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Subject: Block 85 Redevelopment Project Amendment to the Lincoln

Center Redevelopment Plan

Attached for your review is an amendment to the Lincoln Center
Redevelopment Plan to reflect the Block 85 Redevelopment Project (see
Exhibit A).

Section 18-2113, of the Community Development Law requires the City to
review the project and find that the proposed land uses and building
requirements in the Project Area are designed with the general purpose of
accomplishing, in conformance with the general plan, a coordinated, adjusted,
and harmonious development of the City and its environs, which will, in
accordance with present and future needs, promote health, safety, morals,
order, convenience, prosperity, and general welfare, as well as efficiency and
economy in the process of development. On June 16, the Project Area and
project components, including proposed land uses and buildings were found to
be in conformance with the Comprehensive Plan, the City’s guiding plan for
the protection of public health and safety and sound planning. The Urban
Development also finds that the project is in conformance with the existing
Lincoln Center Redevelopment Plan and Downtown Master Plan, which
outline the redevelopment goals and activities planned for the prevention and
elimination of blight.

Section 18-2114 of the Community Development Law requires that proposed
amendments to the plan be accompanied with a statement that addresses the
following areas: 1) Proposed method and costs of acquisition, 2) proposed
methods and costs of redevelopment of the project area; 3) estimated proceeds
or revenue from disposal to developers; 4) methods proposed for financing
projects; and 5) feasible method proposed for relocating families to be
displaced by the project.

1. If this project requires the City to acquire property, the funding source
for this acquisition would be tax increment financing generated within
the project area. The City would not use eminent domain to acquire

property.

2 & 3. The total estimated public cost for the project is $804,266. The total
public cost will be funded through tax increment financing generated
by the private development within the project area.



4. Following City Council approval of the redevelopment agreement negotiated between the
City and developer(s), the City will either issue and sell Community Improvement
Financing bonds or notes to fund the public improvements related to these projects, or
permit the developer to finance the project through a Developer-Purchased debt
instrument.

5. There will be no relocation of families as a result of the project or project amendment.

In addition, Section 18-2116 of the Community Development Law requires the City Council to
make the following findings before authorizing the use of Community Development Financing:

. the redevelopment project and plan would not be economically feasible without the use of
Tax Increment Financing; and,
. the redevelopment project would not occur in the Community Development area without

the use of Tax Increment Financing.

Per Section 18-2116, the costs and benefits of the redevelopment 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 found to be in the long-term best interest
of the City. The Urban Development Department believes that the public improvements
included in this plan amendment would not occur “but for” the Tax Increment Financing
generated by private redevelopment within the project arca. Exhibit B consists of a cost benefit
analysis of the Block 85 Redevelopment Project and shows the TIF funds estimated to be
generated by the project.

The revitalization of the Haymarket 1s in the best interest of Downtown Lincoln and the entire
Lincoln community. As both our community’s signature historic district and one of our
community’s premier dining and entertainment districts, the Haymarket is a highly visible
symbol of our City’s heritage and our commitment to supporting entertainment options that will
enhance the quality of life for all our residents in the future. The public investments in
infrastructure will, therefore, solidify Haymarket’s attractiveness as a destination for many years
to come and will complement future redevelopment projects. The Urban Development
Department recommends your approval of the Block 85 Redevelopment Project Amendment to
the Linceln Center Redevelopment Plan.

Following the approval of the Plan Amendment, the following steps will occur in the
implementation of the project:

. Negotiate redevelopment agreement with the developers and submit to City Council for
approval.

. Request approval from City Council for the issnance of Community Improvement
Financing bonds or notes, and issue and sell bonds or notes, if needed.

. Select architects/engineers pursuant to city standard practice to design public
improvements.

. Approve the public improvement design.

. Competitively select primary contractor to construct public improvements.

. Construct public facilities and improvements.

encl.s



Proposed Amendments to the Lincoln Center Redevelopment Plan
for the Block 85 Redevelopment Project

Section Il
Block 85 Redevelopment Project

The Block 85 Redevelopment Project area incorporates Lots 1 through 9, 13 through15,
16 and 17 (now Lincoln Land Company’s subdivision lots 1 through 3 and North 5 feet
of lot 4), the North 67 feet of Lot 18, and the vacated East-West alley and North 67 feet
of the North-South alley on Block 85 between 8th and 9th Streets and M Street and Rosa
Parks Way in Downtown Lincoln. The goal of this project is to strengthen South
Haymarket in the redevelopment of three underutilized buildings into mixed-use
commercial buildings, and the construction of a new mixed-use residential and
commercial building. The project will remove blighted and substandard conditions and
will make positive contributions to the continued revitalization of Downtown Lincoln.
City support may include the construction of project-related public improvements.

Section 1V
R. Block 85 Redevelopment Project

Revitalization Project Description

The Block 85 Redevelopment Project area incorporates Lots 1 through 9, 13 through15,
16 and 17 (now Lincoln Land Company’s subdivision lots 1 through 3 and North 5 feet
of lot 4), the North 67 feet of Lot 18, and the vacated East-West alley and North 67 feet
of the North-South alley on Block 85 of the Lincoln Original Plat between 8th and 9th
Streets and M Street and Rosa Parks Way in Downtown Lincoln (see Exhibit 1VV-145).
The existing land use in the area is commercial and private parking.

The goal of this project is to strengthen South Haymarket in the redevelopment of three
underutilized buildings into mixed-use commercial buildings, and the construction of a
new mixed-use residential and commercial building. The project will remove blighted
and substandard conditions and will make positive contributions to the continued
revitalization of Downtown Lincoln.

The project is consistent with the goals of the Lincoln Center Redevelopment Plan and
Downtown Master Plan and is intended to support private sector commercial
development in this redevelopment area. The project, including both public and private

improvements made, will address the goals of the Lincoln Center Redevelopment Plan in

the following ways:

e encouraging the preservation of the architectural integrity and historic character of

the area by supporting development that reuses existing buildings or facades and
that is designed to fit the context in which the development will occur;

e increasing Downtown business and activity recruitment and retention efforts;

e utilizing underdeveloped lots and removing blight;

e enhancing the physical characteristics of Downtown that increase the feeling of
security and safety by encouraging street level active spaces; and,

e enhancing the aesthetics of Downtown and Haymarket to improve the pedestrian
environment.

Exhibit A



Statutory elements

The developer currently owns the land and buildings in the project area that will be
improved. The parcels on the block that are not owned by the developer are not included
in this project. The project may include the vacation of the north-south alley, should the
placement of utilities and use allow for vacation. The developer will follow proper
vacation procedures. Currently, there are no plans to acquire, relocate, demolish, or
dispose of any additional real property. Should any of these occur, the City will follow
policy outlined in the Plan. Land coverage will be altered with the construction of a new
building on Lots 3 and 4, Lincoln Original Plat.

The east half of the block is zoned B-4, allowing for various uses including the mixed-use
developments that are being proposed. The west half of the block is zoned I-1. The
developer will file for a zoning change on the west half of the block from I-1 to B-4.

There are no residential units within the proposed project boundaries, or immediate
vicinity. The mixed-use building proposed to be constructed as part of the project is
expected to include one to two residential units. The other buildings may include
residential units as part of the project.

The developer will work with City staff to address any changes in the existing street
system, including the north-south alley and any street right-of-way, to accommodate the
project (i.e., streetscape, parking).

Approximately 74 parking spaces will remain on-site after the project is completed,
which meets the existing parking requirements. On-street parking will continue to be
located adjacent to Block 85 after completion.

Investment by the City may assist in acquisition, demolition, and site preparation; utility
relocation and improvements; streetscape improvements; and other public improvements
throughout the project area. The streetscape improvements could include fagade
enhancements, sidewalk construction, curb and gutter construction, parking
reconfiguration, landscape enhancements, and installation of pedestrian lighting, signage,
and other street amenities.

A cost-benefit analysis will be prepared and included as a part of the material that will be
presented to City Council.

Proposed Costs and Financing

The estimated total cost to implement the redevelopment project is $8.3 million, $7.6
million of which will be privately funded. The source of funds for public improvements
will be Community Improvement Financing (commonly referred to as Tax Increment
Financing or TIF), estimated to be $674,000 million, generated from the private
improvements within the project area.
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Exhibit IV-146 - Existing Zoning

Block 85 Redevelopment Project

Block 85 Project Boundary ZONE 11
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Exhibit B

Cost Benefit Analysis
Block 85 Redevelopment Project

As required by Nebraska Community Development Law (Nebr. Res. Stat # 18-2147), the City has
analyzed the costs and benefits of the proposed Block 85 Redevelopment Project including:

A. Tax Revenues

The Block 85 Redevelopment Project is located in the area bounded by and including a portion
8™ 9™ and M Streets, and Rosa Parks Way.

The project area had an assessed value in 2007 of approximately $1.5 million. The assessed value
of the property within the project area will increase by an estimated $4.6 million as a result of a
projected $7.6 million private investment. This will result in an estimated annual increase of
$92,905 in property tax collections, which will pay off a bond issue used to fund the construction
of public improvements related to the Block 85 Redevelopment Project during the 15-year TIF
period. As shown in the Property Tax Allocations table below, the City will forgo 14.33 percent
of these collections, or $13,313 per year. The tax increment gained from this redevelopment
project area would not be available for use as City general tax revenues over that time, but would
be used for eligible public improvements to enable these projects to be realized.

Block 85 - Phase |
Estimated TIF Generated

Description Amount

Base Value Current Assessed Value $1,478,050
Construction/Land Acquisition Costs Cost to Purchase Land/Construct Project) $7,628,050
Estimated New Assessed Value New Assessed Value (80% of Construction/Land

Acquisition Costs) $6.102,440
Increment Value = New Assessed Value - Base Assessed Value $4,624,390
Annual TIF Generated = Increment x 0.02009031 (2007 Tax Rate) $92,905
Funds Available - Dev Purchased = Annual TIF Generated x 14 years @ 6.5% $828,947
Coverage Rate (Required by Bond Council) =Annual TIF Generated/1.2 $77,421
Bond Note Issue = Coverage Rate x 14 years @ 5% $766,365
Reserve Fund / Costs to Issue Bonds =12% Issuance Costs $91,964

Funds Available - Bond $674,401




Tax District 1, Property Tax Allocations
as a Percentage of All Allocations

Description Percentage
Lancaster County 13.71
Public Building Commission .85
City of Lincoln 14.33
Lincoln Public Schools 63.31
Educational Service Unit 18 .70
Lower Platte South NRD 2.08
Railroad Trans. Safety District 1.29
Southeast Community College 3.43
LC Agricultural Society .08
LC Agricultural Society JPA 21

Source: Lancaster County Assessor

B. Public Infrastructure and Community Public Service Needs

Public infrastructure will be enhanced to support this project and the continued redevelopment of
Downtown Lincoln and the Historic Haymarket District. Public investment may assist in
acquisition, demolition, and site preparation; utility relocation and improvements; streetscape
improvements; and other public improvements throughout the project area. The improvements
will be financed with tax increment financing generated from the project area.

The use of TIF is being pursued, because the developer is choosing to redevelop in an area with
existing blighted and substandard conditions. Without the use of TIF, the City feels that the
barriers to redevelopment would be so high as to discourage redevelopment as proposed in the
Lincoln Center Redevelopment Plan and Downtown Master Plan. TIF is not only needed to
improve aged public utilities, but to encourage improvements that respect the historic integrity of
the area.

C. Employment Within the Project Area

In 2005, there were approximately 19,227 persons employed by 907 non-governmental
establishments (not including federal, state, local government or the University) within
Downtown (68508 zip code area) according to the Census, County Business Patterns, North
American Industry Classification System.

While current TIF policy does not require the creation of new jobs in blighted, core areas of the
City, this project is expected to create new jobs, maintain existing jobs, and support existing jobs
Downtown. Based upon the 44,000 square feet of office and commercial space available, the



project are could house between 90 and 175 employees once complete. As many as 15 to 25 of
these employees will be new FTE’s, while the rest will be existing jobs. Three new businesses
are planned to be located in the project area, including a restaurant and two professional services
firms. Additionally, this project area is expected to accommodate a retail service business, four
social services businesses, and at least three other professional services businesses.

D. Employment in City Outside the Project Area

According to the Nebraska Department of Labor, Nebraska Workforce Development Labor
Market Information for 2005, approximately 127,491 persons in the Lincoln MSA were employed
in 8,047 establishments the private sector. The average annual wage for the private sector was
$32,267. The median household income for the City in 2005 was $45,790.

The project is expected to generate employment related to the construction of the projects and
related public improvements. Indirectly, we also expect to see an increase in future private sector
employment as a result of other redevelopment or new business growth encouraged by this
investment.

E. Other Impacts

While not readily quantifiable, there are expected to be many district-wide benefits resulting from
the redevelopment of Block 85. These projects, along with other redevelopment in the Historic
Haymarket, will support the long-term goal of revitalizing the area. We expect that this project
and others like it will help expand the Historic Haymarket District south, and generate more
interest and activity in the southwest area of Downtown.

City-wide benefits include the generation of additional tax and other revenues to the City as a
whole.





