
 



 



From:            "Gary Person" <garyperson@cityofsidney.org> 
To:              <jbolen@neded.org>, 
 "Jerrod Haberman" <jerrod@nepadd.com>, 
 "al heuton" <al@nepadd.com> 
Subject:         Written Testimony on DED Plan of Action 
Date sent:       Tue, 25 May 2004 15:25:35 -0600 
 
Please forward this written testimony to the appropriate DED sources. 
 
Affordable Housing 
The State of Nebraska has a goal to increase cooperation among government entities, housing providers 
and lenders in order to produce more units of affordable housing.   
 
1. Are you and your clients better off now than were last year relative to 
this goal?  
 
____ Yes __x__No ____ Don't Know 
 
1.a. Are you aware of any cooperative efforts that have, or are taking place, among governmental entities, 
housing providers and/or lenders in your area to provide affordable housing? __X__ Yes _____No 
 
If yes, please identify the efforts and describe how they are benefiting your area? 
 
We have worked together on several cooperative projects to build affordable housing, if you can truly call 
it "affordable housing" in this day and age. We have used CDBG, NIFA, Tax Credits, TIF, HOME Funds, 
Trust Funds etc. to package together deals. It would be helpful if some of the guidelines were a little more 
flexible in making them work, but I realize that is not a DED decision, but in the hands of our legislators. 
Lobbying the legislators to look at more innovative ways would be helpful. Our community has a lot of 
pent-up demand for affordable housing with more jobs per capita than any Nebraska community. 
 
Giving communities more flexibility with Tax Increment Financing capabilities and changing the state 
requirements and allow for delaying placement of housing infrastructure and speculative home valuations 
immediately onto the tax roles would be an incentive that wouldn't cost anyone anything. Right now what 
Nebraska has in place in its tax structure laws is a disincentive to build any type of housing. We are never 
going to win this battle and be able to GROW communities without a change in the state laws on new 
housing development. 
 
1.b. If you are aware of any failed efforts to establish cooperation in affordable housing development in 
your community, what do feel was the cause for the failure?  
 
We had a down payment assistance program that was being deemed a failure by some DED representatives, 
but in reality the program brought great awareness to affordable housing issues and was the impetus for 
getting four new single family housing subdivisions started. Over 100 area residents went through home 
buyer education programs. The demand was there. The prospective homeowner's interest was there. In 
reality, however, there was such a small window of opportunity for being able to qualify for purchasing a 
new home and still meet the income guidelines and lender qualifying guidelines. In the end few people 
could actually take advantage of the program. 
 
I would suggest inviting contractors, lenders and realtors who have been a part of this program to have a 
brainstorming session with DED staff members to tell about their frustrations and experiences with the 
program and how we could better tweak them as a state to accomplish the end goal. 
 
2. Where is additional cooperation still needed? (or by what entities) 
 
Better communications with the regional housing representative would be beneficial. I realize this works 
two ways and better effort also needs to made on our end.  



 
I did like the most recent "project interviews" that were conducted on proposed housing projects. This I feel 
will help DED sort out the fluff projects from those based on need and ability to perform. It adds so much 
more to the "application process" and offers developers, communities and organizations the opportunity to 
better explain their projects and the needs the projects are based on.  
 
3. Where are the gaps in the provision of affordable housing in your community? (For example is the gap a 
shortage of funding, lack of contractor or lender participation, no staff person present to develop/implement 
programs, appraisal issues, etc.?) 
 
Making today's land prices, public infrastructure costs and construction prices mesh with keeping rent 
levels or purchase price levels at an affordable range creates huge challenges for communities. Giving 
communities the ability to be more creative to help with this situation is needed. I would like to see a 
program incentive for "market rate" rental housing also. Tying all programs to 60% or 80% LMI often 
leaves investors with a very thin margin for making the projects profitable. 100% LMI standards would 
solve a lot of these problems. The demand is definitely there, just not enough potential qualifiers at times 
when you have to dip down to 60% or 50% LMI, especially because that particular market seems to be 
forever revolving with tenants on the move. 
 
When programs are implemented to bring in an influx of new housing funds, for instance the housing trust 
fund, we should allow those programs to continue to be funded for the purpose they were intended. For our 
law makers to divert these funds for state budget shortfalls in other areas, violates the intention of creating 
the fund for its intended purpose and causes mistrust for future efforts to create funding mechanisms. Since 
there seems to be no ethical commitment to leave original intents of funds alone, perhaps laws should be 
adopted mandating that if the funds are created for a specific purpose, there is no ability for law makers to 
divert those funds. 
 
The availability of funds are very competitive. I would like to see existing regional housing organizations 
with long proven track records of success continue to receive some sustainable funding. They serve 
multiple communities, as opposed to reinventing the wheel and creating entity after entity creating more 
competition for funding on a regional basis and the state rewarding those efforts with operational funding. 
 
 
Homeless Assistance 
 
The State of Nebraska has a goal to provide a continuum of housing opportunities and supportive services 
for homeless persons, while reducing homelessness through educational outreach and prevention activities.  
 
1. Are you and your clients better off now than were last year relative to 
this goal?  
 
____ Yes ___ No __x__ Don't Know 
 
1.a. If you have made progress in addressing the needs of the homeless over the past 12 months, please 
briefly describe the key components of your efforts: 
 
2. Has homelessness been reduced? ____ Yes _____ No __x__ Don't Know 
 
2a. Do you have a clearly defined homeless problem(s) in your community? If yes, please provide a brief 
description, ie: estimated # persons, health or safety issues, etc. 
 
No. We do participate on a regional basis. 
 
3. Are you familiar with the continuum of care process to assist the homeless? 
 
__x__ Yes (If yes, please answer questions #4 and #5 below)  



____ No (If no, please skip to question #5 below) 
 
4. Has the focus on the continuum of care improved assistance to the homeless?  
 
__x__ Yes ____ No ___ Don't Know 
 
If yes, please describe the specific action(s) that contributed? 
 
Work with this effort on a regional basis. 
 
Economic Development 
 
The State of Nebraska has a goal to strengthen Nebraska communities by targeting serious community 
development problems capable of being resolved through economic development projects.  
 
1. Have DED programs supported economic development projects in your community during the last 12 
months? __x__ Yes ___ No ____ Don't Know 
 
If yes, please identify the type of project assisted, ie: business expansion loan, infrastructure improvement 
to support business development, etc. 
 
Infrastructure assistance for job retention of a private industrial park area. State assistance helped preserve 
20 companies and nearly 800 jobs by assisting this area northwest of Sidney to be incorporated into a new 
municipal water system from a new water well field development. DED's involvement helped the project 
become a reality and send a positive message to companies struggling to survive after a private water 
service owner disconnected them from service. The state's assistance also helped us leverage for some 
federal funding through EDA. Grants covered approximately 25 percent of the total cost. 
 
2. Are you working to identify projects that could be assisted through the use of DED programs? 
 
__x__ Yes _____ No _____ Don't Know 
 
If yes, please briefly describe the efforts you are undertaking. 
 
Currently working with DED staff on three different major job creation projects. Staff has been outstanding 
in providing assistance. Most of our projects are self generated and until those projects get to the point from 
speculation to "probable", then and only then do we start to involve DED staff members. 
 
3. What do you feel are the primary gaps in your efforts to identify or implement successful economic 
development projects? (funding, staff support, research, local leadership, etc.?) 
 
I feel we have developed an excellent relationship with DED staff members, past and present and they have 
been exceptional to work with. DED is always financially strapped in their budget, but they get a lot of 
mileage out of the finances they have to work with. Our biggest challenge is that our community has had 
many successful economic development job creation projects, thus enhancing our image to get the deal 
done. Our challenge has been running out of local incentive dollars to continue doing projects, but that is a 
local issue and not a DED issue. I appreciate the state's mission to consider each project on its individual 
merits and not restrict fund dollars to regional or community limitations. Jobs are jobs, no matter where 
they are created in Nebraska. 
 
Accountability to companies and communities who tap into CDBG funds is vitally important. Communities 
who use their political pull to "force" potentially bad projects into being funded, should be held accountable 
on future projects. It will help everyone do better projects in the future.  
 
I strongly support having minimum thresholds for wages and benefits to qualify for CDBG funds. 
 



4. Do you have projects underway at this time that require additional support? If yes, please describe 
identify the project type and assistance needed: 
 
Yes, the projects do need a financial packager designated for western Nebraska. Current DED staff 
members are willing to help, but everyone (state and western communities) would be best served if this 
position could be filled closer to the western end of the state. The location of the packager is not a concern, 
but the qualifications and ability to work with western communities is a priority.   
 
I would like for DED to continue exploring the possibilities of better utilizing development district staff 
members to contract for services and expertise in assisting communities. We need technicians, not "back 
slappers". 
 
Community Development 
 
The State of Nebraska has a goal to strengthen Nebraska communities by targeting serious community 
development projects through infrastructure projects. 
 
1. Have DED programs supported infrastructure development projects in your community during the last 
12 months? ____ Yes _x__ No ____ Don't Know 
 
If yes, please identify the type of project assisted, ie: sewer, water, community center, etc. 
 
2. Are you working to identify projects that could be assisted through the use of DED programs? 
 
___x_ Yes _____ No _____ Don't Know 
 
If yes, please briefly describe the efforts you are undertaking. 
 
We have a serious drainage problem in the developing area on the east edge of our town and are 
investigating the steps to take build public infrastructure to address these problems. A public works grant 
would go a long ways towards providing some cost share in getting projects completed. An engineering 
study was completed, thanks to a planning grant from DED. Our biggest challenge is meeting income 
guidelines to qualify for CDBG assistance. 
 
3. What do you feel are the primary gaps in your efforts to identify or implement successful community 
development projects? (funding, staff support, research, local leadership, etc.?) 
 
Meeting CDBG income guidelines. Nebraska places a great deal of its public infrastructure block grant 
funding into very small communities that were viable 100 years ago, but have become liabilities in some 
sense today. At what cost do we continue to pour infrastructure money into these very small communities. 
Most of them have utility rates not comparable with actual costs of doing business today. Realisticly it 
would be better to help trade centers grow and prosper so small communities could hang on by being 
bedroom communities, but politically as we all know what is common sense and what is politically popular 
are often two different things. 
 
4. Do you have projects underway at this time that require additional support? If yes, please describe 
identify the project type and assistance needed: 
 
Utilizing existing DED staff members and regional development agencies provides support we need., but 
replacing the financial packager is needed as explained earlier.  
 
Business Development 
 
The State of Nebraska has a goal to strengthen targeted communities with business development projects 
by providing small business development or job training 
 



1. Have DED programs supported small business development and/or job training assistance programs for 
businesses in your community during the last 12 months? __x__ Yes ___ No ____ Don't Know 
 
If yes, please identify the type of project assisted, ie: job training, business planning, financial assistance, 
etc. 
 
We received a small tourism initiative grant for the construction of a shooting range with numerous 
amenities. This project, however, has met with some complications and we may be requesting that the 
funding be diverted to another similar project effort to build a smaller version of the same project. 
 
2. Are you working to identify projects that could be assisted through the use of DED programs? 
 
__x__ Yes _____ No _____ Don't Know 
 
If yes, please briefly describe the efforts you are undertaking.  
 
Additional job training funds would be invaluable. Hit and miss efforts over the years and lack of a 
sustainable state funding source for job training has built a reputation in the business community that 
Nebraska's commitment to job training funds is minimal or non-existent. We need to establish better 
working relationships with community colleges, which are already geared to do job training for the 
business community. Matching funds, if a source can be found, would be a good incentive for companies. 
 
3. What do you feel are the primary gaps in your efforts to identify or implement successful small business 
development projects? (funding, staff support, research, local leadership, etc.?) 
 
Local staff limitations cause us some challenges to meet all small business needs, so we often prioritize to 
concentrate on the larger projects and rely on assistance through local partnerships with the Chamber of 
Commerce and agencies such as Panhandle Area Development District and the REAP organization to 
assistant us in some of these areas.. We also utilize the Nebraska Business Development Center for small 
business planning. The cooperative effort maximizes the available resources and helps us build sustainable 
relationships with these agencies. 
 
4. Do you have projects underway at this time that require additional support? If yes, please describe 
identify the project type and assistance needed: 
 
We always have dozens of projects and inquiries that are always wanting additional help. It takes all of us 
working together and for the community to have a good grasp of what is available for assistance to get the 
most mileage we can for business development. 
 
Planning Assistance 
 
The State of Nebraska has a goal to strengthen targeted community development problems by providing 
communities funds to solve the problems locally through the planning process. 
 
1. Have DED programs supported your community's efforts to identify and plan for your future during the 
past 12 months? __x__ Yes ___ No ____ Don't Know 
 
If yes, please identify the type of project assisted, ie: housing studies, comprehensive plan, tourism 
planning, infrastructure planning, etc.  
 
Planning grant helped fund an engineering study on drainage area that is impeding development in a key 
section of our community. 
 
2. Are you working to identify planning projects that could be assisted through the use of DED programs? 
 
__x__ Yes _____ No _____ Don't Know 



 
If yes, please briefly describe the efforts you are undertaking. 
 
A comprehensive parks system study is also badly needed so we may also apply for planning grant funds 
for this also. 
 
3. What do you feel are the primary gaps in your efforts to identify or implement successful small business 
development projects? (funding, staff support, research, local leadership, etc.?) 
 
Local staff limitations, but again that's why we extensively network with regional agencies. 
 
4. Do you have projects underway at this time that require additional support? If yes, please describe 
identify the project type and assistance needed: 
 
Always. Again being knowledgeable about the assistance and resources available helps us to adapt. 
 
 
Relationship with DED 
 
A priority of DED is increase the effectiveness of State community development programs and services 
through streamlining and collaborative approaches focusing on customer need.  
 
1. What are your community's, county's or organizations top five priorities for the next year? (please restrict 
your responses to housing, homeless, community development or economic development priorities) 
 
* Complete the city's $10 million water project that will service the community with a quality / quantity 
source of water and also serve a private industrial park area northwest of Sidney. 
 
* Embrace Cabela's entry into the public stock era by assisting company any way that we can in its 
accelerated national development plan and keep as many expansion jobs as possible in Sidney and in 
Nebraska  
 
* Get a $14 million school bond issue adopted for a new middle and senior high school. 
 
* Fill a major vacant building in downtown area with a company expansion that will enhance downtown 
traffic 
 
* Reopen the Haas Hops Processing Manufacturing Plant that closed two years ago with a new 
manufacturing company. 
 
* Complete 5 new Interstate 80 business projects  
 
* Get an affordable housing apartment complex project funded through DED 
and NIFA funds 
 
* Construct 50 new single family homes to keep up with our growing economy 
 
* Work in the beginning stages of opening a new business industrial park site with its first business location 
and accommodating the park with $1 million in public infrastructure needs (sewer, water, streets). 
 
* Assist private venture for constructing a club house at the city owned golf course. 
 
* Begin implementing local policies and ordinances dealing with drainage issues through "impact fees" 
assessed to developers. 
 
 



 
2. How would you describe your working relationship with DED? 
 
Exceptional. I have great respect for most DED staffers and have worked with some of them for up to 20 
years in the development business. They are professional and work their tails off to represent the State of 
Nebraska. I really appreciate that kind of dedication. Once in awhile there will be a staff member that may 
hurt the reputation of DED, but I am pleased as to how current management recognizes and is addressing 
some situations. Most employers have a handful of employees that hurt a company's efforts or reputation, 
but when management is open minded in listening to concerns, it builds trust in relationships. The 
brainstorming focus groups organized under Richard Baier's leadership is encouraging because it reaches 
into the grassroots level to deal with issues, concerns and vision and incorporates those into short and long 
range planning and programs. 
 
3. How can DED improve its relationship with your organization and responsiveness to your needs? 
 
I would like to see the working relationship between DED and the regional economic development districts 
continue to strengthen. This strengthening should come in the form of contracting for some of the services 
and personnel to meet DED needs on a regional basis. Most communities rely on the development districts 
for a number of services and it only makes sense that stronger relationships be built between DED and the 
regional districts. It will also maximize the "biggest bang for the buck" spreading scarce resource and 
personnel dollars further and being able to compensate professionals at a rate that we do not have constant 
turnover. 
 
Gary Person 
Sidney City Manager 
P.O. Box 79, Sidney, NE 69162 
Office 308-254-4444 
Cell 308-249-0900 
garyperson@cityofsidney.org 
 



From:            "Gerry Osborn" <gerrywoz@threeriver.net> 
To:              <jbolen@neded.org> 
Subject:         Bassett In put meeting 
Date sent:       Sat, 22 May 2004 20:35:33 -0500 
 
Hi Jen - 
 
A couple of comments about the Bassett DED Input meeting.  Not well attended but the mix of people were 
productive.   
 
Two areas that I would like to be sure were emphasized: 
 
1.   The lack -or limited amount - of DED support for Entrepreneurs. DED often has big "smoke-stack" 
focus and as you are aware for being around,  we on true 'rural Nebraska' generally have to start small. 
 
2.    A serious concern that the guidelines for small cities needs to be assessed and tweaked if possible.  I 
am thinking Fed rules come into play.   Nebraska has something nearing 500 total Post offices in the state.  
(Upper 400"s)   I quickly scanned and found 30 cities that had populations greater than 4,000 ; which is 
maybe a meager 7-8% of the total for the entire state.   Only Omaha & Lincoln exceed the 50,000 
population hurdle, this means that all of the 90+% must be covered by the same 'blanket rules' that apply to 
Bellevue, Grand Island, Kearney, etc.   Jen, from your NCIP experiences, you understand that Potter, 
Chappell, Ainsworth, Kimball, Cook and on- and on - do not have the same needs or issues that the much 
larger cities do.   Smaller communities would benefit substantially from rules that were less stringent than 
those currently in place for cities 50,000 category.   There is not recognition of this disparity in the existing 
rules and I offer it should be considered for inclusion, if possible.  If we are serious about helping those in  
the most dire need, then the rules have to be adjusted to assist in that effort. 
                                     Cheers 
                                     Gerry Osborn 
 



 
 
 



 
 
 

 
 



 
 
 
 



 
 
 
 



 



 
 
 
 
 



 
 
 

 
 
 
 
 



 
 
 

 



 


