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HOUSING STUDY SUMMARY

In the beginning of 2020, the Aurora Housing Development Corporation
(AHDC) partnered with FIVE RULE Rural Planning, the City of Aurora,
and the University of Nebraska, Kearney Center for Entrepreneurship

and Rural Development to complete a Housing Study (Study) for the INK

Aurora community.

CENTER FOR ENTREPRENEURSHIP

While the Study was being kicked off, the City of Aurora was near ANDRUR MENT

completion of its 2020 Comprehensive Plan (Plan) update.

The current land use data that was created as part of the plan update
was therefore utilized to inform the housing study. Due to the
availability of this data, the AHDC focused primarily upon collecting
public input that could be combined with the city’s land use inventory.

,AURORA

Nebraska

This combination of land use data with public input enabled the Board
to then create a custom plan that will improve the adequacy of housing
across the community.

PROCESS

The housing study process consisted of the following steps:

Coordination with City of Aurora: The City of Aurora’s involvement was instrumental to ensuring
that the Study could be completed accurately, on time, and with a limited budget. The City of
Aurora allowed the sharing of information that included land use data, demographic/economic
data, and population projection information.

AURORA, NEBRASKA AURORA, NEBRASKA
COMPREHENSIVE DEVELOPMENT PLAN ZONING REGULATIONS H
L s = j
G
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Public Input Kickoff: Community stakeholders that could provide input about the housing
situation for all Aurora residents were invited to kickoff event at the Bremer Community Center on
February 5, 2020. The purpose of the kickoff event was to invite stakeholders to participate in
upcoming individual and focus group interviews and explain the importance of each person’s
time and input. Slides from the presentation given that evening as well as an article published by
the Aurora News Register are provided below. Twenty stakeholders attended the kickoff event.

HOUSING STUDY: GOAL
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Individual and Focus Group Interviews: Following the kickoff event, a total of twenty-three
stakeholders attended the interviews and represented the following sectors of the Community:

— City of Aurora Administration — Rental Housing Tenants

— City of Aurora Planning Commission — Rental Housing Owners

— Aurora Chamber — New Homeowners

— Aurora Economic Development - Banking Industry

— Real Estate Industry — Local Newspaper

— Major Employers — Housing Authority-administration

and resident

Community Survey: A community wide survey resulted from the themes discovered during the
interview process. The survey was opened to the public in March of 2020; however, the COVID-19
pandemic created a significant disruption to everyday life in Aurora for several months. As a
result of this disruption, the housing study was paused until September of 2020. The survey was
re-marketed to community members in September and most responses were collected at this
time. A total of 154 community members and/or stakeholders responded to the survey.

AURORA LOCAL HOUSING MARKET: WHAT ARE WE MISSING?

GoT0:

»»» AURORANEHOUSING.COM ¢

T0 GIVE US YOUR VALUABLE INPUT ABOUT HOUSING NEEDS IN AURCRA

SURVEY OPEN TILL OCTOBER 1, 2020 { QUESTIONS? COMMENTS? CONTACT BOBBI PETTIT-hobbi@fiveruleplanning.com, 308.224.4653
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Planning Data Coordination: planning data that was collected and analyzed for the Aurora
Comprehensive Plan was incorporated into the housing study.

Data collected for the Plan that also informed the JOIN US!
housing study included:
— population trends analysis;
— population projection;

The Aurora Planning Commission has worked with FIVE RULE to prepare a
proposed Future Land Use (FLU) Map

The proposed FLU map will be on display for public viewing and comment on

3 171 : : : ids i d i hy d duri
- individual and household income information; open house (come and ge)at iy Hall on Wednesday, January 22,27 P
— hOuSlng Value ]_nfo rmatlo n' A Consultant from FIVE RULE will be available to explain the proposed FLU

map and answer guestions.

— land use information regarding amount, type,
and condition of housing units; and

A formal presentation of the proposed FLU Map will also be provided from
5:30-6:00 PM that evening.

— future land use mapping that projects the WHAT IS THE FUTURE LAND USE MAP?
. . . In the Fall of 2019, the City cf Aurora contracted with FIVE RULE Rural Planning to
futul'e locatlon Of all hOUSlng '[ype sS1n Aurora. update the City's Comprehensive Plan (Plan). The Plan guides the City Council's
land use decisions over the next decade.
Community members, stakeholders, and landowners oM hetalvs plan ocess sits o the oo Emlderng wht Rtiaes of
- . . the ELU map should change and what attributes should remain the same over the
were encouraged tO paItICIPate mn the Future Land next decade. The Council makes these considerations with input from the
. . Community and guidance from the Planning Commission.
Use mapplng portlon Of the Plan Currently' the Those considerations are then represented on a second map, named the Future
pl’lmal’y user Of land 11'1 AuIOIa IS I’ESIdel‘ltlal The Clty t:nSIUse (FLU) Map. The FLU Map will be a crucial [decision making] page within
. e Plan.
doeS foresee a growth ln new reSldentS leadlng to the The Plan serves as baseline guidance for _land use decisions while Lhe_ Za_ning )
Ordinance serves as the local law regulating preperty development within the City
need for new residential units_ Therefore the future of Aurora and its one-mile zoning jurisdiction. While the FLU Map is not the same

as the City's Zoning Map, it will guide the City's zoning decisions. Once the Planis
complete, the City Zoning Ordinance will be updated to reflect the Plan.

land use portion of the Plan will significantly impact

the housing situation in Aurora. ﬂAuRORA %

Nebraska

Discovery Session: stakeholders that attended the kickoff and/or participated in an interview were
invited back to a virtual discovery session were results of the community survey and planning
data analysis were presented. Three separate housing development themes were also presented to
attendants. Attendants were then given the opportunity to provide feedback regarding initial
goals that could be set to address each theme. The themes identified are listed below.

I.  HOW CAN AURORA ATTRACT BUILDERS ($100-199, 000 HOMES)?
II. HOW CAN AURORA DEVELOP AVAILABLE LAND FOR RESIDENTIAL STARTER HOMES?
III. HOW CAN AURORA HAVE MIXED PRICE POINT HOUSING DEVELOPMENTS?

Strategic Plan; the conclusion of the study took place with a final presentation to the AHDC Board
of Directors. The Presentation included a summary of the information collected for the study,
input received at the discovery session, and recommendations for addressing the themes. The
AHDC Board will utilize the results of the housing study to identify and complete goals that they
believe will provide the greatest positive impact to the housing situation in Aurora.

TV E AURORA HOUSING DEVELOPMENT CORPORATION
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APPENDIX

Deliverables produced from each section described within the process are provided within the
following pages.
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1. PUBLIC INPUT-COMMUNITY SURVEY RESULTS

The community survey was administered by UNK-CERD and was completed by 154 participants,
the full results of the survey are provided below.

Most respondents identified as female. The survey was also completed primarily by residents that
have lived in the Aurora area for more than 15 years, as only 20 out of 154 respondents stated they

had lived in Aurora for 15 years or less.

CHART 1.1 GENDER

m MALE

m FEMALE

100, 65%

CHART 1.2 AMOUNT OF YEARS RESPONDENT HAS LIVED IN AURORA AREA

m 75 YEARS OR LESS

m 16-24 YEARS

m 25+ YEARS

AURORA HOUSING DEVELOPMENT CORPORATION

! FIVE 2020 HOUSING STUDY
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RURAL PLANNING



According to Charts 1.3 and 1.4 below, the survey results are based off the perspective of
individuals that mostly own their current residence and work inside of Aurora. However, more
than 20% of respondents are renters and almost 20% of respondents commute outside of Aurora for
work. This breakdown of respondents should provide some level of comfort that the perspectives
of renters and commuters was also represented within the survey.

CHART 1.3 HOUSING TENURE

24,16% = RENT

m OWN

128, 84%

CHART 1.4 WHERE DOES RESPONDENT WORK?

m WORK IN AURORA

m RETIRED/FULL TIME PARENT
120, 81%

WORK FROM HOME 2, 1%

m COMMUTE 16-25 MILES AWAY

—= AURORA HOUSING DEVELOPMENT CORPORATION
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Regardless of the sector of the Aurora community they were representing, Chart 1.6 communicates
that survey respondents were united in their dissatisfaction with the quality and quantity of
housing available to people of average means in Aurora. Average means for Aurora residents was
defined by consulting household income data provided by the U.S. Census American Community
Survey estimates and by considering Average Weekly Wage (AWW) data provided by the Nebraska
Department of Labor.

Respondents were also given an opportunity to rank the housing project they felt would make the
biggest improvement to their perceived lack of quality housing in Aurora. The top three projects
that were ranked as having the biggest impact are displayed in Chart 1.6. Updating older housing
units and new construction in new and established neighborhoods are the most popular types of
housing projects that the community believes would make the biggest impact.

CHART 1.5
SATISFACTION WITH QUALITY AND QUANTITY OF HOUSING AVAILABLE TO PEOPLE OF
AVERAGE MEANS (APP. $30K SINGLE OR $60K FAMILY HOUSEHOLD INCOME PER YEAR)
mQUALITY wmQUANTITY

114
104
50
0
YES NO

CHART 1.6
RANK THE FOLLOWING CHANGES IN ORDER THAT WILL CREATE THE MOST POSITIVE
IMPACT TO THE HOUSING SITUATION IN AURORA

UPDATE OLDER HOUSING UNITS 81%

100

NUMBER OF RESPONDENTS

NEW HOUSING DEVELOPMENTS/SUBDIVISIONS

NEW HOUSING CONSTRUCTION INSIDE OF ESTABLISHED NEIGHBORHOODS 61%
MORE HOUSING OPTIONS FOR PRE-RETIREMENT/NEWLY RETIRED SENIORS 60

MORE MULTI-UNIT HOUSING (APARTMENTS/CONDOS)

DEMOLITION OF UNINHABITABLE HOUSING UNITS 58%

BETTER CODE ENFORCEMENT (PROPERTY MAINTENANCE/NUISANCE ISSUES)

BETTER GOVERNMENT ASSISTANCE PROGRAMS (HUD) FOR LOW-INCOME 36%

20% 40% 60% 80%
% OF RESPONDENTS THAT HAD PROJECT IN TOP RANKING

—= AURORA HOUSING DEVELOPMENT CORPORATION
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Chart 1.7 shows that survey respondents were split almost 50/50 on their opinion of the ability of
younger generations to afford returning to the area to start their households. The slight majority
does not believe that Aurora is an affordable place for returning generations looking to start their
new households. While most respondents do not believe that Aurora has enough affordable
housing, Chart 1.8 shows that Aurora’s residents mostly feel positive about their town and its
overall appearance.

CHART 1.7
CAN THE YOUNGER GENERATION AFFORD TO REMAIN IN/RETURN TO THE

COMMUNITY AS THEY START THEIR OWN HOUSEHOLDS?

NO, 66, 51% YES, 63, 49%

CHART 1.8 SATISFACTION WITH COMMUNITY AREAS

COMMUNITY AS A WHOLE

HIGHWAY/MAIN ENTRANCES INTO TOWN 89%

RESIDENTIAL AREAS

DOWNTOWN BUSINESS DISTRICT 80%

VACANT LOTS

VACANT HOUSES

0% 20% 40% 60% 80% 100%

% OF RESPONDENTS THAT ARE SATISFIED WITH THE APPEARANCE OF EACH AREA

— AURORA HOUSING DEVELOPMENT CORPORATION
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2. DEMOGRAPHIC & ECONOMIC PLANNING DATA

The following charts and summaries are taken
from the data collected during the City's 2019
comprehensive planning effort.

This data provides a baseline for the AHDC as they
work to identify the most appropriate goals for
increasing/improving housing units available in
Aurora. At the request of the AHDC Board, some
information was expanded upon to answer new
questions as they would specifically relate to
housing.

The Existing Land Use (ELU) inventory map on the following page was created in the Fall of 2019.
To complete the ELU inventory, members of the FIVE RULE team drove every street within the
City of Aurora and collected the following data for each property parcel in the City: use of land;
condition of structures; and status of structures.

According to Chart 2.1 most of the land in the city is already occupied by residential units. The
third highest user of land, vacant lots, actually represents several lots that are within newly
developed residential subdivisions and are currently for sale.

CHART 2.1
CITY OF AURORA, EXISTING LAND USE BREAKDOWN BY PROPERY PARCELS (OCT. 2019)

CIVIC-...

CIVIC-NON-..

CIVIC-RELIGIOUS...

PUBLIC LANDS &
BUILDINGS
2%

INDUSTRIAL...

OBILE HOME PARKRESIDENTIAL MULTI-
1% FAMILY...
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AURORA CITY EXISTING LAND USE MAP (OCT 2019)

PACIFIC WEST ETHANOL PLANT PROPERTY

Y
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SINGLE FAMILY HOUSING STOCK
The following charts display data that resulted from extracting all information concerning
residential uses during the completion of the ELU Inventory.

The ELU inventory counted a total of 2,651 residential units, of which 62% were single family
houses. Almost 1,000 units were multi-family units: apartments, duplexes, or townhouses.

CHART 2.2 SINGLE FAMILY HOUSING MIX

MULTI-FAMILY
DWELLING

UNITS, 944, 36%

SINGLE FAMILY
DWELLING UNITS, MOBILE HOME

1,639 62% DWELLING
UNITS, 68, 2%

Table 2.1 is a breakdown of the status of the 1,639 single family houses. The results of the
inventory were compared with the City of Aurora Clerk’s office to verify vacancies. As aresult, a
total of only 36 housing units were identified as vacant, with 5 of those units identified as being
abandoned by the property owner and 4 of those units no longer being utilized as a house.

TABLE 2.1 SINGLE FAMILY HOUSING OCCUPANCY CHARACTERISTICS

VACANT LOTS 5
VACANT-NO EVIDENCE OF REGULAR USE/STORAGE 4
VACANT-FOR SALE 15
VACANT ABANDONED 4
VACANT-REMODEL 6
VACANT-FOR RENT 2
OCCUPIED 1,603
TOTAL SINGLE-FAMILY HOUSING UNITS 1|639
TOTAL OCCUPIED HOUSING UNITS 1,603
TOTAL VACANT UNITS 36
VACANCY RATE 2.2%
TV E AURORA HOUSING DEVELOPMENT CORPORATION
@ 2020 HOUSING STUDY
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5,000
4,500
4,000
3,500
3,000
2,500
2,000
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At the time the inventory was completed, a total of 17 units were on the housing market either for
sale or for rent. The single-family housing vacancy rate was 2.2%. Community planning best
practices aim for a vacancy rate of 7%, assuming that all vacant units are for sale. It is estimated
that a 7% vacancy rate provides adequate selection for buyers. A 7% vacancy rate for Aurora’s
single family housing unit market would be closer to 114 units on the market, roughly 6 times the
number of single-family houses/lots that were identified as being for sale during the Fall 2019 ELU
Inventory.

According to the housing condition scoring graphic below, the single-family residential units are
well cared for. The condition of housing units followed the methodology produced by the South-
Central Economic Development District (SCEDD) Housing Assessment Tool. Structures were
scored based upon their rating. When considering the highest and lowest possible scores,
Aurora’s housing condition grade was a 97% out of 100%.

This high score demonstrates the high amount of community pride that the Aurora community is
well known for; it also demonstrates that the redevelopment of dilapidated housing units will only
create a marginal increase in the amount of housing units available.

CHART 2.3 CITY OF AURORA
SF HOUSING CONDITION SCORING

SCORING SYSTEM
4899 FAIR TO EXCELLENT 3
MAJOR WEAR 2
DILAPIDATED 7
TOTAL SF DWELLINGS 1,633
HIGHEST POSSIBLE SCORE 4,899
|
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FAIR TO EXCELLENT (1,483 x 3) 4,449
MAJOR WEAR (147 x 2) 294
DILAPIDATED (3 x 1) 3
500 TOTAL ACTUAL SCORE 4,746
0 SF HOUSING CONDITION GRADE 97%
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The housing condition assessment only considered the exterior appearance of housing structures.
However, it should be noted that, according to a combination of the U.S. Census Bureau American
Community Survey (ACS) 2019 estimates and building permit data provided by the City of Aurora,
the largest proportion of homes were built before 1939, during the 1950s, and during the 1970s.

This would suggest that many homes may have maintained exteriors but are most likely in need
of costly interior updates that would be considered necessary building code
(electrical/mechanical/plumbing) as well as aesthetic updates (carpet, paint, colors, finishing
materials). It is highly likely that this lack of housing units with updated interior features is
contributing to the community’s overall dissatisfaction with the adequacy of quality housing
available.

CHART 2.4 YEAR HOUSING STRUCTURE BUILT
2019 ACS FIVE YEAR ESTIMATE
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MULTI-FAMILY HOUSING CONDITION

The following chart and graphic display that, according to the results of the ELU inventory, the
multi-family housing stock is occupied and maintained. This would suggest that new multi-family
units added to Aurora’s housing stock would be filled quickly. Therefore, multi-family housing
units need to be a part of the solution to improving the quantity of housing available.

CHART 2.5 MULTI-FAMILY HOUSING -STATUS OF STRUCTURES

VACANT-NO
EVIDENCE OF DAILY
USE, 3,0.32%
OCCUPIED, 941,

99.68%

CHART 2.6 CITY OF AURORA
MF HOUSING CONDITION SCORING

3,000 SCORING SYSTEM
2832 P FAIR TO EXCELLENT 3
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2,000
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1500 HIGHEST POSSIBLE SCORE 2832
1,000 ACTUAL SCORE
FAIR TO EXCELLENT (921 x 3) 2763
500 MAJOR WEAR (23 x 2) 46
DILAPIDATED (3 x 0) 0
TOTAL ACTUAL SCORE 2809
HIGHEST ~ ACTUAL SCORE  LOWEST
POSSIBLE SCORE possiBLE Score  MF HOUSING CONDITION GRADE k]
— AURORA HOUSING DEVELOPMENT CORPORATION
E’ 2020 HOUSING STUDY
RULE PAGE 16 OF 25

RURAL PLANNING



PROJECTED POPULATION GROWTH

Chart 2.6 represents the population projection created based only upon the past population
patterns in Aurora from 1890 to 2020. Based on this population projection, Aurora will see
marginal growth from 2020 to 2030 and should see a net increase of approximately 200 residents
by 2040.

CHART 2.6 POPULATION PROJECTION
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Chart 2.7 is based upon estimates provided by the 2019 American Community Survey (ACS), which
shows a decrease in family and household size. The average household size in 2016 has dropped to
2.28 persons per household and the average family size has decreased from 3.34 in 2010 to 2.85 in
2016.

If Aurora does experience a net increase of 200 residents by 2040, it will need to add 88 housing
units from 2020 to 2040; the City should expect the addition of roughly 4 units per year.

CHART 2.7 CHANGE IN AVERAGE HOUSEHOLD AND FAMILY SIZE
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HOUSING NEEDS

A housing unit’s useful life should be no longer than 100 years; therefore, the City should also plan
to replace 1% of its housing stock each year just to maintain adequate housing for its current
population. In addition to adding 4 units per year to accommodate projected population growth,
the community also needs to add roughly another 16 units per year. When considering the units
needed to accommodate projected growth and the units needed to replace worn out housing units,
the City should add 20 units per year.

TABLE 2.2 PROJECTED NEED IN HOUSING UNITS, 2020-2040

AGED UNIT REPLACEMENT (1% OF 1,639 TOTAL UNITS) 16
UNITS NEEDED TO ACCOMMODATE MINIMAL PROJECTED GROWTH (88 UNITS OVER 20 YEARS) 4
TOTAL NEW UNITS NEEDED PER YEAR 20
SINGLE FAMILY RESIDENTIAL UNITS NEEDED (62% OF CURRENT HOUSING BREAKDOWN) 12
MULTI-FAMILY RESIDENITAL UNITS NEEDED (36% OF CURRENT HOUSING BREAKDOWN) 7
MOBILE HOME RESIDENTIAL UNITS NEEDED (2% OF CURRENT HOUSING BREAKDOWN) 1

Based on building permit data provided by the City of Aurora and displayed in Chart 2.8, the City
added an average of 10 units per year from 2010 to 2020. When combining the need for housing
new residents with the need for replacing units, the city needs to double its annual residential
housing construction.

CHART 2.8 NEW RESIDENTIAL UNITS CONSTRUCTED IN AURORA
CITY OF AURORA BUILDING PERMIT DATA
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Charts 2.9 and 2.10 are provided by the ACS and Aurora Public Schools and offer insight to the age
of residents that will most likely be living in Aurora, if the previous population projection [based
solely on past trends] is correct.

According to Chart 2.9 school enrollment has decreased by roughly 100 students from the 2000/01
school year to the 2019/20 school year. Chart 2.10 shows that the median age has increased from
38.7 in 2000 to 41.1 in 2018.

CHART 2.9 AURORA PUBLIC SCHOOLS ENROLLMENT
(NE DEPARTMENT OF EDUCATION)
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Combining the decrease in family and household size, the decrease in school enrollment, and the
increase in median age supports the assumption that the residents in Aurora are getting older and
that fewer families are living in the area. If the Aurora community wants to reverse this trend, the
AHDC should consider programs that would create housing units intended to attract working
families in the area to move to Aurora.
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HOUSING VALUES AND RESIDENT INCOMES

Chart 2.11 on the following page compares the change in Average Weekly Wage (AWW) from 2009
to 2019 with Nebraska, the Grand Island Metropolitan Statistical Area (MSA), and all counties
within the MSA. Wages are increasing for all workers in Nebraska. They have increased by the
greatest amounts in Merrick and Howard Counties. Employers in Hamilton County are competing
with not only Grand Island, but also employers in Merrick and Howard counties.

CHART 2.11 AVERAGE WEEKLY WAGE COMPARISIONS
(NEBRASKA DEPARTMENT OF LABOR)
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Chart 2.12 compares the increase in median home value with the increase in median household
incomes. Data within Chart 2.11 was provided by the Nebraska Department of Labor while the data
in Chart 2.12 was provided by a paid researcher, Esri (Environmental Services Research Institute),
an international supplier of geographic, demographic, and economic information. According to
Chart 2.12, incomes have increased and are projected continue increasing through 2024. However,
home values have increased and are projected to continue increasing at a much faster rate than
incomes.

CHART 2.12 HOUSEHOLD INCOME COMPARED TO HOME VALUE
(esri MARKET PROFILE)
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One factor that was considered to better understand the cost of new residential construction,
building permit information was provided by the City of Aurora. Building permit information was
also requested from the Village of Cairo, City of St. Paul, and the City of Central City, as these other
municipalities are small cities located in the MSA. Only the City of Central City provided
residential building permit data. Chart 2.13 is a comparison of the cost of residential construction
compared in each city.

The figures in the chart below are based upon the cost of construction that is reported on the
building permit turned into the City. Based on these figures reported to each city government, the
cost of residential construction has increased significantly since 2010. According to Table 2.3, the
cost of construction has increased in Central City more than Aurora. Chart 2.14 displays the total
number of residential building permits issued each year since 2010. The City of Aurora issued the
most permits in 2014 when it issued 15 permits. The City of Central City issued the most permits in
2015 and 2018 when it issued 9 permits each year.

CHART 2.13 AURORA AND CENTRAL CITY, AVERAGE COST OF RESIDENTIAL
CONSTRUCTION, 2010-2020
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CHART 2.14 TOTAL RESIDENTIAL PERMITS
CITIES OF CENTRAL CITY AND AURORA PLANNNG AND ZONING
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Table 2.3 compares the change in the average cost for each city. Both communities have seen a
steady increase in the cost of residential construction. There is most likely a connection between
the consistent annual increase in the cost of construction with the value of homes increasing at a
rate that far outpaces the rate at which wages are increasing.

TABLE 2.3 CHANGE IN AVERAGE COST OF CONSTRUCTION, 2010-2020

AVERAGE COST, 2010  AVERAGE COST, 2020 INCREASE OVER 10 YEARS ~ AVERAGE ANNUAL INCREASE

AURORA $146,500.00 $239,285.71 $92,785.71 $9,278.57
gf#{,TRAL $99,285.71 $248.125 $7148.839.29 $14,883.93
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AFFORDABILITY ANALYSIS

Data collected from the U.S. Census American Community Survey and the ELU assessment were
utilized to complete an affordability analysis for Aurora. An explanation of the columns in each
table is provided below:

Column A-HOUSHEOQOLD INCOME-Grouped together in the same manner as the U.S. Census Bureau
American Community Survey (ACS)

Column B-# OF HOUSEHOLDS TODAY- The Esri estimates obtained for this study provided a
breakdown of household incomes in Aurora. The percentages provided by Esri were multiplied by
the total number of occupied housing units identified during the ELU portion of the study.

For instance, Esri estimated that 19% of households in Aurora have a total household income of
<$25,000; multiplying 19% by the total number of occupied units counted in Aurora (1,639 single
family+941 multi-family+64 mobile homes=2,644) provides an estimate of the total number of
households in Aurora with a household income of <$25,000 is 500 households.

Column C- AFFORDABLE HOUSING VALUE RANGE-Depending upon personal budgets, interest
rates, and personal credit scores, the value of a home that is affordable to a household is very
difficult to predict. However, this analysis assumes that a household can afford to rent/own a
home that is valued at roughly double its annual income.

For instance, a household earning $50,000 per year should be able to afford a home that is valued
at $100,000-$200,000.

Column D-# OF EXISTING UNITS AVAILABLE TODAY-The Esri estimates obtained for this study
provided a breakdown of the value of housing units in Aurora. The percentages provided by Esri
were multiplied by the total number of occupied housing units identified during the ELU portion
of the study.

For instance, Esri estimated that 6% of the homes in Aurora were valued at <$50,000; multiplying
that percentage by the total number of occupied units counted in Aurora (2,644) provides an
estimate that 148 housing units in Aurora are valued at <$50,000.

Column E-GAP/SURPLUS-The gap/surplus is estimated by subtracting the total number of
households that can afford a certain housing value from the total number of households at that
value that are in the community:

TOTAL UNITS VALUED AT <$50,000 IN AURORA 148
-TOTAL HOUSEHOLDS IN AURORA MAKING <$25,000 500
GAP/SURPLUS OF HOUSING UNITS VALUED <$50,000 -352

This analysis claims that Aurora has a shortage of units that are affordable for a household
earning less than $25,000 per year. The overall table identifies a shortage of units that are worth
<$50,000 and worth $100,000-200,000. The shortage of homes worth <$50,000 is most likely
creating a serious cost of housing burden for Aurora’s low-income households.

A shortage of units valued at $100,000-200,000 is most likely creating a shortage of homes in that
range, thereby driving up the cost of homes in the $100,000-200,000 range to a list price of greater
than $200,000.
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HOUSING AFFORDABILITY FOR EXISTING POPULATION-CITY OF AURORA

HOUSEHOLD #O0F AFFORDABLE # OF EXISTING
INCOME HOUSEHOLDS HOUSING VALUE UNITS AVAILABLE ~ GAP/SURPLUS
TODAY RANGE TODAY
925,000 OR LESS 500 <$50,000 148 352

$50,000-74,999

$100,000-200,000

$75,000-99,999

SOURCE: ESRI MARKET PROFILE, LAND USE INVENTORY CONDUCTED OCTOBER 2019, FIVE RULE RURAL
PLANNING
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3. STRATEGIC PLANNING MATRIX

The strategic planning matrix on the following page is a breakdown of the next steps identified by
the attendants at the Discovery Session after being presented with the themes identified because
of the study. This matrix will become a guide for the AHDC as it works to increase/improve
housing in Aurora.

I HOW CAN AURORA ATTRACT BUILDERS ($100-199, 000 HOMES)?
II. HOW CAN AURORA DEVELOP AVAILABLE LAND FOR RESIDENTIAL STARTER HOMES?
III. How CAN AURORA HAVE MIXED PRICE POINT HOUSING DEVELOPMENTS?

The themes stated above resulted from the following list of key points identified from the data
collected, analyzed, and discussed in the previous sections.

Over 100 community survey respondents were dissatisfied with the quantity and quality of
affordable housing available in Aurora.

The strategies that survey respondents felt would make the greatest impact were:
~ update older units;
~ create new residential subdivisions; and
~ construct new homes within existing neighborhoods.

The City has an extremely low residential vacancy rate and residential dwellings with
mostly well-maintained exteriors.

The City is experiencing a steady rate of new residential construction each. Yet, most of its
housing stock is still more than 50 years old. While the exteriors were rated mostly fair to
excellent, it is likely that the city’s older housing stock needs costly interior updates.

The population of Aurora is expected to moderately increase over the next 20 years.

Recent age, family, household, and school enrollment suggests that the population will
consist mostly of older adults beyond their childbearing/rearing years. However, wage
data points to a strong regional demand for labor and housing.

Meeting this demand for homes should assist employers with meeting the growing
demand for labor and attract working families back to Aurora.

The affordability analysis estimates that the shortage of homes exists for households
earning less than $25,000/year and households earning between $100,000-$200,000/year.
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AURORA HOUSING DEVELOPMENT CORPORATION
DISCOVERY DAY MATRIX
OCTOBER, 2020

GOAL ONE: How can Aurora Attract Builders (for $100K-$199K homes)?

PARTICIPANT Frequenc Implementation Contingencies or Barriers Cost % to Solve
Name Organzation Email Address Phone Number ACTION ITEM #1:
Janelle janelle.seim@hamiltontel.com Give builders $25K loan (revolving) to get started to help mitigate the risk. Continuous 6 months Utilize grant funds, fundraising, foundations Low 50%
ACTION ITEM #2:
[ Justice justise.rhoden@auroranebraska.com Do a partnership to keep thngs local, possibly give an incentive. Continuous 9 months Talking to businesses and getting commitments, identifyng incentives Low/Med 20%
ACTION ITEM #3:
[Justice & Nick Use local schools for hiring interns using InternNE program and possibly a similar local fund. Continuous 12 months Contact with school and make sure they can do it regarding liability, apply to InternNE program Low 50%
ACTION ITEM #4:
) - " s N . One-Time (case by " L .
| Jeff Make it more efficient with subdivision with smaller lots and less eye separatioon between the houses based on the project. case) 1 month Plan from the builder, utilities/structure in place No cost 20%
ACTION ITEM #5:
Make a competition between the builders (efficient, sell time, cap on costs, land grants). One-Time 9 months Logistics, funding for reward Low 20%
Nick
ACTION ITEM #6:
Dex Create more opportunity to build multi-unit homes. Continuous 12 months
Additional Stakeholders:
Kelsey Bergen, Rick Melcher, Johnathan Goertzen, Wade Regier, Karl Block, Steve Anderson
GOAL TWO: How can Aurora develop available land for residential starter homes?
PARTICIPANT Involvement Frequenc Implementation Contingencies or Barriers Cost % to Solve
Name Organzation Email Address Phone Number ACTION ITEM #1:
Preston McDaniels (pmcdaniels@hamilton.net Create a roundtable forum with City staff and elected officials to find ways to save development costs while also creating sustainable neighborhoods Ongoing 30 days-1 year Cost of ing with cost of and long term Low-High 50%
Gary Warren Gary. Warren@hamiltondev.tech ACTION ITEM #2:
By " " P " One time, then p
sam@bankonheritage.com Work with the City to create a "quick start"development guide. refine as needed 6 months Time it takes to reach an agreement Low 20%
Sam Moyer
ACTION ITEM #3:
Conduct a one time with local pers dictationg the P in order to find cost savings. One time 1 year, roughly City of Aurora's ability to defer costs of development in order to receive long term invenstments High 50%
Additional Stakeholders:
Rick and Adam-City of Aurora; Wade Regier; Kurt Johnson; Representatives (roughly 6 in the area)
GOAL THREE: How can Aurora have mixed-price point housing developments?
PARTICIPANT Involvement Frequenc Implementation Contingencies or Barriers Cost % to Solve
Name Organzation Email Address Phone Number ACTION ITEM #1: Take three different mobile home lots and consolidate to one area and reformat other mobile home lots into mixed or low-income housing.
Look already in town. Take three different mobile home lots and consolidate to one area and reformat other mobile home lots into mixed or low-income housing. 3-6 month process to review and see where spots could be. Then . . y -
N L e L " ) y o |All can be done today. No contingencies or need for additional resources unless talking about additional resources. Procedural
Kelsey Bergen Where is there already infrastructure we can develop into this mixed format? Don't think this is possible in a green field or new development area (would be Ongoing task. if you found a plaice it could work, would be around a 12 month changes take time. Low 30%
adamantly against this in a new development area). All indirect. process to get those units g .
ACTION ITEM #2:
Ongoing and fong- |Already subdivisions in the works so it could be a 12 month thing.
If we were to do a new subdivision that wouldn’t be connected to industry or sidewalks. All (ADC) indirect. fsrrgn 9 v Hard to put a timeframe because don’t necessarily see that This concept would work if an open lot in town. This is already possible in most neighborhoods in town. High 30%
Jim ) happening in a new subdivision.
ACTION ITEM #3:
I we could have commercial mixed with apartments like in downtown Omaha with first floor restaurant or service and living above. Can a lot have both a business and a residence in it? For example, | One-time task. More project based on what businesses are looking to move into Middle- would be tied to
the Aurora technology center with a wing to work and another for living. Good opportunity for this in the square- there is an appeal for young people who may not need a yard, can walk places (work |Then maybe could |or build in town- if the opportunity presents itself or we tried to If decide to put in an apartment complex or something along those lines, ADC would have direct association. some business who would |30%
Kurt land food), 2 blocks from Aurora mall, and it's a smaller space. duplicate. attract a specific type of business. absorb part of the cost.

| Additional Stakeholders: Gayle Nelson is on Crossroads Court, Developers (Brock Henderson based in Seward, Cliff Messner in Central City) more than Realtors, a few people that own rentals-Jayne Smith
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