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OVERVIEW OF RESEARCH APPROACH
SECTION 1 & PURPOSE OF STUDY.

INTRODUCTION.

This County-Wide Housing Study provides statistical and narrative data identifying a housing profile and
demand analysis for Gage County, Nebraska, including each Community, as well as the rural, unincorporated
areas of the County, identified in this Study as “Balance of County.” The Housing Study describes the past, present
and projected demographics, economic and housing conditions in the County, including a five-year housing unit target
demand. Various housing concepts, available funding sources and potential housing partnerships are identified and
recommended future housing projects are presented in a “Five-Year Housing Action Plan.”

This Housing Study serves as an update to the previous Gage County-Wide Housing Study, completed in
2016. The 2016 Study set a housing target demand of 446 housing units over a five-year period. Since its completion,
the 2016 Housing Study has served as a catalyst for many new housing activities throughout Gage County. Between
2017 and Fall, 2019, an estimated 130 housing units were built in the Communities and rural areas of Gage County.

This Housing Study will assist County leaders in analyzing the impact of these recently completed housing activities
on the various housing needs, County-Wide, including a focus on the need for workforce housing and strategies for
affordable housing development.

Funding for the Housing Study was provided by a Housing Study Grant from the NEBRASKA INVESTMENT
FINANCE AUTHORITY, with matching funds from Gage Area Growth Enterprise (NGage). The Study was
prepared by Hanna:Keelan Associates, P.C., a Nebraska-based community planning and research consulting firm,
on behalf of NGage, for governmental entities and both public and private/non-profit businesses and development
entities within Gage County and the surrounding areas. NGage serves as the economic development organization for
the City of Beatrice and Gage County. The organization reports regularly to the Mayor and City Council of Beatrice,
as well as the Gage County Board of Supervisors, and meets with City Councils and Village Boards across the County.
A County-Wide Housing Steering Committee consisting of local housing stakeholders, as well as the general
citizenry of Gage County, provided valuable information throughout the development of this Housing Study.




RESEARCH APPROACH.

The Gage County-Wide Housing Study is comprised of information
obtained from both public and private sources. All demographic,
economic and housing data for the County and each Community were
derived from the U.S. Census and the 2013-2017 American Community
Survey. The projection of demographic, economic and housing data was
completed by the Consultant, with the use of these and other
secondary data sources.

To facilitate effective planning and implementation activities,
housing demand projections were developed for a five-year
period. The implementation period for this Housing Study will
be February, 2020 to February, 2025.

This Housing Study included both quantitative and qualitative
research activities. The qualitative activities included a
comprehensive citizen participation program consisting of
County-Wide Surveys, Housing “Listening Sessions” with both the
general citizenry and key Community and County-Wide
organizations/employers and meetings with an organized “Housing
Steering Committee,” comprised of citizens from Gage County
Communities, local businesses and government leadership, with the
intent to allow important input regarding the housing issues and
needs of Gage County.

Quantitative research activities included the gathering of multiple
sets of statistical and field data for the County and each Community.
The collection and analysis of this data allowed for the projection of the
County population and household base, income capacity and housing
profile and demand.




PURPOSE OF STUDY.

“The purpose of this Housing Study is to establish a ‘housing vision’ and provide a ‘vehicle to implement’
housing development programs with appropriate public and private funding sources for Gage County.
This will ensure that proper guidance is observed in the development of various affordable housing types
for persons and families of all income sectors.”

The Primary Objectives of this Housing Study include:

1) Analyze the recent past and present housing situation in Gage County, with emphasis on determining

2)

3)

4)

5)

6)

7

the need for workforce, elderly, special needs and both rental and owner housing options;

Provide a process for educating and energizing the leadership of Gage County and each Community
to take an active role in improving and creating modern and safe, both market rate and affordable housing
options, including the creation of project-specific County-Wide and/or Community Housing
Partnerships;

Identify the future housing target demand in Gage County for both new and rehabilitated housing
units, with an associated Five-Year Housing Action Plan;

Design program-specific housing projects to address the needs of the local workforce, college students,
the elderly and retirees, families of all sizes and income levels and persons with special needs;

Introduce new and innovative housing programs that are both an economic and social “fit” for Gage
County, to address both immediate and long-term housing needs, with Place-Based Development

Components, all in an effort to meet the quality of growth standards set by the County;

Address and eliminate any impediments and/or barriers to fair housing opportunities for all
citizens of Gage County; and

Provide a process for repairing and replacing housing units lost/damaged due to natural disaster.




This Housing Study is prepared in a manner that thoroughly addresses all of the preceding Objectives. Public
opinion, population and economic trends and projections and future housing needs are detailed in the following
sections of this Housing Study:

+ Comprehensive Citizen Participation Program.
% Gage County/Community Profile.
% County-Wide Housing Needs Analysis/Target Demand.
% County-Wide Housing Goals, Action Steps & Planning Initiatives.
¥ Affordable Housing Concepts, Implementation & Funding Sources/Partnerships.

“ Gage County Five-Year Housing Action Plan.
This County-Wide Housing Study should be utilized by Communities and economic and housing development
corporations, public school districts and other important for-profit and non-profit groups and organizations in Gage
County. Additionally, local developers and contractors who commit funds for housing developments can utilize this
Study for proposing appropriate housing programs in Gage County. The creation of housing-specific Community
Housing Partnerships will be the key ingredient for successful implementation of prepared housing
programs.
This Housing Study will also make the use of housing funds more accessible and effective, and encourage investors

to make better informed decisions that target the County’s and each Community’s needs and desires for new housing
types. All of this will result in a continued growth pattern for Gage County.




SUMMARY.

Future population and household growth in Gage County will be driven by new and expanded housing and economic
development and public service activities. The most critical housing issues in Gage County are to promote the
development of housing for the local workforce and young professionals, affordable to all salary income
levels, as well as the senior population needing housing units with handicap accessibility and
accommodating amenities and services. Other housing priorities in the County include providing housing
opportunities for first-time homebuyers, college students and middle-income persons and families. This can be
accomplished through constructing new housing units of various types and styles, having three+-bedrooms, as well as
through the rehabilitation of the existing housing stock.

Gage County is projected to reach an estimated population of 21,599 by 2025. This represents an estimated
increase of 0.4 percent from the current (2020) estimated population of 21,577. To meet the needs of current and future
residents, the County should target up to 322 new housing units, by 2025. A total of 204 owner and 118 rental
housing units should be targeted to accommodate the housing needs of low- to moderate-income families, students,
elderly and special population households and, especially, the housing needs of the local workforce. New housing types
should include single family homes, duplex/triplex units, town homes, and general rental apartments.

A majority of newly-constructed housing units should be targeted for the City of Beatrice, along with the Balance of
County in selected rural areas of Gage County, as deemed appropriate by the County Comprehensive Plan. An
estimated 178 housing units, consisting of 94 owner and 84 rental units, are projected for the City of Beatrice,
by 2025. A total of 78 owner units are projected for the Balance of County. The other Cities and Villages in Gage
County should, primarily, focus on housing purchase-rehab-resale or re-rent activities to meet their respective housing
target demand.

In Beatrice, an estimated 39.6 acres of land will be required to meet the projected housing demand for the
Community, including 32 acres for new construction.

A demand for new and/or rehabilitated housing units exists in Downtown Beatrice. A total of 16 units, consisting
of four owner and 12 rental housing units, should be targeted for Downtown Beatrice, by 2025.




GAGE COUNTY HOUSING STEERING COMMITTEE.

The Gage County-Wide Housing Study process included the formation of a Housing Steering Committee,
comprised of citizens from Gage County Communities, local businesses and local governmental leadership. The
creation of this Committee for the Housing Study provided the Consultant with a foundation of knowledge to create
housing goals, action steps and planning initiatives and a Five-Year Housing Action Plan that address the
housing interests of the County. The following issues, identified by Steering Committee members and highlighted in
this Housing Study, will need to be addressed during the next five years:

>

County-Wide, the housing price point in most need for low-income individuals and families is approximately
$125,000.

A lack of affordable housing exists in Communities throughout Gage County, particularly for young families/
professionals and first-time homebuyers.

In the City of Beatrice, vacant lots have been on the market for more than a decade. Such lots are prime
candidates for infill housing development in the Community.

There is demand in Beatrice for new Assisted Living facilities, to meet the needs of the current and future
elderly population.

The Community of Adams has a severe shortage of land availability, as no lots are currently available within
the existing Corporate Limits.

10 additional townhomes are planned to be developed at Gold Crest Retirement Center in Adams.

In several Gage County Communities, owners of undeveloped land adjacent existing Corporate Limits are
reluctant to sell their land for new housing/community development.
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COMPREHENSIVE CITIZEN
SECTION 2 PARTICIPATION PROGRAM.

INTRODUCTION.

Both qualitative and quantitative research methods were utilized in the development of the Gage County-Wide
Housing Study. A comprehensive citizen participation program was implemented to gather the opinions of
the Gage County citizenry regarding housing issues and needs. Planning for the County and each Community’s
future is most effective when it includes opinions from as many citizens as possible. The methods used to
gather information from the citizens of Gage County and each Community included Housing Steering Committee
meetings, County-Wide Housing “Listening Sessions” in the Communities of Adams, Beatrice and Wymore and
two important Surveys: a “Gage County Citizen Housing Survey,” and a “Workforce Housing Needs Survey.”

GAGE COUNTY CITIZEN HOUSING SURVEY.

The “Gage County Citizen Housing Survey” was made
available to households in Gage County Communities at select
locations and on pertinent Community and County websites. A
total of 377 Surveys were completed and returned, providing
valuable public input. Survey participants were asked to give
their opinion on issues regarding their current housing situation,
issues or barriers preventing residents from obtaining affordable
housing and the specific housing types most needed or desired
throughout Gage County. The following summarizes the results
of the Survey. The complete results of the Survey are available
in Appendix I of this County-Wide Housing Study.

Page 2.1




e Survey participants were asked to address some of the issues or barriers they experience in obtaining
affordable owner or renter housing. The barriers identified when obtaining affordable owner housing
included housing prices, a lack of sufficient homes for sale and the age and condition of the County’s
existing housing stock. The identified barriers faced when obtaining affordable rental housing included the high
cost of rent and a lack of available, decent rental units at an affordable price.

The top issues/barriers to obtaining affordable both owner and renter housing in Gage County, as identified by
Survey participants, has generally remained the same since the 2016 Gage County Housing Study.

e A total of 34 Survey participants were not satisfied with their current housing situation. Reasons included
high property taxes, homes too small or in need of substantial updating and/or rehabilitation and a lack of new,
affordable housing that could improve their current living situation. The 2016 Housing Study identified 51 Survey
participants who were not satisfied with their current housing situation, out of 328 total Surveys returned.

e Top housing needs in Gage County, as identified by Survey participants included housing for middle-income
families, single parent housing, workforce housing, general rental housing, housing choices and/or down
payment assistance for first-time homebuyers, retirement housing for lower-income elderly persons and
single family homes or apartments with three+ bedrooms.

Housing for middle-income families was also one of the top housing needs identified by Survey participants for the
2016 Housing Study. The recently proposed “Missing Middle Housing Act” (LB 794), further described in
Section 6 of this Housing Study, is a Bill that aims to provide a greater availability of affordable, ‘middle’ housing
in Nebraska Communities.

e Survey participants identified a purchase price range for housing of $100,000 to $175,000 as being the most
affordable for residents of Gage County.

e Monthly rent in the $400 to $600 range was identified by Survey respondents as being the most affordable in
Gage County.

e Approximately 77 percent of Survey respondents supported the County using State or Federal grant funds to
conduct an owner housing rehabilitation program. 68 percent of the Survey respondents supported Gage County
using State or Federal grant funds to conduct a rental housing rehabilitation program.




94 percent of the Survey respondents supported Gage County establishing a local program that would
purchase and remove dilapidated houses and make the lots available for a family or individual to build
a house.

91 percent of the Survey respondents supported the County using grant dollars to purchase,
rehabilitate and resell vacant housing.

79 percent of the Survey respondents supported Gage County using State or Federal grant dollars to provide down
payment assistance to first-time homebuyers.

Elderly (55+ years) participants of the Survey identified single family homes, assisted living housing and
townhomes/duplex-type rental homes as the specific housing types most needed for the elderly population of Gage
County over the next five years.

WORKFORCE HOUSING NEEDS SURVEY.

A collaborative group of public and non-profit entities, in cooperation with major employers, conducted a Workforce
Housing Needs Survey to determine the specific renter and owner housing needs of the County’s workforce. A total of
386 Surveys were returned. Survey participants were asked to provide information on such topics as issues and barriers
to obtaining affordable housing, place of employment, annual household income and in what Community or region
participants would like to become either a homeowner or a renter. The following are highlights that were developed from
the Survey. The complete Survey results are available in Appendix I of this Housing Study.

Survey participants consisted of 310 homeowners and 63 renters. A total of 55 participants were not
satisfied with their current housing situation. Reasons included their home or lot being too small, in need of
substantial updating, wanting to become a homeowner and being located too far from their place of employment. Of
the 227 total Surveys returned for the 2016 Housing Study, 51 participants were not satisfied with their current
housing situation.

The majority of respondents identified the ability to purchase a home priced in the $100,000 to $175,000 range
and an affordable monthly rent ranging from $400 to $600. Participants of the 2016 Housing Study identified
affordable purchase price and monthly rent ranges of $50,000 to $100,000 and $550 to $650, respectively.




The City of Beatrice and the rural/unincorporated areas of Gage County were favored by Survey
participants as the Community/location they would most like to purchase or rent a home.

A total of 133 participants identified a desire to purchase or rent a single family home in the next five
years.

The most common barriers identified to obtaining affordable owner housing included the cost of real estate
taxes, housing prices, cost of utilities and the age and condition of the County’s existing housing stock.

Barriers faced when obtaining affordable rental housing included the high cost of rent and a lack of
available, decent rental units at an affordable price.

COUNTY-WIDE “HOUSING LISTENING SESSIONS".

In December, 2019, three County-Wide “Housing Listening Sessions” were conducted in the Communities of
Adams, Beatrice and Wymore, to secure the opinion of housing needs from the local citizenry. The following statements
were expressed by those in attendance at the Listening Sessions regarding priority housing issues and/or needs in
their respective community and, ultimately, Gage County.

Participants of the Listening Sessions expressed that few lots are available within each Community, and that
new areas within or surrounding Community Corporate Limits need to be identified for new housing
development. Existing landowners are unwilling to sell available land for new housing development.

Adams, Beatrice and Wymore have designated “Redevelopment Areas” where Tax Increment Financing
(TTIF) can be utilized as a means of supplying public infrastructure to housing development programs, or
replacing existing infrastructure. This can assist builders/developers in reducing the overall cost of new housing
development in Gage County Communities.

Other Gage County Communities should consider designating areas that possess blight and substandard
criteria and use the designation towards a common goal of rehabilitating existing or constructing new housing.




e A large component that drives up the cost of constructing a new house is the amenities and quality of inputs
such as countertops and cabinets. First-time homebuyers may need to adjust their expectations of what
amenities are necessary in their first home in order to keep homes more affordable.

e Participants of all three Listening Sessions generally agreed that the housing price points most needed in
Gage County is in the $150,000 to $200,000 range for owner units and $500 to $600 per month for rental units.

e In the Village of Adams, interest in available housing from residents in other nearby Communities, specifically
in Lancaster County, has increased exponentially in recent years. Participants at the Adams Listening
Session believe this interest has created “artificially high” housing prices in the Community.

e Gage County Communities need to consider the development of
housing specifically targeted for current and future employees of
Gage County businesses. Additionally, the County needs to recruit
new employers to retain current residents as Gage County
employees, rather than working in other Communities such as
Lincoln, for example.

e “High-end” rental units (higher quality, price points, etc.) are in
demand in Gage County Communities for individuals and families
that do not want to buy immediately, but very few are available.

e Freeman Public Schools (FPS) in the Village of Adams is missing
out on potential students because young families wishing to send
their children to FPS are not able to find housing in the Village of
Adams and surrounding areas.

e In Beatrice, the existing housing stock near the Downtown is in
need of substantial repair and is consistently vacant. The area is
zoned for commercial use, but the lack of demand to redevelop the
area for commercial uses has created underutilized, economically
obsolete lots.

Page 2.5
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GAGE COUNTY/
SECTION 3 COMMUNITY PROFILE.

INTRODUCTION.

This Section of the Gage County, Nebraska County-Wide Housing
Study with Strategies for Affordable Housing provides a population,
income, economic and housing profile of the County and each Community.
Presented are both trend and projection analysis. Emphasis is placed on
a five-year projection of change.

Population, income, economic and housing projections are critical in the
determination of both housing demand and need throughout Gage County.
The statistical data, projections and associated assumptions presented in
this Profile will serve as the very basic foundation for preparing the County
and each Community with a future housing stock capable of meeting the
needs of its citizens.

The analysis and projection of demographic variables are the foundation of
all major planning decisions. The careful study of these variables assists in
understanding changes which have and are occurring in a particular
planning area. The projection of pertinent demographic variables, in Gage
County, included a five-year period, February, 2020 to February, 2025.
This planning period provides a reasonable time frame for development and
allows the Consultant to propose demographic projections with a high level
of confidence.

The following narrative provides population, income, economic and housing
trends and projections for Gage County. All statistical Tables are
included in Appendix II.

Population.

Income.

Economaics.

Housing.




HOUSING MARKET AREA.

The Housing Market Area (HMA) for Gage S it Waverly”
County is divided into two geographic areas: a
Primary and a Secondary HMA. The Primary

Weeping Water

HMA (blue) includes the entirety of Gage County sl Elewsabit e s Ao
and each Community. The Secondary HMA (red) At
was determined by 2010 Census Tract boundaries yra (2]

and proximity to other large centers of population. Friend Syracuse

This Secondary HMA includes portions of
Jefferson, Saline, Seward, Lancaster, Johnson and
Pawnee Counties in Nebraska, and Marshall
County, Kansas. The Secondary HMA also
includes the Communities of Fairbury, Crete,
Lincoln, Tecumseh and Pawnee, Nebraska, as well
as Marysville, Kansas.

Talmage|
Cook

Johnsg

The Secondary Market provides additional
support to the Gage County Housing Market
Area, as well as increased economic development
opportunities and support. Gage County housing
stakeholders, funders, economic and community
development entities and other interested parties
should strive to attract residents from the
Secondary Area through the provision of a variety
of housing types, both owner and renter, at various
price ranges, for all income levels and age groups. ccioen
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POPULATION PROFILE.

Population Trends and Projections.

Table 3.1, Page 3.4, identifies population trends and projections for Gage County and each Community, from 2000
to 2025. The population of the previous two Decennial Censuses (2000 and 2010) recorded a decline in population for
Gage County. The County’s population decreased from 22,993, in 2000, to 22,311, in 2010, an decrease of 682 persons,
or 3 percent. The Communities of Adams and Pickrell experienced population increases, between 2000 and 2010, of
17.1 percent and 9.3 percent, respectively. Currently (2020), the population for the County is an estimated
21,577 and is expected to increase by an estimated 0.4 percent by 2025.

The Communities of Adams, Beatrice and Cortland, as well as the Balance of County are projected to experience
population increases by 2025, with the Village of Adams to have the highest percentage increase, 2.6 percent.
Population increase can be attributed to expanding employment opportunities in close proximity to these
Communities, combined with specifically targeting workforce housing as a primary economic driver in these
Communities. The remaining Gage County Communities are projected to decrease, slightly, but remain stable through
2025. A stable population base contributes to the need for new and improved housing for various forms,
types and sectors of the County.




TABLE 3.1
POPULATION TRENDS AND PROJECTIONS
GAGE COUNTY & COMMUNITIES, NEBRASKA
2000-2025
% Change

2000 2010 2020 2025 2020-2025
Gage County: 22,993 22,311 21,577 21,599 +0.4%
Beatrice: 12,496 12,459 12,299 12,330 +0.7%
Adams: 489 573 620 636 +2.6%
Barneston: 122 116 106 98 -7.5%
Blue Springs: 383 331 313 302 -3.5%
Clatonia: 275 231 215 201 -6.5%
Cortland: 488 482 462 465 +0.6%
Filley: 174 132 123 115 -6.5%
Liberty: 86 76 73 68 -6.8%
Odell: 345 307 290 285 -1.7%
Pickrell: 182 199 188 180 -4.2%
Virginia 67 60 58 57 -1.7%
Wymore 1,656 1,457 1,370 1,356 -1.0%
Balance of County: 6,230 5,888 5,460 5,506 +0.8%
2018 U.S. Census Population Estimates:
Gage Co. —21,493; Beatrice —12,274; Adams —611; Barneston — 110; Blue Springs — 316;
Clatonia — 218; Cortland — 473; Filley — 127; Liberty — 73; Odell — 293; Pickrell — 191;
Virginia — 58, Wymore — 1,342; Balance of County — 5,407.
Source: 2000, 2010 Census.

Hanna:Keelan Associates, P.C., 2020.




Age.

In 2020, Gage County is experiencing an estimated median age of 44.2 years. The largest increase in population
in the County, from 2020 to 2025, is expected to occur within the “55 to 64” age group, gaining an estimated 245
people, or 7.9 percent.

The Gage County 65+ year elderly population is projected to increase by 2025, with the “65 to 74” age group
projected to experience the largest increase, an estimated 97 persons. All Communities in Gage County are projected
to either remain stable or increase in population among persons 65+ years of age. To retain this segment of the
population, it is important that a range of elderly services, amenities and appropriate housing be made available in
Gage County to encourage senior/elderly populations from leaving their respective Communities and, ultimately, the
County.

Persons Per Household.

Persons per household declined in Gage County, from 2000 to 2010, from 2.35 to 2.33 persons per household.
Currently, an estimated of 2.25 persons exist in a single household in Gage County. This number is projected to remain
stable through 2025, as people live longer and the trend towards smaller families continues.
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INCOME PROFILE.

Information presented in the Income Profile of this Housing Study assists in determining the number of
households within Gage County having the financial capacity to afford housing. In addition, the analysis of household
incomes assists in determining the size, type and style of housing needed throughout the County, in the future. Low
cost and government subsidized housing are subject to federal regulations, such as size and type, whereas upper
income housing has few limitations.

Per Capita Income.

Per capita income is equal to the gross income of an area (State, County, City, Village) divided equally by the
number of residents residing in the subject area. Currently (2020), per capita income in Gage County is an estimated
$50,996, an increase of approximately 21.6 percent from the 2012 per capita income of $41,946. By 2025, per capita
income in Gage County is projected to increase by an estimated 12.1 percent, to $57,210.

The median income for all households in Gage County, in 2020, is estimated to be $54,636. The County’s household
median income is projected to increase to $60,772, or 11.2 percent by 2025. For households with persons 65+ years of
age, the median income in 2020 is estimated to be $40,238. By 2025, this median income is expected to increase to
$45,537, or 13.2 percent.

Cost Burdened/Housing Problems.

A number of households throughout Gage County are considered to be “Cost Burdened” and/or have various
“Housing Problems”. A cost burdened household is one paying 30 percent or more of their income on housing costs,
which may include mortgage, rent, utilities and property taxes. A household is considered to have housing problems
if the housing unit is overcrowded (more than one person per room) and/or lacks complete plumbing.

In 2020, an estimated 1,280 owner households in Gage County, or 19.4 percent are cost burdened with housing
problems. By 2025, an estimated 1,262 owner households in Gage County will be cost burdened with
housing problems.

Currently, an estimated 977 renter households in Gage County, or 36 percent are cost burdened with housing
problems. By 2025, an estimated 983 renter households will be cost burdened with housing problems.




ECONOMIC PROFILE.

Gage County is home to several large employers, including, but not limited to Beatrice Community Hospital,
Koch Industries and five public schools systems. These and other employers could form a partnership to
create various owner and rental housing types, including single room occupancy/transitional housing for
their employees. New housing development and rehabilitation will greatly assist these and other Gage County
employers in encouraging commuting employees to relocate to Gage County Communities.

The following discussion provides a general Economic Profile of Gage County. Included is a review of relevant labor force
data, annual employment trends and the identification of major employers.

Employment Trends.

Between 2004 and 2020, the unemployment rate in Gage County ranged from a high of 6.3 percent to a low of 2.4 percent.
During this period, the total number of employed persons decreased by 1,684 persons. However, the total number of
employed person in the County has increased each year since 2017.

Currently, an estimated 11,075 persons are in the civilian labor force of Gage County. This number is expected to increase
by 159 persons, or 1.4 percent by 2025. Total employment for Gage County is also projected to increase between 2020 and
2025, from 10,720 to an estimated 10,869, representing a 1.4 percent increase.

Employment By Type.
Data obtained from the Nebraska Department of Labor highlights Gage County’s largest employers. As of October, 2019,

non-farm employment (wage and salary) comprises 9,169 jobs in Gage County. The three largest employment sectors in
the County are Health Care & Social Assistance, Manufacturing and Local Government.

Several programs and organizations of economic and business development are available in Gage County.
Gage Area Growth Enterprise (NGage) provides the technical assistance needed to attract, grow and retain
employment and economic opportunities. Other organizations that promote economic development
throughout the County include Main Street Beatrice, Beatrice Area Chamber of Commerce, Gage County
Tourism and other local organizations throughout the County such as the Cortland Improvement Association
and Wymore-Blue Springs Area Fund.




HOUSING PROFILE.

Households.

Currently, an estimated 9,304 households reside in Gage County, consisting of 6,590 owner and 2,714 renter
households. By 2025, owner households will account for an estimated 70.7 percent of the households in the County. The
Communities of Adams, Beatrice and Cortland, as well as the Balance of County, are projected to experience
an increase in total households, by 2025, while the total number of households in remaining Communities are
projected to remain stable or slightly decrease over the next five years.

Group quarters include such housing structures as dormitories, nursing care centers, correctional facilities, etc. The
number of persons in group quarters in the County is expected to increase during the next five years, with all persons in
group quarters being located in the Communities of Adams, Beatrice or Wymore, as well as the Balance of County.

Housing Units/Vacancy & Occupancy.

In 2020, Gage County contains an estimated 11,477 housing units, consisting of approximately 7,982 owner
and 3,514 rental units. Of these 11,477 units, approximately 2,192 are vacant, resulting in an overall, housing vacancy
rate of 19 percent. The 2,192 vacant housing units consist of an estimated 1,394 owner and 798 rental units, equaling an
owner housing vacancy rate of 17.4 percent and a rental housing vacancy rate of 22.7 percent. The Village of Clatonia has
the highest housing vacancy rate, at 32.7 percent, while the Village of Liberty has the lowest vacancy rate, with no vacant
housing units.

An estimated 47.8 percent of the existing housing stock in Gage County was built prior to 1960. A total of 65 housing units
have been demolished or lost in the County since 2017.

The Adjusted Housing Vacancy Rate (AHVR) includes only vacant units that are available for rent or purchase,
meeting current housing code and having modern amenities. A minimum AHVR of 6 to 7 percent is recommended for Gage
County and Communities, to have sufficient housing available for new and existing residents. The overall adjusted
housing vacancy rate for Gage County is an estimated 5.6 percent, which includes an adjusted owner housing
vacancy rate of 5.3 percent and adjusted rental housing vacancy rate of 6.2 percent. The AHVR for Gage County, for
both owner and rental housing, has decreased, slightly, since the 2016 Housing Study. The 2016 Study
identified an overall AHVR of 6.5 percent, including an adjusted owner vacancy rate of 5.9 percent and an
adjusted rental vacancy rate of 7.7 percent.




The current owner housing AHVR of 5.3 percent concludes that Gage County has an owner housing
vacancy deficiency. Gage County Communities should take a position to upgrade their housing stock
during the next five years through both new construction and the rehabilitation of (economically
feasible) existing housing units.

Tables 3.2A and 3.2B, Page 3.10, identify a Survey of rental properties, conducted by the Nebraska
Investment Finance Authority, for Gage County and the City of Beatrice, from 2002 to 2018. A total of 30 rental
housing programs in the County (21 in Beatrice) participated in the 2018 Survey, totaling 493 rental housing units.
Results identified an 8.3 percent rental housing vacancy rate in 2018 in the County, and 8.8 percent vacancy rate for
the City of Beatrice.

Rental units in the County, for 2017, took an average of 51 days to become occupied. This number decreased in 2018
to 33.2 days. Rental units in Gage County take a shorter time to become occupied and, thus, creating a high demand
for additional rental units.

Page 3.9




TABLE 3.2A TABLE 3.2B

SURVEY OF RENTAL PROPERTIES SURVEY OF RENTAL PROPERTIES

GAGE COUNTY, NEBRASKA CITY OF BEATRICE, NEBRASKA

2002-2018 2002-2018

Completed Total Vacancy Absorption Completed Total Vacancy Absorption

Year Surveys Units Rate (%) Rate (Days) || Year Surveys Units Rate (%) Rate (Days)
2002 8 334 5.1 43.5 2002 8 334 5.1 43.5
2003 6 405 4.0 27.1 2003 5 235 19.1 47.4
2004 8 312 8.0 45.4 2004 8 1,470 11.2 15.4
2005 11 336 15.5 67.4 2005 10 332 15.7 72.6
2006 17 373 11.5 27.6 2006 16 369 11.7 28.7
2007 25 521 8.1 37.4 2007 22 502 8.2 39.3
2008 23 436 7.1 65.5 2008 19 344 8.4 39.3
2009 30 596 7.0 36.5 2009 24 509 5.9 28.0
2010 27 578 10.0 62.0 2010 23 525 7.8 48.0
2011 30 572 7.5 29.9 2011 27 528 7.0 35.5
2012 30 537 6.9 36.1 2012 24 452 7.3 38.5
2013 33 632 8.5 50.1 2013 26 537 7.5 50.1
2014 37 720 5.3 52.0 2014 31 669 5.4 52.0
2015 28 463 4.1 23.5 2015 22 400 4.25 20.8
2016 30 461 9.3 44.0 2016 21 415 9.2 40.4
2017 28 382 9.9 51.0 2017 22 354 8.8 50.8
2018 30 493 8.3 33.2 2018 21 445 8.8 35.8

Source: Nebraska Investment Finance Authority, 2019. Source: Nebraska Investment Finance Authority, 2019.




Tables 3.3A and 3.3B identify the vacancy rate by unit type for Gage County and the City of Beatrice, in 2018.
For Gage County, of the total 493 managed units that were surveyed, only 41 were available in 2018. This contributes

to a vacancy rate, of surveyed units, of 8.3 percent. In the City of Beatrice, 39 rental units were available of the total
445 units surveyed.

TABLE 3.3A
VACANCY RATES BY UNIT TYPE
GAGE COUNTY, NEBRASKA
2018

Type of Units Units Managed Available Units Vacancy Rate (%)
Single Family Units 40 2 5.0
Apartments 402 34 8.5
Mobile Homes 0 0 0.0
Other 36 0 0.0
Not Sure of Type 48 5 10.4
Total Units 493 41 8.3
Source: Nebraska Investment Finance Authority, 2019.
TABLE 3.3B
VACANCY RATES BY UNIT TYPE
CITY OF BEATRICE, NEBRASKA
2018

Type of Units Units Managed Available Units Vacancy Rate (%)
Single Family Units 37 2 5.4
Apartments 365 32 8.8
Mobile Homes 0 0 0.0
Other 0 0 0.0
Not Sure of Type 43 5 11.6
Total Units 445 39 8.8
Source: Nebraska Investment Finance Authority, 2019.




TABLE 3.4
Table 3.4 highlights the average sales price of AVERAGE SALES PRICE OF
single family homes in Gage County, from 2000 SINGLE FAMILY HOMES
to 2018. In 2018, an average sales price of $112,750 GAGE COUNTY, NEBRASKA
was recorded, representing an increase of $51,570, 2000-2018
or 84.3 percent from the 2000 price of $61,180. 2018
also represents the peak average sale price of Fiscal Year Average Sale Price
homes in the County since 2000. 2000 $61,180
2001 $70,842
2002 $69,493
Housing Conditions. 2003 $69,604
o ) ) 2004 $81,869
Utilizing information provided by the Gage County 2005 $83,117
Assessor’s Office, a Housing Structural 2006 $84,061
Condition Survey was implemented for Gage 2007 $91,993
County Communities to determine the number of 2008 $89,451
structures showing evidence of minor or major 2009 $93,292
deterioration or being dilapidated. An estimated 8 2010 $100,264
percent of the total housing stock across all Gage 2011 $100,326
County Communities was rated as “Good” or “Very 2012 $94,268
Good.” An estimated 1,351 structures (21.2%) were 2013 $98,570
rated as being in a “Fair” condition, while an 2014 $101,342
estimated 293 structures (4.6%) received a “Poor” 2015 $108,339
rating. Residential structures rated as “Poor” 2016 $101,468
are likely not cost effective to be 2017 $108,896
rehabilitated and should be targeted for 2018 $112.750
demolition. -
Change (2000-2018) +$51,570 (+84.3%)
Source: Nebraska Investment Finance Authority, 2019.




Housing Values.

The cost of housing in any County or Community is influenced by many factors, primarily the cost of construction,
availability of land and infrastructure and, lastly, the organizational capacity of the County or Communities to combine
these issues into an applicable format and secure the appropriate housing resources, including land and development
monies. Gage County and its Communities are challenged to organize necessary resources to meet the needs of their
residents, including both financial and organizational resources. A continued effort to upgrade wages, at both existing and
new employment settings, should be a top priority.

The Gage County median housing value of owner-occupied households, estimated to be $113,400 in 2020, is
projected to increase by an estimated 10 percent by 2025 to $124,700. In Gage County, the highest median housing
value in 2020 exists in the Balance of County, which will have an estimated median housing value of $216,700. By 2025,
the Balance of County will continue to have the highest estimated median owner housing value, $240,500. The
high housing values in the Balance of County are attributed to the significant number of rural residential subdivisions, or
homes built adjacent, outside existing corporate limits of Communities.

In 2020, the estimated median gross rent for Gage County is $689. The estimated median gross rent in Gage County
is projected to increase by 8.3 percent, by 2025, to $746.

Affordable Housing Stock.

With the population and number of households projected to increase by 2025, it is important that an appropriate, affordable
housing stock of various types is available in all Communities of Gage County, including housing for new and existing
retirees and the elderly. Residents and local housing stakeholders have expressed a need for additional affordable housing
units to meet the County’s demand, particularly among middle-income families and first-time homebuyers.

A total of 16 affordable rental housing programs were reviewed in Gage County, comprising a total of 271 units.
These programs are financially supported by any one or more funding sources, including the Nebraska Investment Finance
Authority’s LIHTC Program, USDA-Rural Development and the Department of Housing and Urban Development. Nine
programs identified, at least, 90 percent occupancy, with eight programs maintaining a waiting list.

Additionally, eight facilities providing skilling nursing/long term care, assisted living and/or senior independent living were
reviewed. Six facilities maintained occupancy rates of at least 80 percent.
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COUNTY-WIDE HOUSING NEEDS
SECTION 4 ANALYSIS/ TARGET DEMAND.

INTRODUCTION.

This Section of the Gage County, Nebraska County-Wide Housing Study with Strategies for Affordable Housing
provides a Housing Needs Analysis, as well as a five-year housing unit Target Demand for Gage County and each
Community. The needs/demand analysis includes the identification of a housing “target” demand for both new housing
development and housing rehabilitation activities.

CURRENT HOUSING DEMAND SITUATION.

The 2016 Gage County-Wide Housing Study set a five-year housing unit target demand of 446 units. Through
the efforts of NGage and local housing stakeholders, an estimated 130 new housing units were constructed or moved into
Gage County between 2017 and Fall, 2019. During the two years prior to the completion of 2016 Study (2014-2016), only
27 housing units were constructed, County-Wide. The majority of new homes built since 2017 are located in either the City
of Beatrice or the Balance of County (rural Gage County). Most of the owners of these new homes are previous owners or
renters from the area desiring to move into a new/larger or more appropriate home.

Currently, Gage County contains an estimated 11,477 housing units, consisting of approximately 7,982 owner
and 3,514 rental units. Of these 11,477 units, approximately 2,192 are vacant, resulting in an overall, housing vacancy
rate of 19 percent. The 2,192 vacant housing units consist of an estimated 1,394 owner and 798 rental units, equaling an
owner housing vacancy rate of 17.4 percent and a rental housing vacancy rate of 22.7 percent.

The Adjusted Housing Vacancy Rate (AHVR) includes only vacant units that are available for rent or purchase,
meeting current housing code and having modern amenities. A minimum AHVR of 6 to 7 percent is recommended for Gage
County and Communities, to have sufficient housing available for new and existing residents. The overall adjusted
housing vacancy rate for Gage County is an estimated 5.6 percent, which includes an adjusted owner housing
vacancy rate of 5.3 percent and adjusted rental housing vacancy rate of 6.2 percent. The AHVR for Gage County, for
both owner and rental housing, has decreased, slightly, since the 2016 Housing Study. The 2016 Study
identified an overall AHVR of 6.5 percent, including an adjusted owner vacancy rate of 5.9 percent and an
adjusted rental vacancy rate of 7.7 percent.




Some of the housing issues expressed in the Citizen Housing Survey and Workforce Housing Needs Survey, as well
as the County-Wide “Housing Listening Sessions,” included housing for middle-income families, single parent
housing, workforce housing, general rental housing, housing choices and/or down payment assistance for
first-time homebuyers, retirement housing for lower-income elderly persons and single family homes or
apartments with three+ bedrooms.

Participants of all three Listening Sessions generally agreed that the housing price points most needed in Gage County
1s in the $150,000 to $200,000 range for owner units and $500 to $600 per month for rental units.

The rehabilitation of homes in Gage County and each Community could help to meet the needs of households wanting to

purchase a home within a moderate price range. Both a purchase-rehabilitation-resale/re-rent program and a “Land Bank”
Program is recommended, County-Wide.

HOUSING DEMAND POTENTIAL.

To effectively determine housing demand potential, four separate components were reviewed. These included (1) housing
demand based upon new population/households, the replacement of housing in substandard condition and
the need for affordable housing units for persons/families considered to be “cost burdened,” (2) vacancy
deficiency (demand), (3) local “pent-up” housing demand and (4) local housing development capacity. The
following describes each of these components.

(1) NEW HOUSEHOLDS, “COST BURDENED” HOUSEHOLDS & SUBSTANDARD HOUSING CONDITIONS.

New Households.

New households, the replacement of substandard housing and the assistance that can be provided to maintain affordable
housing, for both its present and future households, are important considerations in the determination of a housing demand
potential for any particular neighborhood or community.

Currently (2020), the population of Gage County is an estimated 21,577. The County is projected to increase
in population by an estimated 0.4 percent during the next five years, to reach a 2025 population of 21,599,
which, in turn, will result in an increase in total households.




“Cost Burdened” Households Experiencing Housing Problems.

Owner or renter households experiencing cost burden are paying more than 30 percent of their income on housing
costs, including maintenance and mortgage payments. According to HUD standards, a housing unit is considered to
have problems if it is overcrowded (more than one person per room) and/or lacks complete plumbing. Currently, an
estimated 24.3 percent of all households in Gage County are cost burdened and/or experiencing housing
problems. This equals an estimated 1,280 owner and 977 renter households. By 2025, the total number of cost
burdened households is projected to decline, slightly, but will require the development of additional housing affordable
to various income levels.

Substandard Units/Overcrowded Conditions.

A substandard unit, as defined by HUD, is a unit lacking complete plumbing, plus the number of households with
more than 1.01 persons per room, including bedrooms, within a housing unit. The 2000 and 2010 Censuses, the
analysis of building and property conditions maintained by the Gage County Assessor’s Office and field observations
completed by Hanna:Keelan produced data identifying substandard housing units and housing units having
overcrowded conditions.

e A total of 6,367 housing structures located within Gage County Communities were recorded by the Gage
County Assessor. Of these structures, 1,351, or 21.2 percent were identified as being in a “Fair” condition,
while an additional 293, or 4.6 percent were identified as “Poor.” An estimated 25 to 30 percent of these
housing units are currently occupied.

During the next five years, these structures should be targeted for either moderate or substantial rehabilitation
or, in extreme cases, demolition and replacement. Units in a “Poor” condition have the highest potential to be
targeted for demolition and should be replaced with appropriate, modern, safe and decent housing units, with
a special focus on the local workforce populations.

e As per the 2013-2017 American Community Survey, an estimated 60 housing units in Gage County were
experiencing overcrowded conditions and 30 units lacked complete plumbing. The housing target
demand determination for Gage County and each Community should target the replacement of at least 20
percent of these substandard and overcrowded housing structures.




(2) HOUSING VACANCY DEFICIENCY (DEMAND).

Housing vacancy deficiency is defined as the number of vacant units lacking in a Community or County, whereby
the total percentage of vacant, available, code acceptable housing units is less than 6 to 7 percent. A vacancy rate of 6
percent is the minimum rate recommended for Gage County, to have sufficient housing available for both new and
existing residents.

An Adjusted Housing Vacancy Rate (AHVR) includes only vacant units that are available for year-round rent or
purchase, meeting current housing code and having modern amenities. Currently, Gage County maintains an
estimated, overall AHVR of 5.6 percent, which includes an estimated AHVR for owner housing of 5.3 percent
and 6.2 percent for rental housing. This concludes that an owner “vacancy deficiency” exists in homes
that are suitable for sale in Gage County.

(3) “PENT-UP” HOUSING DEMAND.

The “Pent-Up” housing demand is defined as those current residents of Gage County needing and/or wanting to
secure a different and/or affordable housing type during the next five years. This would include persons from all
household types and income sectors of the County and each Community, including elderly, families, special
populations, etc., very-low to upper-income. This includes persons and families needing a different type of housing due
to either a decrease or increase in family size, as well as households having the income capacity to build new and
better housing. Most often, pent-up housing demand is created by renter households wanting to become a homeowner,
or vice versa.

(4) LOCAL HOUSING DEVELOPMENT CAPACITY.

Alocal housing development capacity is calculated for each Gage County Community and the Balance of County.
The calculation is based on the County’s and each Community’s level of housing leadership, ability to organize for
housing development, land availability, existing zoning regulations and housing codes, accessibility to general
contractors and other building trades and building supply/materials.




HOUSING UNIT TARGET DEMAND.

Table 4.1, Page 4.6, identifies the estimated housing target
demand for Gage County and each Community, by 2025.
Community leadership and local housing stakeholders and
providers need to be focused on this housing target demand and
achieving reasonable goals that will effectively increase the
quantity and quality of housing throughout Gage County.

The total estimated housing unit target demand in Gage
County, by 2025, is 322 housing units, including 204 owner
and 118 rental units, at an estimated development cost of $92
Million. Smaller Communities in the County should focus on
housing rehabilitation activities, including purchasing,
rehabilitating and reselling or re-renting existing housing units.

The City of Beatrice has the greatest demand for new
construction and housing rehabilitation activities in Gage
County. An estimated 178 units, including 94 owner and 84
rental units should be targeted in Beatrice, at an estimated
budget of $43 million. Of the 178 housing units, an estimated
16 units should be targeted for Downtown Beatrice,
consisting of four owner and 12 rental housing units.




TABLE 4.1
ESTIMATED HOUSING UNIT TARGET DEMAND
GAGE COUNTY & COMMUNITIES, NEBRASKA
2025
Est. Total Est. Required
Housing Unit Target
Owner Rental Target Demand* Budget (Millions)
Gage County: 204 118 322 $92.0
Beatrice: 94 84 178%* $43.0
Adams: 10 6 16 $4.10
Barneston: 0 2 $0.35
Blue Springs: 2 2 $0.95
Clatonia: 2 4 $1.33
Cortland: 6 4 10 $2.60
Filley: 2 2 4 $0.95
Liberty: 0 2 2 $0.35
Odell: 2 2 4 $0.97
Pickrell: 4 2 6 $1.97
Virginia: 0 2 2 $0.35
Wymore: 4 6 10 $2.28
Balance of County: 78 0 78 $32.80
*Based upon new households, housing for cost burdened households, replacement of occupied substandard/dilapidated
housing stock, including housing stock experiencing plumbing, overcrowded conditions, absorb housing vacancy deficiency
of structurally sound housing units, build for “pent-up” demand and calculation for local housing development
capacity.
**Includes Downtown Housing Potential:
Beatrice: 16 Units; 4 Owner & 12 Rental.
NOTE: Housing development activities in each Community should include both new construction (74.5%) and purchase-
rehab/resale or re-rent (25.5%) activities.
Source: Hanna:Keelan Associates, P.C., 2020.




HOUSING DEMAND BY INCOME SECTOR.

Area Median Income (AMI).

Table 4.2 identifies the current Area Median Income (AMI), per household size, for Gage County.

TABLE 4.2
HOUSEHOLD AREA MEDIAN INCOME (AMI)
GAGE COUNTY, NEBRASKA
2019
1PHH 2PHH 3PHH 4PHH 5PHH 6PHH 7PHH SPHH

30% AMI  $14,700 $16,800 $18,900 $21,000 $22,700 $24,400 $26,050  $27,750
50% AMI  $24,500 $28,000 $31,500 $35,000 $37,800 $40,600 $43,400  $46,200
60% AMI  $29,400 $33,600 $37,800 $42,000 $45,360 $48,720 $52,080  $55440

80% AMI  $39,200 $44,800 $50,400 $56,000 $60,500 $65,000 $69,450  $73,950
100%AMI  $49,000 $56,000 $63,000 $70,000 $75,600 $81,200 $86,800  $92,400
125%AMI  $61,250 $70,000 $78,750 $87,500 $94,500 $101,500 $108,500 $115,500

Source: U.S. Department of Housing and Urban Development — 2019 HOME Income Limits.

Housing Need & Affordability Analysis.

Table 4.3, Page 4.8, presents a housing need & affordability analysis for Gage County, as per 2013-2017
American Community Survey data. The Table identifies the number of both owner and renter households occupying
selected price points (products) within Gage County. The Table provides a reasonable “snapshot” of household
occupancy in Gage County by comparing the number of existing households at varied income levels, to the number of
existing households at varied affordable ranges (price points) associated with each income level.

In 2017, approximately 478 households in Gage County maintained annual incomes below $10,000. At this time,
approximately 984 households resided in units considered affordable to households at this income level, resulting in
a ‘surplus’ of approximately 506. Housing surpluses are also identified for the $10,000 to $19,999 and $20,000 to
$34,999 income ranges. Housing ‘shortages’ were identified for all income brackets $35,000 and above.




The following general assumptions can be made from the housing need & affordability analysis results:

v' The data presented suggests that many middle- to upper-income persons and families in Gage County are living in
units below their housing affordability threshold (spending less than 25% of household income on housing costs).
Housing development of higher quality and value may result in a “filtering” effect, where middle- and
upper-income individuals and families move into new homes, opening older, less expensive homes for
households of low- to moderate-income.

v" The (+) could indicate that a particular Housing Price Point/Product (owner or rental unit), is over-occupied by any
one or all income Groups, thus a low vacancy rate and a need for additional units of that particular Housing Price
Point/Product.

v' The (-) could indicate the under-occupancy of a particular Housing Price Point/Product, thus a need for additional

units at a particular Price Point.

TABLE 4.3

HOUSING NEED & AFFORDABILITY ANALYSIS
GAGE COUNTY, NEBRASKA

2017 ESTIMATE
% of #
% of Households | Households Affordable # of Affordable # of Total
Median in Each in Each Range for Owner Range for Rental | Affordable Total Owner | Renter
Income Range Income Range Range Owner Units Units Renter Units | Units Units Balance | Balance | Balance

$0-$9,999 19.1% 5.2% 478 $0-$34,999 586 $0-$199 398 984 +506 +362 +144
$10,000-819,999 38.3% 10.6% 982 $35K-$69,999 1,244 $200-$399 710 1,984 +972 +744 +228
$20,000-834,999 67.0% 17.5% 1,623 $70K-$124,999 1,789 $400-$699 1,468 3,257 +1,634 +902 +732
$35,000-849,999 95.7% 14.5% 1,340 $125K-$174,999 1,062 $700-3999 233 1,295 -45 +170 -215
$50,000-$74,999 143.6% 20.7% 1,920 $175K-$249,999 799 $1,000-$1,499 66 865 -1,055 -549 -506
$75,000-$99,999 191.5% 14.6% 1,355 $250K-$399,999 631 $1,500-$1,999 0 631 -724 -419 -305
$100,000-$149,999 | 287.2% 11.7% 1,079 $400K-$499,999 112 $2,000-$2,999 38 150 -929 -853 -76
$150,000+ Over 5.2% 478 $500,000 115 $3,000 4 119 -359 -357 -2

287.2% Or More Or More
Totals: $52,223 100.0% 9,255 6,338 2,917 9,255 +0 +0 +0
Source: 2013-2017 American Community Survey.

Hanna:Keelan Associates, P.C., 2020.




Table 4.4 identifies the estimated housing unit target demand for Gage County and the City of Beatrice, by
2025, by income sector. County-Wide, approximately 322 housing units, consisting of 204 owner and 118 rental
units, should be targeted by 2025. For both owner and rental housing, the County will need to focus on addressing the
housing needs and demand of individuals and families of all income sectors, However, the primary focus (greatest
demand) will be on the housing needs and demands of individuals and families who have an AMI of 61 percent or
higher. Of the five income sectors identified in Table 4.4, the greatest demand for owner housing in Gage
County over the next five years will be at or above 126 percent AMI. For rental housing, the greatest
demand will be in the 61 to 80 percent AMI range.

An estimated 185 housing units, consisting of 127 owner and 58 rental units should be built for the
workforce population in the County.

An estimated 94 housing units, consisting of 56 owner and 38 rental units should be targeted for the
workforce population in the City of Beatrice.

TABLE 4.4
ESTIMATED YEAR-ROUND HOUSING UNIT TARGET DEMAND BY INCOME SECTOR
GAGE COUNTY/CITY OF BEATRICE, NEBRASKA
2025
Income Range
0-30% 31-60% 61-80% 81-125% 126%+ Est. Workforce
Gage County: AMI AMI AMI AMI AMI Totals Housing Demand
Owner: 0 24 36 50 94 204 127
Rental: 10 30 38 26 14 118 58
Beatrice:
Owner: 0 14 22 30 28 94 56
Rental: 5 20 25 20 14 84 38
Source: Hanna:Keelan Associates, P.C., 2020.




HOUSING DEMAND POTENTIAL FOR HOUSEHOLD & UNIT TYPES
(BY AMI & PRICE POINTS).

Target populations, or household types, include elderly, family and special needs populations, per Area Median
Income (AMI). The housing unit types in Gage County include both owner and rental units of varied bedroom types.
This will allow housing developers to pinpoint crucial information in the development of an affordable housing stock
for the right population sector. The majority of new housing options in Gage County should be directed towards family
populations, especially the local workforce.

Table 4.5, Page 4.11, identifies the housing unit target demand in Gage County, for specific population
groups by 2025. In Gage County, 322 units will be needed by 2025, consisting of 204 owner and 118 rental units.
This includes an estimated 99 total units for elderly (55+) households, 199 total units for families and 24 total units
for special populations, or those with a mental or physical disability(ies). An estimated 185 housing units,
consisting of 127 owner and 58 rental units should be built for the workforce population in the County.

Table 4.6, Page 4.12, identifies proposed housing unit types by target price point ranges with the given AMI
for Gage County, by 2025. The owner housing type most needed will be units with three or more bedrooms, for persons
or households at or above 126 percent AMI with an average affordable purchase price of $307,000 or above. Two- and
three-bedroom rental units, with an average affordable monthly rent in the $670 to $878 range present the greatest
demand in Gage County.

Three+-bedroom units at an average purchase price of $170,600 and an estimated average monthly rent
cost of $770 are the most needed housing types for the workforce population in Gage County.




TABLE 4.5

HOUSING UNIT TARGET DEMAND - HOUSEHOLD TYPE BY AMI

GAGE COUNTY, NEBRASKA

2025

OWNER HOUSEHOLD AREA MEDIAN INCOME (AMI) Workforce
UNITS 0%-30% 31%-60% 61%-80% 81%-125% 126%+ Totals Sector
Elderly (55+) 0 2 10 16 26 54 13
Family 0 18 20 34 68 140 112
Special

Populations! 0 4 6 0 0 10 2
Subtotals 0 24 36 50 94 204 127
RENTAL

UNITS*

Elderly (55+) 0 10 15 12 8 45 6
Family 6 14 19 14 6 59 48
Special

Populations!? 4 6 4 0 0 14 4
Subtotals 10 30 38 26 14 118 58
Totals 10 54 74 76 108 322 185
* Includes lease- or credit-to-own units.

1 Any person with a special housing need due to a cognitive and/or mobility disability.

Note: Housing demand includes both new construction & purchase/rehab/resale or re-rent.

Source: Hanna:Keelan Associates, P.C., 2020.




TABLE 4.6
HOUSING UNIT TARGET DEMAND - UNIT TYPE / PRICE POINT (PRODUCT) RANGE BY AMI
GAGE COUNTY, NEBRASKA
2025
PRICE - PURCHASE COST (Area Median Income)
(0%-30%) (31%-60%) (61%-80%) (81%-125%)
Owner $0 to $75,5650 to $148,660 to $197,400 to (126%+) Workforce
Units* $73.100 $146,225 $194.,960 $304.630 $307,000+ Totals $170,600
1 Bedroom! 0 0 2 2 0 4 0
2 Bedroom! 0 8 10 10 12 40 12
3+ Bedroom 0 16 24 38 82 160 115
Totals 0 24 36 50 94 204 127
PRICE - RENT COST (Area Median Income)
(0%-30%) (31%-60%) (61%-80%) (81%-125%)
Rental $0 to $340 to $670 to $889 to (126%+) Workforce
Units** $328 $658 $878 $1.370 $1.380+ Totals $770
1 Bedroom! 0 2 2 2 2 8 0
2 Bedroom! 4 18 21 12 6 61 19
3+ Bedroom 6 10 15 12 6 49 39
Totals 10 30 38 26 14 118 58
Includes Downtown Housing Units.
*Average Affordable Purchase Price Range, 3.0 PPHH (30% Income/80% Debt Coverage).
**Average Affordable Monthly Rent Range, 2.5 PPHH (25% Income).
Note: Housing demand includes both new construction & purchase/rehab/resale or re-rent.
Source: Hanna:Keelan Associates, P.C., 2020.




Table 4.7 identifies housing unit target demand in the City of Beatrice, for specific population groups by 2025.
A total of 178 units, including both new construction and purchase/rehab/resale or re-rent housing units, consisting
of 94 owner and 84 rental units should be targeted for Beatrice by 2025. This includes an estimated 70 total units
for elderly (55+) households, 94 total units for families and 14 total units for special populations, or those with a
mental or physical disability(ies). An estimated 94 housing units, consisting of 56 owner and 38 rental units
should be targeted for the workforce population in Beatrice.

TABLE 4.7

HOUSING UNIT TARGET DEMAND - HOUSEHOLD TYPE BY AMI

CITY OF BEATRICE, NEBRASKA

2025

OWNER HOUSEHOLD AREA MEDIAN INCOME (AMI) Workforce
UNITS 0%-30% 31%-60% 61%-80% 81%-125% 126%+ Totals Sector
Elderly (55+) 0 0 6 10 16 32 8
Family 0 11 13 20 12 56 48
Special

Populations! 0 3 3 0 0 6 0
Subtotals 0 14 22 30 28 94 56
RENTAL

UNITS*

Elderly (55+) 0 8 12 10 8 38 4
Family 3 8 11 10 6 38 32
Special

Populations! 2 4 2 0 0 8 2
Subtotals 5 20 25 20 14 84 38
Totals 5 34 47 50 42 178 94
* Includes lease- or credit-to-own units.

1 Any person with a special housing need due to a cognitive and/or mobility disability.

Note: Housing demand includes both new construction & purchase/rehab/resale or re-rent.

Source: Hanna:Keelan Associates, P.C., 2020.




Table 4.8 identifies proposed housing unit types by target price point ranges associated with each AMI category
for the City of Beatrice, by 2025. In Beatrice, the owner housing type in highest demand is projected to be units with three
or more bedrooms, for persons or households at or above 126 percent AMI, with an average affordable purchase price of
$295,700 or above. Two- and three-bedroom rental units, with an average affordable monthly rent in the $655 to $860 range
present the greatest demand for rental housing in Beatrice. Three+-bedroom units at an average purchase price of
$164,300 and an estimated average monthly rent cost of $750 are the most needed housing types for the
Beatrice workforce population.

TABLE 4.8
HOUSING UNIT TARGET DEMAND - UNIT TYPE / PRICE POINT (PRODUCT) RANGE BY AMI
CITY OF BEATRICE, NEBRASKA

2025
PRICE - PURCHASE COST (Area Median Income)

(0%-30%) (31%-60%)  (61%-80%)  (81%-125%)
Owner $0 to $72,750 to $143,160 to $190,100 to (126%+) Workforce
Units* $70.395 $140,815 $187,750 $293.350 $295,700+ Totals $164,300
1 Bedroom! 0 0 2 2 0 4 0
2 Bedroom! 0 5 7 8 7 27 8
3+ Bedroom 0 9 13 20 21 63 48
Totals 0 14 22 30 28 94 56

PRICE — RENT COST (Area Median Income)

(0%-30%) (31%-60%)  (61%-80%) (81%-125%)
Rental $0 to $335 to $655 to $870 to (126%+) Workforce
Units** $321 $645 $860 $1.340 $1.350+ Totals $750
1 Bedroom! 0 0 0 2 2 4 0
2 Bedroom! 2 12 13 10 6 43 8
3+ Bedroom 3 8 12 8 6 37 30
Totals 5 20 25 20 14 84 38

Includes Downtown Housing Units.

*Average Affordable Purchase Price Range, 3.0 PPHH (30% Income/80% Debt Coverage).
**Average Affordable Monthly Rent Range, 2.5 PPHH (25% Income).

Note: Housing demand includes both new construction & purchase/rehab/resale or re-rent.

Source: Hanna:Keelan Associates, P.C., 2020.




HOUSING REHABILITATION/DEMOLITION DEMAND.

Table 4.9 identifies the rehabilitation and

demolition demand for each Gage County TABLE 4.9
Community, by 2025. Approximately 945 ESTIMATED HOUSING UNIT
housing units should be targeted for REHABILITATION / DEMOLITION DEMAND
moderate or substantial rehabilitation in GAGE COUNTY COMMUNITIES, NEBRASKA
Gage County, at an estimated cost of $31.2M. 2025
Based upon both field inspections and # Rehabilitated /
information obtained from the Gage County Est. Cost** Demolition
Assessqr’s Office, up to 699 housing units may Gage County: 945 / $31.2M 699
be considered not cost effective for )
rehabilitation and could (eventually) be Beatrice: 741/ $24.4M 501
targeted for demolition. The Five-Year Adams: 15/ $510,000 8
Housing Action Plan in this Study identifies Barneston: 1/ $35,000 3
a target goal of 35 housing units for demolition o
by 2025. The cost of demolition will range, Blue Springs: 32/$1.1M 44
depending on acquisition of the housing unit. Clatonia: 12/ $396,000 10
Land bei o dbe “bad and - Cortland: 71/ $224,000

and being occupied by “bad and unsafe )
housing located in Communities should be Filley: 8/%145,000 3
secured in a County-Wide “Land Bank,” to Liberty: 10/$370,000
be reserved for future housing development. Odell: 14 / $462,000 17
The Gage Area Growth Enterprise . )
(NGage), in collaboration with local public, Pickrell 5/$168,000 >
private and non-profit housing groups, should Virginia: 4/$123,000
take a proactive role in housing development Wymore: 96/ $3.3M 89
and rehabilitation activities throughout Gage
County. Communities seeking to revitalize their *Based upon Gage County Assessor Information, Field Inspections and
respective housing stock will want to consider Age of Housing. ) o o
tolsof redevelopment,such as Community | (nudes ot Moderae and Subsanil R At

Development Block Grants and Tax Increment
Financing to assist with such activities.




HOUSING DEVELOPMENT & REHABILITATION AREAS: CITY OF BEATRICE.

New Housing Development.

Recent housing development in the City of Beatrice has included a variety of single- and multifamily housing types,
both owner and renter, in locations throughout the Community. An estimated 63 housing units were constructed in
Beatrice between 2017 and Fall, 2019. The 2016 Gage County Housing Study served as a catalyst for the following
housing projects in Beatrice:

e A former hospital building at 10t and Jackson Streets was demolished and replaced with 16 rental units and
six single family homes.

e Six high-efficiency, two-bedroom “tiny home” rental units were constructed along Graham Street in the western
portion of the Community.

e A new senior living project consisting of 21 total units, including duplexes, triplexes and four-plexes.

e The City of Beatrice sold city-owned lots with plans to build single family homes on infill lots throughout the
Community.

e Multiple developers are renovating or planning acquisitions of apartment complexes around the City.

Housing development and redevelopment activities in Beatrice should first focus on the infill of vacant land within
the Corporate Limits. This will allow new development to take advantage of existing infrastructure, including water,
sewer and electrical utilities. Large tracts of land exist where housing development on a large scale, including
townhomes, duplexes, triplexes and apartments could take place. Single lots in developed neighborhoods would be
best suited for single family homes. NGage should continue to work in conjunction with the City of Beatrice
in identifying suitable lots throughout the Community to be targeted for infill housing development. This
includes being active in a joint County-Wide Land Bank Program to provide an “inventory” of available,
development-ready residential lots.

Illustration 4.1, Page 4.17 identifies large, vacant tracts of agricultural land that could be secured for new housing

development within and surrounding Beatrice. These areas would be suitable for a variety of both single family and
multifamily housing types.
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Housing Redevelopment/Rehabilitation.

Housing redevelopment and rehabilitation should focus on the existing Redevelopment Areas in the City of
Beatrice. A total of eight Redevelopment Areas currently exist in the City of Beatrice. A ninth area is in the process
of being designated in the eastern portion of the Community along the U.S. Highway 136 Corridor. The existing and
proposed Redevelopment Areas contain housing, as well as commercial and industrial structures, in a deteriorating
condition in need of rehabilitation, or in some cases dilapidated and not cost effective for rehabilitation. These nine
areas should be the primary targets for housing redevelopment and rehabilitation in Beatrice. Additionally, these
areas should also be considered for public infrastructure rehabilitation/replacement, including streets, sidewalks and
landscaping enhancements. Illustration 4.2, Page 4.19 identifies the location of the eight existing Redevelopment
Areas in Beatrice.

Housing in Downtown Beatrice.

Downtown Beatrice is located in the heart of the Community. The 2010 Census identified a total of 174 housing units
in Downtown Beatrice, comprised of 133 households and 41 vacant units. Of the 133 households, a total of 15 were
owner occupied and 118 were renter occupied. The 41 vacant units consisted of two owner and 39 rental units. The
2016 Gage County Housing Study identified the potential to create 63 additional residential units in Downtown
Beatrice though moderate to substantial rehabilitation of vacated upper-levels.

By 2025, Beatrice will need to develop an estimated 16 new housing units in Downtown, including four
owner and 12 rental units.
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SITE ANALYSIS PROCESS & HOUSING LAND USE NEEDS.

The location of a proposed housing project to pertinent facilities and services crucially influences the benefits that a
person can derive from society. These facilities/services are composed of a variety of key community amenities,
including schools, shopping, recreation and medical, to name a few.

Physical capabilities, age and household structure establish the priority for particular amenities. The
services/amenities of households for the elderly and physically or mentally disabled differ from those needed by young
and middle-aged families. Facilities are prioritized into categories: Primary and Secondary Services.

In an attempt to rate a subject property in terms of proximity of Primary and Secondary amenities, a point scale was
derived based upon distance. The criteria presented on the following page provides a basis from which to analyze a
proposed housing site. If, for example, the medical facility was located one mile from a proposed housing site, one (1)
point would be awarded to elderly/disabled housing and three (3) points would be allocated for family housing. For
each housing type, a minimum total of 14 to 16.5 points are required for recommended development. However, in
smaller, rural communities such as in Gage County, the total number of points will vary based upon the types of
services and amenities available in the area.




Residential Site Analysis Criteria

Housing for the Elderly and Disabled

Primary Points Points Points
3 2 1

A. Grocery Wkg. %M 1M
B. Drug Wkg. % M 1M
C. Medical Wkg. %M 1M
D. Shopping % M % M 1M
E. Religious % M % M 1M
Secondary

F. Educational 1M 2M 3M
G. Recreational 1M 2M 3M

Family Housing

Primary

A. Educational Wkg. %M 1M
B. Recreational Wkg. % M 1M
C. Shopping % M % M 1M
D. Religious % M % M 1M
E. Grocery 1M 2M 3M
F. Drug 1M 2 M 3 M
Secondary

G. Medical 2M 3M 4 M
Notes: Wkg = Within Walking Distance

M = Miles




The following provides a list of environmental criteria that should be avoided in selecting a site for
housing development.

» Floodplain/wetland locations, which require lengthy public review process and consideration of alternative sites
in the area.

» Sites in or adjacent historic districts, buildings or archeological sites, which may result in expensive building
modifications to conform to historic preservation requirements and a longer review process.

» Sites near airports, railroads or high volume traffic arteries, which may subject residents to high noise levels,
air pollution and risks from possible accidents.

= Sites near tanks that store chemicals or petrochemicals of an explosive or flammable nature.
= Sites near toxic dumps or storage areas.
» Sites with steep slopes or other undesirable access conditions which may make them undesirable for use.

In addition to the previously mentioned criteria, the U.S. Department of Housing and Urban Development (HUD)
provides guidelines for analyzing proposed housing sites. In Chapter 1 and Chapter 4 of the HUD 4571.1 Rev.-2, HUD
addresses the importance and requirements of proposed site locations:

“Site location is of the utmost importance in the success of any housing development. Remote
or isolated locations are to be avoided. Projects which, by their location or architectural
design, discourage continuing relationships with others in the community will not be
approved (are not acceptable). A primary concern is that the project not be dominated by an
institutional environment.”




Table 4.10, Page 4.24 identifies the estimated land use projections and housing types per age sector for the
City of Beatrice, by 2025. The City should target a wide variety of housing types for both new construction and
purchase/rehab/resale or re-rent to reach the overall housing unit target demand of 178 units, by 2025. These housing
types include single family units, patio home (single-level) units, town homes, duplexes/triplexes and apartment units,
including Downtown housing.

The housing target demand of 178 housing units for the City of Beatrice includes 94 owner and 84 rental housing
units. For persons and families age 18 to 54 years, a total of 62 owner and 46 rental housing units are needed to
accommodate young professionals and workforce families, minorities, existing/mew employees and persons of low,
moderate and upper income. An estimated 26.7 acres will be required to accommodate the housing target demand of
the 18 to 54 age sector.

An estimated 32 owner and 38 rental housing units should be designated for retirees, seniors and elderly populations
in the City of Beatrice, by 2025. An estimated 12.9 acres will be required to complete the needed housing target
demand for new senior/elderly housing development projects.

The housing target demand of 178 housing units should include an estimated 74 owner and 58 rental units of new
construction, while remaining units should be those targeted for purchase/rehab/resale or re-rent. The estimated
land requirements for new construction units is approximately 32 acres. It is recommended that the City of Beatrice
designate a total of three times the total land required for new housing construction, thus 96 total acres.




TABLE 4.10

HOUSING UNIT TARGET DEMAND -

HOUSING LAND USE PROJECTIONS/ PER HOUSING TYPE/ AGE SECTOR

CITY OF BEATRICE, NEBRASKA

2025

#Owner / Land Requirements
Age Sector Type of Unit #Rental (Acres)”?

18 to 54 Years** Single Family Unit 50/ 10* 20.4
Patio Home Unit 0/0 0.0
Town Home Unit 10/8 2.8
Duplex/Triplex Unit 0/20 3.0
Apartment - 4+ Units*** 2/8 0.5

Totals 62 /46 26.7

55+ Years Single Family Unit 12/0 4.2
Patio Home Unit 8/0 1.8
Town Home Unit 10/ 10 3.0
Duplex/Triplex Unit 0/24 3.6
Apartment - 4+ Units*** 2/4 0.3

Totals 32/38 12.9

TOTAL UNITS / ACRES 94/ 84 39.6 ACRES

TOTAL UNITS / ACRES OF NEW CONSTRUCTION 74 /58 32.0 ACRES /96 ACRES**

*Includes Credit-To-Own Units.

**Includes housing for persons with a disability.

***Includes housing in Downtown.

*Includes Public Right-of-Way.

~~Residential Land Use Plan Designation for New Construction, 3.0x total acres.

Source: Hanna:Keelan Associates, P.C., 2020.




EMERGENCY HOUSING REPLACEMENT /REPAIR DUE TO NATURAL DISASTER.

In March, 2019, historic flooding severely affected the State of Nebraska and the surrounding region. This prompted
leaders across the State to address the issue of housing emergency preparedness. It is important that Gage County
leaders be prepared with a strategy for future emergency housing needs due to a natural disaster.

Preliminary monetary flood damage estimates, as reported by the Omaha World-Herald in March, 2019, revealed
nearly $650 million in flood-related damage across the State of Nebraska, including approximately $677,500 in Gage
County. Conversations with Nebraska Emergency Management Agency (NEMA) staff revealed that State-Wide, it
has been difficult to assess damages and estimate total monetary damages and number of housing units affected by
the flooding. The Federal Emergency Management Agency (FEMA) is currently in the process of collecting and
analyzing this data. A final flood-related damage assessment is not expected to be released by FEMA until July, 2020.

Gage County was one of 81 Nebraska Counties to declare an emergency and request federal public assistance. The
most recent data provided by FEMA reports approximately $2.4 million in public assistance approved State-Wide,
including $1.68 million in emergency work and $211,000 permanent work. The following describes the type of
assistance available through FEMA’s Public Assistance grant program.




Public Assistance Grant Program.

The purpose of the Public Assistance grant program is to support communities’ recovery from major disasters by
providing them with grant assistance for debris removal, life-saving emergency protective measures and restoring
public infrastructure. Local government, states, tribes, territories and certain private nonprofit organizations are
eligible to apply.

FEMA processes Public Assistance grant funding according to the type of work the applicant undertakes. Eligible
work must be required as a result of the declared incident, be located in the designated area, be the legal responsibility
of the applicant and be undertaken at a reasonable cost. Eligible work is classified into the following categories:

Emergency Work
Category A: Debris removal.
Category B: Emergency protective measures

Permanent Work

Category C: Roads and bridges

Category D: Water control facilities

Category E: Public buildings and contents
Category F: Public utilities

Category G: Parks, recreational and other facilities

FEMA’s website provides information on the Federal funding guidelines for each of the categories listed above in the
Public Assistance Program and Policy Guide.

The federal share of assistance will not be less than 75 percent of the eligible cost for emergency measures and

permanent restoration. The recipient determines how the non-federal share of 25 percent will be dispersed to its
applicants.
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