
MCCOOK CITY COUNCIL

 

 

REGULAR MEETING

 

 

Monday, December 9, 2019

5:15 PM - City Council Chambers

 

 

 

 

 Open Meetings Act Announcement.
 Items

1. Approve the minutes of the October 14, 2019 regular Planning Commission meeting.
2. Public Hearings and Regular Agenda.

A. Public Hearing - with respect to a Blight and Substandard Study regarding an 
amendment to Redevelopment Area #3, the creation of Redevelopment Area #4, 
and the creation of Redevelopment Area #5.

1. Adjourn the Public Hearing.
B. Recommend approval of the Blight and Substandard Study regarding an amendment 

to Redevelopment Area #3, the creation of Redevelopment Area #4, and the 
creation of Redevelopment Area #5.

C. Receive and file an update regarding the City of McCook's Two Mile Extra 
Territorial Jurisdiction.

 Adjournment.
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EXECUTIVE SUMMARY 

Amendment to Redevelopment Area #3 
The City of McCook contracted Miller & Associates, Consulting Engineers, P.C. to complete a 

blight and substandard assessment for an Amendment to Redevelopment Area #3 located within 

the corporate limits of McCook, Nebraska and is identified in Map 2- Amendment to 

Redevelopment Area #3 Location Map. The Study was completed to determine whether the area 

defined below qualifies as blighted and substandard within the definition set forth in the Nebraska 

Community Development Law. 

All of Block 1 and all of Block 2 of the Seventh Addition to the City of McCook, Red 
Willow County, Nebraska, all of Block 3 and all of Block 4 of the Ninth Addition to 
the City of McCook, Red Willow County, Nebraska, all of Block 2 and the Easterly 
330.0 feet of Block 3 of Kelley’s Hilltop Addition to the City of McCook, Red Willow 
County, Nebraska, and more particularly described as follows: 

BEGINNING at the intersection of the West Right-of-Way line of West 7th Street with 
the North Right-of-Way line of West E Street; 

thence Easterly on said North Right-of-Way line of West E Street to the West line of 
East 330.0 feet of Block 3 of Kelley’s Hilltop Addition to the City of McCook, Red 
Willow County, Nebraska;  

thence Northerly on said West line of the East 330.0 feet and its Northerly extension 
to the North Right-of-Way line of West F Street; 

thence Easterly on said North Right-of-Way line of West F Street to the East Right-of-
Way line of West 4th Street; 

thence Southerly on said East Right-of-Way line of West 4th Street to the North 
Right-of-Way line of West D Street; 

thence Westerly on said North Right-of-Way line of West D Street to the West Right-of-
Way line of West 4th Street; 

thence Southerly on said West Right-of-Way line of West 4th Street to the South 
Right-of-Way line of West D Street; 

thence Westerly on said South Right-of-Way line of West D Street to said West Right-
of-Way line of West 7th Street; 

thence Northerly on said West Right-of-Way line of West 7th Street to the Point of 
Beginning. Containing 17.54 Acres, more or less. 
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Redevelopment Area #4 
The City of McCook contracted Miller & Associates, Consulting Engineers, P.C. to complete a 

blight and substandard assessment for Redevelopment Area #4 located within the corporate limits 

of McCook, Nebraska and is identified in Map 4- Redevelopment Area #4 Location Map. The Study 

was completed to determine whether the area defined below qualifies as blighted and substandard 

within the definition set forth in the Nebraska Community Development Law.  

Part of the Southwest Quarter, part of the Northwest Quarter, and part of the 
Northeast Quarter of Section 30, Township 3 North, Range 29 West of the Sixth 
Principal Meridian, all of Benzing Addition to the City of McCook, Red Willow 
County, Nebraska, Lots 3 and 4 of Block 4 and all of Block 5 of West McCook 
Addition to the City of McCook, Red Willow County, Nebraska and more particularly 
described as follows: 

BEGINNING at the intersection of North Right-of-Way line of West B Street, also 
being the North Right-of-Way line of Highways 6 and 34 with the South line of the 
Northwest Quarter of Section 30; 

thence Easterly on said South line of the Northwest Quarter to the Southerly 
extension of the West line of Benzing Addition to the City of McCook, Red Willow 
County, Nebraska; 

thence Northerly on said Southerly extension and on the West line of said Benzing 
Addition to the Northwest corner of said Benzing Addition; 

thence Easterly on the North line of said Benzing Addition and on it’s Easterly 
extension to the East line of the Existing Alley, also being the West line of Block 6 of 
Second High School Addition to the City of McCook, Red Willow County, Nebraska; 

thence South on said East line of the Existing Alley to the North Right-of-Way line of 
West C Street; 

thence Southeasterly to the intersection of the South Right-of-Way line of West C 
Street with the East line of the Existing Alley; 

thence Southerly on said East line of the Existing Alley  to said North Right-of-Way 
line of West B Street, also being the North Right-of-Way line of Highways 6 and 34; 

thence Westerly and Northwesterly on said North Right-of-Way line of West B Street, 
also being the North Right-of-Way line of Highways 6 and 34, to the Point of 
Beginning.  

Containing 8.69 Acres, more or less.  
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Redevelopment Area #5 
The City of McCook contracted Miller & Associates, Consulting Engineers, P.C. to complete a 

blight and substandard assessment for Redevelopment Area #5 located partially within and 

partially outside of the corporate limits of McCook, Nebraska and is identified in Map 6- 

Redevelopment Area #5 Location Map. The Study was completed to determine whether the area 

defined below qualifies as blighted and substandard within the definition set forth in the Nebraska 

Community Development Law.  

Part of the Northwest Quarter and part of the Southwest Quarter of Section 19, 
Township 3 North, Range 29 West of the Sixth Principal Meridian, part of the 
Northeast Quarter of Section 24, Township 3 North, Range 30 West of the Sixth 
Principal Meridian, and all of Blocks 9 through 15 of Four Corners Addition to the 
City of McCook, Red Willow County, Nebraska and more particularly described as 
follows: 

BEGINNING at the intersection of South Right-of-Way line of West Q Street with the 
West Right-of-Way line of U.S. Highway 83; 

thence Northerly on said West Right-of-Way line of U.S. Highway 83 to the 
Southwesterly extension of the Westerly line of Block 15 of Four Corners Addition to 
the City of McCook, Red Willow County, Nebraska; 

thence Northeasterly and Northerly on said extension and on said Westerly line of 
Block 15 of Four Corners Addition to the City of McCook to the North line of said 
Northwest Quarter of Section 19; 

thence Easterly on said North line of the Northwest Quarter of Section 19 to the East 
line of said Northwest Quarter of Section 19; 

thence South on said East line of the Northwest Quarter of Section 19 to the North 
line of the property described in Warranty Deed recorded as Instrument No. 2006-
00032, Red Willow County Records; 

thence Westerly on said North line of the property described in Warranty Deed 
recorded as Instrument No. 2006-00032 to the West line of said property described in 
Warranty Deed recorded as Instrument No. 2006-00032; 

thence Southerly on said West line of said property described in Warranty Deed 
recorded as Instrument No. 2006-00032 to the North line of the property described in 
Quitclaim Deed recorded as Instrument No. 2004-02110, Red Willow County Records; 

thence Westerly on said North line of the property described in Quitclaim Deed 
recorded as Instrument No. 2004-02110 to the Westerly line of said property described 
in Quitclaim Deed recorded as Instrument No. 2004-02110; 

thence Southwesterly on said Westerly line of said property described in Quitclaim 
Deed recorded as Instrument No. 2004-02110 and on the Westerly line of the property 
described in Warranty Deed recorded as Instrument No. 2012-00778, Red Willow 
County Records; to the existing City of McCook Corporate Limit Line; 

thence Easterly on said Corporate Limit Line to said East line of the Northwest 
Quarter of Section 19; 

thence South on said East line of the Northwest Quarter of Section 19 to said South 
Right-of-Way line of West Q Street; 

thence Westerly on said South Right-of-Way line of West Q Street to the Point of 
Beginning. 

Containing 170.63 Acres, more or less.   
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Conclusion 
The investigation reasonably suggests blighted and substandard conditions exist as defined under 

the Law and these conditions are reasonably distributed throughout amended Redevelopment 

Area #3, Redevelopment Area #4, and Redevelopment Area #5. The survey analysis indicates the 

City of McCook should encourage long-term improvements throughout the area. The use of 

Community Development Law Provisions to assist with remedies and actions for the 

redevelopment of area in McCook, Nebraska is warranted and essential. 

The conclusions presented in this Executive Summary are supported by the analysis and data 

included herein: The “Blight/Substandard Determination Study – Amendment to Redevelopment 

Area #3, Redevelopment Area #4, and Redevelopment Area #5, McCook, Nebraska”. 
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SECTION 1:  INTRODUCTION 

1.1 Purpose of Study 
The purpose of this analysis is to determine whether the areas described in the Executive 

Summary within the governing jurisdiction of McCook, Nebraska qualifies as blighted and 

substandard within the definition set forth in the Nebraska Community Development Law. 

The City of McCook is located in Red Willow County, Nebraska and has a total population of 7,698 

based on the 2010 Census. The boundary of the Amendment to Redevelopment Area #3 is shown in 

Map 2 – Amendment to Redevelopment Area #3 Location Map. The boundary of Redevelopment 

Area #4 is shown in Map 4 – Redevelopment Area # Location Map. The boundary of the 

Redevelopment Area #5 is shown in Map 6 – Redevelopment Area #5 Location Map. 

1.2 Substandard Area Definition 
As described in Section 18-2103 (10) of the Nebraska Revised Statutes, a substandard area shall 

mean one where there is a predominance of structures or improvements, whether nonresidential or 

residential in character, which by reason of the presence of: 

Dilapidated/Deterioration of Structures; 

Age or Obsolescence; 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces; 

High Density of Population and Overcrowding, or the Existence of Conditions 

Which Endanger Life or Property by Fire and Other Causes; or 

Any Combination of Such Factors, is Conducive to Ill Health, Transmission of 

Disease, Infant Mortality, Juvenile Delinquency, and Crime, and is 

Detrimental to the Public Health, Safety, Morals, or Welfare. 

Dilapidated/Deterioration of Structures 
The determination and rating of the structural condition is critical in determining a substandard 

area in need of redevelopment. The system used for classifying the conditions is a major part of 

any substandard area determination; it must be based on consistent and established criteria and 

result in accurate descriptions of existing structures. The condition of the structure was evaluated; 

the site classified; and other environmental conditions and deficiencies recorded.  

Age or Obsolescence of Structures 
Information on the age of the structure was recorded and evaluated. This data was gathered from 

the Red Willow County Assessor’s data as reported on the County’s GIS Workshop site. 

Inadequate Provisions for Ventilation, Light, Air, Sanitation, or Open Spaces 
The results from the exterior structure and lot conditions survey provided the basis for the 

detection of insanitary and unsafe conditions. There are a number of factors that present on-going 

negative conditions or impact, contributing to the physical decline of any developed area. Improper 

ventilation and sanitation facilities and lack of sun light, clean air, and open spaces contribute to 

the decline of any urban area. The presence of any or all of these factors, in reasonable amounts, is 

considered, under the Nebraska Community Development Law, to contribute to the substandard 

character of any urban area.  
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Existence of Conditions Which Endanger Life or Property by Fire and Other Causes 
The existence of conditions endangering life or property by fire and other causes are identified 

within the study area. Age and structural conditions as well as structural types and public 

infrastructure present within the area are all evaluated to determine the existence of these 

conditions. High density of population and overcrowding can also contribute to conditions that 

endanger life.  

Any Combination of Such Factors 
When there is a predominance of the existence of any of the above four listed factors, or 

combination of factors, it indicates substandard conditions. These factors present potential for 

detrimental effects on public health and safety, morals, or welfare and are conducive to ill health, 

transmission of disease, infant mortality, juvenile delinquency, and crime. An evaluation of factors 

within each of the analysis areas and various combinations of substandard conditions will 

determine if substandard conditions exist.  

1.3 Blighted Area Definition 
Section 18-2103 (11) of the Nebraska Revised Statutes indicates a blighted area shall mean an 

area, which due to the presence of:  

1. a substantial number of deteriorated or deteriorating structures; 

2. existence of defective or inadequate street layout; 

3. faulty lot layout in relation to size, adequacy, accessibility, or usefulness; 

4. insanitary or unsafe conditions; 

5. deterioration of site or other improvements; 

6. diversity of ownership; 

7. tax or special assessment delinquency exceeding the fair value of the land; 

8. defective or unusual conditions of title; 

9. improper subdivision or obsolete platting; 

10. the existence of conditions which endanger life or property, by fire and other causes; 

or 

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 is detrimental to the public health, safety, morals, or 

welfare in its present condition and use; and in which at least one or more of the 

following conditions exists: 

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; 

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 has 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 had either stable or declining population based on the last 2 decennial 

censuses. 
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This evaluation includes a detailed exterior survey of the structure and parcel/lot within the study 

area, a land use inventory, field investigation, analysis of pertinent documents and data, which 

could validate the existence of blight conditions. The analysis of each of the eleven blight factors 

were evaluated as follows: 

Substantial Number of Deteriorated or Deteriorating Structures 
As previously mentioned, a substantial number of deteriorated or deteriorating structures are 

determined by a structural analysis rating. This is vital in determining a blighted area in need of 

redevelopment. The system used for classifying the conditions is a major part of any blighted area 

determination and it must be based on consistent and established criteria which results in 

accurate descriptions of existing structures. The condition of the structure was evaluated; the site 

classified; and other environmental conditions and deficiencies recorded.  

Existence of Defective or Inadequate Street Layout 
Existence of defective or inadequate street layout consists of an analysis of platted streets. 

Defective street layout is caused from improper platting, irregular land uses requiring platting 

changes, and topographical challenges including natural land disturbances like rivers or creeks. 

Defective or inadequate street layouts could also be caused from dead-end roads. These could all 

cause safety concerns for vehicular and pedestrian traffic with the main reason for concern being 

safety hazards caused by irregular intersections. 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness 
Faulty lot layout in relation to size, adequacy, accessibility, or usefulness consists of the function of 

the land and how it is platted for development. Lots that are too small, inaccessible, or irregular 

can impede redevelopment efforts.  

Insanitary or Unsafe Conditions 
As mentioned previously, insanitary or unsafe conditions are in existence if conditions 

endangering life or property by fire and other causes are identified within the study area. Age and 

structural conditions as well as other land use styles present within the area are all evaluated to 

determine existence of these conditions which are considered blight criteria conditions. These 

conditions endanger life and can include overcrowding, junk, debris, presence of vermin or other 

wild animals, lack of sun and air movement, and any conditions which could lead to injury for 

residents. 

Deterioration of Site or Other Improvements 
Determining the deterioration of site or other improvements consists of completing site 

reconnaissance, assessing drainage concerns, evaluating the conditions of roads, and calculating 

vehicular problems such as parking and speeding. Blight conditions may include: deterioration or 

lack of improvements such as poor drainage, dirt or gravel roads, concrete or asphalt streets with 

cracks and potholes, lack of consistent sidewalk infrastructure, and ADA accessibility, undersized 

and/or deteriorated water and sanitary sewer mains, and many more site and development needs.  

Diversity of Ownership 
A large diversity of ownership can make it challenging to work through comprehensive 

redevelopment efforts. Having no diversity of ownership in the study area can also be a blight 

factor if the single ownership is not taking responsibility for the care and upkeep of the property. 

This is determined by researching Red Willow County Assessor data as reported on the County’s 

GIS Workshop Site.  

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land 
The list of delinquent taxes for real property in Nebraska is posted on the Nebraska Department of 

Revenue’s website, as reported by each County’s Treasurer. 
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Defective or Unusual Conditions of Title 
This factor is said to be present when there are problems with the marketability of property titles, 

including unusual restrictions, unclear ownership, etc. Defective or unusual conditions of title can 

include improper filings. This can be corrected when the land is being sold, mortgaged, or both. 

However, defective conditions of the title can render the land unmarketable constituting a blight 

factor. 

Improper Subdivision or Obsolete Platting 
Improper subdivision or obsolete platting is considered a blight condition, when there is a wide 

range of shapes and sizes of platted land that exists within the study area. Some irregular lots of 

land may not conform to the current municipal standards. Irregular-shaped lots or outdated 

platting will create challenges for redevelopment efforts and are considered a blight factor. 

Existence of Conditions Which Endanger Life or Property by Fire and Other Causes 
The existence of conditions endangering life or property by fire and other causes are identified 

within the study area. Age and structural conditions as well as structural types and public 

infrastructure present within the area are all evaluated to determine the existence of these 

conditions. High density of population and overcrowding can also contribute to conditions that 

endanger life.  

Any Combination of Such Factors 
When any combination of such factors exists and substantially impairs or arrests the sound 

growth of the community, retards the provision of housing accommodations, or constitutes an 

economic or social liability, is detrimental to the public health, safety, morals, or welfare in its 

present condition and use, and in which at least one or more of the following conditions exists: 

• unemployment in the study or designated blighted area is at least 120% of the state 

or national average; 

• the average age of the residential or commercial units in the area is at least 40 

years; 

• 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 has remained unimproved during 

that time; 

• 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  

• the area had either stable or declining population based on the last 2 decennial 

censuses. 

1.4 Community Development Law Classification 
McCook is classified as a City of the First Class and, under the Community Development Law, 

may designate up to 35% of the City as blighted. The Amendment to Redevelopment Area #3 

encompasses 17.43 acres, Redevelopment Area #4 encompasses 8.62 acres, and Redevelopment 

Area #5 encompasses 170.57 acres, of which 46.57 acres is located within McCook’s corporate 

boundary. McCook’s total corporate boundary is 3,494.41 acres. The total amount of area within 

the City designated as blighted and substandard is 1,056.41 acres, or approximately 29% of the 

community and are shown in Map 1- McCook Overall Blighted Area Map. 
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1.4 Analysis Approach  
Field survey data was collected by Miller & Associates, who analyzed the data collected and 

examined the condition, age, site, and other factors related to public health, safety, morals, or 

welfare. Street layout, accessibility, condition, and subdivision layout and design were also 

investigated within the Redevelopment Areas.  

The rating of a structure’s condition is a critical step in determining the eligibility of an area for 

redevelopment. The system to classify structures must be based on established evaluation 

standards and criteria and result in an accurate and consistent description of the existing 

conditions. The following summarizes the method used for assessing structural condition, the 

standards and criteria used for evaluation, and the findings of dilapidated/deteriorating 

structures. 

A field survey method was used to assess and record the structure’s conditions. The structural 

condition analysis was based on an exterior inspection to note deficiencies for the structure and to 

identify related environmental deficiencies. An inspection and analysis of the blighted and 

substandard factors listed in the State Statutes were made to determine whether each or any were 

present in the study area. Photos were taken of the structure and lot for each Redevelopment Area 

and are included in this document. 

Structural Components 
During the field survey every structural component within the Redevelopment Areas were 

examined, from the exterior, to determine whether its condition was sound or had minor, major, or 

critically substandard defects. Structural components examined were of two types. 

Primary (Major) Components: These include the basic elements such as the structures’ roof, walls, 

and foundation composition.  

Secondary (Minor) Components: These components are the necessary secondary structural 

elements such as roof type, chimney, gutters and down spouts, wall surfaces and condition, paint, 

doors, windows, porches, steps, and fire escapes, driveway, and siding condition.  

Criteria for Classifying Structure Components  
Both the primary/major and secondary/minor components were evaluated, from the exterior, for a 

measure of determining the overall condition of the structure. This evaluation considered the 

relation and importance of each component separately and the effects the found deficiencies will 

have on the structure.  

Structure Components Classifications 
The four categories used in classifying structural conditions are as follows:  

Sound: A sound structure is one that has been and can be kept in good condition with normal 

maintenance. Structural components contain no defects and require no treatment other than 

normal maintenance.  

Minor Deficient (Minor Repair): A structure ranked as minor deficient has components that 

contain defects that can be corrected through the course of normal maintenance or minor repair. 

Minor defects have no real effects on either structural or architectural components. The 

rectification of such defects may be accomplished by the owner or tenant and are not considered in 

rating a structure as structurally substandard.  

Major Substandard/Requiring Major Repair (Deteriorating): A structure ranked as major deficient 

has components with major defects over an extensive area. Correction of such major defects would 

require reconstruction of components by practiced and experienced people in that trade.  
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Substandard Critical (Dilapidated/Deteriorated): A substandard structure contains major defects 

that are so serious and extensive that the structure cannot feasibly be economically repaired. A 

dilapidated structure contains such serious defects that there is no question that it is 

uninhabitable and should be demolished. All major components of a dilapidated structure have 

defects that are major or critical in nature or a combination of less serious major component 

defects together with several minor component defects that are ranked as critical in nature. 

Blighted and Substandard Factor Distribution 
This analysis was performed on the basis that the substandard and blighted factors defined in the 

Nebraska Community Development Law must be reasonably distributed within an area 

determined to be substandard and blighted.  

Blighted and Substandard Rating Criteria 
Each of the blighted and substandard factors is classified into one of four criteria based off of the 

site reconnaissance and data analysis. The four factors are the following: not at all, mild, 

reasonable, and strong, all representing the degree of presence of each of the blighted and 

substandard factors.  

1.5 Additional Public Intervention  
The presence of one or more of these blighted and substandard conditions may make it fitting to 

declare an area blighted or substandard under state statute. This analysis was conducted because 

it was believed additional public intervention, over and above the exercise of police power, is 

needed to overcome the problems that exist in the substandard and blighted study area. Section 

18-2012 of the Nebraska Community Development Law states: “a determination shall be made 

that the conditions existing in any such blighted and substandard area are beyond remedy and 

control solely by regulatory process in the exercise of police power and cannot be dealt with 

effectively by the ordinary operations of private enterprises without the aids provided under the 

Community Development Law.” 

1.6 Conclusion 
Assessments of all the related factors listed in the Nebraska Community Development Law 

indicate whether an area is deemed blighted and substandard. Although the presence of one or 

more of the stated factors may be sufficient to make a finding of blighted and substandard under 

the State Statute, this evaluation was made on the basis that would lead rational persons to 

conclude public intervention is appropriate and/or necessary to assist with redevelopment 

activities. 
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SECTION 2:  AMENDMENT TO REDEVELOPMENT 

AREA #3 ANALYSIS 

2.1 Existing Land Use  
Map 2 – Amendment to Redevelopment Area #3 Location shows the boundaries of the Amendment 

to Redevelopment Area #3 within the corporate limits of the City of McCook, Nebraska. Map 3 – 

Existing Land Use Map of Amendment to Redevelopment Area #3 depicts the existing land use 

within the study area. The existing land use category of the study area is designated as 

commercial. 

2.2 Research Approach 
The research approach implemented for the Blight and Substandard Determination Study 

included an assessment of the blight and substandard determination factors listed in the Nebraska 

Community Development Law. These factors were investigated on an area wide basis, which 

included exterior structural conditions, individual structures and properties, streets, alleys, 

sidewalks, driveways, railways, and open spaces. For further explanation of how data was 

collected and evaluated, see Analysis Approach previously presented in this document.  

2.3 Substandard Factors 
As an overview, Section 18-2103 (10) in the Revised Nebraska Statutes indicates a substandard 

area shall mean an area in which there is a predominance of building or improvements with a 

presence of the following: 

Dilapidated/Deterioration of Structures; 

Age or Obsolescence; 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces; 

High Density of Population and Overcrowding, or the Existence of Conditions 

Which Endanger Life or Property by Fire and Other Causes; or 

Any Combination of Such Factors, is Conducive to Ill Health, Transmission of 

Disease, Infant Mortality, Juvenile Delinquency, and Crime, and is 

Detrimental to the Public Health, Safety, Morals, or Welfare. 

Dilapidated/Deteriorated Structures 
Survey data revealed several structures within the Amendment to Redevelopment Area #3 were 

deteriorated. Multiple primary structures need major rehabilitation, while several accessory 

structures and surrounding parking lots, retaining walls, and fences are also dilapidated requiring 

significant rehabilitation, removal, or replacement. There is scattered debris surrounding several 

structures, including loose trash, overgrown vegetation, downed tree limbs, and graffiti. Unwanted 

nuisances contribute to an environment that encourages pests and vermin.  

Conclusion: The results of the field survey of the exterior building conditions indicate deteriorated 

structures are present to a reasonable extent within the Amendment to Redevelopment Area #3. 
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Age or Obsolescence of Structures 
Data from the Red Willow County Assessor data indicates 85% of the primary structures within 

the Amendment to Redevelopment Area #3 were constructed prior to 1979, more than 40 years 

ago. Approximately half of the structures were built between 1900 and 1923.  

Conclusion: Eighty-five percent of the primary structures are more than 40 years old, presenting a 

strong substandard factor within the Amendment to Redevelopment Area #3.   

Inadequate Provisions for Ventilation, Light, Air, Sanitation, or Open Spaces 
The results from the exterior building and lot conditions survey provided the basis for the 

detection of insanitary and unsafe conditions. Factors that present on-going negative conditions 

may contribute to the physical decline of any developed area. Improper ventilation and sanitation 

facilities and lack of sunlight, clean air, and open spaces can contribute to the decline of any urban 

area; the presence of any or all of these factors in reasonable amounts is considered, under 

Nebraska Community Development Law, to contribute to the substandard character of an urban 

area.  

Stormwater drainage and flooding has created many issues for this area. Several houses along 4th 

Street have had water in their basements. Businesses and the park along 5th Street have also had 

flooding and drainage challenges during rainfall events. 

Additionally, areas were identified, through the field survey, with cracked, uneven concrete 

leading to pooling/ponding water during rainfall events. This can attract insects and create 

insanitary conditions around the property. Also, varying amounts of junk, debris, and overgrown 

vegetation/downed tree limbs are prevalent within the Amendment to Redevelopment Area #3. 

This can negatively affect health and sanitation as well as create potential for fire hazards.  

Conclusion: Inadequate provisions for ventilation, light, air, sanitation, or open spaces in the 

Amendment to Redevelopment Area #3 are present to a reasonable degree to constitute a 

substandard factor.  

Existence of Conditions Which Endanger Life or Property by Fire and Other Causes  
The field survey indicated there are a number of conditions which endanger life or property to 

varying degrees within the Amendment to Redevelopment Area #3. Eighty-five percent of the 

primary structures were more than 40 years old, with several structures being built between 1900 

and 1922. One of the large commercial buildings is vacant and has been for some time. Continued 

vacancy of the building could allow for further decline of the structure’s condition leading to more 

serious issues. 

There are instances where varying amounts (minor and major) of debris, uncontrolled vegetation, 

and junk were identified through our field survey. The presence of debris, junk, overgrown 

vegetation/downed tree limbs could constitute a substantial fire hazard, which would endanger 

both life and property. 

Stormwater drainage and flooding has created many issues for this area. Several houses along 4th 

Street have had water in their basements. Businesses and the park along 5th Street have also had 

flooding and drainage challenges during rainfall events. Poor stormwater conveyance can be a 

threat to property and life. 

Conclusion: The conditions that endanger life or property by fire and other causes were sufficient 

to constitute a strong substandard factor in the Amendment to Redevelopment Area #3. 
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Any Combination of Such Factors 
The presence and combination of the above listed factors indicates substandard conditions exist. 

When two or more of these factors exist in the same area, they present potential for detrimental 

effects on public health and safety. An evaluation of substandard factors within the Amendment to 

Redevelopment Area #3 and various combinations of substandard conditions produced the 

following findings: 

• There are several instances where varying amounts of debris, uncontrolled 

vegetation, and junk were identified, which constitute a fire hazard that could 

endanger both life and property. Junk and debris stored near or on buildings and 

lots can harbor breeding grounds for vermin that produce negative impacts on 

animal and human health as well as negatively impact the overall appearance and 

appeal of the area.  

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Amendment to Redevelopment Area #3. 

Eighty-five percent of the primary structures were more than 40 years old, with 

several structures being built between 1900 and 1922. The age of these structures 

implies wiring is possibly outdated and in many cases reaching the point of being 

overloaded by present-day electrical demands. Additionally, a large commercial 

structure located in the study area is more than 40 years old, which is a substandard 

condition. The building is currently vacant and has been vacant for some time. 

Previous uses of the commercial building have varied, including a grocery store and 

a bar. Continued vacancy of the building could allow for further decline of the 

structure’s condition leading to more serious issues. 

• Several areas of sidewalk within the Amendment to Redevelopment Area #3 are 

cracked and uneven. There were several instances observed through our field survey 

where there the sidewalks were deteriorated to a point where it would significantly 

impede pedestrian traffic. With age and condition of the sidewalks in this area as 

well as the lack of ADA accessible ramps and clearly defined pedestrian crossings, 

there are significant issues leading to pedestrian safety hazards. With several areas 

of existing sidewalks in poor condition throughout the Amendment to 

Redevelopment Area #3, pedestrians do not have a consistent form of accessible 

transportation.  

• Stormwater drainage and flooding has created many issues for this area. Several 

houses along 4th Street have had water in their basements. Businesses and the park 

along 5th Street have also had flooding and drainage challenges during rainfall 

events. Poor stormwater conveyance can be a threat to property and life. 

Additionally, cracked, uneven concrete leading to pooling/ponding water during 

rainfall events was noticed. This can attract insects and create insanitary conditions 

around the property. 

Conclusion: The combination of these factors throughout the Amendment to Redevelopment Area 

#3 indicates a strong substandard presence. 
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Determination of Substandard Factors  
A predominance of parcels within the Amendment to Redevelopment Area #3 meets the 

requirements of ‘substandard’ as outlined in the Nebraska Community Development Law. 

Structures and properties were evaluated and the substandard factors were determined to be 

present to one of the following strengths: strong, reasonable, mild, or not at all. There is a 

distribution of the defined factors that indicated the analysis area is substandard. A predominance 

of all four factors, and combinations of these factors, are present and were determined through the 

evaluation.  

Conclusion: The Amendment to Redevelopment Area #3 has two substandard factors present to a 

reasonable extent, two substandard factors were present to a strong extent, and a combination of 

these factors was present to a strong degree. Table 2.1 – Presence of Substandard Factors, 

Amendment to Redevelopment Area #3 summarizes the presence of substandard factors. 

Table 2.1 – Presence of Substandard Factors 
Amendment to Redevelopment Area #3 

Substandard Factor Degree 

Dilapidated/Deterioration of Structures Reasonable 

Age or Obsolescence Strong 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces Reasonable 

High Density of Population and Overcrowding, or the Existence of Conditions Which 

Endanger Life or Property by Fire and Other Causes 
Strong 

Any Combination of Such Factors Strong 

  

2.4 Blight Factors 
As an overview, Section 18-2103 (11) in the Revised Nebraska Statutes indicates a blighted area 

shall mean an area, which by reason of the presence of the following:  

1. A substantial number of deteriorated or deteriorating structures, 

2. Existence of defective or inadequate street layout, 

3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness, 

4. Insanitary or unsafe conditions, 

5. Deterioration of site or other improvements, 

6. Diversity of ownership, 

7. Tax or special assessment delinquency exceeding the fair value of the land, 

8. Defective or unusual conditions of title, 

9. Improper subdivision or obsolete platting; 

10. Existence of conditions that endanger life or property by fire or other causes, or 

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 is detrimental to the public health, safety, morals, or 

welfare in its present condition and use; and in which at least one or more of the 

following conditions exists: 

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;  
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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 has 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 or Village in which the area is 

designated;  

e. The area has had either stable or decreasing population based on the last two 

decennial censuses. 

Presence of Substantial Deteriorated or Deteriorating Structures 
Several primary structures within the Amendment to Redevelopment Area #3 are in poor 

condition. The exterior conditions survey revealed several deteriorating conditions including: 

rusting, weathered, and outdated conditions consistently present on a few commercial structures; 

deteriorating siding, windows, and porches on several residential structures; outdated, 

deteriorating signage; and dilapidated secondary structures. In addition, cracked and uneven 

parking lots, sidewalks, and retaining walls are in major need of rehabilitation and/or 

replacement. There is scattered debris surrounding several structures, including loose trash, 

overgrown vegetation, downed tree limbs, and graffiti. Table 2.2 – Structural Rating, 

Amendment to Redevelopment Area #3 summarizes the exterior rating of primary structures 

in the Amendment to Redevelopment Area #3. 

Table 2.2 – Structural Rating 
Amendment to Redevelopment Area #3 

Land Use Sound 
Minor 

Deficient 
Deteriorating 

Major 
Deficient 

Deteriorating 

Critical 
Substandard/ 
Dilapidated 

Total 
Number of 
Structures 

Blighted 
(Major/ 
Critical) 

Residential 2 5 6 0 13 6 

Commercial 1 7 1 0 9 1 

Public/ 

Quasi-Public 
0 3 0 0 3 0 

Total 3 15 7 0 25 7 

Percent 12% 60% 28% 0% 100% 28% 

Note: Percentages are rounded. 

A summarization of the classifications for the Amendment to Redevelopment Area #3 is as follows:  

• Three (3) of twenty-five (25) primary structures were classified as structurally 

sound; 

• Fifteen (15) structures were classified as deteriorating with minor defects; 

• Seven (7) structures were classified as deteriorated with major defects; and 

• Zero (0) structures were classified as substandard, dilapidated with critical defects. 

Conclusion: Results of the exterior building survey conditions indicate twenty-eight percent (28%) 

of the structures are in major or critically deteriorating condition, which presents blight to a 

reasonable extent throughout the Amendment to Redevelopment Area #3.  
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Existence of Defective or Inadequate Street Layout 
The intersection of Westridge Parkway, West ‘F’ Street, and West 5th Street located in the 

northeast corner of the Amendment to Redevelopment Area #3 could pose potential traffic 

concerns. Westridge Parkway runs diagonal northwest to the southeast and meets at the 

intersection of West ‘F’ Street and West 5th Street. Beyond the one unique intersection and 

diagonal road, the Amendment to Redevelopment Area #3 has a standard grid-style street pattern.  

Conclusion: The existence of defective or inadequate street layout is present to a mild degree 

within the Amendment to Redevelopment Area #3. 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness 
The field survey data defining building uses and conditions combined with the investigation and 

review of subdivision plat maps collectively indicate that no significant problems exist relative to 

lot adequacy, usefulness, size, and underutilization of land.  

Conclusion: Faulty lot layout in relation to size, adequacy, accessibility, and usefulness is not at all 

present within the Amendment to Redevelopment Area #3; therefore, it does not qualify as a blight 

factor. 

Insanitary and Unsafe Conditions 
The results of the field survey provided the foundation for the recognition of insanitary and unsafe 

conditions throughout the Amendment to Redevelopment Area #3. Factors contributing to 

insanitary and unsafe conditions are: 

• Deteriorating or dilapidated conditions cited in this Study are present with respect 

to the structures within the Amendment to Redevelopment Area #3. Hazards, such 

as inadequate roof condition/drainage, poor siding conditions, and dilapidated 

secondary structures.  

• A few lots were found to have debris, uncontrolled vegetation, and junk scattered 

about the property. This is unappealing, unsafe, and constitutes fire hazardous 

conditions. These conditions also provide breeding and nesting grounds for vermin 

and produce public nuisance and eye sores, which can have a negative impact on 

surrounding health and viability of the area. 

• Lack of clearly-marked pedestrian crossings also present safety issues for residents. 

• Lack of ADA accessibility, based on 2010 ADA Design Guidelines, exists in public 

areas throughout the Amendment to Redevelopment Area #3. 

• Stormwater drainage and flooding has created many issues for this area. Several 

houses along 4th Street have had water in their basements. Businesses and the park 

along 5th Street have also had flooding and drainage challenges during rainfall 

events. Poor stormwater conveyance can be a threat to property and life. 

Additionally, cracked, uneven concrete leading to pooling/ponding water during 

rainfall events was noticed. This can attract insects and create insanitary conditions 

around the property.  

• Many areas of the streets within Amendment to Redevelopment Area #3 are in poor 

condition with spalling, severe cracks, and potholes. Road conditions impact the 

surrounding neighborhood. Without proper repair and continued maintenance, the 

current conditions will worsen.  

Conclusion: Insanitary and unsafe conditions are present to a strong degree throughout the 

Amendment to Redevelopment Area #3.  



Section Two: Amendment to Redevelopment Area #3 Analysis 

 19 

Deterioration of Site Improvements 
Field observations performed to evaluate the condition of site improvements such as streets, 

alleys, sidewalks, curbs, and gutters provided the foundation for the recognition of deterioration of 

site improvements throughout the Amendment to Redevelopment Area #3. Factors contributing to 

deterioration of site improvements are: 

Sidewalks within the Amendment to Redevelopment Area #3 are cracked and uneven. There were 

several instances observed through our field survey where the sidewalks were deteriorated to a 

point it would significantly impede pedestrian traffic. With age and condition of the sidewalks in 

this area as well as the lack of ADA accessible ramps and clearly defined pedestrian crossings are 

significant issues leading to pedestrian safety hazards. With several areas of existing sidewalks in 

poor condition and non-existent ADA ramps and pedestrian crosswalks throughout the 

Amendment to Redevelopment Area #3, pedestrians do not have a consistent form of safe, 

accessible transportation.  

Stormwater drainage and flooding has created many issues for this area. Several houses along 4th 

Street have had water in their basements. Businesses and the park along 5th Street have also had 

flooding and drainage challenges during rainfall events. Poor stormwater conveyance can be a 

threat to property and life. Additionally, cracked, uneven concrete leading to pooling/ponding 

water during rainfall events was noticed. This can attract insects and create insanitary conditions 

around the property.  

Several secondary structures found within Amendment to Redevelopment Area #3 are 

deteriorating, affecting the overall appeal of the property and the neighborhood.  

Fencing and retaining walls on a couple of the properties need rehabilitation and/or replacement. 

There are numerous cracks and significant wear and tear present on all surfaces of the retaining 

walls and several areas where there is damage to the fencing. This poses a safety concern and adds 

to the deteriorated state of site improvements.  

Many areas of the streets within Amendment to Redevelopment Area #3 are in poor condition with 

spalling, severe cracks, and potholes. Road conditions impact the surrounding neighborhood. 

Without proper repair and continued maintenance, the current conditions will worsen.  

Conclusion: Deterioration of site improvements is present to a strong degree in the Amendment to 

Redevelopment Area #3 and constitutes as a blight factor. 

Diversity of Ownership 
The Amendment to Redevelopment Area #3 has a high diversity of ownership making it more 

challenging to assemble parcels of land to form a redevelopment project. 

Conclusion: Diversity of ownership within the Amendment to Redevelopment Area #3 may affect 

the ability for proper redevelopment therefore constituting a mild blight factor. 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land 
The status of real estate taxes for properties located within the Amendment to Redevelopment 

Area #3 was evaluated. The list of delinquent taxes for real property in Nebraska is posted on the 

Nebraska Department of Revenue’s website, as reported by each County’s Treasurer. After 

reviewing the list for Red Willow County, it was determined that none of the properties located in 

the Amendment to Redevelopment Area #3 have any tax or special assessment delinquency.  

Conclusion: This blight factor is not at all present within the Amendment to Redevelopment Area 

#3.  
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Defective or Unusual Condition of Title 
A title insurance policy is usually issued whenever land is sold, mortgaged, or both; any title 

defects are corrected at the time of issuance. All other titles in the same subdivision or addition 

need to be checked when new title insurance has been written. Everything preceding the issuance 

of the title should be the same and any defects previously corrected. The possibility for title 

problems should be limited to improper filings, since platting on properties that have not been 

mortgaged or sold is very small. 

Conclusion: Defective or unusual condition of title with properties in the Amendment to 

Redevelopment Area #3 does not appear to exist and does not at all constitute a blight factor.  

Improper Subdivision or Obsolete Platting 
Developed land uses in the Amendment to Redevelopment Area #3 consist of commercial, 

recreational, public service, and residential. The Amendment to Redevelopment Area #3 has 

traditional style platting with larger commercial lots and 50-foot wide residential lots. Even 

though many of the properties were constructed in the early 1900s, this platting style is still 

typical for development by today’s standards.  

Conclusion: Improper subdivision or obsolete platting is not at all present and does not constitute 

a blight factor within the Amendment to Redevelopment Area #3.  

The Existence of Conditions Which Endanger Life or Property by Fire and Other 

Causes 
The field survey and data gathered were considered in determining the existence of conditions that 

endanger life or property by fire and other causes. Several conditions exist in the Amendment to 

Redevelopment Area #3 that could potentially endanger life or property to varying degrees and are 

summarized as follows: 

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Amendment to Redevelopment Area #3. 

Eighty-five percent of the primary structures were more than 40 years old, with 

several structures being built between 1900 and 1922. One of the large commercial 

buildings is vacant and has been for some time. Continued vacancy of the building 

could allow for further decline of the structure’s condition leading to more serious 

issues. 

• There are instances where varying amounts (minor and major) of debris, 

uncontrolled vegetation, and junk were identified through our field survey. The 

presence of debris, junk, overgrown vegetation/downed tree limbs could constitute a 

substantial fire hazard, which would endanger both life and property. 

• Stormwater drainage and flooding has created many issues for this area. Several 

houses along 4th Street have had water in their basements. Businesses and the park 

along 5th Street have also had flooding and drainage challenges during rainfall 

events. Poor stormwater conveyance can be a threat to property and life. 

Conclusion: Conditions which endanger life or property through fire or other causes do exist to a 

reasonable extent in the Amendment to Redevelopment Area #3.  
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Any Combination of Such Factors 
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 is detrimental to the public health, safety, morals, or welfare in its present condition 

and use; and in which at least one or more of the following conditions exists: 

• unemployment in the study or designated blighted area is at least 120% of the state 

or national average; 

• the average age of the residential or commercial units in the area is at least 40 

years; 

• 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 has remained unimproved during 

that time; 

• 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  

• the area had either stable or declining population based on the last 2 decennial 

censuses. 

There are significant blighted characteristics present within the Amendment to Redevelopment 

Area #3 as mentioned above. Examination of the field data and information gathered as part of 

this analysis indicates the existence of the following conditions, which impede the sound growth of 

the Amendment to Redevelopment Area #3:  

• Unkempt appearances, junk, and debris produce negative impacts and site 

conditions. These results discourage development or rehabilitation efforts, and 

hamper overall economic development of the area.  

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Amendment to Redevelopment Area #3. 

Eighty-five percent of the primary structures were more than 40 years old, with 

several structures being built between 1900 and 1922. The age of these structures 

implies wiring is possibly outdated and in many cases reaching the point of being 

overloaded by present-day electrical demands. Additionally, a large commercial 

structure located in the study area is more than 40 years old, which is a substandard 

condition. The building is currently vacant and has been vacant for some time. 

Previous uses of the commercial building have varied, including a grocery store and 

a bar. Continued vacancy of the building could allow for further decline of the 

structure’s condition leading to more serious issues. 

• Several areas of sidewalk within the Amendment to Redevelopment Area #3 are 

cracked and uneven. There were several instances observed through our field survey 

where there the sidewalks were deteriorated to a point where it would significantly 

impede pedestrian traffic. With age and condition of the sidewalks in this area as 

well as the lack of ADA accessible ramps and clearly defined pedestrian crossings, 

there are significant issues leading to pedestrian safety hazards. With several areas 

of existing sidewalks in poor condition throughout the Amendment to 

Redevelopment Area #3, pedestrians do not have a consistent form of accessible 

transportation.  
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• Stormwater drainage and flooding has created many issues for this area. Several 

houses along 4th Street have had water in their basements. Businesses and the park 

along 5th Street have also had flooding and drainage challenges during rainfall 

events. Poor stormwater conveyance can be a threat to property and life. 

Additionally, cracked, uneven concrete leading to pooling/ponding water during 

rainfall events was noticed. This can attract insects and create insanitary conditions 

around the property.  

• Several fences and retaining walls present within the area are in poor condition. 

There are numerous cracks and significant wear and tear present on the retaining 

walls and several areas where there is damage to the fencing. This poses a safety 

concern and adds to the deteriorated state of site improvements.  

• Many areas of the streets within Amendment to Redevelopment Area #3 are in poor 

condition with spalling, severe cracks, and potholes. Road conditions impact the 

surrounding neighborhood. Without proper repair and continued maintenance, the 

current conditions will worsen. The lack of upkeep with respect to the parking lot, 

sidewalks, curb and gutters, vegetation, exterior condition of the building, lighting, 

signage, etc. also shows major signs of site deterioration.  

The following conditions also exist within the Amendment to Redevelopment Area #3 contributing 

to the blight factors: 

• Red Willow County Assessor data indicates that 85% of the primary structures 

located within the Amendment to Redevelopment Area #3 were constructed more 

than 40 years ago. Many of the properties were built between 1900 and 1922. This 

can be discouraging for reinvestment in the area. The lack of rehabilitation and 

reinvestment is a major factor impeding the retention of adequate, safe, and 

sanitary development.  

• The City of McCook, as a whole, has a lower median household income than the 

State of Nebraska. Based on the 2013-2017 American Community Survey reported 

McCook’s median household income to be $40,372 which is significantly lower than 

Nebraska’s median household income of $56,675.  

• The City of McCook’s population has shown a steady decrease since 1980, when the 

population was 8,404 to 2010, when the City had a population of 7,698 residents.  

Conclusion: The combination of the blight factors outlined in this document and presence of 

socioeconomic constraints, limits the sound redevelopment, impedes provisions to provide 

adequate housing and commercial development, and produces an on-going economic liability. 

There is a strong presence of these blight conditions. 
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Determination of Blight Factors  
A predominance of parcels within the Amendment to Redevelopment Area #3 meets the 

requirements of ‘blighted’ as outlined in the Nebraska Community Development Law. Structures 

and properties were evaluated and the blight factors were determined to be present to one of the 

following strengths: strong, reasonable, mild, or not at all. There is a distribution of the defined 

factors that indicated the analysis area is blighted. A predominance of all ten factors, and 

combinations of these factors, are present and were determined through the evaluation.  

Conclusion: The Amendment to Redevelopment Area #3 has four blight factors not present, two 

blight factors present to a mild degree, one blight factor present to a reasonable extent, three 

blight factors were present to a strong extent, and a combination of these factors was present to a 

strong degree. Table 2.3 – Presence of Blight Factors, Amendment to Redevelopment Area 

#3 summarizes the presence of blight factors. 

Table 2.3 – Presence of Blight Factors 
Amendment to Redevelopment Area #3 

Blight Factor Degree 

Substantial Number of Deteriorated or Deteriorating Structures Reasonable 

Existence of Defective or Inadequate Street Layout Mild 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness Not at All 

Insanitary or Unsafe Conditions Strong 

Deterioration of Site or Other Improvements Strong 

Diversity of Ownership Mild 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land Not at All 

Defective or Unusual Conditions of Title Not at All 

Improper Subdivision or Obsolete Platting Not at All 

The Existence of Conditions that Endanger Life or Property by Fire or Other Causes Reasonable 

Combination of Blighting Factors and the Presence of Other Socioeconomic Conditions Strong 

  

2.5 Determination of Need for Public Intervention 
Section 18-2102 of the Nebraska Community Development Law requires that in determining 

whether or not any area is blighted and substandard, the condition of the area must be such that 

the remedy of the blight and substandard conditions within the area be beyond the control of the 

City’s use of regulatory control and exercise of the police power, and cannot be effectively dealt 

with by the ordinary operations of private enterprise without the aids provided under this law. The 

McCook City Council, acting as reasonable and practical persons, could deem public intervention 

as essential or appropriate. For that reason, each factor being evaluated in the context of the 

extent of its presence, and the combined impact of all factors found in the area, this study finds 

that public intervention is needed for redevelopment efforts. 

Evaluation of substandard and blighted conditions indicates that the City of McCook can and 

should encourage long-term improvements within the Amendment to Redevelopment Area #3. 

Improvements and conditions can be accomplished through applications of zoning regulations; 

nuisance abatement; infrastructure improvements; pedestrian accessibility improvements; 

dilapidated building demolition, rehabilitation, and construction; and debris cleanup. Increasing 

taxes or assessments to fund needed improvements would reduce available incomes of area 

patrons and lead to the further decline in the maintenance, upkeep, and quality of structures in 

the area and City as a whole.  
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The community cannot achieve improvements without the aids made available through the 

Community Development Law. Existing conditions, including structural conditions, debris, 

overgrown vegetation/downed tree limbs, and vacancy are deterrents and discourage private 

redevelopment and investment. Many structures continue to age and deteriorate; if not 

redeveloped or rehabilitated, these structures can create safety concerns for the area. All of these 

conditions contribute to the decrease in marketability for development and redevelopment of the 

Amendment to Redevelopment Area #3. A solution can only be found through the means made 

available through the Nebraska Community Redevelopment Law.  

In summary, if substandard and blighted conditions were remedied within a reasonable time, 

redevelopment of the area would improve the economic climate and prevent further decline of the 

area. This can be accomplished through joint efforts of the private sector, the City of McCook, and 

aids provided under the Community Redevelopment Law. Working together to remedy and repair 

substandard and blighted conditions has been determined to be essential, warranted, and vital to 

the redevelopment of the Amendment to Redevelopment Area #3.  

2.6 Conclusion 
The previously listed substandard and blighted factors have been identified through analysis of 

census data, survey data results, and field evaluation and are sufficiently present and distributed 

for designation of the Amendment to Redevelopment Area #3 to be blighted and substandard. 
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SECTION 3:  REDEVELOPMENT AREA #4 ANALYSIS 

3.1 Existing Land Use  
Map 4 –Redevelopment Area #4 Location shows the boundaries of the Redevelopment Area #4 

within the corporate limits of the City of McCook, Nebraska. Map 5 – Existing Land Use Map of 

Redevelopment Area #4 depicts the existing land use within the study area. The existing land use 

categories of the study area are designated as commercial, commercial, single-family residential, 

and multi-family residential. 

3.2 Research Approach 
The research approach implemented for the Blight and Substandard Determination Study 

included an assessment of the blight and substandard determination factors listed in the Nebraska 

Community Development Law. These factors were investigated on an area wide basis, which 

included exterior structural conditions, individual structures and properties, streets, alleys, 

sidewalks, driveways, railways, and open spaces. For further explanation of how data was 

collected and evaluated, see Analysis Approach previously presented in this document.  

3.3 Substandard Factors 
As an overview, Section 18-2103 (10) in the Revised Nebraska Statutes indicates a substandard 

area shall mean an area in which there is a predominance of building or improvements with a 

presence of the following:  

Dilapidated/Deterioration of Structures; 

Age or Obsolescence; 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces; 

High Density of Population and Overcrowding, or the Existence of Conditions 

Which Endanger Life or Property by Fire and Other Causes; or 

Any Combination of Such Factors, is Conducive to Ill Health, Transmission of 

Disease, Infant Mortality, Juvenile Delinquency, and Crime, and is 

Detrimental to the Public Health, Safety, Morals, or Welfare. 

Dilapidated/Deteriorated Structures 
Survey data revealed the several structures within the Redevelopment Area #4 were in a 

deteriorating state. Several primary structures need major rehabilitation, however multiple 

structures needed minor repairs, which, if left uncompleted, could create a deteriorated state. 

There is scattered debris surrounding several structures, including loose trash, overgrown 

vegetation, and evidence of unfinished construction. Unwanted nuisances contribute to an 

environment that encourages pests and vermin.  

Conclusion: The results of the field survey of the exterior building conditions indicate deteriorated 

structures are present to a reasonable extent within the Redevelopment Area #4. 

Age or Obsolescence of Structures 
Data from the Red Willow County Assessor indicates that 4 of the 6, or 67%, of the primary 

structures within the Redevelopment Area #4 were constructed prior to 1978, more than 40 years 

ago. This area also has multiple trailer homes that appear to be more than 40 years of age of but 

are not registered with the Red Willow County Assessor.  
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Conclusion: Sixty-seven percent of the primary structures are more than 40 years old, presenting a 

strong substandard factor within the Redevelopment Area #4.    

Inadequate Provisions for Ventilation, Light, Air, Sanitation, or Open Spaces 
The results from the exterior building and lot conditions survey provided the basis for the 

detection of insanitary and unsafe conditions. Factors that present on-going negative conditions 

may contribute to the physical decline of any developed area. Improper ventilation and sanitation 

facilities and lack of sunlight, clean air, and open spaces can contribute to the decline of any urban 

area; the presence of any or all of these factors in reasonable amounts is considered, under 

Nebraska Community Development Law, to contribute to the substandard character of an urban 

area.  

Stormwater drainage and flooding could create issues for this area. There are minimal curbs along 

the street and inadequate drainage systems. This could lead to flood damage to the properties in 

this area. Poor stormwater conveyance can be a threat to property and life. 

Additionally, areas were identified, through the field survey, with cracked, uneven concrete 

leading to pooling/ponding water during rainfall events. This can attract insects and create 

insanitary conditions around the property. Also, varying amounts of junk, debris, and overgrown 

vegetation are present within the Redevelopment Area #4. This can negatively affect health and 

sanitation as well as create potential for fire hazards.  

Conclusion: Inadequate provisions for ventilation, light, air, sanitation, or open spaces in the 

Redevelopment Area #4 are present to a reasonable degree to constitute a substandard factor.  

Existence of Conditions Which Endanger Life or Property by Fire and Other Causes  
The field survey indicated there are a number of conditions which endanger life or property to 

varying degrees within the Redevelopment Area #4. Sixty-seven percent of the primary structures 

were more than 40 years old, with several structures being built between 1921 and 1945. This 

could indicate outdate infrastructure that could cause catastrophic damage if it fails.  

There are instances where varying amounts (minor and major) of debris, uncontrolled vegetation, 

and junk were identified through our field survey. The presence of debris, junk, overgrown 

vegetation could constitute a substantial fire hazard, which would endanger both life and property. 

Stormwater drainage and flooding could create issues for this area. There are minimal curbs along 

the street and inadequate drainage systems. This could lead to flood damage to the properties in 

this area. Poor stormwater conveyance can be a threat to property and life. 

Conclusion: The conditions that endanger life or property by fire and other causes were sufficient 

to constitute a strong substandard factor in the Redevelopment Area #4. 

Any Combination of Such Factors 
The presence and combination of the above listed factors indicates substandard conditions exist. 

When two or more of these factors exist in the same area, they present potential for detrimental 

effects on public health and safety. An evaluation of substandard factors within the 

Redevelopment Area #4 and various combinations of substandard conditions produced the 

following findings:  

• There are several instances where varying amounts of debris, uncontrolled 

vegetation, and junk were identified, which constitute a fire hazard that could 

endanger both life and property. Junk and debris stored near or on buildings and 

lots can harbor breeding grounds for vermin that produce negative impacts on 

animal and human health as well as negatively impact the overall appearance and 

appeal of the area.  
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• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Redevelopment Area #4. Sixty-seven percent 

of the primary structures were more than 40 years old, with several structures being 

built between 1921 and 1945. The age of these structures implies wiring is possibly 

outdated and in many cases reaching the point of being overloaded by present-day 

electrical demands.  

• Several areas of sidewalk within the Redevelopment Area #4 are cracked and 

uneven. There were several instances observed through our field survey where there 

the sidewalks were non-existent or deteriorated to a point where it would 

significantly impede pedestrian traffic. With age and condition of the sidewalks in 

this area as well as the lack of ADA accessible ramps and clearly defined pedestrian 

crossings, there are significant issues leading to pedestrian safety hazards. With 

several areas of existing sidewalks in poor condition throughout the Redevelopment 

Area #4, pedestrians do not have a consistent form of accessible transportation. 

• Stormwater drainage and flooding could create issues for this area. There are 

minimal curbs along the street and inadequate drainage systems. This could lead to 

flood damage to the properties in this area. Poor stormwater conveyance can be a 

threat to property and life. 

Conclusion: The combination of these factors throughout the Redevelopment Area #4 indicates a 

strong substandard presence.  

Determination of Substandard Factors  
A predominance of parcels within the Redevelopment Area #4 meets the requirements of 

‘substandard’ as outlined in the Nebraska Community Development Law. Structures and 

properties were evaluated and the substandard factors were determined to be present to one of the 

following strengths: strong, reasonable, mild, or not at all. There is a distribution of the defined 

factors that indicated the analysis area is substandard. A predominance of all four factors, and 

combinations of these factors, are present and were determined through the evaluation.  

Substandard Determination Conclusion 
The Redevelopment Area #4 has two substandard factors present to a strong extent and three 

substandard factors present to a reasonable extent, and a combination of these factors was present 

to a strong degree. Table 3.1 – Presence of Substandard Factors, Redevelopment Area #4 

summarizes the presence of substandard factors. 

Table 3.1 – Presence of Substandard Factors 
Redevelopment Area #4 

Substandard Factor Degree 

Dilapidated/Deterioration of Structures Reasonable 

Age or Obsolescence Strong 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces Reasonable 

High Density of Population and Overcrowding, or the Existence of Conditions Which 

Endanger Life or Property by Fire and Other Causes 
Strong 

Any Combination of Such Factors Reasonable 
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3.4 Blight Factors 
As an overview, Section 18-2103 (11) in the Revised Nebraska Statutes indicates a blighted area 

shall mean an area, which by reason of the presence of the following:  

1. A substantial number of deteriorated or deteriorating structures, 

2. Existence of defective or inadequate street layout, 

3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness, 

4. Insanitary or unsafe conditions, 

5. Deterioration of site or other improvements, 

6. Diversity of ownership, 

7. Tax or special assessment delinquency exceeding the fair value of the land, 

8. Defective or unusual conditions of title, 

9. Improper subdivision or obsolete platting; 

10. Existence of conditions that endanger life or property by fire or other causes, or 

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 is detrimental to the public health, safety, morals, or 

welfare in its present condition and use; and in which at least one or more of the 

following conditions exists: 

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;  

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 has 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 or Village in which the area is 

designated;  

e. The area has had either stable or decreasing population based on the last two 

decennial censuses. 
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Presence of Substantial Deteriorated or Deteriorating Structures 
Several primary structures within the Redevelopment Area #4 are in poor condition. The exterior 

conditions survey revealed several deteriorating conditions including: deteriorating siding, 

windows, and porches on several residential structures. In addition, cracked and uneven parking 

lots, and sidewalks are in major need of rehabilitation and/or replacement. There is scattered 

debris surrounding several structures, including loose trash, overgrown vegetation, and evidence 

of unfinished construction. Table 3.2 – Structural Rating, Redevelopment Area #4 

summarizes the exterior rating of primary structures in the Redevelopment Area #4. 

Table 3.2 – Structural Rating 
Redevelopment Area #4 

Land Use Sound 
Minor 

Deficient 
Deteriorating 

Major 
Deficient 

Deteriorating 

Critical 
Substandard/ 
Dilapidated 

Total 
Number of 
Structures 

Blighted 
(Major/ 
Critical) 

Residential 1 5 6 0 12 6 

Commercial 2 2 0 0 4 0 

Public/ 

Quasi-Public 
0  0 0 0 0 

Total 3 7 6 0 16 6 

Percent 19% 44% 37% 0% 100% 37% 

Note: Percentages are rounded. 

A summarization of the classifications for the Redevelopment Area #4 is as follows:  

• Three (3) of sixteen (16) primary structures were classified as structurally sound; 

• Seven (7) structures were classified as deteriorating with minor defects; 

• Six (6) structures were classified as deteriorated with major defects; and 

• Zero (0) structures were classified as substandard, dilapidated with critical defects. 

Conclusion: Results of the exterior building survey conditions indicate 37% of the structures are in 

major or critically deteriorating condition, which presents blight to a reasonable extent throughout 

the Redevelopment Area #4.  

Existence of Defective or Inadequate Street Layout 
The parking lot on the northwest corner of the intersection of Highway 6 and West 11th Street has 

a light pole that creates a parking hazard for multiple parking stalls. A residential dwelling in the 

area lacks a driveway. West 11th Street ends in a dead-end that loops around.  

Conclusion: The existence of defective or inadequate street layout is present to a mild degree 

within the Redevelopment Area #4. 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness 
The field survey data defining building uses and conditions combined with the investigation and 

review of subdivision plat maps collectively indicate that no significant problems exist relative to 

lot adequacy, usefulness, size, and underutilization of land.  

Conclusion: Faulty lot layout in relation to size, adequacy, accessibility, and usefulness is not at all 

present within the Redevelopment Area #4; therefore, it does not qualify as a blight factor. 
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Insanitary and Unsafe Conditions 
The results of the field survey provided the foundation for the recognition of insanitary and unsafe 

conditions throughout the Redevelopment Area #4. Factors contributing to insanitary and unsafe 

conditions are: 

• Deteriorating or dilapidated conditions cited in this Study are present with respect 

to the structures within the Redevelopment Area #4. Hazards, such as inadequate 

roof condition/drainage, poor siding conditions, and dilapidated secondary 

structures.  

• A few lots were found to have debris, uncontrolled vegetation, and junk scattered 

about the property. This is unappealing, unsafe, and constitutes fire hazardous 

conditions. These conditions also provide breeding and nesting grounds for vermin 

and produce public nuisance and eye sores, which can have a negative impact on 

surrounding health and viability of the area. 

• Lack of clearly-marked pedestrian crossings also present safety issues for residents. 

• Lack of ADA accessibility, based on 2010 ADA Design Guidelines, exists in public 

areas throughout the Redevelopment Area #4. 

• Stormwater drainage and flooding could create issues for this area Stormwater 

drainage and flooding could create issues for this area. There are minimal curbs 

along the street and inadequate drainage systems. This could lead to flood damage 

to the properties in this area. Poor stormwater conveyance can be a threat to 

property and life. Additionally, cracked, uneven concrete leading to pooling/ponding 

water during rainfall events was noticed. This can attract insects and create 

insanitary conditions around the property.  

• Many areas of the streets within Redevelopment Area #4 are in poor condition with 

spalling, severe cracks, and potholes. Road conditions impact the surrounding 

neighborhood. Without proper repair and continued maintenance, the current 

conditions will worsen.  

Conclusion: Insanitary and unsafe conditions are present to a reasonable degree throughout the 

Redevelopment Area #4.  

Deterioration of Site Improvements 
Field observations performed to evaluate the condition of site improvements such as streets, 

alleys, sidewalks, curbs, and gutters provided the foundation for the recognition of deterioration of 

site improvements throughout the Redevelopment Area #4. Factors contributing to deterioration of 

site improvements are: 

• Sidewalks within the Redevelopment Area #4 are either non-existent or cracked and 

uneven. There were several instances observed through our field survey where there 

the sidewalks were deteriorated to a point where it would significantly impede 

pedestrian traffic. With age and condition of the sidewalks in this area as well as the 

lack of ADA accessible ramps and clearly defined pedestrian crossings are 

significant issues leading to pedestrian safety hazards. With several areas of 

existing sidewalks in poor condition and non-existent ADA ramps and pedestrian 

crosswalks throughout the Redevelopment Area #4, pedestrians do not have a 

consistent form of safe, accessible transportation. 
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• Stormwater drainage and flooding could create issues for this area. Stormwater 

drainage and flooding could create issues for this area. There are minimal curbs 

along the street and inadequate drainage systems. This could lead to flood damage 

to the properties in this area. Poor stormwater conveyance can be a threat to 

property and life. 

• Additionally, cracked, uneven concrete leading to pooling/ponding water during 

rainfall events was noticed. This can attract insects and create insanitary conditions 

around the property.  

• Many areas of the streets within Redevelopment Area #4 are in poor condition with 

spalling, severe cracks, and potholes. Road conditions impact the surrounding 

neighborhood. Without proper repair and continued maintenance, the current 

conditions will worsen.  

Conclusion: Deterioration of site improvements is present to a strong degree in the Redevelopment 

Area #4 and constitutes as a blight factor. 

Diversity of Ownership 
The Redevelopment Area #4 has a moderate diversity of ownership making it more challenging to 

assemble parcels of land to form a redevelopment project. 

Conclusion: Diversity of ownership within the Redevelopment Area #4 may affect the ability for 

proper redevelopment therefore constituting a mild blight factor. 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land 
The status of real estate taxes for properties located within the Redevelopment Area #4 was 

evaluated. The list of delinquent taxes for real property in Nebraska is posted on the Nebraska 

Department of Revenue’s website, as reported by each County’s Treasurer. After reviewing the list 

for Red Willow County, it was determined that none of the properties located in the 

Redevelopment Area #4 have any tax or special assessment delinquency.  

Conclusion: This blight factor is not at all present within the Redevelopment Area #4.   

Defective or Unusual Condition of Title 
A title insurance policy is usually issued whenever land is sold, mortgaged, or both; any title 

defects are corrected at the time of issuance. All other titles in the same subdivision or addition 

need to be checked when new title insurance has been written. Everything preceding the issuance 

of the title should be the same and any defects previously corrected. The possibility for title 

problems should be limited to improper filings, since platting on properties that have not been 

mortgaged or sold is very small. 

Conclusion: Defective or unusual condition of title with properties in the Redevelopment Area #4 

does not appear to exist and does not at all constitute a blight factor.  

Improper Subdivision or Obsolete Platting 
Developed land uses in the Redevelopment Area #4 consist of commercial and residential. The 

Redevelopment Area #4 has traditional style platting with larger commercial lots. Even though 

many of the properties were constructed in the early 1900s, this platting style is still typical for 

development by today’s standards. There is a large lot that is unplatted, which may hinder 

development. 

Conclusion: Improper subdivision or obsolete platting within the Redevelopment Area #4 may 

affect the ability for proper redevelopment therefore constituting a mild blight factor. 
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The Existence of Conditions Which Endanger Life or Property by Fire and Other 

Causes 
The field survey and data gathered were considered in determining the existence of conditions that 

endanger life or property by fire and other causes. Several conditions exist in the Redevelopment 

Area #4 that could potentially endanger life or property to varying degrees and are summarized as 

follows: 

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Redevelopment Area #4. Sixty-seven percent 

of the primary structures were more than 40 years old, with several structures being 

built between 1921 and 1945. The age of these structures implies wiring is possibly 

outdated and in many cases reaching the point of being overloaded by present-day 

electrical demands.  

• There are instances where varying amounts (minor and major) of debris, 

uncontrolled vegetation, and junk were identified through our field survey. The 

presence of debris, junk, overgrown vegetation/downed tree limbs could constitute a 

substantial fire hazard, which would endanger both life and property. 

• Stormwater drainage and flooding could create issues for this area. Stormwater 

drainage and flooding could create issues for this area. There are minimal curbs 

along the street and inadequate drainage systems. This could lead to flood damage 

to the properties in this area. Poor stormwater conveyance can be a threat to 

property and life. 

Conclusion: Conditions which endanger life or property through fire or other causes do exist to a 

reasonable extent in the Redevelopment Area #4.  

Combination of Blight Factors 
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 is detrimental to the public health, safety, morals, or welfare in its present condition 

and use; and in which at least one or more of the following conditions exists: 

• unemployment in the study or designated blighted area is at least 120% of the state 

or national average; 

• the average age of the residential or commercial units in the area is at least 40 

years; 

• 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 has remained unimproved during 

that time; 

• 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  

• the area had either stable or declining population based on the last 2 decennial 

censuses. 

There are significant blight characteristics present within the Redevelopment Area #4 as 

mentioned above. Examination of the field data and information gathered as part of this analysis 

indicates the existence of the following conditions, which impede the sound growth of the 

Redevelopment Area #4:  

• Unkempt appearances, junk, and debris produce negative impacts and site 

conditions. These results discourage development or rehabilitation efforts, and 

hamper overall economic development of the area.  
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• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Redevelopment Area #4. Sixty-seven percent 

of the primary structures were more than 40 years old, with several structures being 

built between 1921 and 1945. The age of these structures implies wiring is possibly 

outdated and in many cases reaching the point of being overloaded by present-day 

electrical demands.  

• Several areas of sidewalk within the Redevelopment Area #4 are either non-existent 

or cracked and uneven. There were several instances observed through our field 

survey where there the sidewalks were deteriorated to a point where it would 

significantly impede pedestrian traffic. With age and condition of the sidewalks in 

this area as well as the lack of ADA accessible ramps and clearly defined pedestrian 

crossings, there are significant issues leading to pedestrian safety hazards. With 

several areas of existing sidewalks in poor condition throughout the Redevelopment 

Area #4, pedestrians do not have a consistent form of accessible transportation.  

• Stormwater drainage and flooding could create issues for this area. Stormwater 

drainage and flooding could create issues for this area. There are minimal curbs 

along the street and inadequate drainage systems. This could lead to flood damage 

to the properties in this area. Poor stormwater conveyance can be a threat to 

property and life. 

• Many areas of the streets within Redevelopment Area #4 are in poor condition with 

spalling, severe cracks, and potholes. Road conditions impact the surrounding 

neighborhood. Without proper repair and continued maintenance, the current 

conditions will worsen. The lack of upkeep with respect to the parking lot, sidewalks, 

curb and gutters, vegetation, exterior condition of the building, lighting, signage, etc. 

also shows major signs of site deterioration.  

The following conditions also exist within the Redevelopment Area #4 contributing to the blight 

factors: 

• Red Willow County Assessor data indicates that 67% of the primary structures 

located within the Redevelopment Area #4 were constructed more than 40 years ago. 

Many of the properties were built between 1921 and 1945. This can be discouraging 

for reinvestment in the area. The lack of rehabilitation and reinvestment is a major 

factor impeding the retention of adequate, safe, and sanitary development.  

• The City of McCook, as a whole, has a lower median household income than the 

State of Nebraska. Based on the 2013-2017 American Community Survey reported 

McCook’s median household income to be $40,372 which is significantly lower than 

Nebraska’s median household income of $56,675.  

• The City of McCook’s population has shown a steady decrease since 1980, when the 

population was 8,404 to 2010, when the City had a population of 7,698 residents.  

Conclusion: The combination of the blight factors outlined in this document and presence of 

socioeconomic constraints, limits the sound redevelopment, impedes provisions to provide 

adequate housing and commercial development, and produces an on-going economic liability. 

There is a strong presence of these blight conditions. 
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Determination of Blight Factors  
A predominance of parcels within the Redevelopment Area #4 meets the requirements of ‘blighted’ 

as outlined in the Nebraska Community Development Law. Structures and properties were 

evaluated and the blight factors were determined to be present to one of the following strengths: 

strong, reasonable, mild, or not at all. There is a distribution of the defined factors that indicated 

the analysis area is blighted. A predominance of all ten factors, and combinations of these factors, 

are present and were determined through the evaluation.  

Blight Determination Conclusion 
The Redevelopment Area #4 has three blight factors not present, three blight factors present to a 

mild degree, three blight factors present to a reasonable extent, one blight factor were present to a 

strong extent, and a combination of these factors was present to a strong degree. Table 3.3 – 

Presence of Blight Factors, Redevelopment Area #4 summarizes the presence of blight factors. 

Table 3.3 – Presence of Blight Factors 
Redevelopment Area #4 

Blight Factor Degree 

Substantial Number of Deteriorated or Deteriorating Structures Reasonable 

Existence of Defective or Inadequate Street Layout Mild 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness Not at All 

Insanitary or Unsafe Conditions Reasonable 

Deterioration of Site or Other Improvements Strong 

Diversity of Ownership Mild 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land Not at All 

Defective or Unusual Conditions of Title Not at All 

Improper Subdivision or Obsolete Platting Mild 

The Existence of Conditions that Endanger Life or Property by Fire or Other Causes Reasonable 

Combination of Blighting Factors and the Presence of Other Socioeconomic Conditions Strong 

  

3.5 Determination of Need for Public Intervention 
Section 18-2102 of the Nebraska Community Development Law requires that in determining 

whether or not any area is blighted and substandard, the condition of the area must be such that 

the remedy of the blight and substandard conditions within the area be beyond the control of the 

City, solely by regulatory control and exercise of the police power, and cannot be effectively dealt 

with by the ordinary operations of private enterprise without the aids provided under this law. The 

McCook City Council, acting as reasonable and practical persons, could deem public intervention 

as essential or appropriate. For that reason, each factor being evaluated in the context of the 

extent of its presence, and the combined impact of all factors found in the area, this study finds 

that public intervention is needed for redevelopment efforts. 

Evaluation of substandard and blighted conditions indicates that the City of McCook can and 

should encourage long-term improvements within the Redevelopment Area #4. Improvements and 

conditions can be accomplished through applications of zoning regulations; nuisance abatement; 

infrastructure improvements; pedestrian accessibility improvements; dilapidated building 

demolition, rehabilitation, and construction; and debris cleanup. Increasing taxes or assessments 

to fund needed improvements would reduce available incomes of area patrons and lead to the 

further decline in the maintenance, upkeep, and quality of structures in the area and City as a 

whole.  
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The community cannot achieve improvements without the aids made available through the 

Community Development Law. Existing conditions, including structural conditions, debris, 

overgrown vegetation/downed tree limbs, and vacancy are deterrents and discourage 

redevelopment and private investment. Many structures continue to age and deteriorate; if not 

redeveloped or rehabilitated, these structures can create safety concerns for the area. All of these 

conditions contribute to the decrease in marketability for development and redevelopment of the 

Redevelopment Area #4. A solution can only be found through the means made available through 

the Nebraska Community Redevelopment Law.  

In summary, if substandard and blighted conditions were remedied within a reasonable time, 

redevelopment of the area would improve the economic climate and prevent further decline of the 

area. This can be accomplished through joint efforts of the private sector, the City of McCook, and 

aids provided under the Community Redevelopment Law. Working together to remedy and repair 

substandard and blighted conditions has been determined to be essential, warranted, and vital to 

the redevelopment of the Redevelopment Area #4.  

3.6 Conclusion 
The previously listed substandard and blighted factors have been identified through analysis of 

census data, survey data results, and field evaluation and are sufficiently present and distributed 

for designation of the Redevelopment Area #4 to be blighted and substandard. 
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SECTION 4:  REDEVELOPMENT AREA #5 ANALYSIS 

4.1 Existing Land Use  
Map 6 –Redevelopment Area #5 Location shows the boundaries of the Redevelopment Area #5 

within the corporate limits of the City of McCook, Nebraska. Map 7 – Existing Land Use Map of 

Redevelopment Area #5 depicts the existing land use within the study area. The existing land use 

category of the study area is designated as commercial. 

4.2 Research Approach 
The research approach implemented for the Blight and Substandard Determination Study 

included an assessment of the blight and substandard determination factors listed in the Nebraska 

Community Development Law. These factors were investigated on an area wide basis, which 

included exterior structural conditions, individual structures and properties, streets, alleys, 

sidewalks, driveways, railways, and open spaces. For further explanation of how data was 

collected and evaluated, see Analysis Approach previously presented in this document.  

4.3 Substandard Factors 
As an overview, Section 18-2103 (10) in the Revised Nebraska Statutes indicates a substandard 

area shall mean an area in which there is a predominance of building or improvements with a 

presence of the following: 

Dilapidated/Deterioration of Structures; 

Age or Obsolescence; 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces; 

High Density of Population and Overcrowding, or the Existence of Conditions 

Which Endanger Life or Property by Fire and Other Causes; or 

Any Combination of Such Factors, is Conducive to Ill Health, Transmission of 

Disease, Infant Mortality, Juvenile Delinquency, and Crime, and is 

Detrimental to the Public Health, Safety, Morals, or Welfare. 

Dilapidated/Deteriorated Structures 
Survey data revealed the several structures within the Redevelopment Area #5 were deteriorated. 

Some primary structures need major rehabilitation, while several accessory structures and 

surrounding parking lots are also in need of major repairs, requiring significant rehabilitation, 

removal, or replacement.  

Conclusion: The results of the field survey of the exterior building conditions indicate deteriorated 

structures are present to a reasonable extent within the Redevelopment Area #5. 

Age or Obsolescence of Structures 
Data from the Red Willow County Assessor data indicates that 6 out of 9, or 67%, of the primary 

structures within the Redevelopment Area #5 were constructed prior to 1978, more than 40 years 

ago.  

Conclusion: Sixty-seven percent of the primary structures are more than 40 years old, presenting a 

strong substandard factor within the Redevelopment Area #5.    
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Inadequate Provisions for Ventilation, Light, Air, Sanitation, or Open Spaces 
The results from the exterior building and lot conditions survey provided the basis for the 

detection of insanitary and unsafe conditions. Factors that present on-going negative conditions 

may contribute to the physical decline of any developed area. Improper ventilation and sanitation 

facilities and lack of sunlight, clean air, and open spaces can contribute to the decline of any urban 

area; the presence of any or all of these factors in reasonable amounts is considered, under 

Nebraska Community Development Law, to contribute to the substandard character of an urban 

area.  

There are instances where varying amounts (minor and major) of debris, uncontrolled vegetation, 

and junk were identified through our field survey. The presence of debris, junk, overgrown 

vegetation/downed tree limbs could constitute a substantial fire hazard, which would endanger 

both life and property. 

Areas were identified, through the field survey, with cracked, uneven concrete leading to 

pooling/ponding water during rainfall events. This can attract insects and create insanitary 

conditions around the property. One of the large commercial buildings is vacant and has been for 

some time. Continued vacancy of the building could allow for further decline of the structure’s 

condition leading to more serious issues. This can negatively affect health and sanitation as well 

as create potential for fire hazards.  

Conclusion: Inadequate provisions for ventilation, light, air, sanitation, or open spaces in the 

Redevelopment Area #5 are present to a mild degree.  

Existence of Conditions Which Endanger Life or Property by Fire and Other Causes  
The field survey indicated there are a number of conditions which endanger life or property to 

varying degrees within the Redevelopment Area #5. Sixty-seven percent of the primary structures 

were more than 40 years old, with several structures being built between 1930 and 1970. One of 

the large commercial buildings was vacant at the time of this study. Continued vacancy of the 

building could allow for further decline of the structure’s condition leading to more serious issues. 

There are instances where varying amounts (minor and major) of debris, uncontrolled vegetation, 

and junk were identified through our field survey. The presence of debris, junk, overgrown 

vegetation/downed tree limbs could constitute a substantial fire hazard, which would endanger 

both life and property. 

Conclusion: The conditions that endanger life or property by fire and other causes were sufficient 

to constitute a strong substandard factor in the Redevelopment Area #5. 
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Any Combination of Such Factors 
The presence and combination of the above listed factors indicates substandard conditions exist. 

When two or more of these factors exist in the same area, they present potential for detrimental 

effects on public health and safety. An evaluation of substandard factors within the 

Redevelopment Area #5 and various combinations of substandard conditions produced the 

following findings:  

• There are several instances where varying amounts of debris, uncontrolled 

vegetation, and junk were identified, which constitute a fire hazard that could 

endanger both life and property. Junk and debris stored near or on buildings and 

lots can harbor breeding grounds for vermin that produce negative impacts on 

animal and human health as well as negatively impact the overall appearance and 

appeal of the area.  

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Redevelopment Area #5. Sixty-seven percent 

of the primary structures were more than 40 years old, with several structures being 

built between 1930 and 1970. One of the large commercial buildings was vacant at 

the time of the study. Continued vacancy of the building could allow for further 

decline of the structure’s condition leading to more serious issues. 

• Several areas of sidewalk within the Redevelopment Area #5 are cracked and 

uneven. Where sidewalks exist, they are in good condition. However, there is only a 

patchwork of sidewalks on the south side of West Q Street and are non-existent on 

Highway 86. With age and condition of the sidewalks in this area, as well as the lack 

of ADA accessible ramps and clearly defined pedestrian crossings, there are 

significant issues leading to pedestrian safety hazards. With several areas of 

existing sidewalks in poor condition throughout the Redevelopment Area #5, 

pedestrians do not have a consistent form of accessible transportation.  

Conclusion: The combination of these factors throughout the Redevelopment Area #5 indicates a 

strong substandard presence.  

Determination of Substandard Factors  
A predominance of parcels within the Redevelopment Area #5 meets the requirements of 

‘substandard’ as outlined in the Nebraska Community Development Law. Structures and 

properties were evaluated and the substandard factors were determined to be present to one of the 

following strengths: strong, reasonable, mild, or not at all. There is a distribution of the defined 

factors that indicated the analysis area is substandard. A predominance of all four factors, and 

combinations of these factors, are present and were determined through the evaluation.  
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Substandard Determination Conclusion 
The Redevelopment Area #5 has one substandard factor present to a mild extent, one substandard 

factor present to a reasonable extent, two substandard factors were present to a strong extent, and 

a combination of these factors was present to a strong degree. Table 4.1 – Presence of Substandard 

Factors, Redevelopment Area #5 summarizes the presence of substandard factors. 

Table 4.1 – Presence of Substandard Factors 
Redevelopment Area #5 

Substandard Factor Degree 

Dilapidated/Deterioration of Structures Reasonable 

Age or Obsolescence Strong 

Inadequate Provision for Ventilation, Light, Air, Sanitation, or Open Spaces Mild 

High Density of Population and Overcrowding, or the Existence of Conditions Which 

Endanger Life or Property by Fire and Other Causes 
Strong 

Any Combination of Such Factors Strong 

  

4.4 Blight Factors 
As an overview, Section 18-2103 (11) in the Revised Nebraska Statutes indicates a blighted area 

shall mean an area, which by reason of the presence of the following:  

1. A substantial number of deteriorated or deteriorating structures, 

2. Existence of defective or inadequate street layout, 

3. Faulty lot layout in relation to size, adequacy, accessibility, or usefulness, 

4. Insanitary or unsafe conditions, 

5. Deterioration of site or other improvements, 

6. Diversity of ownership, 

7. Tax or special assessment delinquency exceeding the fair value of the land, 

8. Defective or unusual conditions of title, 

9. Improper subdivision or obsolete platting; 

10. Existence of conditions that endanger life or property by fire or other causes, or 

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 is detrimental to the public health, safety, morals, or 

welfare in its present condition and use; and in which at least one or more of the 

following conditions exists: 

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;  

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 has 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 or Village in which the area is 

designated;  

e. The area has had either stable or decreasing population based on the last two 

decennial censuses. 
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Presence of Substantial Deteriorated or Deteriorating Structures 
Several primary structures within the Redevelopment Area #5 are in poor condition. The exterior 

conditions survey revealed several deteriorating conditions including: rusting, weathered, and 

outdated conditions consistently present on a few commercial structures; deteriorating siding, 

windows, and porches on several residential structures; outdated, deteriorating signage; and 

dilapidated secondary structures. In addition, cracked and uneven parking lots, sidewalks, and 

retaining walls are in major need of rehabilitation and/or replacement. There is scattered debris 

surrounding several structures, including loose trash, overgrown vegetation, downed tree limbs, 

and graffiti. Table 4.2 - Structural Rating, Redevelopment Area #5 summarizes the exterior rating 

of primary structures in the Redevelopment Area #5. 

Table 3.2 – Structural Rating 
Redevelopment Area #4 

Land Use Sound 
Minor 

Deficient 
Deteriorating 

Major 
Deficient 

Deteriorating 

Critical 
Substandard/ 
Dilapidated 

Total 
Number of 
Structures 

Blighted 
(Major/ 
Critical) 

Residential 1 1 1 0 3 1 

Commercial 3 1 1 0 5 1 

Public/ 

Quasi-Public 
0 0 0 0 0 0 

Total 4 2 2 0 8 2 

Percent 50% 25% 25% 0% 100% 25% 

Note: Percentages are rounded. 

A summarization of the classifications for the Redevelopment Area #5 is as follows:  

• Four (4) of the eight (8) primary structures were classified as structurally sound; 

• Two (2) structures were classified as deteriorating with minor defects; 

• Two (2) structures were classified as deteriorated with major defects; and 

• Zero (0) structures were classified as substandard, dilapidated with critical defects. 

Conclusion: Results of the exterior building survey conditions indicate 25% of the structures are in 

major or critically deteriorating condition, which presents blight to a reasonable extent throughout 

the Redevelopment Area #5.  

Existence of Defective or Inadequate Street Layout 
The street pattern in the Redevelopment Area #5 has a standard grid-style street pattern.  

Conclusion: The existence of defective or inadequate street layout is not at all present within the 

Redevelopment Area #5. 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness 
The field survey data defining building uses and conditions combined with the investigation and 

review of subdivision plat maps collectively indicate that are minimal existing problems relative to 

lot adequacy, usefulness, size, and underutilization of land.  

Conclusion: Faulty lot layout in relation to size, adequacy, accessibility, and usefulness is mildly 

present within the Redevelopment Area #5. 
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Insanitary and Unsafe Conditions 
The results of the field survey provided the foundation for the recognition of insanitary and unsafe 

conditions throughout the Redevelopment Area #5. Factors contributing to insanitary and unsafe 

conditions are: 

• Deteriorating or dilapidated conditions cited in this Study are present with respect 

to the structures within the Redevelopment Area #5. Hazards, such as inadequate 

roof condition/drainage, poor siding conditions, and dilapidated secondary 

structures.  

• A few lots were found to have debris, uncontrolled vegetation, and junk scattered 

about the property. This is unappealing, unsafe, and constitutes fire hazardous 

conditions. These conditions also provide breeding and nesting grounds for vermin 

and produce public nuisance and eye sores, which can have a negative impact on 

surrounding health and viability of the area. 

• Lack of ADA accessibility, based on 2010 ADA Design Guidelines, exists in public 

areas throughout the Redevelopment Area #5. 

• Several areas of the streets and parking lots within Redevelopment Area #5 are in 

poor condition with spalling, severe cracks, and potholes. Road conditions impact the 

surrounding neighborhood. Without proper repair and continued maintenance, the 

current conditions will worsen.  

Conclusion: Insanitary and unsafe conditions are present to a reasonable degree throughout the 

Redevelopment Area #5.  

Deterioration of Site Improvements 
Field observations performed to evaluate the condition of site improvements such as streets, 

alleys, sidewalks, curbs, and gutters provided the foundation for the recognition of deterioration of 

site improvements throughout the Redevelopment Area #5. Factors contributing to deterioration of 

site improvements are: 

• Several areas of sidewalk within the Redevelopment Area #5 are cracked and 

uneven. Where sidewalks exist, they are in good condition. However, there is only a 

patchwork of sidewalks on the south side of West Q Street and are non-existent on 

Highway 86. With age and condition of the sidewalks in this area, as well as the lack 

of ADA accessible ramps and clearly defined pedestrian crossings, there are 

significant issues leading to pedestrian safety hazards. With several areas of 

existing sidewalks in poor condition throughout the Redevelopment Area #5, 

pedestrians do not have a consistent form of accessible transportation.   

• Several secondary structures found within Redevelopment Area #5 are deteriorating 

and one large commercial structure is vacant, affecting the overall appeal of the 

property and the neighborhood.  

• Many areas of the streets within Redevelopment Area #5 are in poor condition with 

spalling, severe cracks, and potholes. Road conditions impact the surrounding 

neighborhood. Without proper repair and continued maintenance, the current 

conditions will worsen.  

Conclusion: Deterioration of site improvements is present to a strong degree in the Redevelopment 

Area #5 and constitutes as a blight factor. 
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Diversity of Ownership 
The Redevelopment Area #5 has a mild diversity of ownership making it more challenging to 

assemble parcels of land to form a redevelopment project. 

Conclusion: Diversity of ownership within the Redevelopment Area #5 may affect the ability for 

proper redevelopment therefore constituting a mild blight factor. 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land 
The status of real estate taxes for properties located within the Redevelopment Area #5 was 

evaluated. The list of delinquent taxes for real property in Nebraska is posted on the Nebraska 

Department of Revenue’s website, as reported by each County’s Treasurer. After reviewing the list 

for Red Willow County, it was determined that none of the properties located in the 

Redevelopment Area #5 have any tax or special assessment delinquency.  

Conclusion: This blight factor is not at all present within the Redevelopment Area #5.   

Defective or Unusual Condition of Title 
A title insurance policy is usually issued whenever land is sold, mortgaged, or both; any title 

defects are corrected at the time of issuance. All other titles in the same subdivision or addition 

need to be checked when new title insurance has been written. Everything preceding the issuance 

of the title should be the same and any defects previously corrected. The possibility for title 

problems should be limited to improper filings, since platting on properties that have not been 

mortgaged or sold is very small. 

Conclusion: Defective or unusual condition of title with properties in the Redevelopment Area #5 

does not appear to exist and does not at all constitute a blight factor.  

Improper Subdivision or Obsolete Platting 
Developed land uses in the Redevelopment Area #5 consist of commercial, agricultural, and 

residential. The Redevelopment Area #5 has traditional style platting with larger commercial lots. 

Even though many of the properties were constructed in the mid-1900s, this platting style is still 

typical for development by today’s standards. However, the residential lots are unevenly platted 

and could create difficulties in future development. 

Conclusion: Improper subdivision or obsolete platting may affect the ability for proper 

redevelopment therefore constituting a mild blight factor. 

The Existence of Conditions Which Endanger Life or Property by Fire and Other 

Causes 
The field survey and data gathered were considered in determining the existence of conditions that 

endanger life or property by fire and other causes. Several conditions exist in the Redevelopment 

Area #5 that could potentially endanger life or property to varying degrees and are summarized as 

follows: 

The field survey indicated there are a number of conditions which endanger life or property to 

varying degrees within the Redevelopment Area #5. Sixty-seven percent of the primary structures 

were more than 40 years old, with several structures being built between 1930 and 1970. One of 

the large commercial buildings was vacant at the time of the study. Continued vacancy of the 

building could allow for further decline of the structure’s condition leading to more serious issues. 

There are instances where varying amounts (minor and major) of debris, uncontrolled vegetation, 

and junk were identified through our field survey. The presence of debris, junk, overgrown 

vegetation/downed tree limbs could constitute a substantial fire hazard, which would endanger 

both life and property. 
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Conclusion: Conditions which endanger life or property through fire or other causes do exist to a 

reasonable extent in the Redevelopment Area #5.  

Combination of Blight Factors 
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 is detrimental to the public health, safety, morals, or welfare in its present condition 

and use; and in which at least one or more of the following conditions exists: 

• unemployment in the study or designated blighted area is at least 120% of the state 

or national average; 

• the average age of the residential or commercial units in the area is at least 40 

years; 

• 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 has remained unimproved during 

that time; 

• 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  

• the area had either stable or declining population based on the last 2 decennial 

censuses. 

There are significant blight characteristics present within the Redevelopment Area #5 as 

mentioned above. Examination of the field data and information gathered as part of this analysis 

indicates the existence of the following conditions, which impede the sound growth of the 

Redevelopment Area #5:  

• Unkempt appearances, junk, and debris produce negative impacts and site 

conditions. These results discourage development or rehabilitation efforts, and 

hamper overall economic development of the area.  

• The field survey indicated there are a number of conditions which endanger life or 

property to varying degrees within the Redevelopment Area #5. Sixty-seven percent 

of the primary structures were more than 40 years old, with several structures being 

built between 1930 and 1970. One of the large commercial buildings is vacant and 

has been for some time. Continued vacancy of the building could allow for further 

decline of the structure’s condition leading to more serious issues. 

• Several areas of sidewalk within the Redevelopment Area #5 are cracked and 

uneven. Where sidewalks exist, they are in good condition. However, there is only a 

patchwork of sidewalks on the south side of West Q Street and are non-existent on 

Highway 86. With age and condition of the sidewalks in this area, as well as the lack 

of ADA accessible ramps and clearly defined pedestrian crossings, there are 

significant issues leading to pedestrian safety hazards. With several areas of 

existing sidewalks in poor condition throughout the Redevelopment Area #5, 

pedestrians do not have a consistent form of accessible transportation.   

• Several areas of the streets and within Redevelopment Area #5 are in poor condition 

with spalling, severe cracks, and potholes. Road conditions impact the surrounding 

neighborhood. Without proper repair and continued maintenance, the current 

conditions will worsen. The lack of upkeep with respect to the parking lot, sidewalks, 

curb and gutters, vegetation, exterior condition of the building, lighting, signage, etc. 

also shows major signs of site deterioration.  
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The following conditions also exist within the Redevelopment Area #5 contributing to the blight 

factors: 

• Red Willow County Assessor data indicates that 67% of the primary structures 

located within the Redevelopment Area #5 were constructed more than 40 years ago. 

Many of the properties were built between 1930 and 1970. This can be discouraging 

for reinvestment in the area. The lack of rehabilitation and reinvestment is a major 

factor impeding the retention of adequate, safe, and sanitary development.  

• The City of McCook, as a whole, has a lower median household income than the 

State of Nebraska. Based on the 2013-2017 American Community Survey reported 

McCook’s median household income to be $40,372 which is significantly lower than 

Nebraska’s median household income of $56,675.  

• The City of McCook’s population has shown a steady decrease since 1980, when the 

population was 8,404 to 2010, when the City had a population of 7,698 residents.  

Conclusion: The combination of the blight factors outlined in this document and presence of 

socioeconomic constraints, limits the sound redevelopment, impedes provisions to provide 

adequate housing and commercial development, and produces an on-going economic liability. 

There is a strong presence of these blight conditions. 

Determination of Blight Factors  
A predominance of parcels within the Redevelopment Area #5 meets the requirements of ‘blighted’ 

as outlined in the Nebraska Community Development Law. Structures and properties were 

evaluated and the blight factors were determined to be present to one of the following strengths: 

strong, reasonable, mild, or not at all. There is a distribution of the defined factors that indicated 

the analysis area is blighted. A predominance of all ten factors, and combinations of these factors, 

are present and were determined through the evaluation.  

Blight Determination Conclusion 
The Redevelopment Area #5 has three blight factors not present, one blight factor present to a 

mild degree, three blight factors present to a reasonable extent, one blight factor was present to a 

strong extent, and a combination of these factors was present to a strong degree. Table 4.3 – 

Presence of Blight Factors, Redevelopment Area #5 summarizes the presence of blight factors. 

Table 4.3 – Presence of Blight Factors 
Redevelopment Area #5 

Blight Factor Degree 

Substantial Number of Deteriorated or Deteriorating Structures Reasonable 

Existence of Defective or Inadequate Street Layout Not at All 

Faulty Lot Layout in Relation to Size, Adequacy, Accessibility, or Usefulness Mild 

Insanitary or Unsafe Conditions Reasonable 

Deterioration of Site or Other Improvements Strong 

Diversity of Ownership Mild 

Tax or Special Assessment Delinquency Exceeding the Fair Value of the Land Not at All 

Defective or Unusual Conditions of Title Not at All 

Improper Subdivision or Obsolete Platting Mild 

The Existence of Conditions that Endanger Life or Property by Fire or Other Causes Reasonable 

Combination of Blighting Factors and the Presence of Other Socioeconomic Conditions Strong 

  



Blight and Substandard Determination Study 2019 – City of McCook, Nebraska 

52 

4.5 Determination of Need for Public Intervention 
Section 18-2102 of the Nebraska Community Development Law requires that in determining 

whether or not any area is blighted and substandard, the condition of the area must be such that 

the remedy of the blight and substandard conditions within the area be beyond the control of the 

City, solely by regulatory control and exercise of the police power, and cannot be effectively dealt 

with by the ordinary operations of private enterprise without the aids provided under this law The 

McCook City Council, acting as reasonable and practical persons, could deem public intervention 

as essential or appropriate. For that reason, each factor being evaluated in the context of the 

extent of its presence, and the combined impact of all factors found in the area, this study finds 

that public intervention is needed for redevelopment efforts. 

Evaluation of substandard and blighted conditions indicates that the City of McCook can and 

should encourage long-term improvements within the Redevelopment Area #5. Improvements and 

conditions can be accomplished through applications of zoning regulations; nuisance abatement; 

infrastructure improvements; pedestrian accessibility improvements; dilapidated building 

demolition, rehabilitation, and construction; and debris cleanup. Increasing taxes or assessments 

to fund needed improvements would reduce available incomes of area patrons and lead to the 

further decline in the maintenance, upkeep, and quality of structures in the area and City as a 

whole.  

The community cannot achieve improvements without the aids made available through the 

Community Development Law. Existing conditions, including structural conditions, debris, 

overgrown vegetation/downed tree limbs, and vacancy are deterrents and discourage 

redevelopment and private investment. Many structures continue to age and deteriorate; if not 

redeveloped or rehabilitated, these structures can create safety concerns for the area. All of these 

conditions contribute to the decrease in marketability for development and redevelopment of the 

Redevelopment Area #5. A solution can only be found through the means made available through 

the Nebraska Community Redevelopment Law.  

In summary, if substandard and blighted conditions were remedied within a reasonable time, 

redevelopment of the area would improve the economic climate and prevent further decline of the 

area. This can be accomplished through joint efforts of the private sector, the City of McCook, and 

aids provided under the Community Redevelopment Law. Working together to remedy and repair 

substandard and blighted conditions has been determined to be essential, warranted, and vital to 

the redevelopment of the Redevelopment Area #5.  

4.6 Conclusion 
The previously listed substandard and blighted factors have been identified through analysis of 

census data, survey data results, and field evaluation and are sufficiently present and distributed 

for designation of the Redevelopment Area #5 to be blighted and substandard.  
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Images of Area #5 
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