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FACTSHEET
TITLE: A Resolution requested by the Director of the
Urban Development Department declaring the South
19th Street Blight Update Area as blighted and
substandard, as determined by the North 27th

Corridor/Enterprise Community Target Area
Neighborhood Area Blight and Substandard
Determination Study.  

STAFF RECOMMENDATION: A finding of reasonable
presence of substandard and blighted conditions
(Miscellaneous No. 08003).

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing:    01/30/08
Administrative Action: 01/30/08

RECOMMENDATION: A finding of reasonable
presence of substandard and blighted conditions (8-0:
Carroll, Taylor, Larson, Esseks, Cornelius, Francis,
Sunderman and Moline voting ‘yes’; Gaylor-Baird
absent). 

FINDINGS OF FACT: 
 
1. This is a request to declare the South 19th Street Blight Update Area as blighted and substandard pursuant

to Neb.Rev.Stat. § 18-2103(11).  After an area is declared blighted and substandard, the City may proceed with
the preparation and approval of a Redevelopment Plan.  Redevelopment Plan activities may include utilizing
Tax Increment Financing (TIF) from private development to pay for public infrastructure and improvements.  

2. This Update Study Area consists of 5.65 acres, more or less, generally bounded by South 18th and 19th Streets
and Washington and Garfield Streets.  This study area was included in the North 27th Corridor/Enterprise
Community Target Area Neighborhood Area Blight and Substandard Determination Study done in 1996.  This
particular part of that study area has never been brought forward for the blight designation.  The consultant
conducting that study has determined that the substandard and blighted conditions continue to exist in this
Update Study Area. 

3. The staff recommendation to find the area to be blighted and substandard is based upon the “Analysis” as set
forth on p.3-5, concluding that the South 19th Street Blight Update Area qualifies as blighted and substandard
within the definition set forth in the Nebraska Community Development Law, as determined by the North 27th

Corridor/Enterprise Community Target Area Neighborhood Area Blight and Substandard Determination Study.
The Study is consistent with the redevelopment and revitalization activities identified in the Comprehensive Plan.
The staff presentation is found on p.7-8.  

4. There was no testimony in opposition.  

5. On January 30, 2008, the Planning Commission agreed with the staff recommendation and voted 8-0 (Gaylor-
Baird absent) to find that there is a reasonable presence of substandard and blighted conditions in the South
19th Street Blight Update Area and that the area should be declared blighted and substandard (Miscellaneous
No. 08003).  

FACTSHEET PREPARED BY:  Jean L. Walker DATE: February 1, 2008

REVIEWED BY:__________________________ DATE: February 1, 2008

REFERENCE NUMBER:  FS\CC\2008\MISC.08003 Blight
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
for January 30, 2008 PLANNING COMMISSION MEETING

_________________________________________________

P.A.S.: Miscellaneous #08003 DATE: January 18, 2008

PROPOSAL: This is a request from the Director of the Urban Development Department to
review a proposed South 19th Street Blight Update Area

CONCLUSION: The South 19th Street Blight Update Area qualifies as substandard and blighted
within the definition set forth in the Nebraska Community Development Law,
NEB REV STAT § 18-2103, as determined by the update to the North 27th

Corridor/Enterprise Community Target Area Neighborhood Area Blight and
Substandard Determination Study of April, 1996.  The Substandard and Blight
Determination Study is consistent with the redevelopment and revitalization
activities identified in Lincoln-Lancaster County 2030 Comprehensive Plan.

RECOMMENDATION:  
Finding that there is a reasonable presence of substandard and blighted conditions in the South 19th

Street Blight Update Area as per § 18-2103 (11) Nebraska Revised Statutes.

GENERAL INFORMATION:

LOCATION: An area generally bounded by South 18th and 19th Streets and
Washington and Garfield Streets and more particularly described in the
attached document.

PURPOSE: Nebraska Community Development Law,  NEB REV STAT § 18-2109 requires
the Planning Commission to review whether an area is substandard and
blighted.  A recommendation of the Planning Commission is required to be
provided to the City Council prior to a redevelopment area being declared
blighted and substandard.

EXISTING ZONING: R-6 Residential and R-2 Residential Districts

EXISTING LAND USE: Existing single and multi-family housing

ASSOCIATED APPLICATIONS: None

COMPREHENSIVE PLAN SPECIFICATIONS:

This property is designated as Urban Residential in the Land Use Plan.  (P. 19)

The community continues its commitment to neighborhoods. Neighborhoods remain one
of Lincoln’s great strengths and their conservation is fundamental to this plan. The health
of Lincoln’s varied neighborhoods and districts depends on implementing appropriate and
individualized policies. The Comprehensive Plan is the basis for zoning and land development
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decisions. It guides decisions that will maintain the quality and character of the
community’s established neighborhoods. (P. 6)

Maximize the community’s present infrastructure investment by planning for residential and commercial development
in areas with available capacity.  This can be accomplished in many ways including encouraging appropriate new
development on unused land in older neighborhoods, and encouraging a greater amount of commercial space per acre
and more dwelling units per acre in new neighborhoods.  (P. 9)

Construction and renovation within the existing urban area should be compatible with the character of the surrounding
neighborhood.  

Encourage mixed-use redevelopment, adaptive reuse, and in-fill development including residential,
commercial and retail uses. These uses may develop along transit routes and provide residential opportunities for
persons who do not want to or cannot drive an automobile. Promote residential development, economic development
and employment opportunities throughout the City.  (P. 10)

Affordable housing should be distributed throughout the region to be near job opportunities and to provide housing
choices within every neighborhood. Preserve existing affordable housing and promote the creation of new affordable
housing throughout the community. (P. 66)

Encourage convenient access to neighborhood services (stores, schools, parks) from residential areas. (P. 66)

Many activities of daily living should occur within walking distance. Neighborhoods should include homes, stores,
workplaces, schools and places to recreate. (P. 67)

Support policies that encourage affordable housing in all areas. Look at options such as incentives to encourage housing
or a program to allow density to be transferable between properties. (P. 72)

ANALYSIS:
1. This is a request to determine whether the South 19th Street Blight Update Area should or

should not be declared substandard and blighted per § 18-2103 (11) Nebraska Revised
Statutes.  After an area is declared substandard and blighted, the City may proceed with the
preparation and approval of a Redevelopment Plan.  Redevelopment activities may include
utilizing Tax Increment Financing (TIF) from private development to pay for public
infrastructure and improvements.

2. In April of 1996 Hannah:Keelan Associates, P.C., consultant, conducted a blight and
substandard determination study over an area described as the North 27th Street Corridor
and Enterprise Community Target Area Neighborhood Area.  Although the study covered a
large portion of the core of Lincoln, the entire study area was never brought forward for
determination of blight.  Instead, on April 22, 1996, the portion of the study area known as
the North 27th Corridor (Study Area #1 on map immediately following this report) was
determined by council to be blighted and substandard, following recommendation of the
Planning Commission.

3. March 16, 1998, the North 27th Corridor Redevelopment Plan was adopted as an
amendment to the Northeast Radial Reuse Area Redevelopment Plan.  The North 27th

Corridor Redevelopment Plan has since had several amendments.
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4. The Urban Development Department hired Hannah:Keelan Associates, P.C., consultant, to
review the South 19th Street Blight Update Area to determine whether the conditions of blight
are still in existence as determined in the 1996 study per § 18-2103 (11) Nebraska Revised
Statutes. The consultant has determined that these conditions still exist.

5. The area comprises 5.65 acres.  According to the land use categories identified in the Blight
Study, approximately 32.2% of the land is dedicated to public right-of-way, and 67.8% is in
housing.

6. All of the land within the study area is within the City of Lincoln corporate limits.

7. A substandard area is defined in the Nebraska Revised Statutes as containing a
predominance of buildings or improvements with at least one of four conditions present:

1. Dilapidation/deterioration
2. Age or obsolescence
3. Inadequate provision for ventilation, light, air, sanitation or open  spaces
4.  a)  High density of population and overcrowding; or

b)  The existence of conditions which endanger life or property by fire and
other causes; or
c)  Any combination of such factors, is conducive to ill health, transmission of
disease, infant mortality, juvenile delinquency, and crime, and is detrimental
to the public health, safety, morals or welfare.

8. According to the 1996 Blight Study, Study Area #2 (see map attached to this report), of
which the South 19th Street Blight Update Area is a part, qualifies as substandard because
a reasonable distribution of all four of the factors were found to be present in the study area
to the extent that satisfies the definition of substandard under the law.

The memo, dated January 4, 2008, from the consultant confirms that the conditions found
in Study Area #2 in 1996 are still present and indicate the existence of substandard
conditions, in particular, dilapidation, deterioration, age or obsolescence of structures is
evident in that the average age of the total 20 residential buildings is 81 years of age.  (Page
2 of memo).

9. A blighted area is defined in the Nebraska Revised Statutes as having the presence of one
or more of twelve of the following conditions:

1. A substantial number of deteriorated or deteriorating structures;
2. 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 assessment 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 or other

causes;
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11. 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;

12. Is detrimental to the public health, safety, morals, or welfare in its present
condition and use; and in which there is at least one of the following
conditions:

a)  Unemployment in the designated blighted area is at least one
hundred twenty percent of the state or national average;
b)  The average age of the residential or commercial units in the area
is at least 40 years;
c)  More than half of the plotted and subdivided property in the area is
unimproved land that has been within the City for 40 years and has
remained unimproved during that time;
d)  The per capita income of the designated blighted area is lower than
the average per capita income of the city or City in which the area is
designated; or
e)  The area has had either stable or decreasing population based on
the last two decennial censuses.

10. According to the 1996 Blight Study, Study Area #2, of which the South 19th Street Blight
Update Area is a part, qualifies as blighted because a reasonable distribution of 10 of the
12 factors were found to be present in the study area to the extent that satisfies the definition
of blighted under the law.

The memo, dated January 4, 2008, from the consultant confirms that the conditions found
in Study Area #2 in 1996 are still present and indicate the existence of conditions of blight,
in particular, the overall site and structural conditions in the area would be considered as a
reasonable presence of condition.  (Page 3 of memo).

11. The conclusion reached by the consultant and forwarded to the Commission for
consideration is that the South 19th Street Blight Update Area continues to maintain a
preponderance of the necessary blight and substandard criteria set forth in the Nebraska
Community Development Law, to declare the area as blighted and substandard.  Although
recent public improvements in the blight update area have included street resurfacing and
sidewalk improvements, it is the opinion of the consultant that without incentives for
improvements to private property, the overall condition of the area will continue to decline.
(P.3 of memo)

12. A revised boundary description is attached to the consultant’s memo and entitled “Revised
Boundary for South 19th Street Blight Update Area”.  This corrects a minor error on page 2
of the memo which omits the final segment of the boundary.

13. As of January 16, a Redevelopment Plan for this area has been submitted to the Planning
Department and is anticipated to be before the Planning Commission February 13, 2008.



-6-

Prepared by:

Sara S. Hartzell, Planner
shartzell@lincoln.ne.gov, 441-6372

Applicant: David Landis, Director
Urban Development Department
808 P Street, Suite 400
Lincoln, NE  68508
441.7606

Contact: Wynn Hjermstad
Urban Development Department
808 P Street, Suite 400
Lincoln, NE  68508
441.7606
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MISCELLANEOUS NO. 08003,
“SOUTH 19TH STREET UPDATE AREA”

BLIGHT DETERMINATION

PUBLIC HEARING BEFORE PLANNING COMMISSION: January 30, 2008

Members present: Moline, Cornelius, Francis, Esseks, Larson, Taylor, Sunderman and Carroll;
Gaylor-Baird absent.  

Ex Parte Communications: None.

Staff recommendation: A finding of reasonable presence of substandard and blighted conditions.

Staff presentation: Sara Hartzell of Planning staff explained that this is a blight determination for
an area of the Near South Neighborhood, and that the process on this one is a little different than
normal.  This area was actually part of a very large blight study done in 1996 that included N. 27th

Street and “scooped” around the Downtown.  It was called the “North 27th Corridor/Enterprise
Community Target Area Neighborhood Area Blight and Substandard Determination Study”.  The
N. 27th Street area was brought forward to be accepted as blighted at that time, but the entire area
was never brought forward.  This is a small piece of the Enterprise Community Target Area now
being brought forward.  Urban Development went back to the consultant that did the 1996 study and
had them do an update of the study to confirm that the pieces that they had previously been shown
as blighted and substandard still exist.  

Proponents

1.  David Landis, Director of Urban Development, explained that the 1996 blight study was
undertaken at that time because there was a federal program for enterprise zones and the federal
government wanted cities to make application to become enterprise zones as a tool to bring
community development into older areas of town.  This study was done to support that application
and to continue to get federal funds in the housing area.  There is interest in using a TIF process
and blight designation from the Capitol environs south to almost South Street.  

This is a request to blight this small area now because the city has been approached to assist in
development consistent with the Comprehensive Plan and good community development by
establishing greater home ownership in older neighborhoods.  This proposal is brought forward
based on a letter from Hanna Keelan that says “we checked our work and while there have been
some changes, the essential conditions continue to exist.”  This designation is needed for this area
at this time because there is a building season upon us and it keeps the costs low to build during
a building season.  

Larson inquired as to how much of this blighted area will be redeveloped.  Landis stated that it
would be subject to anyone who wants to bring forth a development.  We don’t have to use a RFP
process.  He would be is interested in seeing a proposal for owner-occupied housing.  This would
be the restructuring of existing residences and LPS would not be offended for use of TIF on
residential property.  Cornelius suggested that is because the taxes currently paid on these units
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will continue to be paid.  Landis agreed, stating that the buildings in this area have been paying
taxes to the schools for a long time.  When those apartments are replaced by townhomes or
condominiums, there would be another jump of valuation which would go towards the project and
the increase in taxes would hopefully come back to all of the political subdivisions that provide
services.  The TIF funds are historically used for infrastructure improvements; however, the Law
Department is now suggesting that TIF can be used in furtherance to public benefit, and the public
benefits that are accrued will also be recited.  It is a public benefit to increase the home ownership
in older neighborhoods in which you have a disproportionate amount of apartment units, and that
greater home ownership would encourage more stable, livable neighborhoods.  That is a public
benefit as well as a private benefit.  

Francis expressed concern about there being any benefit to the existing homeowners.  Are we
making any funds available to help those long term owners in that area make improvements with
less interest rates or some kind of benefits?  Landis acknowledged that there are other resources
for the existing homeowners such as money to assist in rehabilitation; money for first time home
buyers; and all the other things that Urban Development does outside of the TIF realm, such as
CDBG or HOME funds. 

There was no testimony in opposition.  

ACTION BY PLANNING COMMISSION: January 30, 2008

Cornelius moved a finding of reasonable presence of substandard and blighted conditions,
seconded by Moline and carried 8-0:  Moline, Cornelius, Francis, Esseks, Larson, Taylor,
Sunderman and Carroll voting ‘yes’; Gaylor-Baird absent.  This is a recommendation to the City
Council.
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HANNA:KEELAN ASSOCIATES, P.C. 
COM1WUNITY PLANNING & RESEARCH RECEIVED 
PRINCIPALS: 

JAN	 0 7 1008
Becl;y J. Hanna 
7imoth~ M. Keelan 

BY:= - ­
January 4, 2008 

Mr. David Landis, Director
 
Urban Development Department
 
800 P Street, Suite 400
 
LJncoln,~ 68508
 

RE:	 Confirmation ofBlight and Substandard Conditions, 
Soutb 19th Street Blight Update Area, 
North 27" Corrid<Jr/Enterprise Community Target Area Neighborhood Area 
Blight and Substand<Jrd Determination Study, April, 1996 

Dear Mr. Landis: 

The purpose of this letter is to confirm the existence of blight and substandard 
conditions for a target area, referred to as the South 19" Street Blight Update 
Area, located within the North 2rr'" CorridorI Enterprise Community Target 
Neighborhood Area, lJncoln, Nebraska (See Attached Map). A Blight and 
Substand<Jrd Determination Study was completed for the Neighborhood Area, by 
H.nna:Keelan Associates, P.C., in April, 1996. 

The	 general boundary description of the Blight Update Area i. as follows: 
Beginning at the intersection of the center line 0/ Washington Street and the extended 
east line of Lot 4, Block 4 of the Williams Subdivision, thence south across the south 
half of Washington Street along said extended line and continuing south along the 
east line of Lot 4 of said subdivision to the BOuth line of Lot 4, also the north line of 
the alley between Garfield and Washington Streets, thence east along said north 
alley line to its in/£rsection with the east line of Lot 1, Block 4 of the Williams 
Subdivision, thence south along an e:x:len.ded east line of said Lot 1, BOuth 16 feet. 
aer098 said alley and continuing along the east line of Lots 5 and 6 of Block 4, of the 
Williams Subdivision, thence continuing south 14 feet across a secondary alley along 
the BOuth side of Lot 6, Block 4 of the Williams Subdivision, thence west along the 
south line of said alley to its intersection with the east line of Lot 7, Block 4 of said 
8ubdivi.swn, thence south along said east lot line to its intersection with the south 
line	 of said Lot 7, also the north line of Garfield Street, thence continuing south 
along an extended east line of said Lot 7, aeross the north half of Garfield Street to 
its intersection with the center line of Garfield Street, thence west along said center 

COMPREHENSIVE PLANNING &- WNlNG • STRATEGIC PLANNiNG' HOUSING MARKET S1VDJES· HOUSING DEVELOPMENT
 
ECONOMIC DEVELOPMENT RESEAR.CH & ANALYSIS· PUBliC FACIliTY PLANNING & IMPUMENTATION
 

HUMAN SERVICES PLANNING' STATE AND FEDERAL GRANJ WRlTmG & ADMINiSTRATION
 

3275 HOLDREGE STREET. P.O. BOX 30552 • LINCOLN, NE 68503-0552 
(402) 464-5383. FAX (402) 464-5856. e·mail: plannel'@hannakeelan.com. website: www.hannakeelan.com 
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HANNA:KEELAN ASSOCIATES, P.C. 

Page 2 

line to its intersection with the extended we8! line of Lot 6, of the W. W. Holm.. 
Subdivision, thence north along 8aid extended line of Lot 6, aeros8 the north half of 
Garfield Street, and continuing north along the we8t line of Lot 6 of 8aid 8ubdivi8ion 
to the north line of Lot 6, alBa the 80uth line of the dead end south 18'" Street, thence 
west along said south line to its intersection with the centerline of 80uth 18th street, 
thence north along said centerline to its intersection with the centerline of 
Washington Street, thence east along said centerline to its intersection with the 
centerline of south 1gth Street, thence 80uth along said centerline to its intersection 
with the centerline of Washington Street, also know as the point of beginning. 

On Januazy 4, 2008, Lonnie Dickson, AICP, of Hanna:Keelan Associaoos conducOOd 
the necessazy planning research to confirm the existence of blight and substandard 
conditions within the Blight Update Area, as per criooria set forth in the 
Nebraska Community Development Law, Section 18-2103. This planning research 
process included an identification of property types and status of exterior conditioDs 
of each building and a site evaluation of each property, including the street and 
sidewalk condition, the existence of debris and an overall site condition rating (See 
Attached Research Criooria). 

The planning research process also included important information obtained from 
the Office of the LincolnlLancaster County Assessor, including the year of 
construction of each of the existing buildings, measured drawings of the perimeter 
of each building, identification of number of bedrooms, types of construction 
maoorials used, assessed valuation of both land and buildings, property cia.., 
roning and primazy use of each building in the Area. 

Conclusions 

The results of the planning research process concluded that each of the six 
multifamily apartment buildings, in the Blight Update Area, were construcOOd of 
masonry or wooden frame with a brick veneer and were constructed between 1965 
and 1977. The average age of the total 20 residential buildinge, within the Area, is 
1927 (or 81 years of age). This results in a "Strong Presence 01 Condition" lor 
the blight and substandard criteria "age". 
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Sincerely 

HANNA:KEELAN ASSOCIATES, P.C. 

Page 3 

The Overall Structural and Site Conditions of the 20 buildings within the Blight 
Update Area are identified in the following Table. The exteriors of 14 single family 
dwellings included a variety of configurations of wooden clapboard siding, brick 
veneer, stucco and aluminum aiding and several of the single family dwellings are 
experiencing deteriorating conditions. The six multifamily housing structures were 
all rated "good". 

The Overall Structural and Site Conditions in the Area would be 
considered as a "Reasonable Presence of Condition". 

OVERALL STRUCTURAL & SITE CONDITIONS
 
SOUTH 19TH BLIGHT UPDATE AREA
 

LINCOLN, NEBRASKA
 

Excellent 1 5% 
Good 13 65% 
Fair 6 30% 
Poor Q 0% 
Total 20 100% 

Based upon the results of the blight and substandard determination planning 
research process, it is the opinion of Hanna:Keelan Associates, P.C. that as the 
preparer of the original Blight and Substandard Determinatwn Study, the South 
19th Blight Update Area continues to maintain a preponderance of the necessary 
blight and substandard criteria set forth in the Nebraska Community Development 
Law, to declare the Area as blighted and substandard. Although recent public 
improvements to the Blight Update Area have included street resurfacing and 
sidewalk improvements, it is the opinion of Hanna:Keelan that without incentives 
for improvements to private property, the overall condition of the Area will 
continue to decline. 

Please contact my office, if you have any questions and/or comments regarding the 
contents ofthis letter, 

T 
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Revised Boundary for South 19th Street Blight Update Area: 

Revised January 17"', 2008, by Lonnie Diekson ofHannah:Keelan Assoeiates, P.C. 

The boundary deseription of the Target Area is as follows: Beginning at the interseet on of the 
center line of Washington Street and the extended east line of Lot 4, Block 4 of the Williams 
Subdivision, thence south aeross the south halfof Washington Street along said extende~ line and 
continuing south along the east line of Lot 4 of said subdivision to the south line of Lot 4, also the 
north line of the alley between Garfield and Washington Streets, thence east along said rth alley 
line to its intersection with the east line ofLot 1, Bloek 4 of the Williams Subdivision, th cc south 
along an extended cast line ofsaid Lot 1, south 16 feet aeross said alley and eontinuing alo g the east 
line ofLots 5 and 6 ofBlock 4, of the Williwns Subdivision, thence continuing south 14 et aeross 
a secondary alley along the south side of Lot 6, Block 4 of the Williams Subdivision, th nee west 
along the south line of said alley to its intersection with the east line of Lot 7, Block 4 of said 
subdivision, thence south along said east lot line to its intersection with the south line of 'd Lot 7, 
also the north line ofGarfield Street, thence continuing south along an extended east line said Lot 
7, across the north half of Garfield Street to its intersection with the center line of Garfi~ld Street, 
thence west along said eenter line to its intersection with the extended west line of Lo 6, of the 
W. W. Holmes Subdivision, thenee north along said extended line of Lot 6, across the no half of 
Garfield Street, and continuing north along the west line ofLot 6 ofsaid subdivision to the orth line 
ofLot 6, also the south line of the dead end south 18th Street, thence west along said south line to its 
intersection with the centerline of south 18th street, thence north along said ccntcrl ne to its 
intersection with the centerline of Washington Street, thence east along said eenterl ne to its 
intersection with the centerline of south 19th Street, thence south along said centerl e to its 
intersection with the centerline of Washington Street, thence east along said centerl ne to its 
intersection with the extended east lot line of Lot 4, Block 4, Williams Subdivision, alsd know as 
the point of beginning, 
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