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CREIGHTON PROPOSED REDEVELOPMENT AREA 

BLIGHT & SUBSTANDARD STUDY 

 

COMMUNITY REDEVELOPMENT LAW 

 

The State of Nebraska has established Community Redevelopment Law to correct conditions of blight 

within the State’s municipalities and provide guidance for remedying conditions of blight, thereby 

encouraging redevelopment projects to take place in areas that would be considered otherwise 

undevelopable.   

 

(NRS 18-2102):  

It is hereby found and declared that there exist in cities of all classes and villages of this state 

areas which have deteriorated and become substandard and blighted because of the unsafe, 

insanitary, inadequate, or overcrowded condition of the dwellings therein, or because of 

inadequate planning of the area, or excessive land coverage by the buildings thereon, or the lack 

of proper light and air and open space, or because of the defective design and arrangement of 

the buildings thereon, or faulty street or lot layout, or congested traffic conditions, or 

economically or socially undesirable land uses, or the lack of affordable housing in the area, or 

the existence of underdeveloped parcels that have been within the extraterritorial zoning 

jurisdiction of the city for more than twenty-five years. 

  

Such conditions or a combination of some or all of them have resulted and will continue to result 

in making such areas economic or social liabilities harmful to the social and economic well-being 

of the entire communities in which they exist, needlessly increasing public expenditures, 

imposing onerous municipal burdens, decreasing the tax base, reducing tax revenue, 

substantially impairing or arresting the sound growth of municipalities, aggravating traffic 

problems, substantially impairing or arresting the elimination of traffic hazards and the 

improvement of traffic facilities, and depreciating general community-wide values. 

 

The existence of such areas contributes substantially and increasingly to the spread of disease 

and crime, necessitating excessive and disproportionate expenditures of public funds for the 

preservation of the public health and safety, for crime prevention, correction, prosecution, 

punishment, and the treatment of juvenile delinquency, and for the maintenance of adequate 

police, fire, and accident protection and other public services and facilities. These conditions are 

beyond remedy and control solely by regulatory process in the exercise of the police power and 

cannot be dealt with effectively by the ordinary operations of private enterprise without the aids 

herein provided. The elimination of such conditions and the acquisition and preparation of land 

in or necessary to the renewal of substandard and blighted areas and its sale or lease for 

development or redevelopment in accordance with general plans and redevelopment plans of 

communities and any assistance which may be given by any state public body in connection 

therewith are public uses and purposes for which public money may be expended and private 
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property acquired. The necessity in the public interest for the provisions of the Community 

Development Law is hereby declared to be a matter of legislative determination. 

It is further found and declared that the prevention and elimination of blight is a matter of state 

policy, public interest, and statewide concern and within the powers and authority inhering in 

and reserved to the state, in order that the state and its municipalities shall not continue to be 

endangered by areas which are focal centers of disease, promote juvenile delinquency, and 

consume an excessive proportion of their revenue. 

It is further found and declared that certain substandard and blighted areas, or portions thereof, 

may require acquisition, clearance, and disposition, subject to use restrictions, as provided in 

the Community Development Law, since the prevailing conditions of decay may make 

impracticable the reclamation of the area by conservation or rehabilitation; that other areas or 

portions thereof may, through the means provided in the Community Development Law, be 

susceptible of conservation or rehabilitation in such a manner that the conditions and evils, 

hereinbefore enumerated, may be eliminated, remedied, or prevented; and that salvageable 

substandard and blighted areas can be conserved and rehabilitated through appropriate public 

action and the cooperation and voluntary action of the owners and tenants of property in such 

areas. 
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PURPOSE 

The purpose of the study is to assist in following the guidance set forth by the Nebraska State 

Legislature regarding the definition of blighted and substandard and to identify new target areas in 

the community for redevelopment and workforce housing development and to propose a general 

redevelopment plan for these areas.  

 

The area in question was compared to the definition of a substandard and blighted area as defined 

by Nebraska Revised Statute 18-2103(32), which explicitly defines a substandard area as: 
  

[A]n area in which less than twenty percent of the housing is affordable housing, 

[A]n area in which there is a predominance of buildings or improvements, whether non-

residential or residential in character, which, by reason of dilapidation, deterioration, 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, (which cannot be 

remedied through construction of prisons), and is detrimental to the public health, safety, morals, 

or welfare, OR 

[A]n area within the city’s extraterritorial zoning jurisdiction that contains underdeveloped 

parcels that have been underdeveloped for more than twenty-five years; 
  

Section 18-2103(4) also defines a blighted area as: 
 

[A]n area, which (a) by reason of the presence of a substantial number of deteriorated or 

deteriorating structures, existence of defective or inadequate street layout, faulty lot layout in 

relation to size, adequacy, accessibility, or usefulness, insanitary or unsafe conditions, 

deterioration of site or other improvements, diversity of ownership, tax or special assessment 

delinquency exceeding the fair value of the land, defective or unusual conditions of title, improper 

subdivision, obsolete or no platting, the existence of conditions which endanger life or property 

by fire and other causes, or the existence of underdeveloped parcels that have been within the 

extraterritorial zoning jurisdiction of the city for more than twenty-five years, or 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 

(b) in which there is at least one of the following conditions: (i) Unemployment in the designated 

area is at least one hundred twenty percent of the state or national average; (ii) the average age 

of the residential or commercial units in the area is at least forty years; (iii) more than half of 

the plotted and subdivided property in an area is unimproved land that has been within the city 

for forty years and has remained unimproved during that time; (iv) the per capita income of the 

area is lower than the average per capita income of the city or village in which the area is 

designated; (v) the area has had either stable or decreasing population based on the last two 

decennial censuses; or (vi) less than twenty percent of the housing in the area is affordable 

housing. 
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Section 18-2103(4) also states the amount of area that a city can designate as blighted and 

substandard. Thus, Creighton, a city of the second class, is permitted to declare no more than 50% 

of the land within the city’s corporate limits and extraterritorial zoning jurisdiction as blighted & 

substandard, and in need of redevelopment: 
 

In no event shall a city of the metropolitan, primary, or first class designate more than thirty-

five percent of the city and the city’s extraterritorial zoning jurisdiction as blighted, a city of the 

second class shall not designate an area larger than fifty percent of the city and the city’s 

extraterritorial zoning jurisdiction as blighted, and a village shall not designate an area larger 

than one hundred percent of the village and the village’s extraterritorial zoning jurisdiction as 

blighted.  
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IDENTIFICATION OF CREIGHTON PROPOSED REDEVELOPMENT AREA 2 

 

Area Description:  

 

Creighton Proposed Redevelopment Area 2 encompasses approximately 216 acres and is legally 

described as follows: 

 

From a point beginning at the northwest corner of Parcel ID (PID) #540012090, then moving east 

until reaching the west property line of PID #540002261, then moving south until reaching the 

southwest corner of PID #540002261, then moving east along the north right-of-way (ROW) line 

of Lake Street until reaching the southeast corner of PID #540002239, then moving north along 

the west ROW line of Peabody Avenue until reaching a point on the west ROW line of Peabody 

Avenue directly west of the northwest corner of PID #540012843, then moving east across 

Peabody Avenue and across the north property line of PID #540012843 until reaching the 

northeastern corner of PID #540012843, then moving south along the east property line of PID 

#540012843 until reaching the northern property line of PID #540002324, then moving east until 

reaching the northeast corner of PID #540003023, then moving southeast along the east property 

line of PID #540003023 until reaching the southeast corner of PID #540003022, then moving east 

until reaching the southeast corner of PID #540002739, then moving south until reaching the 

southwest corner of PID #540002740, then moving east until reaching the southeast corner of PID 

#540002740, then moving south until reaching the south ROW line of Main Street, then moving 

west along the south ROW line of Main Street until reaching the northeast corner of PID 

#540003038, then moving south following the east property line of PID #540003038 until 

reaching the southeast corner of PID #540003038, then moving west until reaching the southwest 

corner of PID #540003038, then moving south until reaching the southeast corner of PID 

#540002635, then moving west until reaching the southeast corner of PID #540002636, then 

moving south until reaching the south ROW line of Garfield Street, then moving west until 

reaching the northeast corner of PID #540002697, then moving south until reaching the north 

property line of PID #540002775, then moving east until reaching the northeast corner of PID 

#540002775, then moving south until reaching the southeast corner of PID #540012359, then 

moving west until reaching the northeast corner of PID #540002837, then moving north until 

reaching the northeast corner of PID #540002810, then moving west along the south ROW line of 

Maple Street until reaching a point on the south ROW line of Maple Street directly south of the 

southeast corner of PID #540002847, then moving north until reaching the northwest corner of 

PID #540002845, then moving east until reaching the northwest corner of PID #540002853, then 

moving north until reaching the northwest corner of PID #540002583, then moving west until 

reaching a point on the north property line of PID #540002866 until reaching a point on the north 

property line of PID #540002866 directly south of the northwest corner of PID #540002425, then 

moving north until reaching the southwest corner of PID #540002425, then moving east until 

reaching the southwest corner of PID #540002431, then moving south along the east ROW line of 

Millard Avenue until reaching the southwest corner of PID #540002579, then moving east along 

the north ROW line of Emerson Street until reaching the southeast corner of PID #540002690, 
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then moving north along the west ROW line of Peabody Avenue until reaching the southeast 

corner of PID #540013669, then moving east along the north ROW line of Main Street until 

reaching the southeast corner of PID #540002631, then moving north until reaching the northeast 

corner of PID #540002631, then moving west until reaching a point on the north property line of 

PID #540002631 directly south of the southeast corner of PID #540002627, then moving north 

until reaching the northeast corner of PID #540002627, then moving west along the south ROW 

line of State Street until reaching the northeast corner of PID #540002483, then moving north 

along the west ROW line of Peyton Avenue until reaching the northeast corner of PID #540002330, 

then moving west along the south ROW line of Central Street until reaching the northwest corner 

of PID #540002400, then moving south along the east ROW line of Steele Avenue until reaching 

the northwest corner of PID #540002869, then moving west along the south ROW line of Main 

Street until reaching a point on the north ROW line of PID #540003000 directly south of the 

southwest corner of PID #540003051, then moving north across Main Street and following the 

west property line of PID #540003051 until reaching the northwest corner of PID #540003051, 

then moving west until reaching the southwest corner of PID #540012090, then moving north 

until reaching the northwest corner of PID #540012090, which is the point of beginning, 

approximately 216 acres. 

 

Area Map:  
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Parcel ID Numbers within Creighton Proposed Redevelopment Area 2 
 

540002264 540002632 540002536 540002750 540002297 540002708 540002568 540002788  

540002265 540002633 540002537 540002751 540002298 540002709 540002569 540002846  

540002266 540002634 540002538 540002752 540002299 540002710 540002570 540002852  

540002267 540002635 540002539 540002753 540002300 540002711 540002571 540002853  

540002268 540002636 540002540 540002754 540002301 540002712 540002572 540002854  

540002269 540002637 540002541 540002755 540002302 540002713 540002573 540002855  

540002270 540002638 540002542 540002756 540002303 540002714 540002580 540002856  

540002271 540002639 540002543 540002757 540002304 540002715 540002581 540002857  

540002273 540002640 540002544 540002758 540002305 540002716 540002582 540002859  

540002274 540002641 540002545 540002759 540002306 540002717 540002583 540002860  

540002275 540002642 540002546 540002760 540002307 540002718 540002584 540002861  

540002276 540002643 540002547 540002761 540002308 540002719 540002585 540002862  

540002277 540002644 540002548 540002763 540002309 540002720 540002592 540003022  

540002278 540002645 540002549 540002764 540002310 540002722 540002593 540003023  

540002279 540002646 540002550 540002765 540002311 540002723 540002594 540003024  

540002280 540002691 540002551 540002766 540002312 540002724 540002595 540003038  

540002281 540002692 540002552 540002767 540002313 540002726 540002597 540003039  

540002282 540002693 540002553 540002769 540002314 540002727 540002598 540003041  

540002283 540002694 540002554 540002770 540002315 540002728 540002599 540003042  

540002284 540002695 540002555 540002771 540002316 540002729 540002600 540003043  

540002285 540002696 540002556 540002772 540002317 540002730 540002601 540003044  

540002286 540002697 540002557 540002773 540002318 540002736 540002602 540003046  

540002287 540002698 540002558 540002775 540002319 540002737 540002603 540003051  

540002288 540002699 540002559 540002777 540002320 540002738 540002604 540003052  

540002289 540002700 540002560 540002778 540002321 540002741 540002605 540003053  

540002290 540002701 540002561 540002779 540002322 540002742 540002606 540007718  

540002291 540002702 540002562 540002781 540002323 540002743 540002608 540007719  

540002292 540002703 540002563 540002783 540002324 540002744 540002609 540011976  

540002293 540002704 540002564 540002784 540002325 540002745 540002610 540012359  

540002294 540002705 540002565 540002785 540002326 540002746 540002611 540012589  

540002295 540002706 540002566 540002786 540002327 540002747 540002612 540013173  

540002296 540002707 540002567 540002787 540002328 540002748 540002613 540013567  

540002535   540002749   540002626        
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BLIGHT & SUBSTANDARD CRITERIA 

SUBSTANDARD CRITERIA 

A) An area in which less than twenty percent of the housing is affordable housing, OR 

 

B) An area in which there is a predominance of buildings or improvements, whether 

nonresidential or residential in character which, by reason of any combination of the following 

factors: 

1. Dilapidation; 

2. Deterioration; 

3. Age or Obsolescence; 

4. Inadequate provision for ventilation, light, air, sanitation, or open spaces; and 

5. High density of population or overcrowding; 

6. Conditions that endanger life or property by fire and other causes, OR 

 

C) An area within the city’s extraterritorial zoning jurisdiction that contains underdeveloped 

parcels that have been underdeveloped for more than twenty-five years 

 

 

An area in which less than twenty percent of the housing is affordable housing 

 

More than 20% of the housing in the proposed redevelopment area is affordable housing. 

 

 

An area in which there is a predominance of buildings or improvements, whether 

nonresidential or residential in character which, by reason of any combination of the 

following factors: 

 

    

Dilapidation:  

 

This factor is not a substantial factor within the Creighton Proposed Redevelopment Area. 

 

 

Deterioration: 

Streets and Sidewalks 

The sidewalks within Creighton Proposed Redevelopment Area 2 are showing signs of 

deterioration. In many places along the sidewalks within the Creighton Proposed Redevelopment 

Area, the sidewalks are either lacking or the existing sidewalks are in poor condition. A lack of 

sidewalks requires pedestrians to travel along either the street or on the grass. Pedestrian travel 

along the street presents a travel hazard for the pedestrians. When pedestrians travel along the 
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grass beside the street, this causes deterioration of the yards as pedestrians wear down a path in 

the grass. Sidewalks that are in poor condition, and locations along the street that are lacking 

sidewalks, are demonstrated by the map below and are highlighted in red and orange respectively 

in relation to Proposed Redevelopment Area 2 outlined in blue. 

 

The streets are also showing signs of deterioration. There are multiple locations within Creighton 

Proposed Redevelopment Area2 that are in need of repair. Locations along the street in need of 

repair are demonstrated by the attached map and are highlighted in yellow and red in relation to 

Proposed Redevelopment Area 2 outlined in blue. 

 

The street and sidewalk condition maps were generated in late August by Five Rule Rural Planning 

staff. Staff employed by Five Rule Rural Planning conducted a comprehensive, in person street and 

sidewalk visual assessment. The data accumulated during this visual assessment was the basis for 

the following maps as well as the determination of substandard deterioration. 

 

Sidewalks 
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Streets 
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Age or Obsolescence: 

Age of Structures 

To be considered aged, the average age of structures within Creighton Proposed Redevelopment 

Area 2 must be at least 40 years old. According to ‘Year Built’ data taken from the Knox County 

Assessor, most of the structures within Creighton Proposed Redevelopment Area 2 were built prior 

to 1987. The average year that the structures within Proposed Redevelopment Area 2 were built is 

1923. Therefore, the average age of the structures within Creighton Proposed Redevelopment 

Area 2 is 103 years old. Because the average age of buildings in Creighton Proposed 

Redevelopment Area 2 is more than 40 years old (built prior to 1987), these structures are 

considered aged. 
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Size of Water Mains 

Recommended Standards for Water Works is a document that was created in 1953 and is 

continuously updated. The document provides best practices for public water systems and is 

commonly relied upon by the civil engineering profession. According to the latest revision, the 

recommended minimum size of a 

water main must be no less than 6” 

in diameter to provide adequate fire 

protection. 

 

The image on the following page is 

provided by the City of Creighton and 

is taken from the city water system 

map. This map shows the presence 

of water mains that were previously 

installed within the City of Creighton 

Proposed Redevelopment Area 2 that 

have a diameter of 4” or 3”. These 

water mains are identified in the 

utility maps on the following page 

and are highlighted in yellow.  

 

The size of these mains would be 

considered obsolete by current 

development standards and practices 

which recommend a standard water 

main diameter of 6”. 
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Creighton Water Main Map 
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Conditions that endanger life or property by fire and other causes: 

Pedestrian Safety 

The sidewalk system within Creighton Proposed Redevelopment Area 2 is inconsistent and offers 

little safe refuge for pedestrian transportation. There are segments of street that are lacking 

sidewalks and segments of existing sidewalks that are significantly deteriorated. This causes any 

pedestrians who wish to travel within this area to travel along a deteriorated sidewalk route, or to 

travel along the street, which presents a travel hazard for pedestrians. 

 

Photos of deteriorated and absent sidewalks are represented by the street and sidewalk condition 

maps in the Deterioration portion of this Substandard portion of the study. 

 

Fire Protection 

As mentioned in the previous section, Recommended Standards for Water Works recommends 

that to provide adequate fire protection, the minimum size of a water main must be no less than 

six inches in diameter. As noted in the previous section, Creighton Proposed Redevelopment Area 

2 lacks an adequate water main distribution system that meets the minimum six-inch 

requirement for adequate fire protection in service of the city’s fire hydrants. Therefore, 

conditions exist within the proposed redevelopment area that may damage property by fire.  

 

 

 

Inadequate provision for ventilation, light, air, sanitation, or open spaces: 

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

 

High density of population or overcrowding: 

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

An area within the city’s extraterritorial zoning jurisdiction that contains 

underdeveloped parcels that have been underdeveloped for more than twenty-five 

years 

 

The entirety of the proposed redevelopment area is included within the City’s corporate limits. 

 

 



CREIGHTON BLIGHT AND SUBSTANDARD STUDY 
CREIGHTON PROPOSED REDEVELOPMENT AREA 2 
Page 16 
 

 

 

 

SUBSTANDARD CONCLUSION 

Substandard Factors Present 

 

A) An area in which less than twenty percent of the housing is affordable housing 

 

OR 

 

B) Three out of six substandard factors are substantial within Creighton Proposed 

Redevelopment Area 2. 

 
 

Substandard Criteria Area 2 

Dilapidation  

Deterioration X 

Age or Obsolescence X 

Inadequate provision for ventilation, light, air, sanitation, or 

open spaces 
X 

High density of population or overcrowding  

Conditions that endanger life or property by fire and other 
causes 

 

 

OR 

 

C) An area within the city’s extraterritorial zoning jurisdiction that contains underdeveloped 

parcels that have been underdeveloped for more than twenty-five years 

 

Substandard Determination 

Creighton Proposed Redevelopment Area 2 meets the definition of a substandard area, as required 

by Nebraska Revised Statute 18-2103(32)(b), in need of redevelopment projects that should be 

completed and encouraged by the Creighton Planning Commission, Creighton City Council, and 

Creighton Community Redevelopment Agency. 
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BLIGHT CRITERIA 

In accordance with Community Redevelopment Law, a blighted area must have a strong presence 

of the following factors: 
  

Subjective Factors are defined as any combination of: 

1. Substantial number of deteriorated or deteriorating structures; 

2. Deterioration of site or other improvements; 

3. Existence of defective or inadequate street layout; 

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

5. Improper subdivision; 

6. Obsolete or no platting; 

7. Insanitary or unsafe conditions; 

8. Diversity of ownership; 

9. Tax or special assessment delinquency exceeding the fair value of the land; 

10. Defective or unusual conditions of title; and 

11. Existence of conditions that endanger life or property by fire and other causes; 

12. The existence of underdeveloped parcels that have been within the extraterritorial zoning 

jurisdiction of the city for more than twenty-five years. 

  

Objective Factors are identified as at least one of the following factors: 

1. Unemployment in the redevelopment area is at least one hundred twenty percent of the 

state or national average; 

2. The average age of the residential or commercial units in the area is at least forty years; 

3. More than half of the plotted and subdivided property in an area is unimproved land that 

has been within the city for forty years and has remained unimproved during that time; 

4. The per capita income of the area is lower than the average per capita income of the city in 

which the redevelopment area is located; and the 

5. Area has had either stable or decreasing population based on the last two decennial 

censuses; 

6. Less than twenty percent of the housing in the area is affordable housing. 
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SUBJECTIVE FACTORS:  
 

Substantial number of deteriorated or deteriorating structures:  

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

 

Deterioration of site or other improvements:  

Streets & Sidewalks 

As mentioned previously in the substandard portion of this study, there are segments of street 

that are lacking sidewalks and segments of existing sidewalks that are significantly deteriorated. 

This causes any pedestrians who wish to travel within this area to travel along a deteriorated 

sidewalk route, or to travel along the street, which presents a travel hazard for pedestrians. 

There are also segments of street that are exhibiting signs of deterioration.  

 

Maps demonstrating the deteriorated condition of the streets and sidewalks withing Creighton 

Proposed Redevelopment Area 2 are located in the Deterioration portion of the Substandard 

portion of this study. 

 

 

 

Existence of defective or inadequate street layout: 

 

There are properties located within the Creighton Proposed Redevelopment Area 2 that have been 

platted such that the street rights-of-way have not been preserved. State statute requires the 

preservation of the street rights-of-way.  

 

Per NRS 19-916: 

The city council of any city of the first class or city of the second class or the village board 

of trustees of any village shall have power by ordinance to provide the manner, plan, or 

method by which land within the corporate limits of any such city or village, or land within 

the area designated by… a city of the second class or village pursuant to subsection (1) of 

section 17-1002, may be subdivided, platted, or laid out, including a plan or system for the 

avenues, streets, or alleys to be laid out within or across such land, and to compel the 

owners of any such land that are subdividing, platting, or laying out such land to conform 

to the requirements of the ordinance and to lay out and dedicate the avenues, streets, and 

alleys in accordance with the ordinance as provided in sections 16-901 to 16-905 and 

sections 17-1001 to 17-1004. 

 

For example, Cherry Street and Maple Street are prevented from extending beyond their current 

termination point by the parcels highlighted in the maps below. Extending these streets would 



CREIGHTON BLIGHT AND SUBSTANDARD STUDY 
CREIGHTON PROPOSED REDEVELOPMENT AREA 2 
Page 19 
 

require these streets to cross through Parcel ID #540002778 and #540002783 respectively. Lake 

Street and Central Street are also prevented from extending beyond their current termination 

points by PID #540012090 and #540003052. These examples are demonstrated by the maps 

below. 

 

Inadequate Street Layout 
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Faulty lot layout in relation to size, adequacy, accessibility, or usefulness: 

ADA Accessible Sidewalks 

The sidewalk network is inconsistent throughout the redevelopment area. In addition to missing 

sidewalk links, many intersections in Creighton Proposed Redevelopment Area 2 lack ADA 

(Americans with Disabilities Act) accessible curb ramps.  Per the Code of Federal Regulations 

(C.F.R. §§ 35.150(d)(2), 35.151(2 (e)), Title II of the ADA requires “state and local governments to 

make pedestrian crossings accessible to people with disabilities by providing curb ramps.” 

 

The photos on the following page document examples of intersections within Creighton Proposed 

Redevelopment Area 2 that lack adequate ADA accessible curb ramps. 

 

Intersections Lacking ADA Curb Ramps 
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Improper subdivision AND Obsolete or no platting: 

Isolated Parcels 

According to the Nebraska Revised Statutes (NRS) 9-916, parcels of land are located within the 

Creighton Proposed Redevelopment Area 2 that were platted through methods that did not preserve 

the parcel’s street access.  

 

Per NRS 19-916: 

The city council of any city of the first class or city of the second class or the village board 

of trustees of any village shall have power by ordinance to provide the manner, plan, or 

method by which land within the corporate limits of any such city or village, or land within 

the area designated by… a city of the second class or village pursuant to subsection (1) of 

section 17-1002, may be subdivided, platted, or laid out, including a plan or system for the 

avenues, streets, or alleys to be laid out within or across such land, and to compel the 

owners of any such land that are subdividing, platting, or laying out such land to conform 

to the requirements of the ordinance and to lay out and dedicate the avenues, streets, and 

alleys in accordance with the ordinance as provided in sections 16-901 to 16-905 and 

sections 17-1001 to 17-1004. 

 

The image below displays “landlocked” parcels that were platted in the City of Creighton that do 

not have adequate street access or rights of way (Parcel ID #540002736, #540003041, and 

#540003023). As displayed by the images from the map, taken from the Knox County Assessor 

website (knox.gworks.com), these parcels are prevented from street right-of-way access by the 

adgacent parcels. These parcels were improperly subdivided so as to be considered obsolete. 
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Insanitary or unsafe conditions:  

Sidewalks 

As mentioned before in the substandard portion of this study, the sidewalk system within 

Creighton Proposed Redevelopment Area 2 is inconsistent and provides little safe refuge for 

pedestrians seeking to travel along the road by foot. In multiple locations, the proposed 

redevelopment area contains deteriorated sidewalks, lacks sidewalks, or lacks ADA compliant 

access curb ramps. This creates unsafe conditions by not providing for pedestrian travel within 

the redevelopment area. 

 

 

 

Diversity of ownership:  

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

 

Tax or special assessment delinquency exceeding the fair value of the land:  

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

  

Defective or unusual conditions of title: 

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. 

 

 

 

Existence of conditions that endanger life or property by fire and other causes:  

Pedestrian Transportation 

As mentioned before, the sidewalk system is inconsistent and provides little refuge for pedestrians 

seeking to travel along the road by foot. In multiple locations, the proposed redevelopment area 

contains deteriorated sidewalks, lacks sidewalks, or lacks ADA compliant access curb ramps. This 

creates unsafe conditions by not providing for pedestrian travel within the redevelopment area. 

Fire Protection 

Recommended Standards for Water Works recommends that to provide adequate fire protection, 

the minimum size of a water main must be no less than six inches in diameter. As noted in the 

Substandard section, Creighton Proposed Redevelopment Area 2 lacks an adequate water main 
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distribution system that meets the minimum six-inch requirement for adequate protection. 

Therefore, conditions exist within the proposed redevelopment area that may damage property by 

fire.  

 

 

Existence of underdeveloped parcels that have been within the extraterritorial zoning 

jurisdiction of the city for more than twenty-five years: 

 

This factor is not a substantial factor within Creighton Proposed Redevelopment Area 2. The entire 

area of Creighton Proposed Redevelopment Area 2 is included within Creighton corporate limits. 
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Objective Factors: 

 

Unemployment in the redevelopment area is at least one hundred twenty percent of the 

state or national average:  

 

This factor is not substantial within Creighton Proposed Redevelopment Area 2. 

 

 

The average age of the residential or commercial units in the area is at least forty years:  

 

As demonstrated in the substandard section of this study, the majority of structures were built 

before 1987. According to data collected from the Knox County Assessor, the average age of 

structures within Creighton Proposed Redevelopment Area 2 is 103 years old, indicating that the 

average year built of structures within the area is 1923. In order to meet this objective blight 

criteria, the average year built must be at least 40 years old, with the average year of 

construction being before 1987. With the average age of structures being older than 100 years 

old, the average year built is far before the threshold of 1987. Thus, the 40-year threshold 

required to meet this objective factor criteria is easily met. 

 

 
 

 

 

 

 

Before 1907

45%

1907-1946

27%

1947-1986

25%

1987-2026

3%

Age of Structures
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More than half of the plotted and subdivided property in an area is unimproved land that 

has been within the city for forty years and has remained unimproved during that time: 

 

This factor is not substantial within Creighton Proposed Redevelopment Area 2. 

  

 

The per capita income of the area is lower than the average per capita income of the city in 

which the redevelopment area is located:  

 

This factor is not substantial within Creighton Proposed Redevelopment Area 2. 

 

 

The Proposed Redevelopment Area has had either stable or decreasing population based on 

the last two decennial censuses: 

 

This factor is not substantial within Creighton Proposed Redevelopment Area 2. 

 

 

Less than 20% of the housing in the area is affordable housing: 

 

This factor is not substantial within Creighton Proposed Redevelopment Area 2. 
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BLIGHT CONCLUSION 

 

Presence of Subjective Factors 

The presence of seven subjective factors was identified in Creighton Proposed Redevelopment 

Area 2. 

 

Blight Subjective Criteria Area 2 

A substantial number of deteriorated or deteriorating structures  

Existence of defective or inadequate street layout X 

Faulty lot layout in relation to size, adequacy, accessibility, or 

usefulness 
X 

Insanitary or unsafe conditions X 

Deterioration of site or other improvements X 

Diversity of ownership  

Tax or special assessment delinquency exceeding the fair value of the 

land 
 

Defective or unusual conditions of title  

Improper subdivision X 

Obsolete or no platting X 

The existence of conditions which endanger life or property by fire 

and other causes 
X 

The existence of underdeveloped parcels that have been within the 

extraterritorial zoning jurisdiction of the city for more than twenty-

five years 

 

 

Presence of Objective Factors 

The presence of one objective factor was identified in Creighton Proposed Redevelopment Area 2. 

 

Blight Objective Criteria Area 2 

Unemployment in the designated area is at least one hundred twenty 
percent of the state or national average 

  

The average age of the residential or commercial units in the area is 
at least forty years 

X 

More than half of the plotted and subdivided property in an area is 
unimproved land that has been within the city for forty years and has 
remained unimproved during that time 

  

The per capita income of the area is lower than the average per capita 
income of the city in which the redevelopment area is located 

  

Area has had either stable or decreasing population based on the last 
two decennial censuses 

  

Less than 20% of the housing in the area is affordable housing  
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Blight Determination 

Creighton Proposed Redevelopment Area 2 meets the definition of a blighted area in need of 

redevelopment projects that should be completed and encouraged by the Creighton Planning 

Commission, Creighton City Council, and Creighton Community Redevelopment Agency. 
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CREIGHTON REDEVELOPMENT AREA 2 

GENERAL REDEVELOPMENT PLAN 

 

Per Nebraska Revised Statute 18-2103(28), a Redevelopment Plan means: 

  

A plan, as it exists from time to time for one or more community redevelopment areas, or for a 

redevelopment project, which (a) conforms to the general plan for the municipality as a whole 

and (b) is sufficiently complete to indicate such land acquisition, demolition and removal of 

structures, redevelopment, improvements, and rehabilitation as may be proposed to be carried 

out in the community redevelopment area, zoning and planning changes, if any, land uses, 

maximum densities, and building requirements. 

  

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

components: 

  

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

area. 

2. Land use plan showing proposed uses. 

3. Statement of proposed changes, if any, in zoning ordinances or maps, street layouts, 

street levels or grades, or building codes and ordinances; 

4. Statement about the kind and number of additional public facilities or utilities that will be 

needed to support new land uses in the area after redevelopment. 

5. Information showing population density standards, land coverage, and building intensities 

after development [projects] (not applicable to general redevelopment plan). 

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

redevelopment plan).  

 

#1. The map showing condition of real property was developed with data taken from the Knox 

County Assessor property data. 

 

#1 & #2. The Creighton Existing Land Use Map was acquired from the land use data also provided 

by the Knox County assessor. This Existing Land Use Map meets the requirements for the Existing 

Land Use map and Future Land Use map.  
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1. Map showing boundaries, existing land uses, and condition of real property in the 

area: 

 

Creighton City Boundary and Condition of Structures 
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Creighton Existing Land Use Map 
 

  



CREIGHTON REDEVELOPMENT AREA 2 
CREIGHTON GENERAL REDEVELOPMENT PLAN 
Page | 4 

2. Land use plan showing proposed uses: 

 

Same as Existing Land Use map 
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3-4. Statement of proposed changes and statement about the kind and number of additional 

public facilities or utilities that will be needed to support new land uses in the area after 

redevelopment. 
  

Per NRS 18-2103(29), redevelopment projects will consist of one or some combination of those 

enumerated tasks, defined by the Statute: 
  

Redevelopment project means any work or undertaking in one or more community 

redevelopment areas:  
 

(a) to acquire substandard and blighted areas or portions thereof, including lands, structures, 

or improvements the acquisition of which is necessary or incidental to the proper clearance, 

development, or redevelopment of such substandard and blighted areas;  
 

(b) to clear any such areas by demolition or removal of existing buildings, structures, streets, 

utilities, or other improvements thereon and to install, construct, or reconstruct streets, 

utilities, parks, playgrounds, public spaces, public parking facilities, sidewalks or moving 

sidewalks, convention and civic centers, bus stop shelters, lighting, benches or other similar 

furniture, trash receptacles, shelters, skywalks and pedestrian and vehicular overpasses and 

underpasses, enhancements to structures in the redevelopment plan area which exceed 

minimum building and design standards in the community and prevent the recurrence of 

substandard and blighted conditions, and any other necessary public improvements essential to 

the preparation of sites for uses in accordance with a redevelopment plan;  
 

(c) to sell, lease, or otherwise make available land in such areas for residential, recreational, 

commercial, industrial, or other uses, including parking or other facilities functionally related or 

subordinate to such uses, or for public use or to retain such land for public use, in accordance 

with a redevelopment plan; and may also include the preparation of the redevelopment plan, 

the planning, survey, and other work incident to a redevelopment project and the preparation 

of all plans and arrangements for carrying out a redevelopment project;  
 

(d) to dispose of all real and personal property or any interest in such property, or assets, cash, 

or other funds held or used in connection with residential, recreational, commercial, industrial, 

or other uses, including parking or other facilities functionally related or subordinate to such 

uses, or any public use specified in a redevelopment plan or project, except that such 

disposition shall be at its fair value for uses in accordance with the redevelopment plan;  
 

(e) to acquire real property in a community redevelopment area which, under the 

redevelopment plan, is to be repaired or rehabilitated for dwelling use or related facilities, 

repair or rehabilitate the structures, and resell the property; and 
 

(f) to carry out plans for a program of voluntary or compulsory repair, rehabilitation, or 

demolition of buildings in accordance with the redevelopment plan; and  
 

(g) to carry out construction of affordable housing; and 
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(h) to carry out the development of underdeveloped parcels that have been within the 

extraterritorial zoning jurisdiction of the city for more than twenty-five years. 
 

 

 

In order to enable the completion of redevelopment projects, a redevelopment contract may be 

utilized. Per NRS 18-2103(27), a redevelopment contract is defined as: 

 

“a contract entered into between an authority and a redeveloper for the redevelopment of an area 

in conformity with a redevelopment plan.” 
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