 12”x12” Black Mastic contains 5% chrysotile asbestos.
Sample Y-10 - 12”x12” Tile contains 3% chrysotile asbestos.

Sample 8B-1 — Black Mastic contains 4% chrysotile asbestos.

Sample 41-1 — 12”x12” Tile contains 3% chrysotile asbestos.

Sample 41-1 — Black Mastic contains 5% chrysotile asbestos.

Sample 48-1 — Vinyl Sheet Flooring contains 20% chrysotile asbestos.
Sample 48-2 - Vinyl Sheet Flooring contains 20% chrysotile asbestos.
Sample JC-4 — 12”x12” Black Mastic contains 5% chrysotile asbestos.
Sample JC-8 — Black/Yellow Mastic contains 2% chrysotile asbestos.
Sample JC-9 — Black Mastic contains 4% chrysotile asbestos.

Sample JC-10 — Silver/Black HVAC Sealant contains 6% chrysotile asbestos.
Sample D-1 - Black mastic contains 5% chrysotile asbestos.

Sample SRR-2 — Gray/Black Roof Patch contains 3% chrysotile asbestos.
Assumed — Transite Panels at skylight soffit areas.
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Any building material that contains greater than 1% asbestos is considered regulated and should be removed
by a State of Nebraska certified asbestos abatement contractor prior to renovation or demolition activities.

Any presumed or building material known to contain <1% asbestos must be removed prior to renovation
work to meet OSHA occupational exposure requirements.

Sample C-2: Wall Board System Joint Compound

The definition of asbestos-containing material (ACM) presented at 29 CFR 1910.1001(b), 29 CFR 1915(b),
and 29 CFR 1926.1101(b); OSHA regards each of the items used to construct wall shells from wallboard
panels as separate materials. Each of these materials that may contain asbestos must be analyzed separately
for their asbestos content. OSHA does not regard wallboard/gypsum wallboard and joint compound as a
surfacing material. If a wall shell is constructed of ACM joint compound and wallboard panels that are not
ACM, then removal of the wall shell is considered OSHA Class Il asbestos work.

For a full listing of materials tested please see table 1. Laboratory analytical results are presented in

Appendix D. Asbestos sample photographs are presented in Appendix E. Facility diagram is presented in
Appendix F.
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Table 1: Sample Analysis Results

Material Location Quaf tity Asbestos % Friable Sar;ple
12”x12” Gray/Tan Mottled VFT w/ Yellow Mastic Sears - ND No SR-1
VFT & Black Mastic (Under SR-1) Sears 60,000 sf. Mastic — 5% Chrysotile No SR-2
12”x12” Gray Mottled VFT w/ Yellow Mastic Sears - ND No SR-3
VFT (Under SR-3) & Black Mastics Sears SR-2 Mastic — 5% Chrysotile No SR-4
12”x12” White/Black/Gray VFT w/ Yellow Mastic Sears - ND No SR-5
12”x12" White w/ Bla'\c/ll;;Stti::eaked VFET w/ Yellow Sears ) ND No SR-6
Drywall Sears - ND No SR-7
12”x12” Tan Mottled VFT & Black Mastic Sears SR-2 Mastic — 5% Chrysotile No SR-8
Drywall & Joint Compound (Composite) Sears - ND No SR-9
12”x12” White w/ Bllz:/f{:sﬁgecks VFT w/ Yellow Sears ) ND No SR-10
12”x12” Gray w/ Black Specks VFT w/ Yellow Mastic Sears - ND No SR-11
2’x4’ Ceiling Tile w/ Large/Small Dents Corridors - ND No C-1
Drywall & Joint Compound S?:L%E?,L \é\ﬁ::z; Joint Compound — 0.5% No C-2
Ceiling Texture Corridor - ND No C-3
2’x4’ Ceiling Tile w/ Pinholes & Large/Small Dents Corridor - ND No C-4
Ceiling Texture Corridor - ND No C-5
2’x4’ Ceiling Tile w Fissures & Pinholes Corridors - ND No C-6
Drywall & Joint Compound Corridor - ND No C-7
Ceiling Texture Original |15 100 of, 10% Chrysotile No c-8
Corridor
Ceiling Texture Corridor - ND No C-9
2’x4’ Ceiling Tile w/ Pinholes and Dents Corridor - ND No C-10
Ceiling Texture gg;?l'gf;'r c-8 10% Chrysotile No c-11
Wood Flooring w/ Black Mastic Unit5 - ND No C-12
12”x12” Gray Mottled w/ Black Streaked VFT Unit5 - ND No 5-1
Black Baseboard Unit5 - ND No 5-2
Mudded Fitting Unit5 - ND No 5-3
12”x12” Tan Mottled VFT w/ Yellow Mastic Younkers - ND No Y-1
127x12” Gray VFT Younkers - ND No Y-2
12”x12" White w/ Bluell\(jgzi/i C’Streaked VFT & Yellow |\, 0 o ors ) ND No v-3
12”x12” Black VFT w/ Black Mastic Younkers 10 sf. Mastic — 5% Chrysotile No Y-4
12”x12” White w/ Brown Streaked VFT Younkers - ND No Y-5
12”x12” VFT with ¥%” Square Pattern Younkers - ND No Y-6
Drywall & Joint Compound Younkers - ND No Y-7
Brown Baseboard w/ Brown Adhesive Younkers - ND No Y-8
Mudded Pipe Hanger Younkers - ND No Y-9
127x12” White w/ Brc'i/vl\;nst?zreaked VFT & Black Younkers 5,000 sf. Tile — 3% Chrysotile No Y-10
12”x12” Blue/Green VFT Younkers - ND No Y-11
12”x12” Off-White w/ Blue Streaked VFT Younkers - ND No Y-12
Ceiling Texture (E & S Vestibules) Younkers C-8 10% Chrysotile No C-8
12”x12” Tan Mottled VFT & Yellow Mastic Unit 8A - ND No 8A-1
Tan Carpet Mastic Unit 8A - ND No 8A-2
ND-Non-Detect  SF.-Square Foot LF.-Lineal Feet CT-Ceiling Tile VFT-Vinyl Floor Tile VSF-Vinyl Sheet Flooring
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Material Location Qua,[] tity Asbestos % Friable San;ple
VSF w/ Mastic (Bathroom) Unit 8B 80 sf. Mastic - 4% Chrysotile No 8B-1
12”x12” VFT w/ Yellow Mastic Unit 8B - ND No 8B-2
Gray Pebble Pattern VSF Unit 11 - ND No 11-1
127x12” White w/ Gray Streaked VFT Unit 11 - ND No 11-2
Black Mastic Unit 17 - ND No 17-1
12”x12” Tan Mottled VFT w/ Yellow Mastic Unit 20-1 - ND No 20-1
12”x12” White w/ Brown Mottled VFT Unit 23A-1 - ND No 23A-1
Black Mastic Unit 24 - ND No 24-1
127x12” White w/ Gray Mottled VFT Unit 31 - ND No 31-1
Black Mastic Unit 39 - ND No 39-1
VSF Unit 40A - ND No 40A-1
12"x12” Tan w/ Brown Pitted VFT & Black Mastic |  Unit 41 300 sf. Mz's'flc f?fg?f;stgf”e No 411
12”x12” VFT and Mastic Unit 42 - ND No 42-1
127x12” Black VFT Unit 43 - ND No 43-1
Tan VSF Unit 48 150 sf. 20% Chrysotile No 48-1
Tan Designed VSF Unit 48 200 sf. 20% Chrysotile No 48-2
Drywall & Joint Compound Unit 48 - ND No 48-3
Wall Texture Unit 48 - ND No 48-4
Mudded Fitting Unit 48 - ND No 48-5
127x12” VFT Unit 49 - ND No 49-1
VSF Unit 51 - ND No 51-1
12”x12” White w/ Black Streaked VFT Unit 52 - ND No 52-1
12"x12" VFT Unit 58 - ND No 58-1
12”x12" White w/ Blacl:ws;srgiked VFT & Yellow/Tan h}gg:)r:nt ) ND NO Maint-1
12”x12” Tan w/ Brown Streaked VFT & Black Mastic JC Penny - ND No JC-1
12”x12” Brown VFT w/ Brown Mastic JC Penny - ND No JC-2
12”x12” Black w/ White Streaked VFT JC Penny - ND No JC-3
127x12” Tan Marbled VFT & Black Mastic JC Penny 30,000 sf. Mastic — 5% Chrysotile No JC-4
12”x12” Beige Mottled VFT & Yellow Mastic JC Penny - ND No JC-5
127x12" Off-White/Tan Mottled VFT & Yellow JC Penny ) ND No IC-6
Mastic
Ceiling Tile w/ Pinholes and Holes JC Penny - ND No JC-7
Black/Yellow Mastic JC Penny JC-4 2% Chrysotile No JC-8
12”x12” White w/ Black Streaked VFT & Black JC Penny JC-a Mastic - 4% Chrysotile No 3C-9
Mastic (Sales Floor)
Silver/Black HVAC Duct Sealant (JC Penny Roof) JC Penny 80 sf. 6% Chrysotile No JC-10
12”x12” Cream w/ Brown Streaked VFT Black Mastic Unit 16 - ND No 16-1
12”x12” Tan/Olive/Blue Mottled VFT Unit 22 - ND No 22-1
12x12" VFT (UndBelra(CZEr’;\)Ae;lt\i/\ég Yellow Carpetand | . poom ) ND No PR-1
12”x12” Cream w/ Brown _Streaked VFT & Black Unit 57 ) ND No 57-1
Mastic
Tan 4” Square Design VSF Unit 64 - ND No 64-1
127x12” White w/ Black S_treaked VFT & Yellow Secu_rity ) ND No SO-1
Mastic Office
2’x2” Ceiling Tile w/ Deep Design g(i)\(l)ir% - ND No CR-1
ND-Non-Detect  SF.-Square Foot LF.-Lineal Feet CT-Ceiling Tile VFT-Vinyl Floor Tile VSF-Vinyl Sheet Flooring
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Material Location Quar tity Asbestos % Friable San;ple
Black Roof Flashing Tar Sears Roof - ND No SRR-1
Gray/Black Patch Sealant Sears Roof 1sf. 3% Chrysotile No SRR-2
Black Roof Flashing Tar Sears Roof - ND No SRR-3
Black Roof Tar JCP Roof - ND No JCR-1
Black Speckled Asphalt Roll & Black Tar JCP Roof - ND No JCR-2
Black Roof Tar JCP Roof - ND No JCR-3
Black Speckled Asphalt Roll & Black Tar JCP Roof - ND No JCR-4
VSF w/ Adhesive Unit 8B - ND No 8B-1
12”x12” VFT w/ Yellow Mastic Unit 8B - ND No 8B-2
Black Mastic Unit 17 - ND No 17-1
12”x12” Tan Mottled VFT w/ Yellow Mastic Unit 20 - ND No 20-1
12”x12” White w/ Brown Mottled VFT Unit 23 - ND No 23A-1
Black Mastic Unit 24 - ND No 24-1
12”x12” White w/ Gray Mottled VFT Unit 31 - ND No 31-1
B:ack Mastic Unit 39 - ND No 39-1
VSF Unit 40A - ND No 40A-1
12”x12” Tan w/ Brown Pitted VFT and Black Mastic Unit 41 - ND No 41-1
12”x12” VFT and Yellow Mastic Unit 42 - ND No 42-1
127x12” Black VFT Unit 43 - ND No 43-1
Mudded Fitting (Roof Drain) Unit 48 - ND No 48-5
127x12” VFT Unit 49 - ND No 49-1
VSF Unit 51 - ND No 51-1
12”x12” White w/ Black Streaked VFT Unit 52 - ND No 52-1
12"x12” VFT Unit 58 - ND No 58-1
Drywall & Joint Compound Best Buy ND No BB-1
Tan Vinyl Plank Flooring Best Buy ND No BB-2
127x12” Blue/Gray Mottled VFT & Black Mastic Dillard’s 120,000 sf. Mastic — 5% Chrysotile No D-1
Drywall Dillard’s ND No D-2
12”x12” Tan w/ Blue Mottled VFT Dillard’s ND No D-3
Mudded Fitting Dillard’s ND No D-4
Transite Soffit Panels Sky Light 3,000 sf. Assumed No -
Areas
ND-Non-Detect  SF.-Square Foot LF.-Lineal Feet CT-Ceiling Tile VFT-Vinyl Floor Tile VSF-Vinyl Sheet Flooring

*The quantities listed above are based upon the inspector's field measurements and are provided as estimates only.

MIKE@ONEILLWR.COM

Grand Island Council Session - 9/13/2022 Page 39/ 84

Grand Island Council Session - 11/8/2022 Page 68 /114



Scope of Services

A visual inspection and sampling survey was conducted in general accordance with EPA/NESHAP
guidelines to determine the presence of suspect asbestos-containing building materials (ACBM) in
demolition and renovation projects.

Survey Methodology

This asbestos survey was performed by a State of Nebraska licensed asbestos inspector. An initial building
walk through was conducted to determine the presence of suspect materials, homogeneous materials, and
functional spaces throughout the facility. Following the walk through, the inspector collects samples of
selected materials identified as suspect ACBM. Sampling is limited to those materials which do not involve
destruction of building elements, physical barriers, or the structural integrity of the item being tested.
Confined spaces and areas with structural deficiencies are also not inspected unless noted. EPA guidelines
were used to determine the sampling protocol. Sampling locations were chosen to be representative of the
homogeneous sampling area. While an effort was made to collect samples randomly, samples were taken
preferentially from areas which were the least visible to minimize disturbance of the material.

Laboratory Methodology

Bulk samples obtained from the facility were analyzed at an accredited laboratory listed on the National
Voluntary Laboratory Accreditation Program (NVLAP) using Polarized Light Microscopy (PLM) or point
count methodology (PC) as needed. Laboratory certifications and statements of qualifications can be
provided as needed.

Warranty

HTC and its inspectors are trained and licensed to perform the services provided. All care is taken to
provide a product of the highest quality in line with professional standards. All care is taken to examine
the entirety of the facility or area requested in so far as it is safe to do so. The value of the warranty or any
claims cannot exceed the value paid for this report or survey.

Survey and Analysis Results

For a detailed report on laboratory findings please refer to Appendix D. Quantities of materials sampled
are estimated from field measurements. Owner, contractor, or other operators should field verify all
guantities to ensure accuracy.
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Appendix A — Licensing:
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Appendix B — Regulatory Overview:

MIKE@ONEILLWR.COM

Grand Island Council Session - 9/13/2022 Page 44/ 84

Grand Island Council Session - 11/8/2022 Page 73 /114



There are several government agencies with regulations pertaining to asbestos, renovation, and demolition
projects in Nebraska. The following items are summaries of their involvement.

Environmental Protection Agency

Asbestos Hazard Emergency Response Act (AHERA) — This act contains many regulations pertaining
exclusively to schools and can be found in 40 Code of Federal Regulation (CFR), Part 763.

National Emissions Standards for Hazardous Air Pollutants (NESHAP) — NESHAP regulations govern
most of the asbestos related renovation and demolition projects. The full text can be found in 40 CFR. Part
61.

- Requires an asbestos inspection prior to renovation and demolition projects.
- Requires removal of materials prior to being disturbed by renovation or demolition activities.

- Requires ten government working day notification prior to any renovation, demolition, or
asbestos removal activities on projects greater than 160 square feet or 260 lineal feet. All
demolition projects must be notified regardless of if asbestos is present.

- Regulates the training requirements for asbestos professionals.

- Regulates the identification, removal, transportation, and disposal of asbestos containing
materials.

Nebraska Department of Health & Human Services Asbestos Control Program

This state agency is delegated certain responsibilities created by the EPA regulations. For more information
visit the programs website located at https://dhhs.ne.gov/Pages/Asbestos.aspx.

- Requires an asbestos inspection be performed by a licensed inspector prior to any renovation or
demolition project. From the Program website:

“Before you begin demolition or renovation of a project by anyone other than a homeowner (in that person’s
residential property of 4 units or less), each residential or commercial property owner must have a thorough
inspection for asbestos-containing materials. This inspection must be performed by a Nebraska-certified
asbestos inspector.”

- Requires a ten-day (14 calendar day) notification on projects greater than 160 square feet or 260
lineal feet.

- Requires state licensed personnel do all asbestos work except that exempted by the residential
exemption found in glossary.

- Regulates work practices for all asbestos work.
- Enforces State regulations and some EPA regulations.

Nebraska Department of Environment and Energy (NDEE)

NDEQ regulations require removal of asbestos prior to demolition or renovation. NDEE also regulates the
disposal of asbestos wastes and construction and demolition (C & D) materials.

- Requires use of personnel licensed in accordance with NDOH.

- Requires inspection and removal of ACM in demolition and renovations projects.

- Requires the same ten-day notification as above.

- Requires all asbestos waste be disposed of in a licensed landfill permitted to accept asbestos.

MIKE@ONEILLWR.COM

Grand Island Council Session - 9/13/2022 Page 45/ 84

Grand Island Council Session - 11/8/2022 Page 74 /114


https://dhhs.ne.gov/Pages/Asbestos.aspx

- Requires all C&D material be disposed of or recycled in a permitted facility.

- Requires an inspection and removal of any ACM prior to a fire training exercise. Also requires
disposal of ashes from said burn in a licensed landfill.

Occupational Safety and Health Administration (OSHA)

OSHA regulates asbestos as it pertains to the safety and health of all workers on site. Further information
can be found in 29 cfr. 1926.1101.

- Requires owners of facilities to perform a survey of asbestos containing materials and institute
an operations and maintenance plan to keep materials in good condition.
- Regulates work practices for removal and repair of ACM as it pertains to employee safety.

- Requires air monitoring be performed in certain situations to protect safety of asbestos workers
as well as any other workers that may be in the area or structure.

- Requires medical monitoring, respiratory protection, and education of employees working with
asbestos.

- OSHA may regulate materials whose asbestos content does not meet the EPA definition of an
asbestos containing material.
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Appendix C - Glossary of Terms:
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Approved Asbestos Waste Disposal Site - means a solid waste disposal area that is operated under a
permit issued by the Nebraska Department of Environmental Quality and is authorized to receive ashestos
containing solid wastes. See Appendix E.

Asbestos — means asbestiform varieties of chrysotile, crocidolite, amosite, anthophyllite, tremolite and
actinolite.

Asbestos Containing Materials or ACM — means any material or product, which contains more than 1%
asbestos.

Asbestos Project — means an asbestos encapsulation project, an asbestos removal project, an asbestos
enclosure project, an ashestos related demolition project or an asbestos related dismantling project, but shall
not include any activities which affect three (3) square feet or less or three (3) linear feet or less of ACM
on or in a structure or equipment or any appurtenances thereto, or (b) any activities physically performed
by a homeowner, a member of the home owner's family or an unpaid volunteer on or in the home owner's
residential property of four units or less.

Bulk Sample - a solid quantity of a building material suspected of containing asbestos and that will be
analyzed for the presence of asbestos.

Demolition — means the wrecking, razing, or removal of any structure or load-supporting structural item of
any structure, including any related material handling operations, and includes the intentional burning of
any structure.

Friable Asbestos — means asbestos in a form which can be crumbled, pulverized, or reduced to powder by
hand pressure.
Caution: Non-friable asbestos which becomes friable is classified as friable asbestos.

Inspector — means an individual who is certified by the Department to identify and assess the condition of
ACM. Inspectors shall perform their duties in accordance with the technigques, knowledge, training and
responsibilities outlined in 008.04A8.

Management Planner — means an individual who is certified by the Department to assess the hazard of
materials containing asbestos, to determine the appropriate response actions and to write management plans.

Non-friable ACM — any material containing more than one percent asbestos (as determined by Polarized
Light Microscopy), that when dry, cannot be crumbled, pulverized, or reduced to powder by hand pressure,
Nonfriable asbestos is further divided into categories I and Il. Category | includes packings, gaskets,
resilient floor covering, and asphalt roofing. Category Il includes any material not in Category I.

Project Designer — means an individual who is certified by the Department to formulate plans and write
specifications for conducting asbestos projects.
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RACM - Regulated Asbestos-Containing Material (ACM) is:

- Friable asbestos;
- Category | non-friable ACM that has become friable due to destructive handling;

- Category | non-friable ACM that will be or has been subjected to sanding, grinding, cutting, or
abrading; or

- Category Il non-friable ACM that has a high probability of becoming or has become crumbled,
pulverized, or reduced to powder by the forces expected to act on the material during
demolition or renovation operations regulated by the Asbestos National Emission Standard for
Hazardous Air Pollutants (NESHAP).

Renovation — means the altering of a structure, one or more structural items, or one or more equipment
items in any way, including any asbestos project performed on a structure, structural item, or equipment
item.

Structure or Structural Item — means roofs, walls, ceilings, floors, structural supports, pipes, ducts,
fittings and fixtures that have been installed as an integral part of any structure.

Thermal System Insulation (TSI) — ACM applied to pipes, fittings, boilers, breeching, tanks, ducts or
other structural components to prevent heat loss or gain.
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Appendix D — Laboratory Analytical Results
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

Order #: JH22138748
Project #: 2973888
Date Received: 13-Jul-2022
Date Analyzed: 14-Jul-2022
Date Reported: 15-Jul-2022

EMLab ID 2973888

Donnie Combs

Eurofins EMLab P&K - Houston
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041

Asbestos Non-Asbestos

Sample ID # Sample Description Constituents Constituents

SR-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Beige, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous

SR-2 LAYER 1 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Floor Tile, Beige, Homogeneous
LAYER 3 Chrysotile 5% Non-Fibrous Material 95%
Mastic, Black, Homogeneous

SR-3 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Off White, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous

SR-4 LAYER 1 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Floor Tile, White, Homogeneous
LAYER 3 Chrysotile 5% Non-Fibrous Material 95%
Mastic, Black, Homogeneous

SR-5 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Gray, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous

Anh Phung Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

Order #: JH22138748
Project #: 2973888
Date Received: 13-Jul-2022
Date Analyzed: 14-Jul-2022
Date Reported: 15-Jul-2022

EMLab ID 2973888

Donnie Combs

Eurofins EMLab P&K - Houston
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041

Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
SR-6 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Lt. Gray, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
SR-7 Wallboard, Brown/ White, Homogeneous None Detected Cellulose Fiber 10%
Fibrous Glass <1%
Non-Fibrous Material 90%
SR-8 LAYER 1 None Detected Non-Fibrous Material 100%
Mastic, Gray/ Clear, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Floor Tile, Beige, Homogeneous
LAYER 3 Chrysotile 5% Non-Fibrous Material 95%
Mastic, Black, Homogeneous
SR-9 LAYER 1 None Detected Non-Fibrous Material 100%
Joint Compound, White, Homogeneous
LAYER 2 None Detected Cellulose Fiber 10%
Wallboard, Brown/ White, Homogeneous Fibrous Glass <1%
Non-Fibrous Material 90%
SR-10 LAYER 1 None Detected Non-Fibrous Material 100%
Mastic, Gray/ Clear, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Floor Tile, Off White, Homogeneous
LAYER 3 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
Anh Phung Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)
Appx E Sub E 40 CFR 763 /| EPA 600/R-93/116

. rder #: JH22138748
Donnie Combs o d.e #
- Project #: 2973888
Eurofins EMLab P&K - Houston .
. . Date Received: 13-Jul-2022
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041 Date Analyzed: 14-Jul-2022
Date Reported: 15-Jul-2022

EMLab ID 2973888

Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
SR-11 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Gray, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
C-1 Ceiling Tile, White/ Gray, Homogeneous None Detected Cellulose Fiber 60%
Mineral Wool 20%
Non-Fibrous Material 20%
C-2 LAYER 1 Chrysotile 2% Non-Fibrous Material 98%
Joint Compound, Beige, Homogeneous
LAYER 2 None Detected Cellulose Fiber 10%
Wallboard, Brown/ White, Homogeneous Fibrous Glass <1%
Non-Fibrous Material 90%
C-3 Ceiling Texture, White, Homogeneous None Detected Non-Fibrous Material 100%
C-4 Ceiling Tile, White/ Gray, Homogeneous None Detected Cellulose Fiber 60%
Mineral Wool 20%
Non-Fibrous Material 20%
C-5 Ceiling Texture, White, Homogeneous None Detected Non-Fibrous Material 100%
C-6 Ceiling Tile, White/ Gray, Homogeneous None Detected Cellulose Fiber 60%
Mineral Wool 20%
Non-Fibrous Material 20%
Anh Phung Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)
Appx E Sub E 40 CFR 763 /| EPA 600/R-93/116

. rder #: JH22138748
Donnie Combs o d.e #
- Project #: 2973888
Eurofins EMLab P&K - Houston .
. . Date Received: 13-Jul-2022
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041 Date Analyzed: 14-Jul-2022
Date Reported: 15-Jul-2022

EMLab ID 2973888

Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
C-7 LAYER 1 None Detected Non-Fibrous Material 100%
Joint Compound, White, Homogeneous
LAYER 2 None Detected Cellulose Fiber 10%
Wallboard, Brown/ White, Homogeneous Fibrous Glass <1%
Non-Fibrous Material 90%
C-8 Ceiling Texture, White, Homogeneous Chrysotile 10% Non-Fibrous Material 90%
C-9 Ceiling Texture, White, Homogeneous None Detected Non-Fibrous Material 100%
Cc-10 Ceiling Tile, White/ Gray, Homogeneous None Detected Cellulose Fiber 70%
Mineral Wool 10%
Non-Fibrous Material 20%
C-11 Ceiling Texture, White, Homogeneous Chrysotile 10% Non-Fibrous Material 90%
C-12 LAYER 1 None Detected Cellulose Fiber 100%
Wood Flooring, Brown, Homogeneous
LAYER 2 None Detected Cellulose Fiber 2%
Mastic, Brown, Homogeneous Non-Fibrous Material 98%
No Black Mastic Present
32-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Tan, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
Anh Phung Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 200525-0 TDSHS License: 30-0273 Page 4 of 5
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

Order #: JH22138748

Donnie Combs
. Project #: 2973888
Eurofins EMLab P&K - Houston Date Received:  13-Jul-2022

10900 Brittmoore Park Drive, Ste. G Date Analyzed: 14-Jul-2022

H n TX 77041
ousto 0 Date Reported:  15-Jul-2022
EMLab ID 2973888
Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
8A-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Tan, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%

Mastic, Yellow, Homogeneous

Anh Phung Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 200525-0 TDSHS License: 30-0273 Page 5 of 5
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Eurofins J3 Resources, Inc.

6110 W. 34th Street, Houston, Texas 77092

Phone: (713) 290-0221 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

EPA 600/M4-82-020; 600/R-93/116 - Point Count Method

Order #: JH22138951
Project #: 2973888

Date Received: 20-Jul-2022
Date Analyzed: 20-Jul-2022
Date Reported: 22-Jul-2022

PC-JH22138748-EMLab ID 2973888

Donnie Combs

Eurofins EMLab P&K - Houston
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041

Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
C-2 LAYER 1 Joint Compound, Beige, Homogeneous  Chrysotile 0.50% Non-Fibrous Material 99.50%
Original PLM Result: Chrysotile 2%
400 pt. POINT COUNT
Taylor Smylie Analyst Scott Ward, Ph.D. Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in
full, without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of
PLM and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation,
fiber size, and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. EJ3 recommends TEM confirmation of soils,
vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condition unless
otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.
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Client: Heartland Testing & Consulting
C/O: Mike Smith
Re: Conestoga Mall; NESHAP

ASBESTOSPLM REPORT

EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Date of Sampling: 07-11-2022
Date of Receipt: 07-13-2022
Date of Report: 07-18-2022

Total Samples Submitted: 29
Total Samples Analyzed: 29
Total Sampleswith Layer Asbestos Content > 1%: 4

Location: 5-1, 12" x12" Gray Mottled w/ Brown Streaked VFT Lab ID-Versiont: 14304823-1
Sample Layers Asbestos Content
Gray Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

L ocation: 5-2, Black Baseboard

Lab ID-Versiont: 14304824-1

Sample Layers Asbestos Content
Black Baseboard ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

L ocation: 5-3, Mudded Fitting

Lab ID-Versiont: 14304825-1

Sample Layers Asbestos Content

Gray Semi-Fibrous Material ND

Composite Non-Asbestos Content: | 15% Glass Fibers
5% Cellulose
Sample Composite Homogeneity: | Good
Location: Y-1, 12" x12" Tan Mottled VFT w/ Yellow Mastic Lab ID-Version: 14304826-1

Sample L ayers Asbestos Content
Tan Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection

limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is

reflected by the value of "x".
Eurofins EPK Built Environment Testing, LLC

EMLab I1D: 2974469, Page 2 of 9

Grand Island Council Session - 9/13/2022 Page 57/ 84

Grand Island Council Session - 11/8/2022 Page 86 /114



Client: Heartland Testing & Consulting
C/O: Mike Smith

Re: Conestoga Mall; NESHAP
ASBESTOSPLM REPORT
Location: Y-2, 12" x12" Gray VFT

EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com
Date of Sampling: 07-11-2022
Date of Receipt: 07-13-2022
Date of Report: 07-18-2022

Lab ID-Versiont: 14304827-1

Sample L ayers Asbestos Content

Gray Floor Tile ND

Yellow Mastic ND
Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection

limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is

reflected by the value of "x".
Eurofins EPK Built Environment Testing, LLC

EMLab I1D: 2974469, Page 3 of 9
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-11-2022
C/O: Mike Smith Date of Receipt: 07-13-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-18-2022
ASBESTOSPLM REPORT
Location: Y-3, 12" x12" White w/ Blue/Gray Streaked VFT w/ Yellow Mastic Lab ID-Versiont: 14304828-1
Sample L ayers Asbestos Content
White Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

Location: Y-4, 12" x12" Black VFT w/ Black Mastic Lab ID-Version: 14304829-1
Sample L ayers Asbestos Content
Black Floor Tile ND
Black Mastic 5% Chrysotile
Sample Composite Homogeneity: | Moderate
L ocation: Y-5, 12" x12" Whitew/ Brown Streaked VFT Lab ID-Version: 14304830-1
Sample L ayers Asbestos Content
White Floor Tile ND
Black Mastic ND

Sample Composite Homogeneity: | Moderate

Location: Y-6, 12" x12" VFT w/ /2" Square Pattern Lab ID-Version: 14304831-1
Sample L ayers Asbestos Content
Gray Floor Tile ND
Sample Composite Homogeneity: | Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2974469, Page 4 of 9
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-11-2022
C/O: Mike Smith Date of Receipt: 07-13-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-18-2022
ASBESTOSPLM REPORT
Location: Y-7, Drywall & Joint Compound (COMPOSITE SAMPLE) Lab ID-Versiont: 14304832-1
Sample L ayers Asbestos Content
White Drywall with Brown Paper ND
White Joint Compound ND

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Moderate

Location: Y-8, Brown Baseboard w/ Brown Adhesive Lab ID-Versiont: 14304833-1
Sample Layers Asbestos Content
Brown Baseboard ND
Brown Mastic ND

Sample Composite Homogeneity: | Moderate

Location: Y-9, Mudded Pipe Hager Fitting Lab ID-Versiont: 14304834-1
Sample L ayers Asbestos Content
Gray Semi-Fibrous Material ND
Composite Non-Asbestos Content: | 15% Glass Fibers
5% Cellulose

Sample Composite Homogeneity: | Good

Location: 11-1, Gray Pebble Pattern VSF Lab ID-Versiont: 14304835-1
Sample Layers Asbestos Content
Gray Sheet Flooring with Fibrous Backing ND

Composite Non-Asbestos Content: | 15% Cellulose
Sample Composite Homogeneity: | Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2974469, Page 5 of 9
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-11-2022
C/O: Mike Smith Date of Receipt: 07-13-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-18-2022
ASBESTOSPLM REPORT
Location: 11-2, 12" x12" Whitew/ Gray Streaked VFT w/ Yellow Mastic Lab ID-Versions: 14304836-1
Sample L ayers Asbestos Content
White Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

Location: 48-1, Tan VSF Lab ID-Versiont: 14304837-1
Sample L ayers Asbestos Content
Tan Sheet Flooring with Fibrous Backing 20% Chrysotile

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Good

Location: 48-2, Tan Designed VSF Lab ID-Version: 14304838-1
Sample L ayers Asbestos Content
Yellow Mastic ND
Tan Sheet Flooring with Fibrous Backing 20% Chrysotile

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Moderate

L ocation: 48-3, Drywall & Joint Compound Lab ID-Versiont: 14304839-1
Sample Layers Asbestos Content
White Drywall with Brown Paper ND

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2974469, Page 6 of 9
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-11-2022
C/O: Mike Smith Date of Receipt: 07-13-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-18-2022
ASBESTOSPLM REPORT
L ocation: 48-4, Wall Texture Lab ID-Versiont: 14304840-1
Sample L ayers Asbestos Content
White Texture ND
Sample Composite Homogeneity: | Good

Location: Maint-1, 12" x12" Whitew/ Black Streaked VFT w/ Tan-Yelow Mastic Lab ID-Versiont: 14304841-1
SampleLayers Asbestos Content
White Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

Location: JC-1, 12" x12" Tan w/ Brown Streaked VFT w/ Black M astic Lab ID-Versiont: 14304842-1
SampleLayers Asbestos Content
Tan Floor Tile ND
Black Mastic ND

Sample Composite Homogeneity: | Moderate

Location: JC-2, 12" x12" Brown VFT w/ Brown Mastic Lab ID-Versiont: 143048431
SampleLayers Asbestos Content
Brown Floor Tile ND
Brown Mastic ND

Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2974469, Page 7 of 9
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-11-2022
C/O: Mike Smith Date of Receipt: 07-13-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-18-2022
ASBESTOSPLM REPORT
L ocation: JC-3, 12" x12" Black w/ White Streaked VFT Lab ID-Version: 14304844-1
Sample L ayers Asbestos Content
Black Floor Tile ND
Sample Composite Homogeneity: | Good

Location: JC-4, 12" x12" Tan Mottled VFT w/ Yellow Mastic Lab ID-Versiont: 14304845-1
SampleLayers Asbestos Content
Tan Floor Tile ND
Black Mastic 5% Chrysotile
Sample Composite Homogeneity: | Moderate
Location: JC-5, 12" x12" Beige Mottled VFT w/ Yellow Mastic Lab ID-Versiont: 14304846-1
SampleLayers Asbestos Content
Beige Floor Tile ND
Sample Composite Homogeneity: | Good
L ocation: JC-6, Off-Whitew/ Tan Mottled VFT w/ Yellow Mastic Lab ID-Versiont: 14304847-1
Sample Layers Asbestos Content
Off-White Floor Tile ND
Yellow Mastic ND

Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2974469, Page 8 of 9
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Client: Heartland Testing & Consulting

C/O: Mike Smith

Re: Conestoga Mall; NESHAP
ASBESTOSPLM REPORT

L ocation: JC-7, 2x4 CT w/ Pineholes and Holes

EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com
Date of Sampling: 07-11-2022
Date of Receipt: 07-13-2022
Date of Report: 07-18-2022

Lab ID-Version}: 14304848-1

Sample L ayers Asbestos Content

Beige Ceiling Tile with White Surface ND

Composite Non-Asbestos Content: | 40% Cellulose
40% Glass Fibers
Sample Composite Homogeneity: | Good
Location: 16-1, 12" x12" Cream w/ Brown Streaked VFT w/ Black Mastic Lab ID-Versiont: 14304849-1

Sample Layers Asbestos Content

Cream Floor Tile ND

Black Mastic ND

Sample Composite Homogeneity: | Moderate

Location: 22-1, Tan/Olive/Blue Mottled VFT

Lab ID-Versiont: 14304850-1

Sample Layers Asbestos Content
Tan Floor Tile ND
Sample Composite Homogeneity: | Good
Location: PR-1, 12" x12" VFT (Under Car pet in Restroom) Lab ID-Versiont: 14304851-1

Sample Layers Asbestos Content

Yellow Mastic ND
Cream Floor Tile ND

Black Mastic ND

Sample Composite Homogeneity: | Poor

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection

limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is

reflected by the value of "x".
Eurofins EPK Built Environment Testing, LLC

EMLab I1D: 2974469, Page 9 of 9
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Client: Heartland Testing & Consulting
C/O: Mike Smith
Re: Conestoga Mall; NESHAP

ASBESTOSPLM REPORT

EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Date of Sampling: 07-12-2022
Date of Receipt: 07-14-2022
Date of Report: 07-19-2022

Total Samples Submitted:
Total Samples Analyzed:
Total Sampleswith Layer Asbestos Content > 1%:

12
12
1

Location: CR-1, 2x2 CT w/ Deep Design

Lab ID-Versiont: 14309731-1

Sample Layers

Asbestos Content

Gray Ceiling Tile with White Surface

ND

Composite Non-Asbestos Content: |60% Glass Fibers

20% Cellulose

Sample Composite Homogeneity: | Good

L ocation: SO-1, 12x12 Whitew/ Black Streaked VFT and Yellow Mastic

Lab ID-Versiont: 14309732-1

Sample L ayers Asbestos Content
White Floor Tile ND
Yelow Mastic ND

Sample Composite Homogeneity: | Moderate

Location: 8A-2, Yellow Carpet Mastic

Lab ID-Versiont: 14309733-1

Sample L ayers

Asbestos Content

Yellow Mastic

ND

Sample Composite Homogeneity: | Good

Location: 57-1, 12x12 Cream w/ Beige Streaked VFT w/ Black Mastic

Lab ID-Versiont: 14309734-1

SampleLayers Asbestos Content
Cream Foor Tile ND
Black Mastic ND
Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection

limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is

reflected by the value of "x".
Eurofins EPK Built Environment Testing, LLC

Grand Island
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Grand Island

Grand Island

Client: Heartland Testing & Consulting
C/O: Mike Smith

Re: Conestoga Mall; NESHAP
ASBESTOSPLM REPORT
Location: 64-1, Tan Square Design VSF

EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com
Date of Sampling: 07-12-2022
Date of Receipt: 07-14-2022
Date of Report: 07-19-2022

Lab ID-Versiont: 14309735-1

Sample L ayers

Asbestos Content

Tan Sheet Flooring with Fibrous Backing

ND

Composite Non-Asbestos Content:

20% Cellulose

Sample Composite Homogeneity: | Good

Location: SRR-1, Black Flashing Tar

Lab ID-Versiont: 14309736-1

Sample L ayers

Asbestos Content

Black Roof Flashing

ND

Sample Composite Homogeneity:

Good

Location: SRR-2, Black Flashing Tar

Lab ID-Versiont: 14309737-1

SampleLayers

Asbestos Content

Gray/Black Roof Flashing

3% Chrysotile

Sample Composite Homaogeneity:

Good

L ocation: SRR-3, Black Flashing Tar

Lab ID-Versiont: 14309738-1

Sample Layers

Asbestos Content

Black Roof Flashing

ND

Sample Composite Homogeneity:

Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to

dispose of all samples after aperiod of thirty (30) days, according to all

state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large

amounts of interference material and it is recommended that the sample
limit and to aid in asbestos identification.

be analyzed by gravimetric point count analysis to lower the detection

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is

reflected by the value of "x".
Eurofins EPK Built Environment Testing, LLC
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-12-2022
C/O: Mike Smith Date of Receipt: 07-14-2022
Re: Conestoga Mall; NESHAP Date of Report: 07-19-2022
ASBESTOSPLM REPORT
L ocation: JCR-1, Black Roof Tar Lab ID-Versiont: 143097391
Sample L ayers Asbestos Content
Black Roofing Tar ND
Sample Composite Homogeneity: | Good
Location: JCR-2, Black Asphalt Roll w/ Black Tar Lab ID-Versiont: 14309740-1
SampleLayers Asbestos Content
Black Roofing Material with Grey Pebbles ND
Black Tar ND

Sample Composite Homogeneity: | Moderate

L ocation: JCR-3, Black Roof Tar Lab ID-Versiont: 14309741-1
SampleLayers Asbestos Content
Black Roofing Tar ND
Sample Composite Homogeneity: | Good
L ocation: JCR-4, Black Asphalt Roll w/ Black Tar Lab ID-Versiont: 14309742-1
Sample Layers Asbestos Content
Black Roofing Material with Grey Pebbles ND
Black Tar ND

Sample Composite Homogeneity: | Moderate

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2975278, Page 4 of 4
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Eurofins J3 Resources, Inc.
3113 Red Bluff Road, Pasadena, TX 77503
Phone: (713) 290-0223 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

Order #: JP221037792
Project #: 2982869
Date Received: 26-Jul-2022
Date Analyzed: 27-Jul-2022
Date Reported: 27-Jul-2022

EMLab ID 2982869

Donnie Combs

Eurofins EMLab P&K - Houston
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041

Asbestos Non-Asbestos

Sample ID # Sample Description Constituents Constituents

8B-1 LAYER 1 None Detected Fibrous Glass 4%
Sheet Flooring, Beige, Homogeneous Non-Fibrous Material 96%
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
LAYER 3 None Detected Non-Fibrous Material 100%
Float, Gray, Homogeneous
LAYER 4 Chrysotile 4% Non-Fibrous Material 96%
Mastic, Black, Homogeneous

8B-2 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, White, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous

17-1 Mastic, Black, Homogeneous None Detected Cellulose Fiber 5%

Non-Fibrous Material 95%

20-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Tan/ Mottled, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous

23A-1 Floor Tile, White/Brown/ Mottled, None Detected Non-Fibrous Material 100%
Homogeneous

24-1 Mastic, Black, Homogeneous None Detected Cellulose Fiber 5%

Non-Fibrous Material 95%

31-1 Floor Tile, White/ Gray/ Mottled, None Detected Non-Fibrous Material 100%

Homogeneous
Duane Salinas Analyst Scott Ward, Ph.D.  Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 600120-0 AIHA-LAP, LLC Lab ID: 157714 TDSHS License: 30-0457 Page 1 of 4

Grand Island Council Session - 9/13/2022 Page 68 /84

Grand Island Council Session - 11/8/2022 Page 97 /114



Eurofins J3 Resources, Inc.
3113 Red Bluff Road, Pasadena, TX 77503
Phone: (713) 290-0223 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

; Order #: JP221037792
Donnie Combs .
. Project #: 2982869
Eurofins EMLab P&K - Houston .
. . Date Received: 26-Jul-2022
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041 Date Analyzed: 27-Jul-2022
Date Reported: 27-Jul-2022
EMLab ID 2982869
Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
39-1 Mastic, Black, Homogeneous None Detected Non-Fibrous Material 100%
40A-1 LAYER 1 None Detected Non-Fibrous Material 100%
Sheet Flooring, White, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
41-1 LAYER 1 Chrysotile 3% Non-Fibrous Material 97%
Floor Tile, Tan/Brown/Pitted,
Homogeneous
LAYER 2 Chrysotile 5% Non-Fibrous Material 95%
Mastic, Black, Homogeneous
42-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, White/Gray Streaks,
Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
43-1 Floor Tile, Black, Homogeneous None Detected Non-Fibrous Material 100%
48-5 Mud Insulation, Gray, Homogeneous None Detected Fibrous Glass 25%
Non-Fibrous Material 75%
49-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, White, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%

Mastic, Yellow, Homogeneous

Duane Salinas Analyst

Scott Ward, Ph.D.

Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 600120-0 AIHA-LAP, LLC Lab ID: 157714 TDSHS License: 30-0457
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Eurofins J3 Resources, Inc.
3113 Red Bluff Road, Pasadena, TX 77503
Phone: (713) 290-0223 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

; Order #: JP221037792
Donnie Combs .
. Project #: 2982869
Eurofins EMLab P&K - Houston .
. . Date Received: 26-Jul-2022
10900 Brittmoore Park Drive, Ste. G
Houston TX 77041 Date Analyzed: 27-Jul-2022
Date Reported: 27-Jul-2022
EMLab ID 2982869
Asbestos Non-Asbestos
Sample ID # Sample Description Constituents Constituents
51-1 Sheet Flooring, Beige, Homogeneous None Detected Cellulose Fiber 20%
Fibrous Glass 2%
Non-Fibrous Material 78%
52-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, White/Black Streaks,
Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
58-1 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Tan, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
Y-10 LAYER 1 Chrysotile 3% Non-Fibrous Material 97%
Floor Tile, White/Brown Streaks,
Homogeneous
LAYER 2 None Detected Cellulose Fiber 2%
Mastic, Black, Homogeneous Non-Fibrous Material 98%
Y-11 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, Blue/ Green, Homogeneous
LAYER 2 None Detected Non-Fibrous Material 100%
Mastic, Yellow, Homogeneous
Y-12 Floor Tile, White/Blue Streaks, None Detected Non-Fibrous Material 100%
Homogeneous
JC-8 Mastic, Black/ Yellow, Homogeneous Chrysotile 2% Non-Fibrous Material 98%
Duane Salinas Analyst Scott Ward, Ph.D.  Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 600120-0 AIHA-LAP, LLC Lab ID: 157714 TDSHS License: 30-0457
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Eurofins J3 Resources, Inc.
3113 Red Bluff Road, Pasadena, TX 77503
Phone: (713) 290-0223 - Fax: (713) 290-0248
J3Resources.com

Bulk Asbestos Fiber Analysis by Polarized Light Microscopy (PLM)

Appx E Sub E 40 CFR 763 / EPA 600/R-93/116

Order #: JP221037792

Donnie Combs
. Project #: 2982869
Eurofins EMLab P&K - Houston Date Received: 26-Jul-2022

10900 Brittmoore Park Drive, Ste. G Date Analyzed: 27-Jul-2022

Houston TX 77041
Date Reported: 27-Jul-2022
EMLab ID 2982869
Asbestos Non-Asbestos

Sample ID # Sample Description Constituents Constituents

JC-9 LAYER 1 None Detected Non-Fibrous Material 100%
Floor Tile, White/Black Streaks,
Homogeneous
LAYER 2 Chrysotile 4% Non-Fibrous Material 96%
Mastic, Black, Homogeneous

JC-10 Duct Sealant, Silver/ Black, Chrysotile 6% Non-Fibrous Material 94%
Homogeneous

Duane Salinas Analyst Scott Ward, Ph.D.  Lab Director

Results apply to the sample as received and relate only to the items tested. This report is for the exclusive use of the addressed client and shall not be reproduced except in full,
without written approval by Eurofins J3 Resources, Inc. (EJ3). Samples are analyzed according to the methods listed above and are subject to the inherent limitations of PLM
and interference of matrix components. Reporting limit for the above method is a function of the quantity of sample analyzed, matrix interference, sample preparation, fiber size,
and distribution. Asbestos may be detected in concentrations of <1% by area if sufficient material is analyzed. All reported results have been determined by calibrated visual
estimation (CVE) unless otherwise noted. According to the USEPA 1991 Clarification and the Texas Asbestos Health Protection Rule, a material containing asbestos of <10%
by CVE (including <1% asbestos) can only be demonstrated as a non-asbestos containing building material (non-ACBM) if confirmed by point counting. EJ3 recommends TEM
confirmation of soils, vermiculite and non-friable organically bound materials (NOB) reported as None Detected or < 1% Asbestos by PLM. All samples received in good condi-
tion unless otherwise noted. This report shall not be used to claim product approval, certification, or endorsement by NVLAP, NIST, or any agency of the federal government.

NVLAP Lab Code: 600120-0 AIHA-LAP, LLC Lab ID: 157714 TDSHS License: 30-0457 Page 4 of 4
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-27-2022
C/O: Mike Smith Date of Receipt: 07-28-2022
Re: Conestoga Mall; NESHAP Date of Report: 08-02-2022

ASBESTOSPLM REPORT

Total Samples Submitted: 6
Total Samples Analyzed: 6

Total Sampleswith Layer Asbestos Content > 1%: 1
L ocation: BB-1, Drywall and Joint Compound Lab ID-Versiont: 14372398-1
Sample Layers Asbestos Content
White Drywall with Brown Paper ND
White Joint Compound with Paint ND

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Moderate

Location: BB-2, Tan Vinyl Plank Flooring Lab ID-Versiont: 14372399-1
Sample Layers Asbestos Content
Tan Sheet Flooring ND
Sample Composite Homogeneity: | Good
Location: D-1, 12" x12" Tan w/ Lt. Blue/Gray Mottled VFT & Black Mastic Lab ID-Versiont: 14372400-1
Sample Layers Asbestos Content
Tan Floor Tile ND
Black Mastic 5% Chrysotile

Sample Composite Homogeneity: | Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".
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EurofinsEMLab P& K
1815 West Diehl Road, Suite 800, Naperville, IL 60563
(866) 871-1984 Fax (856) 334-1040 www.emlab.com

Client: Heartland Testing & Consulting Date of Sampling: 07-27-2022
C/O: Mike Smith Date of Receipt: 07-28-2022
Re: Conestoga Mall; NESHAP Date of Report: 08-02-2022
ASBESTOSPLM REPORT
Location: D-2, Drywall Lab ID-Version: 14372401-1
Sample L ayers Asbestos Content
White Drywall with Brown Paper ND

Composite Non-Asbestos Content: | 10% Cellulose
Sample Composite Homogeneity: | Good

Location: D-3, 12" x12" Beige/Tan Mottled VFT Lab ID-Version: 14372402-1
Sample L ayers Asbestos Content
Beige Floor Tile ND
Sample Composite Homogeneity: | Good
L ocation: D-4, Mudded Fitting Lab ID-Versiont: 14372403-1
SampleLayers Asbestos Content
White Semi-Fibrous Material ND

Composite Non-Asbestos Content: | 15% Glass Fibers
Sample Composite Homogeneity: | Good

The test report shall not be reproduced except in full, without written approval of the laboratory. The report must not be used by the client to
claim product certification, approval, or endorsement by any agency of the federal government. Eurofins EMLab P&K reserves theright to
dispose of al samples after aperiod of thirty (30) days, according to all state and federal guidelines, unless otherwise specified.

Inhomogeneous samples are separated into homogeneous subsamples and analyzed individually. ND means no fibers were detected. When
detected, the minimum detection and reporting limit is less than 1% unless point counting is performed. Floor tile samples may contain large
amounts of interference material and it is recommended that the sample be analyzed by gravimetric point count analysis to lower the detection
limit and to aid in asbestos identification.

T A "Version" indicated by -"x" after the Lab |D# with a value greater than 1 indicates a sample with amended data. The revision number is
reflected by the value of "x".

Eurofins EPK Built Environment Testing, LLC EMLab ID: 2987259, Page 3 of 3
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Appendix E — Asbestos Sample Photographs
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Photo 1:

View of
Sample SR-1 &
SR-2.

Photo 2:

View of
Sample SR-3 &
SR-4.
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Photo 3:

View of
Sample SR-8.
Photo 4:
View of sample
C-2.
MIKE@ONEILLWR.COM
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Photo 5:

View of

Sample C-8 &

C-11.

Photo 6:

View of

Sample Y-4 &

Y-10.

Grand Island
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Photo 7:

View of
Sample 41-1.

Photo 8:

View of
Sample 48-1.

Grand Island
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Photo 9:

View of
Sample 48-2.

Photo 10:

View of
Sample JC-4.
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Photo 11:

View of
Sample JC-10.

Photo 12:

View of
Sample SRR-2
material

appears to be a

patch material
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Photo 13:

View of
sample D-1.

Photo 14:

View of
Assumed
transite soffit.
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Appendix F — Facility Diagrams
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Resolution Number 2023-03

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 Grand Island City Council at its September 13, 2022 meeting, referred the Blight and
Substandard Study commissioned by Woodsonia Acquisitions LLC 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 City of Grand Island, 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,

*  That development of this property to its full potential is in the best interest of the City of Grand Island
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.

DATED: October 5, 2022.

HALL COUNTY REGIONAL PLANNING
COMMISSION

Ch

By: M f@#gg,

Secretary

.
Grand Island Council Session - 11/8/2022 Page 114 /114



