
BELLEVUE PLANNING COMMISSION
Thursday, March 28, 2024 6:00 PM
Bellevue City Hall
1500 Wall Street
Bellevue, NE 68005

1. CALL TO ORDER:
a. Pledge of Allegiance
b. Roll Call
c. The Open Meetings Act location
d. Approve Minutes of January 25, 2024 Regular Meeting
e. Accept into the record all staff reports, attachments, memos, and handouts regarding each 
application.

2. CONSENT AGENDA/PUBLIC HEARINGS:
a. Request to amend Section 8.03.06, City of Bellevue Zoning Ordinance, regarding hard 
surface parking.  Applicant:  City of Bellevue. 

3. PUBLIC HEARINGS:
a. Request to approve the Redevelopment Plan for Lots, 2, 4, & 5 and Outlots A, D, E & F, 
Cardinal Commons (Phase II).  Applicant:  Excel Development Group.  General location:  13th 
Street and Kasper Street.  Case #:  ECD-63.
b. Request to rezone Lot 2, Menke’s Second Addition, from BG to MU for the purpose of a 
mixed-use development, with site plan approval.  Applicant:  Housing Foundation for Sarpy 
County.  General location 2202 Pleasantview Lane.  Case#:  Z-2401-01.
c. Request to amend Section 7.04.03 (7), City of Bellevue Zoning Ordinance, regarding 
billboard signs.  Applicant:  City of Bellevue.

4. CURRENT BUSINESS
a. Comprehensive Plan updates from staff

5. ADJOURNMENT
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 Agenda Item 3.a. 
 
To:   Planning Commission 

From:   Angela Curry, Assistant Planning Manager 

Date:  March 21, 2024 

Subject:  Lots 2, 4, and 5, and Outlots A, D, E, and F Cardinal Commons Addition (Phase 

II) 

 

 

Attached for your review and recommendation is the Redevelopment Plan for Cardinal 

Commons (Phase II). This plan proposes the redevelopment of the vacant property of Lots 2, 

4, and 5, and Outlots A, D, E, and F Cardinal Commons Addition. This area was previously 

designated as blighted and substandard by the City Council. Approval of the Redevelopment 

Plan is the next step in the redevelopment process. 

Cardinal Commons II (Phase II of the proposed Cardinal Commons subdivision) is 

approximately 5.4 acres in size and consists of several lots generally located on the northeast 

corner of South 13th Street and Kasper Street.  The Cardinal Commons development received 

final approval by the City Council on September 19, 2023.   

The applicant is proposing redevelopment of the property by constructing 13 duplexes 

consisting of 26 units of affordable senior housing.  Each unit will be a two-bedroom, one-

bathroom, with approximately 1,034 square feet of living area, 53 square feet of storage space, 

and a 292 square foot single-car garage, for a total of 1,379 square feet.   

The applicant is applying for both federal and state low-income housing tax credits from the 

Nebraska Investment Finance Authority (NIFA). The project will be subject to a Land Use 

and Restriction Agreement with NIFA that will require 40% of the units to have overall rents 

affordable at or below 60% of the applicable median income for a period of 45 years. The 

applicant is estimating the property’s assessed valuation to be $1,380,000 upon completion 

of the 13 duplexes at Cardinal Commons II.  

The Redevelopment Plan states there is approximately $10,103,580 of Tax Increment 

Financing (TIF) eligible redevelopment costs associated with the project. The applicant is 

proposing the use of TIF to fund $250,000 of these expenses. The breakdown of costs and 



data supporting the payback of TIF expenditures is attached to the Redevelopment Plan for 

your review. 

The City Attorney and Finance Director have reviewed the Plan and found it acceptable 

concerning legal content and the proposed interest rate.  

The Planning Department believes this project will be a benefit to the city through the 

improvement of a blighted and substandard area with a parcel that has remained vacant and 

underutilized.  The Comprehensive Plan designates this area as medium-density residential.  

The applicant’s proposed development is in conformance with the Comprehensive Plan.  The 

property is currently zoned RG-28-PS (General Residential – Planned Subdivision).  The 

proposed residential development is consistent with the existing uses adjacent to the property 

and conforms to the city’s overall plan for development.  

The Redevelopment Plan meets the requirements of Section 18-2111 of Nebraska State 

Statutes with respect to required plan contents. As required by Nebraska State Statutes, the 

Planning Department advertised the public hearing on this application twice in local 

publications and sent notification to the governing bodies of Sarpy County, the Papio-

Missouri River NRD, Metropolitan Community College, ESU #3, and the Bellevue Public 

School District. 

PLANNING DEPARTMENT RECOMMENDATION: 

The Planning Department recommends approval of the Cardinal Commons II Redevelopment 

Plan based on conformance with the Comprehensive Plan, elimination of a blighted and 

substandard area, conformance with the requirements of the State Statutes, and the 

opportunity for infill redevelopment. 
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TAX INCREMENT FINANCING REDEVELOPMENT PLAN 
 

FOR 
 

CARDINAL COMMONS II 
 
 
 
 

 
LOTS 2, 4 & 5 AND OUTLOTS A, D, E & F, CARDINAL COMMONS ADDITION 

  
BELLEVUE, NEBRASKA 

SUBMITTED: January 31, 2024 

 

 

Submitted to: 

Chairman and Members of the Planning Board 

 

 

Submitted by: 

 

 
Applicant:    Cardinal Commons II, LLC 

Attn: Excel Development Group 
8551 Lexington Avenue 
Lincoln, NE 68505 

Attorney for Applicant:   Andrew R. Willis  
 Cline Williams Wright Johnson & Oldfather, L.L.P. 
 233 South 13th Street  
 Suite 1900  
 Lincoln, NE 68508 
 (402)  479-7151 
 awillis@clinewilliams.com  
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PROJECT DESCRIPTION 
 

Background:  
 
 The project site is generally located at the Northeast corner of the intersection of South 13th Street 
and Kasper Street. The project site consists of Lots 2, 4 & 5, and Outlots A, D, E & F Cardinal Commons 
Addition, City of Bellevue, Sarpy County Nebraska, and is approximately 5.42 acres.  
 

The project site is designated as a “blighted and substandard” area by the City of Bellevue. 
Redevelopment of the property will support the City of Bellevue’s elimination of blighted and substandard 
areas within its boundaries as well as provide needed additional affordable housing in the City and is in 
direct response to the 2019 floods.  
 

Redevelopment of this site is anticipated to begin in the first quarter of 2025. It is anticipated that 
the construction of the 13 duplexes consisting of 26 units of affordable senior housing for this project will 
be completed in 2026.   

 
The proposed project will be the second phase of the Cardinal Commons residential development.  

The redevelopment plan for the first phase (Cardinal Commons I) was approved in 2023. 
 

Existing Land Use and Conditions of the Redevelopment Site:  
 

The Recorded Plat is attached as Exhibit “A-1”.  The project site will be the land designated as Lots 
2, 4 & 5, and Outlots A, D, E & F Cardinal Commons Addition, City of Bellevue, Sarpy County Nebraska 
on the Recorded Plat (the “Project Site”). Attached as Exhibit “A-2” shows the proposed site plan for the 
project.  

 
The Project Site is currently owned by Excel Holdings, LLC. Cardinal Commons II, LLC has a 

binding contract to purchase the Project Site contingent upon funding of affordable housing tax credits from 
the Nebraska Investment Finance Authority (NIFA) and the approval of tax increment financing. 

 
The Project Site is currently vacant ground.  Some initial tree clearing and grading was completed 

during the first phase development, but all previous work on the Project Site constitutes site demolition and 
preparation, which is permitted prior to the approval of the redevelopment project pursuant to Neb. Rev. 
Stat. § 18-2117.03.   

  
The Project Site is currently zoned as RG-28-PS (General Residential).  

 
The Project Site has been declared to be blighted and substandard by the City of Bellevue pursuant 

to the standards of the Community Development Law, Neb. Rev. Stat.§ 18-2101, et. seq. 
 
Proposed Use and Project Details:  
 

The Recorded Plat and Site Plan is attached as Exhibit “A”.  The Applicant proposes to construct 
13 duplexes consisting of 26 units of affordable senior housing known as Cardinal Commons II. Each unit 
will have  2 bedrooms and 1 bathroom, and have approximately 1,034 square feet living area, 53 SF storage 
area, 292 SF single-car garage, total of 1,379 SF. The Project Site is zoned RG-28-PS (General Residential), 
and the proposed project is a permitted use in this zoning district.    
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The residential structures will be built by a contractor selected by the Applicant.  The architectural 
plans are being designed by Architectural Design Associates (ADA). Engineering services are provided by 
REGA Engineering. 
 

Applicant anticipates beginning grading and construction of necessary infrastructure in the first 
Quarter of 2025, and anticipates completing the construction of the duplexes in 2025.  The anticipated base 
year for TIF purposes is anticipated to be 2025, and the effective date for the division of taxes is anticipated 
to be January 1, 2026. 
 

 
Applicant will operate the project as an affordable senior rental project for with at least one 

qualifying tenant living in the unit being aged 55 or older. The Applicant is applying for both federal and 
state low-income housing tax credits from the Nebraska Investment Finance Authority (NIFA). The project 
will be subject to a Land Use and Restriction Agreement with NIFA that will require 40% of the units to 
have overall rents affordable at or below 60% of the applicable median income for a period of 45 years.      

 
 
Parking Plan for Proposed Project:  
 
 Each residence will have an attached garage and driveway available for parking. There will be 
parking along the roads within the development as well. There will also be a parking lot available at the 
community building which is located on the first phase.  
 
 

ANALYSIS: 
 

The Project Site is located within a Community Redevelopment Area, meets the requirements of 
the Community Development Law, and qualifies for the submission of an application for the utilization of 
Tax Increment Financing (“TIF”) to cover costs associated with project development as submitted for 
approval through the TIF process. The project will be in compliance with the City’s zoning requirements, 
the City’s Master Plan, and applicable ordinances and development regulations. 
 

This project serves to expand housing availability for persons in Bellevue 55 and older with 80% 
of the units rented only to residents with incomes below 60% of the applicable medium income.  The project 
also eliminates an area of blight with no recent development. The project will provide the needed site 
preparation, utilities connections, and infrastructure necessary to develop a location that has stagnated 
development due to the lack of necessary infrastructure for a comprehensive development. The difficulties 
and the additional costs involved in installing infrastructure and connecting utilities are challenges that 
further support the necessity of TIF assistance for this project. 
 

This project would not be feasible without the assistance of TIF. The project’s largest source of 
funds are federal and state low income housing tax credits. These credits are allocated by the Nebraska 
Investment Finance Authority (NIFA). The project will be subject to a Land Use Restriction Agreement 
(“LURA”) filed by NIFA that will require 40% of the units in the project to have overall rents affordable at 
or below 60% of the applicable median income for a period of 45 years. This restriction substantially reduces 
the available income from the project as shown by the calculation on the return on investment with and 
without TIF funds attached as Exhibit B. The LURA prohibits the owner from increasing the rental amounts 
charged, thereby keeping the project affordable to low-income tenants.  This is an important feature of the 
LIHTC project and supports the intent of the owner to provide quality affordable housing in Bellevue, but 
the cap on rental revenue below market-rate rents means that the project has no other means to cover the 
expensive capital investment to develop the Project Site.  A reasonable investor would not find the return 
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on investment to be sufficient to invest additional equity into the project. In addition, the project is required 
to have a debt service coverage ratio of at least 1.15. Without TIF, the debt service coverage ratio would 
only be 1.09 and the project could not go forward. Therefore, the assistance of TIF is absolutely necessary 
to complete this project.  
 
In addition to the need for TIF to help pay for the eligible public improvement costs, the TIF is also a key 
component in the overall project financing that will allow the applicant to obtain the tax credit award that 
will make the project feasible. The application process to receive the tax credits from NIFA is very 
competitive. Only about 1/3 of projects that apply for the tax credits get funded by NIFA. Cardinal 
Commons II did not get funded in the last round of 2023. Two projects in Papillion and one in Millard got 
funded for the metro applications in the last round.  Cardinal Commons II is reapplying for tax credits, but 
it needs to improve the application (based on the application points system) to obtain a tax credit award.  
Approved TIF will increase the number of points Cardinal Commons II has in NIFA’s application process.  
To get the project over the hump to get funded Cardinal Commons II is applying for TIF now so it can use 
it as leverage points on its tax credit application for NIFA in May of 2024.  The project will not be feasible 
without both a tax credit award and TIF, but TIF is the necessary first step to support the project and to 
assist with obtaining a tax credit award from NIFA. 

 
 
Project Finance Summary 
 
Sources of Funds              Amounts: 

Federal Tax Credit Equity            $4,416,528 

State Tax Credit Equity              $2,038,602 

Community Development Block Grant – Disaster Recovery Funds  $2,000,000  

Permanent Financing               $988,450 

Tax Increment Financing            $250,000 

General Partner Equity              $290,000 

CDBG‐ Community Revitalization Funds          $120,000 

Total Sources of Funds              $10,103,580 

 

Uses of Funds                Amounts: 

Land                  $400,000 

Real Prop Development – Offsite          $20,000 

On Site Grading, Clearing, Etc.            $1,685,000 

Title Recording and Insurance            $30,723 

Soils Testing & Concrete Testing           $26,000 

Architect & Engineering Fees            $145,600 

Architect – Construction Supervision          $5,000 

Environmental Study              $5,000 

Market Study                 $4,500   

Federal & State Tax Credit Fees            $152,975 

Project Reserves              $393,210 

Construction (26 units)              $7,235,572 

Total Uses of Funds              $10,103,580 
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Assessed Valuation Discussion 
 
The project will be subject to Section 77-1333 of the Nebraska Revised Statutes which requires the County 
Assessor to assess the project using the income approach, taking into account the rent and income 
restrictions that are created and enforced by the LURA.  Pursuant to the Section 77-1333 income approach 
formula, the Applicant estimates the average assessed valuation for each of the 13 duplexes to be 
$106,153.84 per duplex for a total valuation of $1,380,000 after construction is complete. The preliminary 
2024 assessed valuation for the Project Site is $101,295.  
 
Land Use and Zoning 
 
The Project Site is zoned RG-28-PS (General Residential). The project conforms to its current zoning 
designation and is a permitted use in this zoning district.  
 
Utilities and Public Improvements  
 
The project will require installation of roads, sidewalks, curbing, gutters, hydrants, sewers, and stormwater 
improvements within the project area and in the public right of way adjacent to the project.  
 
Historical Status 
 
Not applicable. 

 
 

EVALUATION CRITERIA: MANDATORY CRITERIA 
 

1. The project must be located within a blighted area or an area eligible for a designation of 
blighted as required and set forth by Nebraska statute. 

 
The Project Site was previously designated by the City of Bellevue as a substandard and blighted 
in accordance with Community Development Law, Neb. Rev. Stat.§ 18-2101, et. seq. 
 

2. The project must further the objectives of the City’s Master Plan. 
 

The project will result in the development of approximately 5.42 acres of underutilized land at the 
northeast corner of Kasper Street and 13th Street in Bellevue, NE. Once completed the development 
will offer 26 new duplex units for rental to tenant’s 55 and older with 80% of the units having 
incomes below 60% of the applicable medium income. The project will support the continued 
growth and housing needs of the Bellevue community. According to the Sarpy County & 
Communities, Nebraska County-Wide Housing Study with Strategies for Housing Affordability 
findings a majority of the 399 lost housing units in Sarpy County due to the 2019 disaster, an 
estimated 340 units, were in areas occupied by low- to moderate-income individuals and families. 
This includes an estimated 200 manufactured, modular and mobile homes in the City of Bellevue. 
At least 278 rental units are recommended for very low and low-income Sarpy County households 
by 2025. An estimated 154 rental housing units should be designated for seniors in the City of 
Bellevue. Bellevue Affordable Housing Action Plan shows a need for 104 affordable housing units 
for seniors (55+) and a need for 165 affordable housing units for seniors (55+) by 2032. This 
residential development conforms to the general plan for the City as a whole because it is consistent 
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with the residential uses east and south of the Project Site. Additionally, the project furthers the 
City’s goal of adding residential development to the area in a manner that is economically feasible. 
 

3. The use of TIF for the project will not result in a loss of pre-existing tax revenues to the City 
and other taxing jurisdictions. 

  
The Tax Increment Financing request proposes to utilize only the increase in property taxes 
resulting from the improvements made by the developer. Existing tax revenues will continue to 
accrue to the benefit of the City of Bellevue and other taxing jurisdictions within which the property 
lies. This property is currently underdeveloped, and the development of the property will add to the 
future tax base of the City. The City and other taxing authorities will continue to receive taxes at 
the current assessed value for the base year and will receive a significant increase in taxes on the 
increased taxable value upon completion of the TIF payments. 
 

4. The developer is able to demonstrate that the project would not be economically feasible 
without the use of Tax Increment Financing. In addition, if the project has site alternatives, 
the proposal must demonstrate that it would not occur in the area without TIF. Return on 
investment assists in determining the economic feasibility of the project. 

 
See Developer’s “Return on Investment Analysis” attached hereto as Exhibit “B”. This project 
would not be feasible without the assistance of TIF. The project’s largest source of funds will be 
federal and state low income housing tax credits. These credits are allocated by the Nebraska 
Investment Finance Authority (NIFA). The project will be subject to a Land Use Restriction 
Agreement filed by NIFA that will require 40% of the units in the project to have overall rents 
affordable at or below 60% of the applicable median income for a period of 45 years. This restriction 
substantially reduces the available income from the project as shown by the calculation on the return 
on investment with and without TIF funds attached as Exhibit B.  In an unrestricted housing 
development project, the developer would increase rents to ensure that an adequate return on the 
investment of the development could be achieved.  However, with the restricted rents to ensure the 
project remains affordable to low-income tenants, the developer does not have the ability to raise 
rents to cover the high cost of construction and needs TIF to pay for the TIF-eligible improvements 
and make the overall project feasible. A reasonable investor would not find the return on investment 
to be sufficient to invest additional equity into the project. In addition, the project is required to 
have a debt service coverage ratio of at least 1.15. Without TIF, the debt service coverage ratio 
would only be 1.09 and the project could not go forward. Therefore, the assistance of TIF is 
absolutely necessary to complete this project.  
 

 
COST-BENEFIT ANALYSIS 

 
1. Tax shifts resulting from the approval of the use of funds pursuant to section 18-2147 (of the 

Community Development Law): 
There are no anticipated tax shifts resulting from this project. The current taxing authorities will 
continue to receive taxes on the property at the current assessed value determined for the base year. 

 
2. Public infrastructure and community public service needs impacts and local tax impacts 

arising from projects receiving incentives: 
Public infrastructure currently exists adjacent to the Project Site. The project will provide the 
necessary infrastructure within the site.  There will be two street entrances into the project, from 
Kasper Street on the south and from both 13th Street on the west.  Currently, this site is underutilized 
contributes to the blight of the area. In the long term, the project will provide a significant increase 
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in local property tax revenues based upon the increased value of the developed site after repayment 
of the TIF funds. Because the project will provide 26 new senior housing units to the area, any 
impact upon the community public services already provided in the area is outweighed by the 
increased future tax revenue to be provided by the development.  

 
3. Impacts on employers and employees of firms locating or expanding within the boundaries of 

the area of redevelopment project: 
During redevelopment and construction, the project will create jobs and local businesses are likely 
to be patronized by workers. Upon completion of the project, the project will create housing 
availability for new and existing residents of the Bellevue community. The project will further 
benefit local businesses by increasing the residents in the area who will be likely to patronize nearby 
Bellevue businesses. 

 
4. Impacts on businesses within the area: 

This project will bring 26 additional households to the community of Bellevue. Those residents will 
support local shops and restaurants. The project will also provide new housing options for tenant’s 
55 and older in Bellevue. The project will allow seniors in Bellevue to age in place and help prevent 
Bellevue seniors leaving the community for better options in neighboring communities.   

 
5. Impacts on students’ populations and school districts within the project area: 

Since this the 26 duplex units in this project will be rented to tenants 55 and older, the project is not 
likely to increase the student population in the school district with the project area.   
 

6. Any other impacts relevant to the consideration of costs and benefits arising from the 
development project: 
This project is the second phase of a development effort to bring new housing into an area that has 
not seen development for many years and will hopefully act as a catalyst for other developments 
and the revitalization of the surrounding properties. This project is in direct response to the 
devastating flooding that happened in 2019. Part of the funding source for Cardinal Commons II 
will be a $2 million Community Development Block Grant – Disaster Recovery (CDBG-DR) grant 
that’s in response to the flooding. The City of Bellevue was one of the hardest hit areas from the 
record breaking 2019 floods. The project will bring much needed affordable housing to the City of 
Bellevue, will benefit low- to moderate-income persons, and will increase community resiliency in 
the face of future natural disasters by adding affordable housing in non-flood zone areas of Bellevue. 

 
 
TIF REQUEST 

 
The TIF request is for $250,000 plus accrued interest. The TIF amount is 2.47% of the total project 

cost. TIF will be used to offset TIF eligible costs such as land acquisition, site prep work, architectural and 
engineering fees, and public improvements as required. The TIF Eligible Expenses are shown in detail on 
Exhibit C. The total estimated project cost is $10,103,580. The final assessed increased valuation upon 
completion of the project of $1,380,000 will support the TIF request of $250,000 with interest at the rate of 
7.25% per annum as shown by the TIF Projections attached as Exhibit D. 
 

 
 
 
 



 

 
EXHIBIT A-1 

RECORDED PLAT 

 



 

EXHIBIT A-2 
SITE PLAN 

 
 
 

 
 
 

Preliminary site plan – subject to change. 
 



 

EXHIBIT B 
 

RETURN ON INVESTMENT ANALYSIS 
 
 
 
 
Project with TIF ROI Analysis  

 
 



 

 
Project without TIF ROI Analysis 

 
 
Debt Service Coverage Ratio (DSCR) 
Project with TIF DSCR: 1.459 
Project without TIF DSCR: 1.09 
 
Conclusion 
Project without TIF would have a -0.31% after tax IRR and a -0.44% before tax equivalent IRR consequence. 
Project without TIF would make the DSCR fall to 1.09 which is below the 1.15 minimum requirement.  



 

 

EXHIBIT C 
 

TIF ELIGIBLE EXPENSES 
 

  
TIF Eligible Expenses 
Land Acquisition  $400,000 
Site Grading   $400,000 
Storm Sewer   $133,750 
Sanitary Sewer   $250,000 
Paving    $300,000 
Sidewalk   $83,750 
Water    $400,000 
Electricity    $117,500 
Architecture/Engineering $145,600 
Attorney Fees   $12,500 
TIF Application Fees  $3,500 
 
Total:     $2,246,600 
Requesting:   $250,000 

 
 

Note: the costs of all TIF eligible expenses are preliminary and subject to change upon final design, bides, 
general market conditions, and other factors.  
  



 

 

EXHIBIT D 
 

TIF PROJECTIONS 
 

General Assumptions  
Interest Rate 7.25%  
Tax Levy 2.222882  
TIF Period (years) 15  

   
Project Valuation Assumptions   
Base Value  $101,295  
Final Value $1,380,000  

   
TIF Calculations  

 Value Taxes 

Pre-Project $101,295 $2,252 

Completed  $1,380,000 $30,676 

Increment $1,278,705 $28,424 

   
Annual TIF $28,424  
Total TIF $426,362 
Present Value $257,343 
Requested TIF $250,000  

 
 
 
 
 
 

4879-5487-8369, v. 1 
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	Cardinal Commons Redevelopment Plan Staff Memo
	Cardinal Commons II - Redevelopment Plan

	b. Request to rezone Lot 2, Menke’s Second Addition, from BG to MU for the purpose of a mixed-use development, with site plan approval.  Applicant:  Housing Foundation for Sarpy County.  General location 2202 Pleasantview Lane.  Case#:  Z-2401-01.
	Agenda Item 3.b. Staff Report (1)
	Site Plan
	Landscape Plan

	c. Request to amend Section 7.04.03 (7), City of Bellevue Zoning Ordinance, regarding billboard signs.  Applicant:  City of Bellevue.
	Agenda Item 3.c. Staff Memo


	4. CURRENT BUSINESS
	a. Comprehensive Plan updates from staff
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