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City of Grand Island Tuesday, August 14, 2012

Call to Order
This is an open meeting of the Grand Island City Council. The City of Grand Island abides by the Open
Meetings Act in conducting business. A copy of the Open Meetings Act is displayed in the back of this room
as required by state law.

The City Council may vote to go into Closed Session on any agenda item as allowed by state law.

Invocation

Pledge of Allegiance

Roll Call

A - SUBMITTAL OF REQUESTS FOR FUTURE ITEMS
Individuals who have appropriate items for City Council consideration should complete the Request for
Future Agenda Items form located at the Information Booth. If the issue can be handled administratively
without Council action, notification will be provided. If the item is scheduled for a meeting or study
session, notification of the date will be given.

B - RESERVE TIME TO SPEAK ON AGENDA ITEMS

This is an opportunity for individuals wishing to provide input on any of tonight's agenda items to reserve
time to speak. Please come forward, state your name and address, and the Agenda topic on which you will
be speaking.
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r‘? City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item C1

Recognition of Patti Buettner, Parks and Recreation Secretary for
30 Years of Service with the City of Grand Island

The Mayor and City Council will recognize Patti Buettner, Parks and Recreation Secretary for 30 years
of service with the City of Grand Island. Ms. Buettner was hired on August 9, 1982 as a Clerk III, was
promoted to Recreation Assistant on July 25, 1985, Promoted to Administrative Secretary on August 3,
1993 and to her current position as Parks and Recreation Secretary on November 11, 1996. We
congratulate and thank Ms. Buettner for her dedication and service to the City of Grand Island.

Staff Contact: Mayor Jay Vavricek
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r‘? City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item C2

Recognition of Grand Island Police Department for Receiving the
UPRR Safety Spike Award from the Union Pacific Railroad.

The Mayor and Council will recognize the Grand Island Police Department for receiving the Golden
Safety Spike Award from the Union Pacific Railroad. The Grand Island Police Department was
recognized on July 30th by the Union Pacific Railroad for the Department’s continuing efforts to keep
the railroad right of way safe in Grand Island. Railroad Police Department agents Brian Bentzinger
and Michael Wilson presented the Department with a UPRR Safety Spike Award. Agents Bentzinger
and Wilson expressed their appreciation for the support the Police Department gives to their agents
when they are in Grand Island and for the Department’s enforcement efforts on the railroad right of
way.

Staff Contact: Mayor Jay Vavricek
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r‘? City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item C3

Recognition of the Grand Theatre Redevelopment

The Mayor and City Council will recognize the renovation efforts at the Grand Theatre. The $900,000
renovation included new carpet, a new vitrolite tile facade, a basement museum, a new projector, and a
new neon sign. The Grand now looks more like it did when it originally opened on May 7, 1937.

Staff Contact: Mayor Jay Vavricek
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5 City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item E1

Public Hearing on Request from Roger Luebbe for a Conditional
Use Permit for a Parking Lot Located at 1311 South Stuhr Road

Staff Contact: Craig Lewis
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Council Agenda Memo

From: Craig A. Lewis, Building Department Director
Meeting: August 14, 2012
Subject: Request of Roger Lubbe and the Nebraska State Fair for

Approval of a Conditional Use Permit to Allow the Use
as a Parking Lot for Property at 1311 S. Stuhr Road

Item #’s: E-1 & H-1

Presenter(s): Craig Lewis — Building Department Director

Background

This request is for approval of a conditional use permit to allow the property to be
utilized as a parking lot. The 36 acre tract of land located east of Stuhr Road is an
undeveloped tract of land and would be utilized as parking for the State Fair and possibly
other events that would comply with the provisions of section 36-96 (B) (3). The property
is currently zoned T-A Transitional Agriculture and as such a parking lot is not a listed
permitted or conditional use. However, a public service facility is a listed conditional use
and section 36-89 (E) allows temporary uses if approved by the City Council as a
conditional use. Conditional uses as listed in the zoning code must be approved by the
City Council after a finding that the proposed use promotes the health, safety, and general
welfare of the community, protects property against blight and depreciation, and is
generally harmonious with the surrounding neighborhood.

Discussion

This proposal is to utilize the undeveloped tract of land for parking as the provisions of
section 36-96(B)(3) allow for tracts of land twenty acres or more used for seasonal events
of not more than 14 consecutive days in duration to be exempt from providing required
parking lot improvements.

The request is to allow parking for the State Fair and any similar event that would comply
with the provision of the City code for the next 5 years.

Conditions for the approval of the tract might be a minimum 10’ setback from the
property line before any parking begins, limited access to the site in two drives as
approved by the Public Works department, and any parking lot lighting provided shall

Grand Island
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comply with the National Electric Code and be permitted and inspected by City electrical
inspectors.

Alternatives

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

1. Approve the request for a Conditional Use Permit finding that the proposed
use is a listed conditional use in the zoning code and that it will not be
detrimental to public health, safety, and the general welfare of the community.

2. Disapprove or /Deny the request finding that the proposal does not conform to
the purpose of the zoning regulations.

3. Modify the request to meet the wishes of the Council.

4. Refer the matter to a special committee for a determination of a finding of
fact.

5. Table the issue

Recommendation

City Staff recommends that the Council approve the conditional use permit with the
condition identified, finding that the request does promote the health, safety, and general
welfare of the community, protects property against blight and depreciation, and is
generally harmonious with the surrounding neighborhood.

Sample Motion

Move to approve the requested conditional use permit as specified in the staff
recommendation published in the Council packet and presented at the City Council
meeting and finding that the application will conform with the purpose of the zoning
regulations.

Grand Island
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CITY OF Non-Refundable Fee: $1.000.00

GRAND § ISLLAND Retarn by:

Council Action on:

Conditional Use Permit Application pe:  Building, Legal, Utilities
’ Planning, Public Works

1. The specific use/constructipn reqyested is: / / AQZ é’//j/)’/ _75 LEVE ,%ﬁ%é‘/f.f
2 ;/0 / j st 57

7% v Py Y I 4

2. The owner(s) of the described property is/are: % // G f% ﬂ”ﬂ/&’ef
3. The legal description of the property is: /// f/ Jay’ / 7 /ﬂ 25 -/ -7, BE BF s

4. The address of the property is: //a’"f?‘é’/’/ / = t_,// S / >4
5. The zoning classification of the property is: 7 /Zﬁwfﬁ’/ /J%’%/ %/”/fd’/ 2y )

6. Existing improvements on the property is: bz
7. The duration of the proposed use is: F- 3///4:" S
8. Plans for construction of permanent facility is: AEAE

9. The character of the immediate neighborhood is: /7 Zi/”%é” / AL é//)é//’z? /
/

10. There is hereby attached a Fist of the names and addresses of all property owners within 200’ of the
property upon which the Conditional Use Permit is requested.

ll.Explantin of request: W .,57.5/ ﬁa/ / /[//”%j' z?/ézé/j’fé’d/d‘/f//f
s & LA AL P Z LY / Ve g R SRRV S aé’/
W __,// " f/zzzzéz"

I/'We do hereby certify that the above statements are true and correct and this application is signed as an

acknowledgement of that fact. )
""D/C'j"’ dol 2 Cﬁfﬂoﬁ W‘—w
ate Wners(s
B65-361-816Y 017 5 St Lond o
Phone Number Address
srons, é%%/ N ELE2 )/
City State Zip

Please Note: Delays May Occur if Application is Incomplete or Inaccurate.
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5 City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item E2

Public Hearing on Acquisition of Utility Easement - 2302 Gateway
Avenue - Slack & Shoemaker

Staff Contact: Tim Luchsinger, Utilities Director
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Council Agenda Memo

From: Robert H. Smith, Asst. Utilities Director

Meeting: August 14, 2012

Subject: Acquisition of Utility Easement — 2302 Gateway Avenue
Slack & Shoemaker

Item #’s: E-2 & G4

Presenter(s): Timothy Luchsinger, Utilities Director

Background

Nebraska State Law requires that acquisition of property must be approved by City
Council. The Utilities Department needs to acquire an easement relative to the property
of Jimmy Slack and Suzanne Shoemaker located along the north property line of 2302
Gateway Avenue, in the City of Grand Island, Hall County, in order to have access to
install, upgrade, maintain, and repair power appurtenances, including lines and
transformers.

Discussion

This easement will be used to locate an underground secondary electric line to replace an
overhead line previously used. The Department is occupying the property now, where
previously, only an overhead service was located. The property immediately adjacent to
the north will also be fed from this line.

Alternatives

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

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

e

Recommendation

City Administration recommends that the Council approve the resolution for the
acquisition of the easement for one dollar ($1.00).

Sample Motion

Motion to approve acquisition of the Utility Easement.

Grand Island
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5 City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item E3

Public Hearing on Utility Easement - East Side of Hwy. 30, North
of Reuting Road - EXETER 12153 DE, LLC

Staff Contact: Tim Luchsinger
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Council Agenda Memo

From: Robert H. Smith, Asst. Utilities Director
Meeting: August 14, 2012
Subject: Acquisition of Utility Easement — East side of Highway

30, North of Reuting Road — Exeter 12153 DE, LLC
(Crescent Electric Building)

Item #’s: E-3 & G-5

Presenter(s): Timothy Luchsinger, Utilities Director

Background

Nebraska State Law requires that acquisition of property must be approved by City
Council. The Utilities Department needs to acquire an easement relative to the property
of EXETER 12153 DE, LLC, located on the east side of Highway 30, north of Reuting
Road, in the City of Grand Island, Hall County, in order to have access to install,
upgrade, maintain, and repair power appurtenances, including lines and transformers.

Discussion

This easement will be used to locate underground conduit, cable, and a three phase pad-
mounted transformer to supply electrical service. A new building is being constructed at
the site for Crescent Electric.

Alternatives

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

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

e

Recommendation

City Administration recommends that the Council approve the resolution for the
acquisition of the easement for one dollar ($1.00).

Sample Motion

Move to approve acquisition of the Utility Easement.
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5 City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item E4

Public Hearing on Redevelopment Area #10 for Property Located
East of South Locust Street and South of Bismark Road

Staff Contact: Chad Nabity
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Council Agenda Memo

From: Regional Planning Commission

Meeting: August 14, 2012

Subject: Proposed Blighted and Substandard CRA Area No. 10
Item #’s: E-4 & G-13

Presenter(s): Chad Nabity AICP, Regional Planning Director

Background

Larry Fowle, commissioned a Blight and Substandard Study for Proposed
Redevelopment Area No. 10 to be prepared by Marvin Planning Consultants of David
City, Nebraska. The study area includes approximately 7.5 acres referred to as CRA Area
No. 10. The study focused on property in southeast Grand Island between Bismark Road
and Phoenix Street and along Kimball and Oak Street. The study as prepared and
submitted indicates that this property could be considered substandard and blighted. The
full study is attached for your review and consideration.

Discussion

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

Section 18-2109
Redevelopment plan, preparation; requirements.

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

Grand Island
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~Reissue Revised Statutes of Nebraska
A flow chart of the blight declaration process is shown in Figure 2.

At this time, the Planning Commission and Council are 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.
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Figure 1 Redevelopment Area 10 includes all properties within the area.
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Process for Declaring an area of the City

Study

by Other Agency
CRA

CRA

Council

to RPC

:

RPC for Review

Recommendation

$

Study and Makes

within 30 Days

'

Considers Substandard and Blighted.

and Blighted May be Considered by

Figure 2 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?

4

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 3 Blight and Substandard Declaration compared to a Redevelopment Plan
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OVERVIEW Continued

It is appropriate for the planning commission in conducting its review and considering its
recommendation regarding the substandard and blighted designation to:

review the study,

take testimony from interested parties,

make findings of fact, and

include those findings of fact as part of its recommendation to Council.

P

Blighted and Substandard Defined

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

Section 18-2103
Terms, defined.

For purposes of the Community Development Law, unless the context otherwise
requires:

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

(11) Blighted area shall mean an area, which (a) by reason of the presence of a
substantial number of deteriorated or deteriorating structures, existence of defective
or inadequate street layout, faulty lot layout in relation to size, adequacy,
accessibility, or usefulness, insanitary or unsafe conditions, deterioration of site or
other improvements, diversity of ownership, tax or special assessment delinquency
exceeding the fair value of the land, defective or unusual conditions of title, improper
subdivision or obsolete platting, or the existence of conditions which endanger life or
property by fire and other causes, or any combination of such factors, substantially
impairs or arrests the sound growth of the community, retards the provision of
housing accommodations, or constitutes an economic or social liability and is
detrimental to the public health, safety, morals, or welfare in its present condition and
use and (b) in which there is at least one of the following conditions: (i)
Unemployment in the designated area is at least one hundred twenty percent of the
state or national average; (i1) the average age of the residential or commercial units in
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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;

~Reissue Revised Statutes of Nebraska

ANALYSIS

The following summaries are copied directly from the Study. The analysis of the
substandard and blighted factors is conducted on pages 14 and 15 of the study. The
summaries provide a basis for approving the blighted and substandard designation.

Grand Island
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Blighting Summary
These conditions are contributing to the blighted conditions of the study area.
e Substantial number of deteriorating structures
o 50.0% of the structures identified within the Study Area, were deemed to be in a
state of deterioration or dilapidation

e Deterioration of site or other improvements

o A large amount of sidewalk either in a deteriorated state or missing from
properties.

o There is a significant amount of lineal feet of streets that are deteriorating or
dilapidated.

o Deteriorating curb and gutter does and/or will continue to become worse in
condition and ultimately will begin to negatively impact drainage in the study
area.

e Average age of structures is over 40 years of age
o Within the Study Area 94.7% of the structures meet the criteria of 40 years of age
or older.

The other criteria for Blight were not examined or are not present in the area, these
included:

o Defective/Inadequate street layouts,

o Faulty lot layout,

o Insanitary or unsafe conditions,

° Defective or unusual condition of title,

o Economic or social liability detrimental to health, safety and welfare,

Conditions provision of housing accommodations,

o One-half of unimproved property is over 40 years old,

o Tax or special assessment exceeding the fair value of the land,

o Diversity of ownership.

o Improper Subdivision or obsolete platting

o Existence of conditions which endanger life or property by fire and other causes,

o The area has had either a stable or decreasing population based upon the last two
decennial censuses,

o Unemployment in the designated area is at least one hundred twenty percent of
the state or national average,

o Combination of such factors, substantially impairs or arrests the sound growth of
the community, and

o Per capita income of the area is lower than the average per capita income of the
city

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

Grand Island
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Substandard Conditions

Average age of the residential or commercial units in the area is at least forty years
Besides structural conditions of the buildings in the Study Area, age of these structures is
another contributing factor to the substandard conditions in the area. Statutes allow for a
predominance of structures that are 40 years of age or older to be a contributing factor
regardless of their condition.

Within the study area there is a total of 38 structures. After researching structural age on
the Hall County Assessor’s and Treasurer’s websites, the following breakdown was
determined:

o 2(5.3%) structures were determined to be less than 40 years of age

e 36 (94.7%) structures were determined to be 40 years of age or older

Overall, 94.7% of the structures in this portion of the area are 40 years old or older thus
qualifying it as substantial. See Figure 3 for the locations of the structures.

Due to the age of the structures in the corporate limits, age of structures would be a direct
contributing factor.

Substandard Summary

Nebraska State Statute requires that at least one of five substandard factors be present in a

community. This Study Area in Grand Island has one of the five. The other criteria for

Substandard were not present or the data was not readily accessible in the area, these

included:

e Unemployment in the designated area is at least one hundred twenty percent of the
state or national average;

e 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;

e the per capita income of the area is lower than the average per capita income of the
city or in which the area is designated

e The area has had either stable or decreasing population based on the last two
decennial censuses.

FINDINGS FOR GRAND ISLAND BLIGHT STUDY AREA #10
Blight Study Area #10 has several items contributing to the Blight and Substandard
Conditions. These conditions include:

Blighted Conditions

e Substantial number of deteriorating structures

e Deterioration of site or other improvements

e Average age of structures is over 40 years of age

Substandard Conditions
e Average age of the residential or commercial units in the area is at least forty years

Grand Island
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FINDINGS FOR GRAND ISLAND BLIGHT STUDY AREA #10
Blight Study Area #10 has several items contributing to the Blight and Substandard
Conditions. These conditions include:

Blighted Conditions

e Substantial number of deteriorating structures

e Deterioration of site or other improvements

e Average age of structures is over 40 years of age

Substandard Conditions
e Average age of the residential or commercial units in the area is at least forty years

CONCLUSION

Based upon the issues and conditions indicated from the survey of this area, there is
sufficient criteria present to declare Area #10 of Grand Island as Blighted and
Substandard as provided for in the Nebraska Revised Statutes. The conditions found
throughout the entire area constitute a designation of blighted and substandard. The
eventual use of Tax Increment Financing or other incentive programs would be of great
benefit to the entire area.

RECOMMENDATION:

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

Recommend Questions for Planning Commission

e Does this property meet the statutory requirements to be considered blighted and
substandard? (See Page 5 for requirements)

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?

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

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.

The Regional Planning Commission concluded that the area in question meets the
definition of blighted and substandard and supports such conclusion with findings of
fact. They recommend approval of the declaration as blighted and substandard based
on the facts presented, identified and discussed at their meeting.
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The Planning Commission held a Public Hearing on this proposal at their meeting on July
11, 2012. No members of the public spoke in opposition to this item.

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

el A S

Recommendation

A motion was made by Hayes and seconded by Reynolds to recommend approval of the
Substandard and Blighted Area Designation for Redevelopment Area No. 10 in Grand
Island, Nebraska Study as presented based on the study prepared for Larry Fowle by
Marvin Planning Consultants.

A roll call vote was taken and the motion passed with 8 members present (McCarty,
Snodgrass, O’Neill, Ruge, Bredthauer, Hayes, Reynolds, Haskins) voting in favor.

Sample Motion

Move to approve the Substandard and Blight Designation for Redevelopment Area No.
10 in Grand Island, Hall County, Nebraska finding the information in the study to be
factual supporting such designation.

10
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Blight and Substandard Study - Micro Blight Area

PURPOSE OF THE BLIGHT AND SUBSTANDARD STUDY

The purpose of completing this Blight and Substandard study is to examine existing conditions within the city
of Grand Island. This study has been commissioned by an individual property owner within the community
with the hope that the City will consider the study area for future redevelopment activity. The area is a
meandering boundary; the area is also bounded on two sides by properties that have been declared as
blighted and substandard in the past.

The City of Grand Island, when considering conditions of Blight and Substandard, will be looking 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, to the greatest extent it deems to be feasible in carrying out the
provisions of Sections 18-2101 to 18-2144, shall afford maximum opportunity, consistent with
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 sections 18-2101 to 18-2144, 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 and occupancy of buildings
and improvements, the disposition of any property acquired, and providing of necessary public
improvements”.

The Nebraska Revised Statutes §18-2105 continues by granting authority to the governing body for
formulation of a workable program. 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 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.”

Blight and Substandard are defined as the following:

“Substandard areas 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;”

“Blighted area means an area, which (a) by reason of the presence of a substantial number of
deteriorated or deteriorating structures, existence of defective or inadequate street layout, faulty
lot layout in relation to size, adequacy, accessibility, or usefulness, insanitary or unsafe
conditions, deterioration of site or other improvements, diversity of ownership, tax or special
assessment delinquency exceeding the fair value of the land, defective or unusual conditions of
title, improper subdivision or obsolete platting, or the existence of conditions which endanger life
or property by fire and other causes, or any combination of such factors, substantially impairs or
arrests the sound growth of the community, retards the provision of housing accommodations,
or constitutes an economic or social liability and is detrimental to the public health, safety,
morals, or welfare in its present condition and use and (b) in which there is at least one of the
following conditions: (i) Unemployment in the designated area is at least one hundred twenty
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Blight and Substandard Study - Micro Blight Area

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 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 shall not designate an area larger than one hundred percent of the as
blighted;”

This Blight and Substandard Study is intended to give the Grand Island Community Redevelopment Authority
and Grand Island City Council the basis for identifying and declaring Blighted and Substandard conditions
existing within the City’s jurisdiction. Through this process, the City and property owner will be attempting to
address economic and/or social liabilities which are harmful to the well-being of the entire community.

BLIGHT AND SUBSTANDARD ELIGIBILITY STUDY

This study targets a specific area within an established part of the community for evaluation. The area is
indicated in Figure 1 of this report. The existing uses in this area include residential dwelling units both single-
family and multi-family.

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.

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

Study Area

POINT OF BEGINNING IS THE NORTHWEST CORNER OF LOT 1, BLOCK 3, SOUTH GRAND ISLAND; THENCE
EASTERLY ALONG THE NORTH PROPERTY LINE OF LOT 1, BLOCK 3, SOUTH GRAND ISLAND AND CONTINUING
EASTERLY ALONG THE NORTHERN PROPERTY LINES UNTIL INTERSECTING THE CENTERLINE OF OAK STREET
S; THENCE SOUTHERLY ALONG SAID CENTERLINE TO THE INTERSECTION OF THE CENTERLINES OF OAK
STREET S AND OKLAHOMA AVENUE E; THENCE WESTERLY ALONG SAID CENTERLINE OF OKLAHOMA AVENUE
E TO THE SOUTHERN INTERSECTION THE CENTERLINES OF OKLAHOMA AVENUE E AND OAK STREET S;
THENCE SOUTHERLY ALONG SAID CENTERLINE OF OAK STREET S TO THE INTERSECTION OF CENTERLINES
FOR OAK STREET S AND PHOENIX AVENUE E; THENCE WESTERLY ALONG SAID CENTERLINE OF PHOENIX
AVENUE E TO THE INTERSECTION OF THE CENTERLINES OF PHOENIX AVENUE E AND KIMBALL AVENUE S;
THENCE SOUTHERLY ALONG SAID CENTERLINE OF KIMBALL AVENUE S TO THE EXTENDED SOUTH PROPERTY
LINE OF LOT 55 IN HAWTHORNE ADDITION; THENCE WESTERLY ALONG SAID EXTENDED SOUTH PROPERTY
LINE TO THE SOUTHWEST CORNER OF SAID LOT 55 IN HAWTHORNE ADDITION; THENCE NORTHERLY ALONG
THE WEST PROPERTY LINE OF LOT 55 IN HAWTHORNE ADDITION AND EXTENDING NORTHERLY TO THE
POINT OF BEGINNING.
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Blight and Substandard Study - Micro Blight Area

Figure 1
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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 a number of impacts
that either benefit or detract from the community. Because of this, the short and long-term success and
sustainability of the community is directly contingent upon available resources utilized in the best manner
given the constraints the City faces during the course of the planning period. 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.

Existing Land Use Analysis within Study Area

As part of the planning process, a survey was 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. The Study Area is 100% residential with the exception of the local streets and
sidewalks serving the study area.

Figure 2
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Blight and Substandard Study - Micro Blight Area

Existing Land Use
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Blight and Substandard Study - Micro Blight Area

FINDINGS OF BLIGHT AND SUBSTANDARD CONDITIONS ELIGIBILITY STUDY
This section of the Eligibility Report examines the conditions found in the study area. The Findings Section
will review the conditions based upon the statutory definitions.

CONTRIBUTING FACTORS

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

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 that are 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 that the age of structure was determined from the Appraisal data within the Hall County
Assessor’s website data.

Within the study area there is a total of 38 primary and accessory structures. After researching the structural
age on the Hall County Assessor’s and Treasurer’s websites, the following breakdown was determined:

. 2 (5.3%) units were determined to be less than 40 years of age

e 36 (94.7%) units were determined to be 40 years of age or older

Overall, 94.7% of the structures in this portion of the area are 40 years old or older thus qualifying it as
substantial. See Figure 3 for the locations of the structures.

Due to the age of the structures in the study area, age of structures would be a direct contributing factor.

Structural Conditions

Where structural conditions were evaluated, structures
were either rated as: Excellent, Average, Deteriorating,
or Dilapidated. The following are the definitions of these
terms:

No Problem/ Average Conditions
No structural or aesthetic problems were
visible, or
Slight damage to porches, steps, roofs etc. is
present on the structure,
Slight wearing away of mortar between bricks,
stones, or concrete blocks,
Small cracks in walls or chimneys,
Cracked windows,
Lack of paint, and
Slight wear on steps, doors, and door and
window sills and frames.

Deterloratmg Conditions
Holes, open cracks, rotted, loose, or missing
materials in parts of the foundation, walls, or
roof (up to 1/4 of wall or roof),
Shaky, broken, or missing steps or railings,
Numerous missing and cracked window panes,
Some rotted or loose windows or doors (no
longer wind- or water-proof), and
Missing bricks, or cracks, in chimney or
makeshift (uninsulated) chimney.

Dilapidated Conditions
Holes, open cracks, or rotted, loose or missing material (siding, shingles, brick, concrete, tiles,
plaster, floorboards) over large areas of foundation,
Substantial sagging of roof, floors, or walls,
Extensive damage by fire, flood or storm, and
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Blight and Substandard Study - Micro Blight Area

Inadequate original construction such as makeshift walls, roofs made of scrap materials,
foundations or floors lacking, or converted barns, sheds, and other structures not adequate for
housing.

These are criteria used to determine the quality of each structure in the Study Area.

In a recent conditions survey, the structures within the study area were rated. Within the study area there are
a total of 26 primary structures and 12 accessory structures. Accessory structures were rated due to the fact
that they were visible from the public right-of-ways.

After reviewing the overall conditions of the structures in the corporate limits portion include:
e 16 (50.0%) structures rated as adequate

e 13 (40.6%) structures rated as deteriorating

. 3 ( 9.4%) structures rated as dilapidated

Overall, 50.0% of the structures in this portion of the area are in a state of disrepair. The data are available
for inspection; however, for purposes of this study, Figure 4 only shows the data on a %2 block level as
opposed to structure. However, if there were several structures deemed to be deteriorating or dilapidated
then the entire block was downgraded.

Only one %2 block (16.7%) in the study area was rated as adequate; while four Y2 blocks (66.6%) were
deteriorating; finally one %2 block (16.7%) was deemed to be dilapidated. For purposes of this study there is
approximately 83.3% of the block area within the Study Area that has deteriorating or dilapidated structures.

The remaining
16.7% was
considered as
“Adequate”.

Due to the state of
disrepair of a

number of
properties in the
area, the
conditions
represent

conditions  which
are Dangerous to
conditions of life or
property due to fire
or other causes.
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Blight and Substandard Study - Micro Blight Area

Figure 3
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Blight and Substandard Study - Micro Blight Area

Sidewalk Conditions

The sidewalk conditions were analyzed in the Study Area.
The sidewalks were rated on four categories; adequate,
deteriorating, dilapidating, and missing completely.

Within the study area there is approximately 2,612 lineal
feet of sidewalk. After reviewing the conditions in the
field, the following is how the sidewalk conditions
breakdown within the corporate limits:

o 497 (19.0%) lineal feet of adequate sidewalk

e 1,333 (51.0%) lineal feet of deteriorating sidewalk

o 781 (20.0%) lineal feet of no sidewalk.

e There was no sidewalk deemed to be dilapidated.

Overall, 71.0% of the sidewalks are in either a ! o ) - :
deteriorating state or completely missing. Missing sidewalk is as bad as dilapidated or deteriorating sidewalk
since there is no safe place to walk other than across someone else’s property or in the street. See Figure 5

for the locations of these sidewalks.

Due to the large amount of deteriorating and missing sidewalk, the sidewalk conditions would be a direct
contributing factor.

Street Conditions

The street conditions were analyzed in the Study Area
including both the incorporated areas and the
unincorporated portions of the area. The streets were
also rated on four categories; adequate, deteriorating,
dilapidating, and missing completely. The following is the
breakdown by corporate limits and county industrial park.

Within the study area there is approximately 2,596 lineal
feet of street. After reviewing the conditions in the field,
the following is how the street conditions breakdown
within the corporate limits:

. 1,755 (67.6%) lineal feet of adequate street

. 306 (11.8%) lineal feet of deteriorating street

. 535 (20.6%) lineal feet of dilapidated street

Overall, 32.4% of the streets are in either in a
deteriorating or dilapidated state. See Figure 6 for the
locations of these streets.

Due to the large amount of deteriorating and missing
street, the street conditions would be a direct contributing
factor.

Curb and Gutter

Curb and Gutters have a number of direct and indirect
roles in neighborhoods. Their primary functions is to be a
barrier that collects and directs water, drainage. On a
secondary level, they can help define where the streets

City of Grand Island, Nebraska ¢ June 2012
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Blight and Substandard Study - Micro Blight Area

start and stop, and they act as a physical barrier between pedestrian and vehicular traffic.

Curb and gutter for the Study Area will be examined similarily to streets and sidewalks. The curb and gutter
will be graded as either adequate, deteriorating, dilapidated, or missing. In addition, curb and gutter will be
examined based upon their location, within the incorporated area or within the county industrial park.

Within the corporate limits portion of the study area there is approximately 2,876 lineal feet of curb and
gutter possible. After reviewing the conditions in the field, the following is how the curb and gutter conditions
breakdown within the corporate limits:

. 1,262 (43.9%) lineal feet of adequate curb and gutter

. 1,613 (56.1%) lineal feet of deteriorating curb and gutter

Approximately 57% of the curb and gutters are in either a deteriorating state or are missing. See Figure 7 for
the locations of these curb and gutter.

Due to the large amount of deteriorating and missing curb and gutter, the curb and gutter conditions would
be a direct contributing factor.

Poor curb and gutter and no sidewalk access to the
street along one side of the intersection.

No sidewalk access running east and west.

Figure 4
Structural Conditions
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Blight and Substandard Study - Micro Blight Area

Figure 5

Sidewalk Conditions

“n
]
8
-]
[}
"
[ |
]
]
{ |

» 3
-
e P

=
LY ] i e

Legend
- .- Study Area
| — Streets
Condition

= Adequate

= Detericrating

¥ A L ; | — Missing

Source: Marvin Planning Consultants and Olsson Associates, 2012

City of Grand Island, Nebraska ¢ June 2012 Page 11

Grand Island Council Session - 8/14/2012 Page 40/ 262



Blight and Substandard Study - Micro Blight Area

Figure 6
Street Conditions
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Blight and Substandard Study - Micro Blight Area

Curb and Gutter Conditions
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Blight and Substandard Study - Micro Blight Area

Blighting Summary

These conditions are contributing to the blighted conditions of the study area.
e Substantial number of deteriorating structures
o 50.0% of the structures identified within the Study Area, were deemed to be in a state of
deterioration or dilapidation

e Deterioration of site or other improvements
o Alarge amount of sidewalk either in a deteriorated state or missing from properties.
o There is a significant amount of lineal feet of streets that are deteriorating or dilapidated.
o Deteriorating curb and gutter does and/or will continue to become worse in condition and ultimately
will begin to negatively impact drainage in the study area.

e Average age of structures is over 40 years of age
o Within the Study Area 94.7% of the structures meet the criteria of 40 years of age or older.

The other criteria for Blight were not examined or are not present in the area, these included:
. Defective/Inadequate street layouts,

. Faulty lot layout,

Insanitary or unsafe conditions,

. Defective or unusual condition of title,

° Economic or social liability detrimental to health, safety and welfare,

. Conditions provision of housing accommodations,

. One-half of unimproved property is over 40 years old,

° Tax or special assessment exceeding the fair value of the land,

° Diversity of ownership.

° Improper Subdivision or obsolete platting

. Existence of conditions which endanger life or property by fire and other causes,

. The area has had either a stable or decreasing population based upon the last two decennial
censuses,

. Unemployment in the designated area is at least one hundred twenty percent of the state or
national average,

. Combination of such factors, substantially impairs or arrests the sound growth of the community,
and

. Per capita income of the area is lower than the average per capita income of the city

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

Substandard Conditions

Average age of the residential or commercial units in the area is at least forty years

Besides structural conditions of the buildings in the Study Area, age of these structures is another
contributing factor to the substandard conditions in the area. Statutes allow for a predominance of structures
that are 40 years of age or older to be a contributing factor regardless of their condition.

Within the study area there is a total of 38 structures. After researching structural age on the Hall County
Assessor’s and Treasurer’s websites, the following breakdown was determined:

. 2 (5.3%) structures were determined to be less than 40 years of age

o 36 (94.7%) structures were determined to be 40 years of age or older

Overall, 94.7% of the structures in this portion of the area are 40 years old or older thus qualifying it as
substantial. See Figure 3 for the locations of the structures.

Due to the age of the structures in the corporate limits, age of structures would be a direct contributing
factor.

Substandard Summary
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Blight and Substandard Study - Micro Blight Area

Nebraska State Statute requires that at least one of five substandard factors be present in a community. This

Study Area in Grand Island has one of the five. The other criteria for Substandard were not present or the

data was not readily accessible in the area, these included:

e Unemployment in the designated area is at least one hundred twenty percent of the state or national
average;

e 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;

e the per capita income of the area is lower than the average per capita income of the city or in which the
area is designated

e The area has had either stable or decreasing population based on the last two decennial censuses.

FINDINGS FOR GRAND ISLAND BLIGHT STUDY AREA #10
Blight Study Area #10 has several items contributing to the Blight and Substandard Conditions. These
conditions include:

Blighted Conditions

e  Substantial number of deteriorating structures

e Deterioration of site or other improvements

e Average age of structures is over 40 years of age

Substandard Conditions
e Average age of the residential or commercial units in the area is at least forty years

CONCLUSION

Based upon the issues and conditions indicated from the survey of this area, there is sufficient criteria
present to declare Area #10 of Grand Island as Blighted and Substandard as provided for in the Nebraska
Revised Statutes. The conditions found throughout the entire area constitute a designation of blighted and
substandard. The eventual use of Tax Increment Financing or other incentive programs would be of great
benefit to the entire area.
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5 City of Grand Island
A Tuesday, August 14, 2012
Council Session

Item ES5

Public Hearing on Redevelopment Area #11 for Property Located
South of Capital Avenue between Broadwell Avenue and Wheeler
Avenue Encompassing the Veteran’s Hospital

Staff Contact: Chad Nabity
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Council Agenda Memo

From: Regional Planning Commission

Meeting: August 14, 2012

Subject: Proposed Blighted & Substandard Area No. 11
Item #’s: E-5 & G-14

Presenter(s): Chad Nabity AICP, Regional Planning Director

Background

Pridon LLC by RDG Planning and Design commissioned a Blight and Substandard Study
for Proposed Redevelopment Area No. 11 to be prepared by RDG Planning and Design.
The study area includes approximately 27 acres of property in north central Grand Island
encompassing the Veterans Hospital Campus south of Capital Avenue between
Broadwell and Wheeler. The study as prepared and submitted indicates that this property
could be considered substandard and blighted. The full study is attached for your review
and consideration.

Discussion

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

Section 18-2109
Redevelopment plan, preparation; requirements.

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

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

At this time, the Planning Commission and Council are 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.
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Figure 1 Redevelopment Area 11 includes all properties within the hatched area.
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Process for Declaring an area of the City

Study

by Other Agency
CRA

CRA

Council

to RPC

:

RPC for Review

Recommendation
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Study and Makes

within 30 Days

'

Considers Substandard and Blighted.

and Blighted May be Considered by

Figure 2 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?

4

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 3 Blight and Substandard Declaration compared to a Redevelopment Plan
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OVERVIEW Continued

It is appropriate for the planning commission in conducting its review and considering its
recommendation regarding the substandard and blighted designation to:

review the study,

take testimony from interested parties,

make findings of fact, and

include those findings of fact as part of its recommendation to Council.

P

Blighted and Substandard Defined

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

Section 18-2103
Terms, defined.

For purposes of the Community Development Law, unless the context otherwise
requires:

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

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

~Reissue Revised Statutes of Nebraska

ANALYSIS

The following summaries are copied directly from the Study. The analysis of the
substandard and blighted factors is conducted in the study. Tables 1, 2 and 3 from the
study as shown below provide a basis for approving the blighted and substandard
designation.

Table 1: Objective Criteria for Blight Determination

1. Unemployment No
2. Age of Units Yes
3. Per Capita Income Yes
4. Population Yes
5. Unimproved Land No

Table 2: Age of Structures in Block Group

1, Tract 3, Hall County, NE

Total Structures 281
Built Prior to 1970 194
Percent Built Prior to 1970 69.0%
Source: U.S. Census Bureau,

2000, 2010

Table 3: Subjective Criteria for Blight Determination

1. Presence of a substantial number of deteriorated or deteriorating No
structures
2. The existence of defective or inadequate street layout No
3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness Yes
4. Insanitary or unsafe conditions Yes
5. Deterioration of site or other improvements Yes
6. Diversity of ownership No
7. Tax or special delinquency exceeding the fair value of the land No
8. Defective or unusual conditions of title Unknown
6
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Improper subdivision or obsolete platting Unknown

10. The existence of conditions which endanger life or property by fire and Yes

other causes
11. Any combination of such factors that substantially impairs or arrests the Yes

sound growth of the community, retards the provision of housing
accommodations, or constitutes economic or social liability and is
detrimental to the public health, safety, morals, or welfare in its present
conditions and use

CONCLUSIONS

This study substantiates the presence of at least one of the objective criteria and one of
the subjective criteria for designation as a blighted area set forth by Section 18-2103 of
Nebraska Revised Statutes. Thus, the designated area is hereby determined to be eligible
for a declaration of ‘blighted and substandard’, pursuant to the requirements of Section
18-2103 of Nebraska Revised Statutes.

RECOMMENDATION:

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

Recommend Questions for Planning Commission

e Does this property meet the statutory requirements to be considered blighted and
substandard? (See Page 5 for requirements)

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?

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

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.

The Regional Planning Commission concluded that the area in question meets the
definition of blighted and substandard and supports such conclusion with findings of
fact. They recommend approval of the declaration as blighted and substandard based
on the facts presented, identified and discussed at their meeting.
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The Planning Commission held a Public Hearing on this proposal at their meeting on July
11, 2012. No members of the public spoke in opposition to this item.

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

b

Recommendation

A motion was made by Bredthauer and seconded by Ruge to recommend approval of the
Substandard and Blighted Area Designation for Redevelopment Area No. 11 in Grand
Island, Nebraska Study as presented based on the study prepared for Pridon LLC by RDG
Planning and Design.

A roll call vote was taken and the motion passed with 8 members present (McCarty,
Snodgrass, O’Neill, Ruge, Hayes, Reynolds, Haskins, Bredthauer) voting in favor.

Sample Motion

Move to approve the Substandard and Blight Designation for Redevelopment Area No.
11 in Grand Island, Hall County, Nebraska finding the information in the study to be
factual supporting such designation.
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BLIGHT AND SUBSTANDARD AREA #11 DESIGNATION
For the Veterans Affairs CBOC site in Grand Island

City of Grand Island, Nebraska

Prepared by
RDG Planning & Design
Omaha, Nebraska

June, 2012
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Blight Area Designation, Grand Island, Nebraska e 2

This study considers the presence of blighted or substandard conditions in the study area
located in the City of Grand Island, pursuant to the requirements of Section 18-2103 of the
Nebraska Revised Statutes.

GEOGRAPHY OF THE SITE

Beginning at the southeasterly corner of the intersection of Capital Avenue and Broadwell
Avenues, thence, in an easterly direction, following the southerly line of Capital Avenue, a
distance of 434.5 feet, more or less, to the southwesterly corner of the intersection of Capital
Avenue and Wheeler Avenue; thence, in a southeasterly direction, following the southwesterly
line of Wheeler Avenue, a distance of 965.76 feet to a point; thence, West, a distance of 124.0 feet
to a point; thence, South a distance of 268.0 feet to a point; thence, in a southeasterly direction
following the southwesterly line of Wheeler Avenue, a distance of 377.0 feet to a point; thence,
in a northerly direction, following the westerly line of Broadwell avenue, a distance of 1460 feet,
more or less, to the point of beginning, containing approximately 27 acres.

All in the City of Grand Island, County of Hall, State of Nebraska.

Figure 1 depicts the location of the site and supersedes the above description.
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Figure 1: Study area for Veterans Affairs CBOC Site Blight Study.
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Blight Area Designation, Grand Island, Nebraska e 3

DESIGNATION OF BLIGHT

In order to qualify as a blighted and substandard area in accordance with the requirements of
Section 18-2103, a parcel or district must comply with certain objective and subjective evaluative
criteria, set forth by state statute.

Objective Criteria
In order to qualify as “blighted,” a site must meet at least one of five objective, or numerical,
criteria. These criteria include:

1. Unemployment. The qualifying criterion is an unemployment rate in the designated area that
is at least 120% of the state or national average. 2000 Census block group data is the most
recent decennial census data available to determine the site’s performance with respect to
unemployment.

More recent data is provided by the ongoing American Community Survey (ACS), which
generates community data from smaller, more frequent samples on an array of topics.
Along with 2000 Census data, 2006-2010 “5-year estimates” from the ACS were used to
determine whether the site met this criterion.

2. Average age of residential or commercial units in the area. The qualifying criterion is that
structures in the proposed blighted area have an average age of at least 40 years.

3. Per capita income. The qualifying criterion is a per capita income figure for the area that is
lower than the average per capita income of the municipality in which the area is located.
Block group data from the 2010 Census is the most recent census data utilized to assess this
condition. Five-year estimates, (2006-2010) from the ACS also assisted in accurately
assessing this criteria.

4. Population. The qualifying criterion is that the area has had either a stable or decreasing
population based on the last two decennial censuses. Census block group level data from
2000 and 2010 were examined to determine the presence of this condition.

5. Unimproved land. This criterion applies to blight designation of predominately vacant areas.
Such an area qualifies as “blighted” if more than half of the plotted and subdivided
property in the area has been within the city for 40 years and has remained unimproved
during that time.

RDG Planning & Design e June, 2012

Grand Island Council Session - 8/14/2012 Page 56 / 262



Blight Area Designation, Grand Island, Nebraska e 4

Subjective Criteria

In addition to meeting at least one of the objective requirements described above, a potentially
blighted area must exhibit the presence of at least one of several subjective criteria. These
subjective evaluative criteria include:

1. Presence of a substantial number of deteriorated or deteriorating structures.

N

The existence of defective or inadequate street layout.

3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness.

4. Insanitary or unsafe conditions.

5. Deterioration of site or other improvements.

6. Diversity of ownership.

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

8. Defective or unusual conditions of title.

9. Improper subdivision or obsolete platting.

10. The existence of conditions which endanger life or property by fire and other causes.

11. Any combination of such factors that substantially impairs or arrests the sound growth of the
community, retards the provision of housing accommodations, or constitutes economic or social
liability and is detrimental to the public health, safety, morals, or welfare in its present conditions and
use.

Documentation of Qualifying Conditions, Objective Criteria

The data used to evaluate the redevelopment site’s blight status is primarily derived from the
U.S. Bureau of the Census. To expedite the Census data collection process and provide more
fine-grained information, the Census Bureau divides counties and places into several
enumeration levels. These include tracts, which are subdivided into block groups and finally
into individual blocks. Because the study area includes portions of a block group, examining
data at the block level would provide the most accurate evaluation. However, in order to
preserve the privacy of individuals, the Census Bureau does not report all types of data at the
block level.

Additionally, some data from the 2010 Census is not yet available at the block group level.
Some tract data is also not provided by the 2010 Census, such as “per-capita income” because

RDG Planning & Design e June, 2012
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the blight study area is unable to meet the population threshold for data accuracy. Five-year
estimates, (2006-2010) from the American Community Survey are used as a result, providing the
most accurate picture in assessing blight designation. Therefore, the population evaluation
utilizes 2010 Census block data, while the other objective criteria are evaluated using a
combination of 2010, and 2000 Census data, along with 5-year estimates from the American
Community Survey.

Analysis of US Census and American Community Survey data indicates that the Veterans
Affairs CBOC site meets the statutory requirements for the first level of evaluation for the
presence of blighting condition, as required by Section 18-2103 (11). Table 1 illustrates the study
area’s performance with respect to each of the objective criteria. The area currently meets
Objective Criteria 2, 3, and 4, and does not meet Criteria 1 and 5.

Table 1: Objective Criteria for Blight Determination

1. Unemployment No
2. Age of Units Yes
3. Per Capita Income Yes
4. Population Yes
5. Unimproved Land No

1. Unemployment. The study area does not meet this criterion. Unemployment data for the 2010
census is not yet available at the block group, or county level. American Community Survey 5-
year estimates, (2006-2010) reflect a 4.9% unemployment rate for the study area and 5.1% for
Nebraska.

2. Age of Units. The redevelopment site meets the criterion concerning the average age of
residential structures.

Census 2000 data indicates that of the 284 structures in the Block Group, 197 of them were built
before 1970. This data also indicated that no structures had been built in the Block Group since
1990, indicating that the area is fully built out. This means that in 2010, 69.4% of the structures
would be over 40 years old, satisfying the ‘age of units’ criterion.

At the time of this writing, only the count of structures was available for the 2010 Census,
indicating 281 structures within the block group. Even assuming that the 3 “lost” structures
represented the three oldest within the block group, the area still more than meets the
requirement for this criterion.

Table 2: Age of Structures in Block Group 1,
Tract 3, Hall County, NE

Total Structures 281
Built Prior to 1970 194
Percent Built Prior to 1970 69.0%

Source: U.S. Census Bureau, 2000, 2010
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3. Per Capita Income. The project area meets the criterion regarding relative per capita income
within the study area.

The average 2010 per capita income in the Census tract containing the study area was $16,764.
This is significantly lower than that of Grand Island as a whole, which was $21,220. These
figures are from the 2006-2010 5-year estimates generated by the American Community Survey,
which provide the most current data for the study area.

4. Population. Based on a comparison of 2000 and 2010 block group data, the census block group
which includes the study area experienced a population decrease from 849 in 2000, to 755 in
2010. This represents and 11% decline in population, satisfying this objective criteria.

5. Unimproved Land. Although a significant portion of the land within the study area remains
unbuilt, it has significant site improvements including grading, landscaping, and an automatic
sprinkler system. The site does not meet the unimproved land criterion.

Documentation of Qualifying Conditions, Subjective Criteria

Because the area meets at least one of the objective criteria, it was further examined for the
presence of subjective qualifying criteria. Analysis of these criteria indicates that the study area
meets at least one criterion, which is the statutory requirements for the presence of blighting
condition, as required by Section 18-2103 (11). Table 3 presents the performance of the study
area relative to the subjective criteria.

Table 3: Subjective Criteria for Blight Determination

1. Presence of a substantial number of deteriorated or deteriorating structures No
2. The existence of defective or inadequate street layout No
3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness Yes
4. Insanitary or unsafe conditions Yes
5. Deterioration of site or other improvements Yes
6. Diversity of ownership No
7. Tax or special delinquency exceeding the fair value of the land No
8. Defective or unusual conditions of title Unknown
9. Improper subdivision or obsolete platting Unknown
10. The existence of conditions which endanger life or property by fire and other causes Yes
11. Any combination of such factors that substantially impairs or arrests the sound growth of the Yes
community, retards the provision of housing accommodations, or constitutes economic or social
liability and is detrimental to the public health, safety, morals, or welfare in its present conditions
and use

The specific results of this analysis are as follows:

1. A substantial number of deteriorated or deteriorating structures

RDG Planning & Design e June, 2012
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No. Based on visual observation all structures within the study area appear to be maintained in
good condition. The age of the structures have resulted in some maintenance and safety issues
in the past, including the collapse of a roof.

2. The existence of defective or inadequate street layout

No. The study area is bounded on three sides by well-maintained city streets of<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>