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Part A – Blighted and Substandard Determination Study
PURPOSE OF THE STUDY
The purpose and intent of this study is to determine whether all or part of the designated
Redevelopment Study Area qualify as a blighted and substandard area within the definition set forth
in the Nebraska Community Development Law, Section 18-2103.
Redevelopment Study Area: This redevelopment study area is contiguous and is combined into
analysis together due to compatibility of uses. This area is dominated by properties generally defined
as industrial use, however a limited number of commercial and public land use types are also
present. Approximate boundaries for this area are as follows:
⬖⬖ The northern boundary is generally defined by Jackson Street from 4th Street to Adams.
⬖⬖ The southern boundary runs parallel to 2nd Street beginning from the center of Block 17 west,
to the Papillion Creek corridor.
⬖⬖ The eastern boundary follows Adams Street from Jackson Street to approximately 175 feet
south of 2nd Street.
⬖⬖ The western boundary is bounded by the Papillion Creek corridor.
⬖⬖ Additionally, included is the segment of 2nd Street extending from Adams to 84th Street.
⬖⬖ The Boundary Map contained within this document provides a graphical detail of the area
boundaries.
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BASIS FOR BLIGHTED AND
SUBSTANDARD
DETERMINATION
Substandard Area

As set forth in the Nebraska legislation, a
substandard area shall mean one in which
there is a predominance of buildings or
improvements, whether nonresidential or
residential in character, which by reason of
the presence of one or more of the following
factors:
1. Dilapidated/deterioration;
2. Age or obsolescence;
3. Inadequate provision for 		
ventilation, light, air sanitation,
or open spaces;
4. Existence of conditions that
endanger life or property by fire
or other causes:
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 that are conducive
to ill health, transmission
of disease, infant mortality,
juvenile delinquency, and
crime, and is detrimental
to the public health, safety,
morals, or welfare.
This evaluation included a survey of the Study
Area, a parcel-by-parcel land use inventory, a
field reconnaissance of the area, and a review
of pertinent reports, including the Papillion
Comprehensive Development Plan and
additional documents containing information
that could substantiate the existence of
substandard conditions.

3.

Faulty lot layout in relation to
size, adequacy, accessibility, or
usefulness;
4. Unsanitary 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
that endanger life or property by
fire or other causes;
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; and
12. Is detrimental to the public
health, safety, morals, or
welfare of its present conditions
and use; and in which at
least one or more of the
following conditions exist:
a. Unemployment in the study
or 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;

Blighted Area

The Nebraska Revised Statues explicitly
details the qualities of a blighted area within
Section 18-2103. A blighted area shall mean an
area, which by reason of the presence of one
or more of the following factors:
1. A substantial number of
deteriorated or deteriorating
structures;
2. Existence of defective or
inadequate street layout;
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c.

More than half of the plotted and subdivided
property in an area is unimproved land that
has been within the City for 40 years and
remained unimproved during that time;
d. The per capita income of the study or
designated blighted area is lower than the
average per capita income of the City in
which the area is designated; or
e. The area has had either stable or decreasing
population based on the last twodecennial
censuses.
This evaluation was made on the basis that existing
blighted and substandard factors must be present to an
extent which would lead reasonable persons to conclude
public intervention is appropriate or necessary to assist with
any redevelopment activities.

SURVEY FACTORS
Definitions and Explanation

Each component of each structure in the analysis area was
examined to determine whether it is in sound condition or
had minor, major, or critical defects. Two types of building
components are evaluated, which included:
⬖⬖ Major Components: These components include
the basic structural elements of any building; the

foundation walls, load-bearing walls and columns,
and roof structure.
⬖⬖ Minor Components: These components include
the necessary secondary elements of any building:
the wall surfaces and condition, paint or wall
covering condition, the roof condition, windows,
doors, porches, steps and stairways, fire escapes,
chimneys and vents, gutters and downspouts,
etc. Both the major and minor components were
evaluated and ranked in one of four categories and
each category was assigned a numerical value as
follows:
Ranking Category
No Problems
Minor Problems

Numerical Value
1
2

Major Problems
Critical Problems

3
4

The numerical rankings of each major and minor
component were then combined to generate an overall
building condition evaluation comprised of five categories
as follows:
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Minor Components
(Numerical Ranking)

Major Components
(Numerical Ranking)

Combined (Numerical
Ranking)

Overall Building Condition

3 or less

8 or less

11 or less

Sound

4 to 6

9 to 14

12 to 20

Minor Deficiencies

7 to 8

15 to 20

21 to 28

Major Deficiencies

9 to 10

21 to 26

30 to 36

Substandard

10 or more

27 or more

37 or more

Dilapidated

The “Overall Building Conditions” are defined as follows:
⬖⬖ Sound: A sound building is one that has been and can be kept in good condition with normal maintenance. A
sound building has no major component defects, no minor component defects ranked as major or critical or with
major deficiencies, but may have up to three minor components ranked as having minor defects.
⬖⬖ Minor Deficient: Buildings ranked as deficient are those that require only minor repairs, which have not more than
one major component defect that is minor in nature, which has not more than one minor component defect that is
ranked as major in nature, nor more than three minor component defects ranked as minor in nature.
⬖⬖ Major Deficient (Deteriorating): Buildings ranked as deficient are buildings that require major repairs which have
not more than one major component ranked as critical or not more than two ranked as having deficiencies that are
major in nature, nor more than five minor component defects ranked as major in nature.
⬖⬖ Substandard: A structurally substandard building contains defects which are so serious and so extensive that the
building may not be economically repairable. Buildings classified as substandard have not more than two major
component defects ranked as critical or major in nature, nor more than four minor component defects ranked as
critical.
⬖⬖ Dilapidated: A dilapidated building contains such a combination of serious defects that there is no question that
the building is uninhabitable and should be razed. All major components of a dilapidated building have defects that
are major or critical in nature or a combination of less serious major component defects together with at least four
minor component defects that are ranked as critical in nature.
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Table 1: Existing Land Use – Field Analysis Results
PAPILLION, NEBRASKA
Sound

Deficient
(Minor)

Deficient
(Major)

Substandard

Dilapidated

Total
Buildings

Total Dilapidated
& Substandard
Buildings

%
Total

Industrial

2

3

5

0

0

10

0

0.0%

Commercial

0

2

0

0

0

2

0

0.0%

Public

2

0

0

0

0

2

0

0.0%

Total

4

5

5

0

0

14

0

0.0%

Building
Type

Source: Olsson Associates 2016

CONCLUSION

The study findings support a blighted and substandard designation for the Redevelopment Study Area. The
presence of blighted and substandard factors would indicate the study area is in need of revitalization and
improvement to ensure that it will positively contribute to the physical, economic, and social well-being of the
City of Papillion. The results of the study indicate that the Redevelopment Study Area has not been subject
to comprehensive, sufficient growth and development through investment by the private sector nor would the
area be reasonably anticipated to be developed without (but for) the potential aid provided in the Nebraska
Community Development Law.
The Papillion City Council is encouraged to review the findings detailed within this study with legal counsel
to compare these findings to the requirements of the Nebraska Community Development Law and take into
consideration the declaration of the Redevelopment Study Area as blighted and substandard.

Substandard Factors
Redevelopment Study Area
The area includes industrial, commercial, and public land use types. Several blight and substandard factors
were prevalent throughout, including defective or inadequate street layout, unsanitary or unsafe conditions,
lack of sidewalks or sidewalk improvements, lack of ADA compliant infrastructure, and the existence of factors
which endanger health, safety, and welfare of the area’s residents.
In this study area, the site is hampered by the “Existence of conditions that endanger life or property by fire
or other causes” to a substantial extent. Most the site is bounded to the west by the Papillion Creek Corridor.
At present, there are inadequate vehicular access to parcels along the entirety of this corridor which passes
along the redevelopment site. The lack of vehicular access to so to many buildings means that this area is not
accessible to emergency vehicles if needed.
In addition, there are two parcels within the study area which are not adjacent to any public road. These, nonaccessible parcels can be accessed only by a one-lane minimum maintenance private drive further increasing
the difficulty for emergency vehicle access to portions of the redevelopment area.

Blighted Factors
Redevelopment Study Area
Of the twelve blighted factors set forth in the Nebraska Community Development Law, eight are present. The
blighting factors that are present are reasonably distributed throughout the redevelopment study area.
⬖⬖
⬖⬖
⬖⬖
⬖⬖
⬖⬖
⬖⬖
⬖⬖

Existence of defective or inadequate street layout;
Faulty layout in relation to size, adequacy, accessibility, or usefulness;
Unsanitary or unsafe conditions;
Deterioration of site or other improvements;
Improper subdivision or obsolete platting;
The existence of conditions that endanger life or property by fire or other causes;
Any combination of such factors: substantially impairs or arrests the sound grouping of the community,
retards the provision of housing accommodations, or constitutes an economic liability;
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⬖⬖ Detriment to the public health, safety, morals, or welfare of its present conditions and use:
o The Unemployment Rate of the study area is at least one hundred and twenty percent (120%) greater
than the Unemployment Rate of the State of Nebraska.
• Per the U.S. Census, the 2014 Unemployment Rate for the block group 106.162 was 9 percent,
whereas the States’ Unemployment Rate was 4.4 percent.
o The average age of commercial (or residential) units in the area is at least 40 years.
• The redevelopment area contains no Residential Properties and two (2) Commercial properties.
The average age of these commercial properties is 57 years.

PART B – Redevelopment Plan
PURPOSE OF THE STUDY

The purpose of the Redevelopment Plan is to guide the implementation of community development within the
previously examined Redevelopment Study Area in the City of Papillion. The Nebraska Community Development Law
states that this plan should promote the general welfare, enhance the tax base, promote the economic and social wellbeing, and promote the development of public activities and public events in the area.
The required elements of the Redevelopment Plan include:
⬖⬖ Boundaries of the redevelopment project(s) with a map showing the existing uses and conditions (see the
attached map);
⬖⬖ A land-use plan showing proposed uses for the area (see the attached map);
⬖⬖ Potential demographic characteristics after redevelopment;
⬖⬖ A statement of proposed changes to zoning ordinances, street layouts, building codes, etc.;
⬖⬖ A site plan for redevelopment area; and
⬖⬖ A statement regarding new public facilities for the redevelopment area.
Furthermore, the Redevelopment Plan should demonstrate that proposed redevelopment efforts are in conformance
with the Comprehensive Development Plan for the City of Papillion. Also, the Plan should demonstrate through its
design and implementation the efficient use of public funds and the mitigation of blighted and substandard conditions.
Moreover, the redevelopment recommendations provided are general in nature and are intended to provide a
framework for future development within any of the study area identified. While these recommendations do not
specifically identify future land uses, they are meant to guide any proposed development. All future development
within any part of this redevelopment study area must reflect the intent of this study and/or the City of Papillion’s
Comprehensive Development Plan.
For the purposes of this report, the focus of this section will be two-fold. First, the section will address any policy
or specific recommendations for the redevelopment study area that should be considered for inclusion in the
Comprehensive Development Plan. Second, recommendations will be made for future land uses and redevelopment
projects for the redevelopment study area which will “promote the general welfare, enhance the tax base, promote
the economic and social well-being, and promote the development of public activities and public events in the area.”
Furthermore, all recommendations should be used to attract and guide any and all future redevelopment projects within
the study area and the City of Papillion.

REDEVELOPMENT STUDY AREA RECOMMENDATIONS

Redevelopment Study Area recommendations from this analysis that align with the identified goals in the Papillion
Comprehensive Development Plan:
Goals for Downtown Papillion, page 7 – 8 of chapter 5 of the City’s current comprehensive plan.
⬖⬖ Strengthen Downtown as a Mixed Use Urban Environment. Downtown Papillion can both grow and provide
a distinctive asset for the city and region by maximizing its quality as an urban place. This traditional district
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has many of the ingredients of a great district; a finely scaled albeit small main street district, important civic
facilities, a signature city park, and memorable public events such as Papillion Days. But these components
have not yet fully jelled to create a truly great place. A measure of a district’s urbanity is its ability to encourage
unplanned, positive human interactions, forming dense relationship networks that spark vitality and creativity.
Geoffrey West, a physicist who is developing field equations that describe the workings of cities, describes
the fundamental goal of city planning as “maximizing interaction and minimizing distress.” This expresses a
primary goal of a development plan for Downtown Papillion.
⬖⬖ Create a Self-Sustaining Business Investment Environment. The downtown strategy should encourage
new private investment and maximize the district’s economic potential. It should support existing businesses,
and reward productive investment in buildings, new business starts, and other private sector decisions
that strengthen the economic and physical success of the district. Strategic investments in the public realm
catalyze productive growth and create a neighborhood economy that sustains itself and continues to evolve.
These investments should also preserve assets that distinguish the district from competitors, such as its
historic building facades, and should recognize the role of a traditional downtown as an incubator for new
ideas and businesses.
⬖⬖ Make Downtown Papillion a Place to go to, Rather Than a Place to Move Through. Urbanity and
experience grow when we slow down and leave our vehicles. Despite its positive attributes, Downtown
Papillion lacks a web of destination places, and its most frequently experienced public feature’s (Washington
Street) principal purpose is to move people through the district to another destination. Successful districts
are destinations as well as conduits, with features that attract people to them, and encourage those passing
through to return. The district should provide its visitors with reasons to stop and return. Also, when a district
is identified as a destination, people are less likely to demand parking at the front door of the business that
brought them there.
⬖⬖ Use New and Existing Public Spaces to Create Memorable Experiences. Downtowns are all about
experiences, and experiences and memories begin in public spaces. To cite an example, Aksarben Village is a
very nice real estate development, but it is Stinson Park as a base for activity that makes it special. City Park
has this quality, realized during special events, but Downtown has other opportunities: the space between
City Hall and the Library, the disused 1st and Washington parking lot, and the West Papio waterfront. These
are places that, if developed, can be magical places that create memories. They can be even more powerful if
connected into a procession of public places.

INTRODUCTION TO TAX INCREMENT FINANCING (TIF)
Background

⬖⬖ TIF, or tax increment financing, is designed to finance public costs associated with a private development
project.
⬖⬖ Property tax increases resulting from a development are targeted to repay the investment required by a
project.
⬖⬖ The purpose of tax increment financing is to promote the viability of existing businesses and attract new
commercial enterprises.
⬖⬖ Think of tax increment financing as a loan for developers. The City is borrowing funds that it expects to recoup
in the form of a higher tax base. However, that loan is specifically earmarked to finance public costs.
⬖⬖ Tax increment financing is designed to finance the public costs associated with a private development project.
Examples of public costs include:
o Public improvements (streets, sidewalks, landscaping, parking area, etc.);
o Acquisition of redevelopment site;
o Site preparation (demolition, grading, etc.); and
o Utility extension and hook-up fees.
⬖⬖ Nebraska voters approved community tax increment financing (then known as community improvement
financing) in November, 1978. The Nebraska unicameral passed enabling legislation in 1979. Forty-six (46)
states currently utilize some form of tax increment financing.
⬖⬖ Although all types of development projects can apply for tax increment financing (i.e. commercial, residential,
industrial, mixed-use), commercial projects are most common.
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Overview of Process

Tax increment approval consists of three
primary steps:
1. Designation of Blighted or Substandard
Area: Under Nebraska law, local
governments may use tax increment
financing only in redeveloping
Substandard and Blighted Area within a
community.
a. Substandard: Buildings and
improvements that are detrimental
to public health and safety.
b. Blighted: At least one of the
following conditions have to exist:
i. Unemployment in the
development area is 120% of
state or national levels;
ii. Average age of buildings is at
least 40 years old;
iii. More than half of land is
unimproved and has remained
so for 40 years;
iv. Per capita income is less than
average; or
v. The redevelopment area has
stable or decreasing population
over the course of the last 2
censuses.

2. Preparation and Approval of
a Redevelopment Plan: A specific
redevelopment plan is produced for the
project area. The plan must include these
six sections:
a. Boundaries of the project area;
b. Land-use plan showing proposed
uses of area;
c. Details on standards of population
densities, land coverage, and
building intensities after
redevelopment;
d. Statement of proposed changes
within the zoning ordinances, maps,
street layouts, street level or grades,
or building codes and ordinances;
e. Site plan of the area; and
f. Statement describing kinds of
additional public facilities or utilities
required to support new land uses
after redevelopment.
3. Approval of a Redevelopment Plan: After
the approval of the redevelopment
plan, the city and developer negotiate
a redevelopment contract. The contract
describes responsibilities and financial
details.
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CREATION OF A REDEVELOPMENT PROJECT USING TAX
INCREMENT FINANCING
Creation of a Redevelopment Area

⬖⬖ Cities of all classes and villages of this state are hereby granted power and authority to create a community
development agency by ordinance, which agency may consist of the governing body of the city or village or
a new or existing municipal division or department, or combination thereof (Neb. Stat. §18-2101.01).
⬖⬖ Governing Body/Community Redevelopment Authority (“CRA”) designates a study area.
⬖⬖ CRA commissions a Blight and Substandard Determination Study of the area.
⬖⬖ CRA considers and adopts study and recommends to Planning Commission and City Council that the area
be determined to be blighted and substandard.
⬖⬖ The City Council submits the question of whether the area is substandard and blighted to the Planning
Commission for purposes of obtaining the Planning Commission’s recommendation within 30 days.
⬖⬖ Planning Commission reviews study and makes recommendation, or makes no recommendation, within 30
days, and refers the matter back to the City Council.
⬖⬖ The City Council holds a public hearing, considers the results of the Blight & Substandard Determination
Study, and determines whether the area is blighted and substandard, as those terms are defined in the
Community Development Law (Neb. Rev. Stat. §18-2103 (10) and (11)).
⬖⬖ After a blight and substandard determination by the Council, the CRA may proceed to prepare a plan.

Preparation of Redevelopment Plan for Redevelopment Area

⬖⬖ Comprehensive Plan considerations: No redevelopment plan may be prepared until the amendments to the
Comprehensive Plan for the area under review are completed, reviewed by the Planning Commission, and
adopted by the Council. 18-2110.
⬖⬖ Consultants or CRA staff, usually with input from city planning staff, prepares the Redevelopment Plan for
redevelopment of the area. The CRA board approves the Plan, after any modification by the CRA.
⬖⬖ The Planning Commission reviews the Redevelopment Plan, and makes recommendations to the
CRA within 30 days. The Planning Commission may elect not to act within 30 days, in which case the
Redevelopment Plan is taken to the Council with no recommendation.
⬖⬖ Upon receipt of the Commission’s recommendations, or if no recommendations are made within 30
days, the CRA may recommend the Redevelopment Plan to the City Council, accompanied by the
recommendations of the Planning Commission, if any, and additional information required by §18-2114.
⬖⬖ The CRA must consider certain factors before recommendation to the Council, and if TIF is to be employed
as part of any Project after 1/1/1999, a cost-benefit analysis is required. §18-2112 and §18-2113.
⬖⬖ The Redevelopment Plan is considered by the City Council at a public hearing after giving the notice
required by §18-2115.
⬖⬖ The City Council, after public hearing, and consideration of factors such as the “but-for test” and a costbenefit analysis, may approve the Redevelopment Plan. §18-5116.
⬖⬖ If the Council does not approve the Plan, it may be modified and brought back for further consideration.
⬖⬖ After approval of the Plan, it may undergo subsequent modifications. Any later modifications to the Plan
must also be approved by the Council. §18-2117.

City of Papillion Public Works Building Redevelopment Area, June 2016

In June of 2016, the City completed a Downtown planning project which was subsequently approved and adopted
by city government. This planning project addresses all areas of the blighted and substandard study area, providing
recommendation and guidance for the type, density, and architectural nature of redevelopment projects within the
study area. Having already been created and adopted, this document should be considered the Redevelopment
Plan for the Blighted and Substandard Study area.
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IMPLEMENTATION OF REDEVELOPMENT PROJECT(S)

⬖⬖ Upon approval of the Plan by the Council, the CRA must seek proposals for redevelopment of all or part
of the Redevelopment Area by published notice. §18-2119.
⬖⬖ If the CRA determines that it will accept a redevelopment proposal, it must notify the Council, in writing,
or its intention to accept the proposal at least 30 days prior to doing so.
⬖⬖ Thereafter, the CRA may enter into and execute the redevelopment contract and other documentation
needed to effectuate the redevelopment contract. A sample redevelopment contract, contemplating
a “pay-as-you-go” TIF agreement, is attached as a part of this outline. It is also common for the TIF
indebtedness to be bonded. Most larger Nebraska communities employ bonded indebtedness in all or
most of their TIF agreements.
⬖⬖ If the redevelopment project or contract includes use of TIF, a pledge of taxes is made for the payment of
such obligations. TIF may be divided for up to 15 years. §18-2147 and §18-2050.
⬖⬖ Other documentation will generally include: Council’s Resolution, City’s Pledge of TIF Revenues, and
a Notice Filing with the Register of Deeds regarding the existence of the Redevelopment Contract
concerning the subject property.
⬖⬖ Filing with the Property Tax Administrator per §18-2117.01.
⬖⬖ A conclusive presumption that a redevelopment agreement or bond is in accordance with the Community
Development Law arises in any suit, action or proceeding challenging the agreement or bond brought
more than thirty (30) days after the agreement or bond is executed or issued. §18-2150.
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REDEVELOPMENT CONTRACT
This Redevelopment Contract is made and entered into as of the ______day of _______ 2014, (date
is 30 days from the when the resolution was signed) by and between the Community Redevelopment
Authority of the City of Papillion, Nebraska (Authority) and (redeveloper).
WITNESSETH:
WHEREAS, Authority is duly organized and existing community redevelopment authority, a body
politic and corporate under the laws of the State of Nebraska, with lawful power and authority to
enter into this redevelopment Contract, acting by and through its Chair or Vice Chair and Members;
WHEREAS, the City of Papillion, Nebraska (the “City”), in furtherance of the purposes and pursuant
to the provisions of Section 12 of Article VIII of the Nebraska Constitution and Sections 18-2101 to
18-2154, Revised Statutes of Nebraska, (Reissue 1997), as amended (collectively the “Act”), has
adopted a Redevelopment Plan for a blighted and substandard area designated by the City;
WHEREAS, pursuant to Section 18-2119 of the Act, Authority has solicited proposals for
redevelopment of a portion of the redevelopment area included in the Redevelopment Plan, and
Redeveloper submitted a redevelopment proposal; and
WHEREAS, Authority and Redeveloper desire to enter into this Redevelopment Contract for
redevelopment of a portion of the subject redevelopment area;
NOW, THEREFORE, in consideration of the premises and the mutual covenants and agreements
herein set forth, Authority and Redeveloper do hereby covenant, agree and bind themselves as
follows:
Article 1
DEFINITIONS AND INTERPRETATION
Section 1.01 Terms Defined in this Redevelopment Contract
Unless the context otherwise requires, the following terms shall have the following meanings for all
purposes of this Redevelopment Contract, such definitions to be equally applicable to both the
singular and plural forms and masculine, feminine and neuter gender of any of the terms defined:
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a) “Act” means Section 12 of Article VIII of the Nebraska Constitution, Sections 18-1201 through
18-2154, Revised Statutes of Nebraska (Reissue 1997), as amended, and acts amendatory thereof and
supplemental thereto.
b) “Authority” means the Community Redevelopment Authority of the City of Papillion, Nebraska
c) “City” means the City of Papillion, Nebraska
d) “Holder” means the holders of TIF indebtedness issued by the Authority from time to time
outstanding
e) “Payment Date” means each May 15 and September 15
f) “Premises” or “Redevelopment Area” means all of that certain real property situated in the City of
Papillion, Sarpy County, Nebraska, which includes the property that is the subject of this
Redevelopment Contract, and is more particularly described on Exhibit A attached hereto and
incorporated herein by reference
g) “Project” means the improvements to the Premises, as such improvements are described in Exhibit
B attached hereto and incorporated herein by this reference
h) “Project Costs” means only costs or expenses incurred by Redeveloper to develop, construct, and
equip the Project, pursuant to the Act
i) “Redevelopment Contract” means this redevelopment contract between the Authority and the
Redeveloper with the effective date of _____________, 20__, with Respect to the Project. (date is
the same as the resolution date)
j) “Redevelopment Plan” means the Redevelopment Plan, prepared by the Authority and approved by
the City pursuant to the Act, as amended from time to time
k) “Resolution” means the Resolution of the Authority dated __________, 20__, as supplemented
from time to time, approving this Redevelopment Contract.
l) “TIF Indebtedness” means any bonds, notes, loans, and advances of money or other indebtedness,
including interest and premiums, if any, thereon, incurred by the Authority pursuant to Article III
hereof and secured in whole or in part by TIF Revenues
m) “TIF Revenues” means incremental ad valorem taxes generated by the Project which are allocated
to and paid to the Authority pursuant to the Act
Section 1.02 Construction and Interpretation
The provisions of this Redevelopment Contract shall be construed and interpreted in accordance with
the following provisions:
a) This Redevelopment Contract shall be interpreted in accordance with and governed by the laws of
the State of Nebraska, including the Act.
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b) Wherever in this Redevelopment Contract it is provided that any person may do or perform any
act or thing the word “may” shall be deemed permissive and not mandatory and it shall be construed
that such person shall have the right, but shall not be obligated, to do and perform any such act or
thing.
c) The phrase “at any time” shall be construed as meaning “at any time or from time to time”
d) The word “including” shall be construed as meaning “including, but not limited to”
e) The words “will” and “shall” shall each be construed as mandatory
f) The words “herein,” hereof,” “hereinafter” and words of similar import shall refer to the
Redevelopment Contract as a whole rather than to any particular paragraph, section or subsection,
unless the context specifically refers thereto
g) Forms of words in the singular, plural, masculine, feminine or neuter shall be construed to include
the other forms as the context may require.
h) The captions to the sections of this Redevelopment Contract are for convenience only and shall
not be deemed part of the text of the respective sections and shall not vary, by implication or
otherwise, any of the provisions hereof.
Article Two
Representations
Section 2.01 Representations by Authority
Authority makes the following representations and findings:
a) Authority is a duly organized and validly existing community redevelopment authority under the
Act
b) The Redevelopment Plan has been duly approved and adopted by the City pursuant to Section 182116 and 18-2117 of the Act.
c) The authority has requested proposals for redevelopment of the Redevelopment Area pursuant to
section 18-2119 of the Act, and deems it to be in the public interest and in furtherance of the
purposes of the Act to accept the proposal submitted by Redeveloper as specified herein
d) The Redevelopment Project will achieve the public purposes of the Act by, among other things,
increasing employment, improving public infrastructure, increasing the tax base, and lessening of
blight and substandard conditions in the Redevelopment Area
Section 2.02 Representations of Redeveloper
The Redeveloper makes the following representations:
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a) The Redeveloper is a Nebraska Corporation having the power to enter into this Redevelopment
Contract and perform all obligations contained herein and by proper action has been duly authorized
to execute and deliver this Redevelopment Contract
b) The execution and delivery of the Redevelopment Contract and the consummation of the
transactions therein contemplated will not conflict with or constitute a breach of or default under any
bond, debenture, note or other evidence of indebtedness or any contract, loan agreement or lease to
which Redeveloper is a party or by which Redeveloper is bound, or result in the creation or
imposition of any lien, charge or encumbrance of any nature upon any of the property or assets of the
Redeveloper contrary to the terms of any instrument or agreement
c) There is no litigation pending, or to the best of its knowledge, threatened, against Developer,
affecting Redeveloper’s ability to carry out the development, construction, equipping and furnishing
of the Project or the carrying into effect of this Redevelopment Contract or, except as disclosed in
writing to the Authority, as to any other matter materially affecting the ability of Redeveloper to
perform its obligations hereunder
d) Any financial statements of the Redeveloper, or its shareholders, delivered to the Authority prior
to the date hereof are true and correct in all respects and fairly present the financial condition of the
Redeveloper and the Project as of the dates thereof; no materially adverse change has occurred in the
financial condition reflected therein since the respective dates thereof; and no additional borrowings
have been made by the Redeveloper since the date thereof except in the ordinary course of business,
other than the borrowing contemplated hereby or borrowings disclosed to or approved by the
Authority
Article 3
Obligations of the Authority
Section 3.01Division of Taxes
In accordance with Section 18-2147 of the Act, the Authority hereby amends the Redevelopment
Plan of the Authority by providing that any ad valorem tax on real property in the project for the
benefit of any public body be divided for a period not to exceed fifteen (15) years after the effective
date of this provision as provided in Section 18-2147 of the Act. The Effective date of this provision
shall be ______________, 20__. (date shall be Aug. 1 of the year of the application)
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Section 3.02 Issuance of TIF Indebtedness
The Authority shall pay to Redeveloper on each Payment Date, beginning with the first Payment
after the effective date specified in Section 3.01 of this Agreement, (same date as previous
paragraph) and ending on the Payment Date which is on or before the day which is not to exceed
fifteen (15) years from such effective date (date is previous paragraph date plus # of years agreed to)
all of the TIF Revenues received by the Authority with respect to the Project from ad valorem taxes
which were first delinquent during the period beginning on __________. 20__ (date of resolution)
and ending on or before the current Payment Date; provided, however, that in no event shall the total
amount paid to Redeveloper exceed the lesser of eighty-nine (89%)(1% County Treasurer and 10%
City Clerk for handling fees) of the total TIF Revenues or the certified project costs. The City share
(10%) of the proceeds of the TIF indebtedness not issued, loaned or granted to the Redeveloper
pursuant to this Redevelopment contract shall be solely used by the Authority, in its discretion, in
carrying out the remainder of the Project, if any, or, in carrying out its purposes under the Act. The
Authority may issue additional TIF indebtedness from time to time in such amounts as it determines
can be paid from RIF Revenues in excess of amounts necessary to pay the TIF indebtedness issued to
Redeveloper pursuant to this Section 3.02. Proceeds of such subsequent TIF indebtedness shall be
used by the Authority, in its discretion, in carrying out it purposes under the Act, including
completion of this Project.
Section 3.03 Pledge of TIF Revenues
The Authority hereby pledges the TIF Revenues as security for the TIF Indebtedness. The TIF
Indebtedness issued to Redeveloper shall be secured by a first priority pledge of the TIF Revenues.
Subsequent TIF Indebtedness shall be secured by a subordinate pledge of the TIF Revenues. TIF
Revenues not applied to payment of TIF Indebtedness to Redeveloper in a calendar year pursuant to
Section 3.02 hereof are pledged for and shall be applied to fund or repay TIF indebtedness of the
Authority utilized, in its discretion, in carrying out its purposes under the Act, including completion
of this Project.
Section 3.04 Creation of Fund
Authority will create a special fund to collect and hold the TIF Revenues. Such special fund shall be
used for no purpose other than to pay TIF Indebtedness issued pursuant to Sections 3.02 and 3.03
above.
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Article 4
Obligations of Redeveloper
Section 4.01 Construction of Project; Insurance: Public Use
a) Redeveloper will complete the Project indentified on Exhibit B hereto. Redeveloper shall be solely
responsible for obtaining all permits and approvals necessary to develop, construct and equip the
Project. Until construction of the Project has been completed, Redeveloper shall make reports in such
detail and at such times as may be reasonably requested by the Authority as to the actual progress of
Redeveloper with respect to construction of the Project. Promptly after completion by the
Redeveloper of the project, the Redeveloper shall furnish the Authority a Certificate of Completion.
The certification by the Redeveloper shall be a conclusive determination of satisfaction of the
agreements and covenants in this Redevelopment Contract with respect to the obligations of
Redeveloper and its successors and assigns to construct the project. As used herein, the term
“completion” shall mean substantial completion of the project
b) Any contractor chosen by the Redeveloper, or the Redeveloper itself, shall be required to obtain
and keep in force at all times until completion of construction, policies of insurance including
coverage for contractors’ general liability and completed operations. The Authority and the
Redeveloper shall be named as additional insureds. Any contractor chosen by the Redeveloper, or the
Redeveloper itself, as an owner, shall be required to purchase and maintain property insurance upon
the Project to the full insurable value thereof. This insurance shall insure against the perils of fire and
extended coverage and shall include “All Risk” insurance for physical loss or damage. The
contractor or the Redeveloper, as the case may be, shall furnish the Authority with a Certificate of
Insurance evidencing policies as required above. Such certificates shall state that the insurance
companies shall give the Authority prior written notice in the event of cancellation or of material
change in any of the policies.
Section 4.02 Cost Certification
Redeveloper shall submit to the Authority a certification of Project Costs, after expenditure of such
Project Costs, prepared by a certified public accountant or other person acceptable to the Authority.
Redeveloper may, at its option, submit one or more partial Project Costs Certifications prior to
expenditure of all Project Costs. All Project Costs Certifications shall be subject to review and
approval by the Authority. Determinations by the Authority whether costs included in the Project
Costs Certification are properly included in Project Costs, as defined in this Agreement, shall be
made it its sole discretion and shall be conclusive and binding on the Redeveloper.
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Section 4.03 Other Agreements
Redeveloper will enter into and perform its obligations under such other agreements as are
reasonably necessary in connection herewith.
Section 4.04 No Discrimination
Redeveloper agrees and covenants for itself, its successors and assigns that as long as any TIF
indebtedness is outstanding, it will not discriminate against any person or group of persons on
account of race, sex, color, religion, national origin, ancestry, disability, marital status or receipt of
public assistance in connection with the Project. Redeveloper, for itself and its successors and
assigns, agrees that during the construction of the Project, Redeveloper will not discriminate against
any employee or applicant for employment because of race, religion, sex, color, national origin,
ancestry, disability, marital status or receipt of public assistance. Redeveloper will comply with all
applicable federal, state and local laws related to the Project.
Section 4.05 Pay Real Estate Taxes
Redeveloper intends to create a taxable real property valuation of the Project. (I took out the guess of
valuation) The most recent valuation, as of the Date of the Resolution is $_____________. During
the period that any TIF Indebtedness is outstanding, Redeveloper will 1) not protest a real estate
property valuation (took out the $ amount) on the Premises after substantial completion or
occupancy; 2)not convey the Premises or structures thereon to any entity which would be exempt
from the payment of real estate taxes or cause the nonpayment of such real estate taxes; and 3) cause
all real estate taxes and assessments levied on the Premises to be paid prior to the time such become
delinquent during the term that any TIF Indebtedness is outstanding.
Section 4.06 Assignment or Conveyance Renders Null and Void
If Redeveloper should convey, assign or transfer the Premises, the Project or any interest therein
prior to the termination of the 15 year (or agreed upon) period commencing on the effective date
specified in Section 3.01 hereof, this Redevelopment Contract shall become null and void and all
obligations of the Authority hereunder shall cease.
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Article 5
Financing Redevelopment Project Encumbrances
Section 5.01 Financing
Redeveloper shall pay all Project costs, if any, which are in excess of the amounts paid from the
proceeds of the TIF Indebtedness granted to Redeveloper. Prior to issuance of the TIF Indebtedness,
Redeveloper shall provide Authority with evidence satisfactory to the Authority that private funds
have been committed to the Redevelopment Project in amounts sufficient to complete the
Redevelopment Project.
Section 5.02 Encumbrances
Redeveloper shall not create any lien, encumbrance or mortgage on the Project, or the Premises,
except encumbrances which secure indebtedness incurred to develop, construct and equip the Project
for any other physical improvements to the Premises.
Article 6
Default, Remedies; Indemnification
Section 6.01 General Remedies of Authority and Redeveloper
Subject to further provision of this Article 6, in the event of any failure to perform or breach of this
Redevelopment Contract or any of its terms or conditions, by either party hereto or any successor to
such party, such party, or successor, shall, upon written notice from the other, proceed immediately
to commence such actions as may be reasonably designed to cure or remedy such failure to perform
or breach which cure or remedy shall be accomplished within a reasonable time by the diligent
pursuit of corrective action. In case such action is not taken, or diligently pursued, or the failure to
perform or breach shall not be cured or remedied within a reasonable time, this Redevelopment
Contract shall be in default and the aggrieved party may institute such proceedings as may be
necessary or desirable to enforce its rights under this Redevelopment Contract, including, but not
limited to, proceedings to compel specific performance by the party failing to perform or in breach of
their obligations.
Section 6.02 Limitation of Liability; Indemnification
Notwithstanding anything in this Article 6 or this Redevelopment Contract to the contrary, neither
the Authority, the City, nor their officers, directors, employees, agents or their governing bodies shall
have any pecuniary obligation or monetary liability under this
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Redevelopment Contract. The obligation of the Authority and the City on any TIF Indebtedness shall
be limited solely to the TIF Revenues pledged as security for such TIF Indebtedness. Specifically,
but without limitation, neither the Authority nor the City shall be liable for any costs, liabilities,
actions, demands, or damages for failure of any representations, warranties or obligations hereunder.
To the extent permitted by Nebraska law, the Redeveloper releases the Authority and the City from,
agrees that the Authority and the City shall not be liable for, and agrees to indemnify and hold the
Authority and the City harmless from, any liability for any loss or damage to property or any injury
to or death of any person that may be occasioned by any cause whatsoever pertaining to the Project.
Article 7
Miscellaneous
Section 7.01Notice Recording
This Redevelopment Contract or a notice memorandum of this Redevelopment contract shall be
recorded with the Sarpy County Register of Deeds with respect to the Premises. (there is nothing in
this contract explaining the legal, situs address or name of the developer, cannot be filed without 2 of
these for sure)
Section 7.02 Governing Law
This Redevelopment Contract shall be governed by the laws of the State of Nebraska, including, but
not limited to, the Act.
Section 7.03 Binding Effect: Amendment
This Redevelopment Contract shall be binding on the parties hereto and their respective successors
and assigns. This Redevelopment Contract shall run with the Premises. The Redevelopment Contract
shall not be amended except by a writing signed by the party to be bound.
IN WITNESS WHEREOF, Authority and Redeveloper have signed this Redevelopment Contract as
of the date and year first above written.
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ATTEST: COMMUNITY DEVELOPMENT
AUTHORITY OF THE CITY OF
PAPILLION, NEBRASKA
By:____________________________ By: ____________________________________
Secretary Chairman
STATE OF NEBRASKA )
) ss:
COUNTY OF SARPY )
The forgoing instrument was acknowledged before me this ______day of ________20__, by
____________________________________ and ________________________________,
Chairman and Secretary, respectively, of the Community Redevelopment Authority of the City
of Papillion, Nebraska, on behalf of the Authority.
______________________________________
Notary Public
(Redevelopment LLC)
By: _______________________________ By: ____________________________________
Secretary President
STATE OF NEBRASKA )
) ss:
COUNTY OF SARPY )
The foregoing instrument was acknowledged before me this _______ day of ____________,
20__, by _______________________ and _________________________ Secretary and
President of (Redevelopment LLC), on behalf of the corporation.
_________________________________________
Notary Public
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Exhibit A – legal description
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Exhibit B – description of project
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