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AMENDMENTS A, B, AND C TO REDEVELOPMENT AREA 2
GENERAL REDEVELOPMENT PLAN

Per Nebraska Revised Statute 18-2103:27, a Redevelopment Plan means:

A plan, as it exists from time to time for one or more community redevelopment areas, or for a
redevelopment project, which (a) conforms to the general plan for the municipality as a whole
and (b) is sufficiently complete to indicate such land acquisition, demolition and removal of
structures, redevelopment, improvements, and rehabilitation as may be proposed to be carried
out in the community redevelopment area, zoning and planning changes, if any, land uses,
maximum densities, and building requirements.

Per Nebraska Revised Statute 18-2111:1, a Redevelopment Plan must consist of the following
components:

1. Map showing area boundaries, existing land uses, and condition of real property in the
area.

2. Land use plan showing proposed uses.

3. Statement of proposed changes.

4. Statement about the kind and number of additional public facilities or utilities that will be
needed to support new land uses in the area after redevelopment.

5. Information showing population density standards, land coverage, and building intensities
after development [projects] (not applicable to general redevelopment plan).

6. Site plan of the area [for the redevelopment project] (not applicable to general
redevelopment plan).

The maps displayed for items #1 and #2 were provided through the following methods:
#1 - Existing land uses: provided by the York Comprehensive Plan — Existing Land Use map.

#1 - Condition of real property: provided by York County Assessor and Visual Assessment
conducted by Five Rule.

#2 - Proposed future land use: provided by York Comprehensive Plan - Future Land Use map.
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1. Map showing boundaries, existing land uses, and condition of real property in the
area:

York Condition Map - Proposed Redevelopment Areas
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FIGURE A.4: Existing Land Use Map
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2. Land use plan showing proposed uses:
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FIGURE A.S: Future Land Use Map (Extraterritorial Jurisdiction)
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3-4. Statement of proposed changes and statement about the kind and number of additional
public facilities or utilities that will be needed to support new land uses in the area after
redevelopment.

Per NRS 18-2103:28, redevelopment projects will consist of one or some combination of those
enumerated tasks, defined by the Statute:

Redevelopment project means any work or undertaking in one or more community
redevelopment areas:

(a) to acquire substandard and blighted areas or portions thereof, including lands, structures,
or improvements the acquisition of which is necessary or incidental to the proper clearance,
development, or redevelopment of such substandard and blighted areas;

(b) to clear any such areas by demolition or removal of existing buildings, structures, streets,
utilities, or other improvements thereon and to install, construct, or reconstruct streets,
utilities, parks, playgrounds, public spaces, public parking facilities, sidewalks or moving
sidewalks, convention and civic centers, bus stop shelters, lighting, benches or other similar
furniture, trash receptacles, shelters, skywalks and pedestrian and vehicular overpasses and
underpasses, enhancements to structures in the redevelopment plan area which exceed
minimum building and design standards in the community and prevent the recurrence of
substandard and blighted conditions, and any other necessary public improvements essential to
the preparation of sites for uses in accordance with a redevelopment plan;

(c) to sell, lease, or otherwise make available land in such areas for residential, recreational,
commercial, industrial, or other uses, including parking or other facilities functionally related or
subordinate to such uses, or for public use or to retain such land for public use, in accordance
with a redevelopment plan; and may also include the preparation of the redevelopment plan,
the planning, survey, and other work incident to a redevelopment project and the preparation
of all plans and arrangements for carrying out a redevelopment project;

(d) to dispose of all real and personal property or any interest in such property, or assets, cash,
or other funds held or used in connection with residential, recreational, commercial, industrial,
or other uses, including parking or other facilities functionally related or subordinate to such
uses, or any public use specified in a redevelopment plan or project, except that such
disposition shall be at its fair value for uses in accordance with the redevelopment plan;

(e) to acquire real property in a community redevelopment area which, under the
redevelopment plan, is to be repaired or rehabilitated for dwelling use or related facilities,
repair or rehabilitate the structures, and resell the property; and

() to carry out plans for a program of voluntary or compulsory repair, rehabilitation, or
demolition of buildings in accordance with the redevelopment plan; and

(9) in a rural community or in an extremely blighted area within a municipality that is not a
rural community, to carry out construction of workforce housing.
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To enable the completion of redevelopment projects, a redevelopment contract may be utilized.
Per NRS 18-2103:26, a redevelopment contract is defined as:

“a contract entered into between an authority and a redeveloper for the redevelopment of an
area in conformity with a redevelopment plan.”

In addition to entering into a redevelopment project for the purpose of completing projects (a)
through (g) identified on the previous page, the City of York may also enter into a redevelopment
contract for the purposes of carrying out the city’s Workforce Housing Incentive Plan.

The Workforce Housing Incentive Plan was approved by Resolution 2023-8 and is included as an
appendix item to this General Redevelopment Plan.
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APPENDIX
WORKFORCE HOUSING INCENTIVE HOUSING PLAN FOR THE MUNICIPALITY OF YORK, NEBRASKA

WORKFORCE HOUSING INCENTIVE PLAN FOR THE MUNICIPALITY OF YORK, NEBRASKA
PURSUANT TO THE NEBRASKA COMMUNITY DEVELOPMENT LAW

Introduction:

The 2018 Nebraska Legislature passed Legislative Bill 496 (the "Bill") which amended the Nebraska
Community Development Law (the "Act"). The Bill was signed by the Governor in May of 2019.
Before the Bill was passed, TIF was generally limited to pay costs of site purchase, utility
extension, public infrastructure, sidewalks, planning and certain rehabilitation expenditures. The
Bill, among other items, provided that tax increment financing (TIF) may be used for the actual
construction of new workforce housing and rehabilitation costs exceeding 50% of assessed
valuation on residential workforce housing units.

Prior to utilizing TIF for workforce housing, the city must (a) receive a housing study within the
last 24 months and (b) hold a hearing on an incentive plan for the use of TIF for workforce
housing.

Workforce housing means:
(@) Housing that meets the needs of today's working families;

(b) Housing that is attractive to new residents considering relocation to a rural community;

(c) Owner-occupied housing units that cost not more than two hundred seventy- five thousand
dollars to construct or rental housing units that cost not more than Three hundred and
twenty-five thousand dollars ($325,000) per unit for single family owner occupied units and
Two hundred and fifty thousand dollars ($250,000) per unit for newly constructed rental units
to construct. For purposes of this subdivision (c), housing unit costs shall be updated annually
by the Department of Economic Development based upon the most recent increase or
decrease in the Producer Price Index for all commodities, published by the United States
Department of Labor, Bureau of Labor Statistics;

(d) Owner-occupied and rental housing units for which the cost to substantially rehabilitate
exceeds fifty percent of a unit's assessed value; and

(e) Upper-story housing.

YORK BLIGHT & SUBSTANDARD STUDY AND GENERAL REDEVELOPMENT PLAN
PROPOSED AMENDMENT A TO REDEVLEOPMENT AREA 4 AND PROPOSED REDEVELOPMENT AREAS 9 AND 10 E FIVE ]
Page 8 RULE

RURAL PLANNING



§18-2103 (32) R.R.S.

Rural community means any municipality in a county with a population of fewer than one
hundred thousand inhabitants as determined by the most recent federal decennial census. The
York County 2020 Census indicates a population of approximately 13,700. §18-2103 (30) R.R.S.

In 2018, the City of York (the "City") received a housing study entitled "York County Housing
Study" (the "Study"). The Study noted that York has an affordable housing gap of over 100
housing units in all housing price ranges but 1 and noted a need for over 100 owner units and
over 100 rental units by 2025. The study concludes that York needs large numbers of housing of
all types for current and future residents and that is a challenge to attract new businesses to
locate here.

The law requires that a workforce housing incentive plan be necessary to prevent the spread of
blight and substandard conditions within the municipality, promote additional safe and suitable
housing for individuals and families employed in the municipality, and will not result in the unjust
enrichment of any individual or company.

This Workforce Housing Incentive Plan shall be effective for the City of York, Nebraska, until
modified pursuant to the Act.

TIF for workforce housing for each project is to be implemented pursuant to a redevelopment plan
recommended by the York Community Development Agency (CDA), and approved after hearing by
the York City Council pursuant to the Act. This Workforce Housing Incentive Plan is intended to
incent development of workforce housing that supports current and prospective employees of local
and area businesses and public service corporations. IT IS NOT INTENDED AND WILL NOT BE USED
TO CONSTRUCT HIGHER END HOMES OR CUSTOM-BUILT HOMES.

All redevelopment contracts between the CDA and a redeveloper providing TIF benefits for
workforce housing will be negotiated on a case-by-case basis with TIF incentives to be determined
by the CDA in amounts required to accomplish the goal of incenting the development of safe and
decent workforce housing in the City of York. The CDA shall document that each project utilizing
TIF for Workforce Housing shall not unduly enrich the redeveloper. This shall be accomplished by
examining proposed profit on each owner-occupied residence and the return on investment of
each apartment project. Each redevelopment plan is unique and the capacity of each redeveloper
is different.

In each redevelopment contract for workforce housing the CDA shall set standards appropriate for
each workforce housing development project related to residence or apartment size, construction
standards, costs and rental rates. Workforce housing TIF incentives will be provided subject to the
following requirements.
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Owner occupied housing:

TIF may be used for actual construction costs to offset or reduce risks of (a) holding costs prior to
sale; (b) reduction in sales price from realistic projected sale price; and for a reduction in sales
price for the benefit of a purchaser. The CDA shall insure that projections for construction and
sales costs are reasonable in the market.

The redeveloper must disclose a detailed project budget including a line-item construction budget
and sale price that is reasonable and consistent with current construction costs in the city of York
and compliant with Workforce housing standards established by the Nebraska Department of
Economic Development and the State Legislature. The redeveloper shall provide the CDA with
actual costs for the completed project.

Rental housing:

TIF may be used for actual construction costs to offset or reduce risk to profitability to incent
investment in workforce housing apartments.

The redeveloper must disclose a detailed project budget including a construction budget and 5-
year profit and loss calculation that is reasonable and consistent with construction costs with an
appropriate return on investment in the city of York and compliant with Workforce housing
standards established by the Nebraska Department of Economic Development and the State
Legislature. The redeveloper shall provide the CDA with actual costs for the completed project.

Owner-occupied and rental housing units for which the cost to substantially rehabilitate
exceeds fifty percent of a unit's assessed value:

1. For existing residences requiring rehabilitation in excess of 50% of assessed valuation, TIF may
be used for actual rehabilitation costs to offset or reduce risks of (a) holding costs prior to sale;
(b) reduction in sales price from realistic projected sale price; and for a reduction in sales price
for the benefit of the purchaser. The CDA shall insure that projections for construction and sales
costs are reasonable in the market.

The redeveloper must disclose a detailed project budget including a construction budget and sale
price that is reasonable and consistent with construction costs in the city of York and compliant
with Workforce housing standards established by the Nebraska Department of Economic
Development and the State Legislature. The redeveloper shall provide the CDA with actual costs
for the completed project.

2. For existing apartments requiring rehabilitation in excess of 50% of assessed valuation TIF may
be used for actual rehabilitation construction costs to offset or reduce risk to profitability to incent
investment in rehabilitation of workforce housing apartments.
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The redeveloper must disclose a detailed project budget including a construction budget and 5-
year profit and loss calculation that is reasonable and consistent with construction costs with an
return on investment in the city of York and compliant with Workforce housing standards
established by the Nebraska Department of Economic Development and the State Legislature. The
redeveloper shall provide the CDA with actual costs for the completed project.

Upper-story housing.

1. For upper-story housing for apartments, TIF may be used for actual rehabilitation construction
costs to offset or reduce risks to profitability.

The redeveloper must disclose a detailed project budget including a construction budget and 5-

year profit and loss calculation that is reasonable and consistent with construction costs with an
return on investment in the city of York. The redeveloper shall provide the CDA with actual costs
for the completed project.

2. For upper-story condominium/townhomes requiring rehabilitation, TIF may be used for actual
construction or rehabilitation costs to offset or reduce risks of (a) holding costs prior to sale; (b)
reduction in sales price from realistic projected sale price; and for a reduction in sales price for
the benefit of the purchaser. The CDA shall insure that projections for construction and sales costs
are reasonable in the market.

The redeveloper must disclose a detailed project budget including a construction budget and sale
price that is reasonable and consistent with construction costs in the city of York and compliant
with Workforce housing standards established by the Nebraska Department of Economic
Development and the State Legislature. The redeveloper shall provide the CDA with actual costs
for the completed project.

On all redevelopment projects requesting workforce housing TIF the CDA shall consider acceptable
returns on investment for the type of housing proposed including cap rates.
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