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Appendix 2
Blight and Substandard Study Determination

Summary

On July 21, 2003, the Lincoln City Council declared
the Antelope Valley Area "blighted and substan-
dard". The City Council's declaration was based
upon an Antelope Valley Redevelopment Blight
and Substandard Determination Study, dated April
2003, prepared by Hanna Keelan Associates, P.C.
The full Study is available for reviewing at the City
Clerk's Office or the City Urban Development
Department. The following is a summary of the
Antelope Valley Redevelopment Blight and
Substandard Determination Study.

The Antelope Valley Redevelopment Area qualifies
as blighted and substandard within the definition
set forth in the Nebraska Community Development
Law, Neb. Rev. Stat. § 18-2103, as determined by
the Antelope Valley Blight and Substandard
Determination Study. The Blight and Substandard
Determination Study is consistent with the
Antelope Valley Project revitalization activities
identified in the 2025 Comprehensive Plan.

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 develop-
ment to pay for public infrastructure and improve-
ments.

The 2025 Comprehensive Plan supports the
Antelope Valley Project, which is to provide neigh-
borhood revitalization, transportation and transit
opportunities and stormwater improvements in
East Downtown, the UNL Campus and surround-
ing Neighborhoods. The Blight and Substandard
Determination Study is consistent with the
Antelope Valley Project revitalization activities out-
lined in the Comprehensive Plan.

A substandard area is defined in the Nebraska
Revised Statutes as containing a predominance of
buildings with the presence of the following condi-
tions:

1. Dilapidation/deterioration;
2. Age or obsolescence;
3. Inadequate provision for ventilation, light,
air, sanitation or open spaces; and
4. a) High density of population and
overcrowding; or
b) The existence of conditions that endanger
life or property by fire and other causes;
or
c) Any combination of such factors, is con-
ducive to ill health, transmission of dis-
ease, infant mortality, juvenile delin-
quency and crime, and is detrimental to
the public health, safety, morals or wel-
fare.

The consultant concluded that the area could be
considered substandard because three of the four
factors were found to be present to a strong extent,
and one to a reasonable but less significant extent.
The factors were found to be reasonably distributed
throughout the study area.

A blighted area is defined in the Nebraska Revised
Statutes as having the presence of twelve condi-
tions:

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, adequa-

cy, accessibility or usefulness;

Unsanitary or unsafe conditions;

Deterioration of site or other improvements;

Diversity of ownership;

Tax or special assessment delinquency

exceeding the fair value of the land;

8. Defective or unusual conditions of title;

9. Improper subdivisions or obsolete platting;

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

11.Any combination of such factors, substan-
tially impairs or arrests the sound growth of
the community, retards the provision of
housing accommodations or constitutes an
economic or social liability;
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12.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 blight-
ed 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;

¢) More than half of the plotted and subdi-
vided 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 decreas-
ing population based on the last two
decennial censuses.

The blighting factors found to be present to a strong
extent were: deteriorated or dilapidated structures;
faulty lot layouts; unsanitary or unsafe conditions;
deterioration of site or other improvements; diver-
sity of ownership; improper subdivision or obsolete
platting; the existence of conditions which endan-
ger life or property by fire or other causes; the pres-
ence of economically and socially undesirable land
uses; and the predominance of structures older
than 40 years.
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Appendix 3
Parcels To Be Acquired For Residential

Development

Acquisition of Kelley's Subdivision Lots A, B, and
C; Hawley's Addition Block 3, S70' Lot 5, S70' Lot 4,
N74 7> Lots 4 & 5, N74 7' Lot 6 except N portion for
road and S70' Lot 6. (Situs Address: 701 N. 24th
Street)




ANTELOPIE VALLEY REDEVELOPME I.

e - s i

Appendix 4
Parcels To Be Acquired, Substandard Housing

and
Commercial/Industrial Structures
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Appendix 5
Land Acquisition Policy Statement

LAND ACQUISITION POLICY STATEMENT

CITY OF LINCOLN
REAL ESTATE DIVISION
(402)441-7568
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A. Al land acquisition functions, including negotiations and closings, will be performed by
the City of Linceln, or its agents. The conduction of condemnations will be perfarmed
by the Legal Counsel for the City. The staff is experienced and capable in the conduct of
Acquisiion Programs.

B.  The City of Lincoln approved land acquisition policies and procedures within the limits
prescribed by the statutes of the State of Nebraska. Ezch individual property purchase,
and the dishursement of payment, thersfore, is approved by the Mayor. Condemnation
proceedings are instituted by the City Law Department only after 2l efforts to reach a

" negotiared settlement have failed. Legal services will be performed by the Legal Counsel
for the City.

U, POLICIES

4.  Real Estatc appraisals are made by staff or selected fee appraisers. Second real estate
appraisals, if required, may also be by fee appraisers.

The following are policies for Real Property Acquisition:

L. Every reasonable effort will be made to expeditiously acquire real property by
negotiation. 1

2. Real property will have separate appraisals before initiation of negotiations and the
owner, or his representative, will be given the opportunity to accompany the
appraisers on their inspection tour of the property.

3 Before initiation of negotiations for real property, the City's Reviewing Appraiser
will establish an amount considered to be just compensation and the City shall
make prompt effort to acquire the property for that amount.

a The established amount shal! not be less than the approved appraisal of fair
market value for the property.

b.  Any decrease or increase in the fair market value of the property, prior to
the date of valuation, caused by public improvement; by physical
detzrioration within reasonable control of the owner, has been disregarded
by the City and by the Appraisers in making the determination of fair
market value.

c. The City's negotiator shall provide the owner with a writien statement
summarizing the basis for the amount established as just compensation.
Where appropriate, compensation for property acquired and for damage:
to any remaining real property shall be separately stated.

RFPP, A-2
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10.

No owner shall be required to surrender possession until the City of Lincoln pays
the agreed purchase price, o deposits with the Court the amount of award
determined by the Condemnation Appraisers.

Improvements will be scheduled so the owner Of tenant shall receive a minimum
90 days written notice before having to move. Every effort will be made by the
City to provide such notice as is required without undue hardship o the owner or
tenant. (This is applicable to total acquisition of property.)

If Owner or Terant is permitted to reat property, the amount of reat shall not
excesd fair rental value of subject property.

The City of Lincoln wili not take any action coercive in natre 1o compel an
agreement on price for property.

If acquisition must be by eminent domain, the City of Lincoln shaill institute formal
condemnation procesdings. The City shall not intentionally make it necessary for
the owner o institute legal proceedings to prove fact of taking of his real property.

If the owner feels the City of Lincoln's offer does not represent the true value of
his property, he may refuse to accept it. He should then provide evidence
concerning value, or damage, that warrants a change in the City's determination
of just compensation. Should the City determine the additional information is
valid, the price will be adjusted accordingly.

If as a result of the real estate acquisition there is a portion of your property which
is considered by the City of Lincoln to be an uneconomic remnant, you have the
right to request an offer from the City of Lincoln to acquire the remnant.

B. Owner will be reimbursed for the following expenses incidental to conveyance of real
property:

1.

2.

Recording fee, transfer taxes and similar expenses.

Penalty cost for repayment of any pre-existing recorded mortgage encumbering real
property, provided the mortgage was entered into in good faith.

Pro-rate portion of real property taxes paid which are allocable to a period

subsequent to date of vesting tifle, or effective date of possession, whichever is
earlier,

The cost of abstract continuation and/or evidence of assurance of e,
Litigation expenses such as legal, appraisal, engineering fees, etc., when:
i. Court determines that condemnation was unauthorized.

b. City of Lincoln abandons 2 condemnation.
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c. Property owner brings inverse condemnation action and obtains award of
compensation.

c. If & separate fixture appraisal is ohamined, it shall contain the following immovable fixtures
and personal property:

1. Determination of Jdivision of appraisal coverage, enumerating and classifying
improvements in-place.

2. Appraisal of improveble fixtures, correlating their findings with both real estate
Bppraisers.

o All appraisal contracts shall provide terms and conditions and fix the compensation for
expert witnesses. These services will be utilized by the City of Lincoln to the extent

NEeCEszary.

E. Both real estate acquisition appraizals and immovable fixture appraisals will be reviewed
by the City Appraisal Staff. All appraisals will be reasonable free of error and conferences
with appraisers will ascertain that methods of approach and documentation are compatible,
with no elements of value being omitted from consideration. City staff will conduct
relocation interviews to verify ownership of certain fixtures and personal property claimed.
Said claims will then be checked against existing leases and through interviews with fee
OWILETS.

F. Preparation for acquisition includes:

1. Preliminary title information supplied by local abstract companies; contents
reviewed and entered in individual parcel folios.

2. Individual parcel folios prepared; Etunnnlngical activity indexed and all pertinent
historical information entered.

3. Basic forms of Real Esate Agreement (real estatz, personal property and fixtures)
reflecting policy for negotiations to acquire all classifications of property.

4, Closing methods and policy determined,

5. Policy for possession, property management, salvage and demolition, timetable of
activities prepared.

6. Closing statement form prepared together with such internal administration forms
for notice to various units of inspection, sccounting, property management, finance
and legal counsel as may be required.

7. Information leters prepared for distribution to all owners and tenants.

8. Deed forms for conveyance of real estate, bill of sale forms for personal property,
and condemnation forms for eminent domain procedure preparad,

APP. A-14
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(NOTE: Paragraphs G, H, and portions of 1 cover items of natice, relocation assistance, etc., relating
to total property acquisitions as well as general policies.)

G.

The “single offer” system for acquisition will be utlized in all negotiations. The City will
establish fair market value and be prepared to justify and substantiate the determination in
the event it is challenged. Staff will present and explain forms, terms and conditions of
purchase in personal interviews with each property owner and tenants. The date of this
interview will estahlish the beginning of negotiations which regulates many relocation
payments.

For the purpose of all negotiated transactions, the City will require conveyance of real
estate by Warranty Deed or deed instrument sufficient to place marketable ttle in the City
of Lincoln. Standard forms of such instruments conforming to Nebraska Law are on hand
and will be used in every case. Each owner executing 2 Real Estate Agreement should
furnish 2 current abstract of title as specified in said offer. Legal Counsel for the City will
render an opinion of the condition of said title, and upon determination that in his opinion
said title appears merchantable, will assist with the closing process. Title to all property
will be vested in the City of Lincoln on the date of closing, which will also be the date of
payment of the purchase price and the date of conveyance instruments, The City of
Lincoln shall have the right to possession within 90 days of closing date, (or 90 days from
date of written notice if later than closing date), or as provided in the Real Estate
Agreement, A statement by 2 respensible City Official, resulting from an inspection of
the property acquired, will be contained in each acquisition folio. This statement will
preceds payment and closing and must determine that all property purchased is present and
in place in substantially the condition as of the date appraised.

Immovable items attached to the Real Property, that would incur substantial economic
damage if removed, will be negotiated for and acquired at the appraised value-in-place for
continued use in the present location. A "Single Offer” at the maximum price will be
offered the owner of such property, but if the owner elects to move any such appraised
item it will be relocated rather than acquired and the appraised amount deducted. Until
the business to be displaced has definitely located a relocadon site, it is almost impossiblz
to determine whether certain process fixtures can be relocated or should be acquired by the
City of Lincoln. When such fixtures have been acquired, paid for, and a bill of sale
conveyed, and the seller then finds it would have been desirahle to have relocated them,
it shall be the City of Lincoln's policy to reconvey such itzms to the original owner in
return for the exact amount of value-in-place price paid for them, and then pay for their
relocation. Under no circumstances will fixtures sold back to the original owner by the
City of Lincoln be at salvage value, or any amount less than that paid for them.
Generally, the terms and conditions of existing leases and pre-acquisition conferences with
owners and tenants by all appraisers and City Staff will have clarified ownership.

MOTE: Process utilities that are service entrances and concesled utilities are
ineligible for compensation as relocation expenses and will be treated as
immovable fixtures. The utilities listed by the fixture appraiser as "Eligible
for Relocation” formerly would have been compensated in relocation for
those items. Therefore, process utilities are appraised even though eligible
for relocation compensation. However, the claimant may still enter a claim
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for payment for replacement of those efigible urilities at the new location
providing the appraised value-in-place of the claimed utilities is deducted
from the relocation claim.

Immovable fixtures and process utilities not appraised will be handled
through the direct loss of property process. It is expected that claims for
severance damages cavsed by partial taking will be minimal.

All fixtures and improvements appraised and acquired become the property
of the City of Lincoln as clarified in the Real Estate Agreement and may
not be removed by any other than asthorized personnel or the demolition
contractor,

I. . Upon thoroughly exhausting every avenue of negotiation available, the City of Lincoln will
direct their Legal Counsel to prepare for the appropriation of all property to be acquired
through eminent domain proceedings. Such petitions will be drafted by the Legal Counsel
clearly defining the property to be acquired and the ownership thereof, land,
improvements, immovable and movable property (if any) located therein, with such
particularity that the petitions and the resulting action of the condemnation appraisers, or
district court appeals, will clearly establish such ownership and rights to compensation.
Owner-Occupants of dwelling units that may be eligible for the Replacement Housing
Payment will be made aware that the award received through eminent domain proceedings
{excluding interest thereon, or consequential damages), determined by the condemnation
appraisers, or by District Court will become the basis for any Replacement Housing
Payment to be claimed. Immediately preceding preparation of petitions, preliminary title
information will be updated. Fee appraisals and fixture appraisals will be reviewed.

To the extent necessary, a reinspection of each property to be condemned will be
conducted by the appraisers to determine that the property, on the date of taking, is in

substantially the same condition as it was on the date of their original appraisal and that
their opinions of value, therefore, hold true as of the date of taking. Each appraiser’s
testimony may then be presented to the condemnation appraisers and, in case an appeal is
filed, to the Dhstrict Court.

‘The City of Lincoln will not require any owner to surrender the right to possession of his
property until the City pays or causes to be paid, to the Lancaster County Court the
amount due each interest acquired for the talang thereof as determined by the
condemnation.  Immediately following the determination of the amount of the
condemnation award for the property, or each separate interest therein taken, the City will
direct that payment to be made in an amount equal to the City's offer by the issuance of
warrants drawn in favor of those entitled thereto to the County Court of Lancaster County,
Nebraska, for payment of the condemnation appraiser's fees connected with the taking.
Upon approval of the City's Legal Counsel, such warrants shall be deposited with the
County Court and will represent full compensation for the property taken, subject to appeal
to District Court. In any event, title to the property rests with the City of Lincoln as of
the date of payment of the condemnation award, as does the right to possession thereof
within 90 days of said date, provided compensation due has been paid as prescribed and
proper notice given.
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Nebraska statutas provide a 30-day period from the award of condemnation dunng which
an appeal can be filed by either party. Acceptance of the award deposited with the County
Court extinguishes the right of appeal as to that particular party. In the event an award is
not claimed and no appeal is filed during the statutory period, the right to appeal is barred
and the County Judge immediately causes the condemnation papers to be recorded in the
records and transfer books of Lancaster County, Nebraska.

In case an appeal is filed, the County Judpe forwards copies of all pertinent papers to the
Clerk of District Court for subsequent trial and determination of the damages in the
condemnation appealed from. At that point, the City of Lincoln, with or without the
consent of condemnee, may petition the District Court to order payment immediately of
the award appealed from, thersby reducing interest costs on the award while the case 13

being prepared and subjected to trial.

Although title and right to possession is vested in the City of Lincoln as of the date of
payment of the condemnation award, no lawful eccupant of property taken will be required
to surrender possession without at least 90 days written notice (2 separate notice in addition
to the notice of condemnation)} from the City of Lincoln stating the date on which
possession will be required. Terms and conditions for temporary rental of condemned
property for owner-occupants and teaants are detailed in the project property management
policy.

District Court trial of all condemnation awards appealed will be defended by the City of
Lincoln's Legal Counsel utilizing the services of contract appraisers as expert witnesses
for the City. Compensation for witness services is provided for in existing appraisal
contracts. After condemnation suits, awards and appeals therefrom have been filed,
agreements a5 to value may be entered into by stipulation. Appeal cases will be diligently
prosecuted to bring the case to trial and judgment in the shortest time possible and
necessary for the preparation of an adequate defense. In this manner, and with the court
directed partial payments of awards outlined previously, interest and court costs will be
held to & minimum level,

In most instances, the sale of privately-owned property to the City of Lincoln for public
purposes is considered “involuntary conversion” by the Internal Revenue Service, and the
owner may not have to pay capital gains tax on any profit from the sale of the property to
the City of Lincoln, if the money is reinvested in similar property within two years.
Internal Revenue Service Publication 549, entitled "Condemnations of Private Property
for Public Use", is available from the IRS, It explains how the federal income tax applies
to gains or loses resulting from the condemnation of property, or its sale under the threat
of condemnation, for public purposes. IRS Publication 17, "Your Federal Income Tax",
available from the IRS contains similar guidance. The owner is advised to discuss his
particular circumstances with his personal tax advisor or local IRS office. State income

tax considerations should also be discussed as appropriate.
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assigns, agree, that there will be no dis-
crimination against any person or group of
persons on account of race, creed, color,
national origin, or ancestry in the sale,
lease, sublease, transfer, use, occupancy,
tenure, or enjoyment of the premises
therein conveyed, nor will the redevelop-

Appendix 7
Land Disposition Proposals

The material provided here is intended to guide the
redevelopment of the Antelope Valley
Redevelopment Projects in disposing of redevelop-
ment sites to private redevelopers.

1. General Requirements

Redevelopers will be obligated by contractual
agreement to observe all applicable require-
ments of the Redevelopment Plan. The con-
tracts for sale of land will spell out in detail
provisions, standards, and criteria for achiev-
ing the objectives and requirements ser forth in
the Redevelopment Plan. Contracts will pro-
vide for achieving the unified development
and maintenance of common areas, service
access, walks, and utilities as appropriate.

Except as otherwise may be specifically author-
ized by the City of Lincoln, redevelopers will
not be permitted to defer the start of construc-
tion for a period longer than that required to
prepare architectural plans, obtain satisfactory
financing, and to permit the review and
approval of such plans by the City in order to
establish their conformance with the provi-
sions of the plan and the disposition docu-
ments.

In addition, the following provisions will be
included in the Agreement:

a. That the redeveloper will submit to the
City a plan and schedule for the proposed
development.

b. That the purchase of the land is for the
purpose of redevelopment and not for
speculation.

c. That the land will be built upon an
improved in conformity with the objec-
tives and provisions of the Plan.

d. That the building of improvements will be
commenced and completed within a rea-
sonable time, as specified in the contract
for the sale of land for redevelopment.

e. That the redevelopers, their successor or

ers themselves, or any claiming under or
through them, establish or permit such
practices of discrimination of segregation
with reference to the selection, location,
number, use or occupancy of tenant,
lessees, sublessees, or vendees in the
premises therein conveyed.

2. Land Marketing Policies

It is the intention of these policies and proce-
dures to establish an equitable, open, and com-
petitive marketing process for all parcels.

3. Redeveloper Selection Process
The selection of redevelopers will be based on
the following criteria:

a. Request for Proposal
Prospective redevelopers should submit a
letter of intent which shall include a state-
ment of qualifications for constructing
new facilities in Lincoln.

The information submitted should be
explicit and informative. An 8-1/2" x 11"
format is to be used for each submittal.
Twenty copies (20) of each should be sub-
mitted.

The contents of each submittal should
include:

¢ Redeveloper's name, address and
identification of parcel or parcels
interested in purchasing

¢ Statement of qualifications in being
considered, business experience and
background of developer
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¢ Statement of general developmental
orientation or approach and descrip-
tion

¢ Schematic design and design develop-
ment drawings

¢ Names and responsibilities of all
organizations participating with the
redeveloper

¢ A proposed construction timetable

¢ For each organization, a description of
overall qualifications, specific experi-
ence on similar projects and refer-
ences

¢ For each organization, identification
of key staff persons assigned to the
project, and the person in overall
charge of work on this project

¢ Resumes of personnel available to this
project

¢ Evidence to demonstrate the redevel-
oper's capability to finance a project of
this magnitude (confidential if
requested)

¢ Any additional information that will
substantiate the redeveloper's/ devel-
opment team's capability to meet the
evaluation criteria for part e below.

b. Review Process

Proposals should be submitted to the
office of the Mayor. The deadline for sub-
missions in noted on the cover letter
enclosed with this prospectus.

Each prospective redeveloper will be con-
tracted be a representative of the Mayor's
office. A selection committee will make
the initial review of qualification and for-
ward recommendations to the Mayor.

The Mayor will forward her recommenda-
tion to the City Council for action on the
designated "Redeveloper of Record."

The Redeveloper of Record will be given
exclusive rights to prepare final design
proposals and negotiate with the City for a
final Redevelopment/Land Disposition
Agreement.

. Proposal Development Agreement

The redeveloper selected as Redeveloper
must be prepared to promptly enter into
an agreement with the City for the joint
development of a proposal for the
Downtown Project. The exact terms of this
agreement are to be formulated by both
the developer and the City.

The content of the Downtown Proposal
will be specified by the agreement. The
redeveloper will be expected to undertake
the major efforts with the City providing
support and continuous feedback. The
proposal should include, but not be limit-
ed to, the following matters:

¢ Basic Project Design
¢ Required Public Improvements

¢ Site Acquisition and Conveyance
Strategy

¢ Financing Pro Forma For Private and
Public Improvements

¢ Defined Organizational Structure for
Integrating Public and Private Sector
Responsibilities

¢ Project Timing

A period of 90 days will be specified for
performance under the terms of the agree-
ment. The City will retain the right, in its
sole discretion, to extend the negotiations
beyond the original 90 day period if sub-
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stantial progress has been made and it
appears that such an extension is neces-
sary to continue in good faith efforts.

In the event the City and the redeveloper
cannot reach adequate progress toward a
satisfactory proposal, the agreement shall
be terminated in accordance with the
terms contained therein. In that event, the
City would intend to initiate the same pro-
cedure with the next redeveloper on their
priority list.

. Redevelopment/Land Disposition
Agreement

After the redeveloper and the City have
created a mutually agreeable Downtown
proposal they will enter into a second for-
mal agreement. This agreement will spec-
ify each party's specific roles and obliga-
tions in the implementation of the project.

The negotiated Redevelopment/Land
Disposition Agreement will be subject to
public hearing and review and final
approval by the City Council.

It is anticipated the redevelopment would
be able to proceed within 12-18 months of
the final selection of a redeveloper.

. Basis for Evaluation/Selection
All submissions will be evaluated in accor-
dance with the following criteria:

Redeveloper Expertise:

Priority will be given to the redevelop-
er that demonstrates the interdiscipli-
nary expertise required for such a proj-
ect.

Redeveloper Quality:

Priority will be given to the redevelop-
er that demonstrates a track record of
high quality development sensitive to
the needs of the client and the setting,
design excellence, innovative packag-
ing, and the ability to attract quality
tenants.

Experience on Similar Projects:
Experience on similar town center proj-
ects is considered an asset, but is not a
prerequisite. Whatever experience sub-
mitted must be relevant and transfer-
able.

Organization and Personnel:

Despite the redeveloper's overall capa-
bilities and experience, attention will be
focused directly on the personnel
assigned to the Lincoln project and the
manner in which they will be organized
and managed.

Legal and Financial Capability:
Because of the magnitude of this project
and the extended period of time over
which development might be staged,
the legal and financial capability of the
redeveloper to carry out the project will
be a major factor.

Land Price:

Redeveloper's willingness to purchase
the parcel or parcels for its fair value of
property for the proposed uses, in
accordance with the land use and
building requirements contained in the
Redevelopment Plan as determined by
one independent appraisal.
Competition for parcels will not be
based on land price.

Submissions will be evaluated on the
degree to which they relate to the unique
opportunity existing in Lincoln.
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Appendix 8
Antelope Valley Landscape Design Guidelines

For
East Downtown And Surrounding
Neighborhoods

Note: The Appendix 8 material is still being
reviewed and revised and therefore is not included
in this draft of the Redevelopment Plan. As soon as
this section is available, it will be posted on the City
website at www.ci.lincoln.ne.us, then click on
Antelope Valley, What's New




