
City of Scottsbluff, Nebraska
Thursday, June 2, 2016

Regular Meeting

Item 1

Consider and take action on the Five 22 Developing LLC Housing  
Redevelopment Plan for the property located at lots 1-10, and lots 
13-23, Rosenberger Addition located  on Ave. G between West 
Overland and 11th Street.

Staff Contact: Nathan Johnson, City Manager
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MEMORANDUM 

TO: Scottsbluff Community Redevelopment Authority 

FROM: John Selzer and Rick Ediger of Simmons Olsen Law Firm 

DATE: May 31, 2016 

RE: Five 22 Developing Redevelopment Plan 

 

 

 We have created a Redevelopment Plan (“Plan”) using the information submitted to the City in a 

TIF Application by Five 22 Developing, LLC (the “Redeveloper”).  This is the Plan for housing on Avenue G 

between West Overland and West 11th Streets.  The figures and estimates in the Plan are those provided 

by the Redeveloper in the Application. 

 

The technical planning of the housing development is very preliminary.  The Redeveloper is also 

currently working on other financing for the project.  The Redeveloper has not wanted to incur the 

additional expenses prior to approval of tax increment financing.  We believe that a plan of this nature 

can be approved in this preliminary state.  City staff will then work with the Redeveloper to create a 

redevelopment contract to incorporate City standards and requirements.  The redevelopment contract 

may also require security for completion of the public improvements for the Plan.  The redevelopment 

contract will be reviewed and approved by the CRA. 

 

 The CRA can modify or approve modifications to a redevelopment plan at any time.  After initial 

approval of the plan by the City Council, only substantial modifications require subsequent approval by 

the City Council.   

 

 The timing of the Plan may change from what is initially set forth in the Redeveloper’s Application.  

Because of fire safety issues, Avenue G may need to be constructed prior to any houses being occupied.  

This may delay commencement of the project until 2017.  Again, this is a variable which can be modified 

after initial plan approval.   
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CITY OF SCOTTSBLUFF 

Five 22 Developing, LLC Housing Redevelopment Plan 
 

1. Introduction 

 

Five 22 Developing, LLC (the “Redeveloper”) has submitted an Application for Tax 

Increment Financing (the “Application”), which is the basis of this Redevelopment Plan (“Plan”), 

to the City of Scottsbluff City Council (the “City”), the City of Scottsbluff Planning Commission 

(“Planning Commission”), and the City of Scottsbluff Community Redevelopment Authority (the 

“CRA”), pursuant to the Nebraska Community Development Law, NEB. REV. STAT. § 18-2101 et 

seq.  The Application is made part of and incorporated in this Plan by this reference.   

 

The City has declared blighted and substandard the Project Site (as defined later in this 

Plan), which consists of 21 residential lots on each side of Avenue G between West Overland and 

West 11th Street. Under this Plan, the Redeveloper proposes to acquire the lots on the Project Site 

and construct single family homes on each lot (the “Project”). The Project will also include the 

construction of Avenue G and adjacent sidewalks between West Overland and West 11th Street.  

Full development of this area will require the joint effort and cooperation of the City and private 

developers.  The Redeveloper is requesting tax increment financing for certain eligible costs and 

expenses related to the Project. 

 

2. Statutory Elements (NEB. REV. STAT. §§ 18-2103(13) and 18-2111) 

 

A. Boundaries of the Project Site: An aerial map of the “Project Site” is attached to the 

Application.   The Project Site consists of Lots 1-10 and 13-23 Rosenbergers Addition. The 

Project Site also entails the Avenue G right of way between the lots on the Project Site.  

 

B. Existing Uses and Condition:  The Project Site is currently undeveloped, vacant land.  

Avenue G on the Project Site is unpaved.  The Project Site has been platted and is zoned 

R-1a (single family-medium density).     

 

C. Land Acquisition:  The Redeveloper will acquire the lots in the Project Site prior to the 

development of the Project Site.   

 

D. Demolition and Removal of Structures:  The Project Site is currently undeveloped, vacant 

land, and thus no demolition or removal of structures is required under the Plan. 

 

E. Land Uses, Land Coverage, and Building Intensities: Each lot will consist of a single 

family home.  Lots 1 through 10 and 14 are 6000 square feet (50’ x 110’) and Lots 13 and 

15 through 23 are 6050 square feet (55’ x 120’).  The Redevelopers propose to build homes 

with approximately 1100 to 1275 square feet of living area with additional land coverage 

for patio and garages (for a total land coverage between 1600 square feet and 2300 square 

feet).  
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F. Site Plan: Proposed site plans for the individual lots, showing building set-backs, are 

attached to the Application.   Also attached to the Application are potential floor plans for 

the houses.   

 

G. Population Densities:  The Plan contemplates an increase in population density in the 

Project Site from zero to a single person or single family in each of the 21 developed lots.     

 

H. Changes to Zoning, Street Layouts, Building Codes, and Ordinances:  No changes to 

zoning, street layouts, building codes, or ordinance are contemplated by the Plan.  

 

I. Additional Public Facilities and Utilities/Street Layouts and Grades: The Plan will 

include the completion of Avenue G along with curb, gutter, and sidewalk in the current 

public right of way.   

 

3. Conformity to General Plan of the City (NEB. REV. STAT. §§ 18-2112, 18-2113(1), and 

18-2116(1)(a)). 

 

The Planning Commission, City, and CRA are all tasked with determining whether this 

Plan conforms to the general plan for the development of the City as a whole.  NEB. REV. STAT. 

§§ 18-2112, 18-2113(1), and 18-2116(1)(a).  

 

At a joint meeting of the City, Planning Commission, and CRA on March 14, 2016, the 

2016 Scottsbluff Comprehensive Plan (the “Comprehensive Plan”) was adopted.  

 

The Project Site falls in the residential classification of the “Southwest” neighborhood on 

the Future Land Use Map (pgs. 23 and 24 of the Comprehensive Plan).   The Comprehensive Plan 

(at pgs. 34-35) includes the following themes and principles for the Southwest residential 

neighborhoods: 

  

 Housing that supports a thriving workforce (Theme 1). 

 Small town neighborhood feel (Theme 2). 

 Clean, safe neighborhoods (Theme 3). 

 Encourage infill development through mitigation of blighted properties and incentives-

prepare sits to respond to market demand (Principle 6.c). 

 Continue traditional neighborhood style of homes, streets, and sidewalks in residential 

areas (Principle 8.c).   

 

This Plan conforms to and furthers the above themes and principles from the 

Comprehensive Plan. 
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4. Proposed Financing  
 

 Tax Increment Financing.   

 

The Redeveloper is requesting tax increment financing to pay for statutorily eligible 

expenses, to the extent such funds are available.  The tax increment financing will be generated 

from the increased property taxes to be paid on the Project Site after development.  The amount of 

the available proceeds from tax increment financing is estimated at approximately $500,410.00, 

(including capitalized interest), calculated as follows: 

 

Current Assessed Value:  

Land:     $  68,310.00 

Building/Improvements  $           0.00 

  Total      $  68,310.00 

 

Estimated Value after Completion    

Land:       $   105,000.00 ($5,000 x 21) 

Building:      $2,415,000.00 ($115,000 x 21) 

 

  Total      $2,520,000.00 

 

Increment Value:     $2,451,690.00 

 

Multiplied by approximate 2% levy    x               0.02 

 

Annual TIF Generated (Rounded)   $      49,034.00 

 

Multiplied by 14 years*    x         14 

 

        $    686,476.00 

 

 Plus Partial Completion (10 Lots in Year 1)*  $      23,350.00 

 

 Estimated TIF Proceeds Available:   $    709,826.00 

 

 TIF Bond (at 4% Interest) Rounded)**  $    500,410.00 

 

 

 *The Redeveloper proposes to build 10 lots in the first year and the remaining 11 lots in 

the second year.   

 

 **This estimated amount, reduced to present value, will support a tax increment financing 

bond of approximately $500,000.00 based on an interest rate of 4%.   
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 All of the above figures are estimates and assumptions including expectations as to the 

completion of the Project and valuations suggested by the Redeveloper, which may alter 

substantially and materially.  Tax increment financing will be subject to the negotiation and 

execution of a Redevelopment Contract which will incorporate City development standards and 

requirements into the Plan.   

 

Because the Plan proposes the use of tax increment financing, the City must find: the Plan 

would not be economically feasible without the use of tax increment financing; the Project would 

not occur in the blighted and substandard area without the use of tax increment financing; and the 

costs and benefits of the Project, including costs and benefits to other affected political 

subdivisions, the economy of the community, and the demand for public and private services have 

been analyzed and been found to be in the long term best interest of the community.  NEB. REV. 

STAT. § 18-2116(1)(b). 

 

 The Redevelopers have certified in the Application that the Project will not be feasible and 

will not happen without the use of tax increment financing.  Below are the portions of the project, 

and estimated costs, which the Redeveloper proposes to be paid for with increment financing: 

 

Description     Estimated Cost   

Site Acquisition    $105,000.00 

Site Preparation    $  25,200.00     

Avenue G and Sidewalk   $340,106.25   

Alley Prep and approach   $  24,000.00 

Landscaping     $  42,000.00 

Utility Infrastructure     $252,000.00  

Plan Preparation/Legal    $    5,000.00   

TOTAL    $793,306.25   

 

 Private Borrowing 

 

Funds from tax increment financing will not be sufficient to cover the entire amount of the 

eligible expenses set forth above and thus the excess will be paid by the Redeveloper.  Moreover, 

the Redeveloper will make a substantial private investment in the private improvements.  Please 

see the cost-benefit analysis in the next section for a breakdown of the source and use of Project 

funds, as well as the other costs and benefits of the Project. 

 

 

  

 

*Please note that all of the figures in this Plan are estimates.   
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5. Cost-Benefit Analysis (NEB. REV. STAT. §§ 18-2113(2); NEB. REV. STAT. § 18-

2116(1)(b)).   
 

The CRA and City are required to conduct a cost-benefit analysis for redevelopment plans 

including the use of tax increment financing. NEB. REV. STAT. §§ 18-2113(2) and 18-2116(1)(b).    

 

A. Project Sources/Use of Funds:  As shown in the previous section, an estimated 

$500,410.00 from tax increment financing is available for this Project.  This public investment will 

leverage approximately $3,764,496.5 in private sector investment; a private investment of almost 

$7.52 for every TIF dollar invested.   

 

Below is a breakdown of estimated costs and expenses of the Project and the use of funds 

for each: 

 

Description   TIF Funds Private Funds         Total 

Site Acquisition   $105,000.00    $   105,000.00 

Site Preparation   $  25,200.00    $     25,200.00  

Avenue G and Sidewalk  $340,106.25      $   340,106.25   

Alley Prep and approach  $  24,000.00    $     24,000.00 

Landscaping   $  42,000.00    $     42,000.00 

Utility Infrastructure   $252,000.00    $   252,000.00  

Plan Preparation/Legal   $    5,000.00      $       5,000.00 

General Construction    $3,057,600.00  $3,057,600.00 

Plumbing      $   108,000.00  $   108,000.00 

HVAC      $     90,000.00  $     90,000.00 

Electrical      $     90,000.00  $     90,000.00 

Drywall      $   126,000.00  $   126,000.00 

Subtotal    $793,306.25 $3,471,600.00  $4,264,906.25 

 

Adj. for shortfall in TIF Funds: $(292,896.25) $   292,896.25  $     0.00  

Total    $ 500,410.00 $3,764,496.25  $4,264,906.25 

 

 

B. Tax Revenues and Tax Shifts.  As shown in the previous section, the Project Site has a 

current value of $68,310.00.  This will result in an annual real property tax of 

approximately $1,500.  This will be available to the local taxing jurisdictions regardless of 

the tax increment financing.  The local taxing jurisdictions are the City, Scotts Bluff 

County, Scottsbluff Public Schools, WNCC, ESU 13, and North Platte NRD.  It is 

anticipated that the assessed value will increase by $2,451,690.00 as a result of the 

redevelopment.  This development will result in an estimated tax increase of approximately 

$49,000.00 annually.  This tax increment will not be available to local taxing jurisdictions 

for 15 years, but will be used to reimburse the redeveloper for the eligible development 

costs (with capitalized interest) necessary for the Project, as set forth above.   

 

Scottsbluff Regular Meeting - 6/2/2016 Page 7 / 40



6 | P a g e  

 

C. Public Infrastructure and Community Public Service Needs.  The development of the 

Project Site will include the construction of Avenue G and sidewalks from West Overland 

to West 11th Street.   

 

D. Employment Within the Project Area.  There are no employers within the Project Site. 

 

E. Employment in the City Outside the Project Area.  This Project will provide additional 

housing with a price of approximately $150,000.00 which will have a positive impact on 

employers in the City.   

 

F. Other Impacts.  None 

 

Scottsbluff Regular Meeting - 6/2/2016 Page 8 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 9 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 10 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 11 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 12 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 13 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 14 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 15 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 16 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 17 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 18 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 19 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 20 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 21 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 22 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 23 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 24 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 25 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 26 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 27 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 28 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 29 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 30 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 31 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 32 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 33 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 34 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 35 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 36 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 37 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 38 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 39 / 40



Scottsbluff Regular Meeting - 6/2/2016 Page 40 / 40


