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INTRODUCTION 
MARKET ANALYSIS  

DRAFT
PUBLIC ENGAGEMENT 
OVERVIEW
A major aspect of an Action Plan is stakeholder 
engagement. Only by listening to the community 
of stakeholders is the City of Omaha able to 
develop a full understanding of recent changes 
in the local housing market, impacts on those 
in need, and potential changes in policies and 
programs at all levels of government. 

As part of the Housing Affordability Action Plan 
planning process, a wide range of engagement 
activities were carried out  starting in February 
2022 and continued through August 2022, using 
multiple means and methods. 

During this phase the City invited input at in-
person events in several locations and through 
online surveys, seeking many diverse voices. The 
Planning Team listened to input from groups 
representing all segments of Omaha’s population, 
including those that are not often heard – people 
of color, youth, non-English speaking residents, 
and those with lower incomes. 

Purpose of Public Engagement 
Process 

The purpose of the communication and public 
engagement plan was to: 

• Consult with community members to garner 
feedback on the analysis and alternatives. 

• Involve community members by working directly 
with them throughout the process to ensure that 
their concerns and aspirations are understood and 
considered. 

• Partner with community members in evaluating 
alternatives.

• Illustrate how feedback has impacted the 
planning priorities.

• Build partnerships necessary for implementation 
of housing goals and strategies.

This highly engaging campaign yielded a 
significant level of participation, summarized as 
follows:

Open Houses
The City of Omaha hosted seven Open Houses, 
inviting participants from seven districts and 
various organizations to offer their input regarding 
the current conditions and demands of housing in 
Omaha.   

Listening Sessions 

The Planning Team held over thirty-five (35) 
listening Sessions. Smaller groups were invited to 
provide specific comments on topics pertaining to 
their interests.  

Community Survey 

A Community Housing Survey was issued and 
made available to the public starting in May of 
2022. When the survey was closed in July of 
2022, over 1,900 surveys had been completed. 

Virtual Open House/ Web page

Persons not able to attend the Open Houses and 
Listening Sessions were given the opportunity 
to review materials and provide feedback online 
through the Omaha Housing Affordability Action 
Plan website and a Virtual Open House, for both 
English and Spanish speakers. 

As of August 26, 2022, as many as 3,206 
individuals have visited the project web page 
a total of 9,228 times and accessed material 
documents 220 times.

In total, there were over 6,000 views of Omaha’s 
Affordable Housing Action Plan-related content, 
including fliers, Facebook and Twitter posts, Ads, 
e-mails, news articles, press releases, and radio. 
Over 3,000 Omahans gave their input through in-
person open houses, Listening Sessions, online 
surveys, virtual open houses, and other events. 

The following pages include responses received 
during these engagement meetings.





OPEN HOUSES

DRAFTOPEN HOUSES OVERVIEW
Almost two hundred (200) Omahans attended 

the seven in-person public open house 

meetings hosted by The City of Omaha 

Planning Department.  

Each Open House had twelve (12) interactive 

stations for both English and Spanish speakers 

and were developed based on current 

trends and events in Omaha and the input of 

Council members and city staff. The stations 

covered different housing topics, including 

ones that encourage participants to identify 

the affordable housing and community 

development needs in their neighborhoods, 

and any fair housing issues they wanted to 

discuss. Some stations were more informative 

but all comments that were given at these 

stations were collected.

Sessions were held in each of the council 

districts and select stations were used at 

different community events. This section 

summarizes the responses garnered at these 

events.

OPEN HOUSES DATE LOCATION ATTENDEES

District 1 Wednesday, May 4, 2022
Benson High School 
5120 Maple Street

32

District 2 Tuesday, May 3, 2022
 The Venue at Highlander 
2120 N. 30th Street

51

District 3 Monday, May 2, 2022
Barbara Weitz Comm. Engagement Center 
6400 University Drive S

25

District 4 Thursday, May 5, 2022
Livestock Exchange Building 
4920 S. 30th Street

33

District 5 Wednesday, May 11, 2022
Millard West High School 
5710 S. 176th Avenue

13

District 6 Monday, May 9, 2022
Countryside Community Church 
13130 Faith Plaza

17

District 7 Tuesday, May 17, 2022
Saddle Brook Creek Community Center
14850 Laurel Avenue 18

TOTAL ATTENDEES 189

Open Houses Dates & Locations
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STATION 1 
Background
To understand Omaha’s path forward it is 
important to acknowledge what has been done  
in the past. Several plans have been developed 
and  implemented by the City of Omaha and  
other community partners. At Station 1, 
community members were able to learn about 
current and past planning efforts the City of 
Omaha has completed.  

Source: RDG Planning & Design

Figure 1.0: Station 1 - Background
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STATION 2 
Defining Housing Terms
The purpose of Station 2 was to define housing 
terms that community members might not be 
familiar with.

Figure 1.1: Station 2 - Defining Housing Terms

Source: RDG Planning & Design
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STATION 3 
Where do you live now? 
Where would you like to live 
in the future?
At Station 3 community members were asked to 
place a black pin on where they currently live and 
a red pin on where they would like to live in the 
future.

District 1
The majority of District 1 attendees live in the 
eastern parts of Omaha, and would like to keep 
living in the area.

District 2
Most District 2 attendees live in midtown Omaha, 
and would like to move further east in the future.

District 3
Several District 3 attendees live in the eastern 
parts of Omaha, and would like to live in Aksarben 
Village area in the future.

District 4
A large number of District 4 attendees live  south 
east Omaha, and would like to move to Dundee 
and Aksarben Village areas in the future.

Figure 1.2: Station 3 - District 1 Responses Figure 1.3: Station 3 - District 2 Responses

Figure 1.4: Station 3 - District 3 Responses Figure 1.5: Station 3 - District 4 Responses 

Source: RDG Planning & Design Source: RDG Planning & Design

Source: RDG Planning & Design Source: RDG Planning & Design
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STATION 3 CON’T. 
District 5
Most of District 5 attendees live in the western 
parts of Omaha. Some would like to keep living 
in the area, and others would like to move to 
Downtown.

District 6
District 6 attendees were more scattered around 
the city. Most would remain in the same area, but 
those interested in moving tended towards the  
Downtown area.

District 7
District 7 was the last of the Open houses and 
attracted attendees from a outside the District 
who wanted to make sure they participated in the 
process. Most attendees were from the northern 
and eastern parts of Omaha. A large number 
were interested in moving and liked the Aksarben 
Village, Dundee and Midtown areas.

Figure 1.6: Station 3 - District 5 Responses Figure 1.7: Station 3 - District 6 Responses

Figure 1.8: Station 3 - District 7 Responses

Source: RDG Planning & Design Source: RDG Planning & Design

Source: RDG Planning & Design
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Other 
Responses
• Art & Culture (6)

• Public Schools (6)

• Bicycle-Friendly (6)

• Large Lots/Spaces (5)

• Affordability (5)

• Historic (4)

• HOA/Neighbors 
Association (3)

• Long-Term Residents 
(Homeowners) (3)

• Cleanliness (2)

CLOSE TO 
WORK, SCHOOL, 
AND POPULAR 
DESTINATIONS

(47 responses)

PARKS 
& TRAILS

(26 responses)

WALKABILITY
(25 responses)

DIVERSITY
(20 responses)

ACCESS TO 
PUBLIC TRANSIT

(19 responses)

IDEAL
LOCATION

(15 responses)

QUIET/
SECLUDED

(12 responses)

SAFETY
(12 responses)

SENSE OF
COMMUNITY
(11 responses)

NATURE (TREES,
WILDLIFE, AND
GREEN SPACE
(10 responses)

AESTHETIC 
CHARACTER
(9 responses)

GOOD 
NEIGHBORS
(9 responses)

FAMILY/
KID-FRIENDLY

(7 responses)

• Higher Density (2)

• Housing Options (2)

• Mixed-Use         
Buildings (2)

• Well-Designed  
(Plan, Streets) (2)

• Pet-Friendly (2)

• Equity

• Energy-Efficient 
Homes

• Growth/
Development

STATION 4 
What do you love about your neighborhood?
At Station 4 participants were asked to share what they love about their 
current neighborhood.

Below is a summary of responses.



15 OMAHA HOUSING AFFORDABILITY PLAN

DRAFT
PUBLIC ENGAGEMENT DRAFT  

• All the Above (17)

• Library (11)

• Affordable Housing (7)

• Pharmacy (6)

• Employment Opportunities (4)

• Community Garden (4)

• Mental Health     Services (4)

• Native Wildlife & Plantings (3)

• Public Art (3)

• Worship Places (3)

• Child/Teen Resources (3)

• Medical Facilities (3)

• Neighborhood Association (2)

• Swimming Pool

• Skating Rink

• Food Pantry

GROCERY STORE 
(88 votes)

PUBLIC TRANSIT
(82 votes)

TRAILS (BIKE/PED)
(72 votes)

PARKS
(69 votes)

ENTERTAINMENT 
(54 votes)

SCHOOLS
(49 votes)

DAYCARE
(47 votes)

COMMUNITY CENTER 
(43 votes)

STATION 5
What assets your neighborhood should have?
Station 5 asked participants to place green stickers on images of assets that 
they think their neighborhood should have. 

Below is a summary of responses.

Figure 1.9: Station 5 - Neighborhood Assets

Source: RDG Planning & Design

Other Responses
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Other Responses
• Having a Criminal Background (6)

• Corportate/Investor Landlords (5)

• Lack of Education on Finances/Housing Laws/
Options (5)

• Construction Barriers (Cost, Licensing, Labor, 
Codes) (4)

• Employment Stability/Opportunities (4)

• Limited Mental Health & Addiction Assistance 
(4)

• High Property Taxes (2)

• Proximity to Services (2)

• Pet Restrictions

• Undocumented Status

• Moving Anxiety

STATION 6
What are obstacles to finding somewhere to live in 
Omaha?
Station 6 asked participants to share experiences and obstacles they face 
when looking for housing.

Below is a summary of responses.

HIGH AND 
INCREASING 

COSTS TO 
RENT/OWN
(20 responses)

QUALIFYING TO 
RENT/OWN 
(13 responses)

ECONOMIC 
BARRIERS

(12 responses)

LACK OF 
LANDLORD

REGULATIONS
(11 responses)

LIMITED ACCESS
TO PUBLIC

TRANSIT
(11 responses)

HOUSING IN 
POOR, UNSAFE, 
UNMAINTAINED 

CONDITIONS
(10 responses)

FINDING A 
DESIREABLE 

COMMUNITY/
LOCATION

(9 responses)

TOO FEW 
AFFORDABLE

OPTIONS 
AVAILABLE

(9 responses)

RACISM AND 
LACK OF 

DIVERSITY
(9 responses)

FINDING 
FAMILY-SIZED 
AFFORDABLE 

HOUSING
(7 responses)

GOVERNMENT
POLICIES

(7 responses)

LIMITED ACCESS/
USE OF HOUSING 

ASSISTANCE 
PROGRAMS
(7 responses)

LACK OF ADA 
COMPLIANCE, 
SERVICES, AND 

ASSISTANCE
(6 responses)
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Other Responses
• Improvements to Infrastructure (Transit, 

Sidewalks) (3)

• Increased Wages

• City-Owned Affordable or Income-Based 
Housing (2)

• Insurance for Renters and Homewoners (2)

• Pantries for Food and Cleaning Products (2)

• Homeowner’s Checklist

• Legal Aid in Eviction Court

• Lower Taxes

• Lower Fair Market Rate for Housing

• Historic Preservation

STATION 7
What programs and services do you need to maintain 
your housing?
Station 7 asked participants to share their ideas and needs in order to help 
them maintain their housing.

Below is a summary of responses.

EDUCATION ON 
FINANCES, HOME 
OWNERSHIP, AND

FAIR HOUSING
(14 responses)

MEDICAL CARE 
AND MENTAL 

HEALTH 
SERVICES

(14 responses)

FINANCIAL 
ASSISTANCE VIA 

GRANTS AND 
LOANS

(13 responses)

RELIABLE HOME 
MAINTENANCE 
SERVICES AND 

VENDORS
(12 responses)

MORE 
AFFORDABLE 

HOUSING 
OPTIONS

(9 responses)

LONG-TERM CASE
MANAGEMENT

(8 responses)

EXPANSION OF
PROGRAMS LIKE 

SECTION 8, TIF, 
AND EHVs

(8 responses)

DISABILITY 
SERVICES 
AND ADA 

COMPLIANCE
(7 responses)

SUSTAINABLE
ENERGY

(6 responses)

LANDLORD 
REGULATION 
AND RENTER 

PROTECTIONS
(6 responses)

CHANGES TO 
GOVERNMENT 

POLICIES (ALLOW 
ADUs, ETC)

(5 responses)

CODE 
ENFORCEMENT 
AND FREQUENT 

INSPECTIONS
(4 responses)

TRANSITIONAL/
SUPPORTIVE 

HOUSING FOR 
VETERANS

(4 responses)
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SMALL SINGLE-
FAMILY HOME

(56 votes)

LARGE SINGLE-
FAMILY HOME

(38 votes)

ACCESSORY 
DWELLING UNITS

(37 votes)

TOWNHOME
(26 votes)

MIXED-USE
(21 votes)

DUPLEX
(18 votes)

SMALL MULTI-
FAMILY APARTMENT

(15 votes)

MEDIUM MULTI-
FAMILY APARTMENT

(11 votes)

LARGE MULTI-
FAMILY APARTMENT

(10 votes)

ASSISTED LIVING
(7 votes)

STATION 8
What types of Housing do you like the most?
Station 8 asked participants to place voting cards of their preferred homes 
within jars with one of the categories and images seen below.

Below is a summary of responses.
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Figure 1.10: Station 8 - What type of housing do you like the most?

Source: RDG Planning & Design
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Other 
Responses
• Smaller Yard (31)

• Larger Yard (31)

• A Home Where I Can 
“Age in Place”  (30)

• Other (30)

HOME IN AN ACTIVE 
NEIGHBORHOOD 

(76 votes)

ACCESS TO 
PUBLIC TRANSIT

(74 votes)

HOME WITH LESS 
MAINTENANCE

(63 votes)

CLOSE TO WORK
(58 votes)

SMALLER HOME
(46 votes)

SINGLE-STORY 
HOME

(45 votes)

ADA BARRIER 
MODIFICATION

(41 votes)

NEARBY HELP
(33 votes)

LARGER HOME
(32 votes)

STATION 9
What will you need in your next 
home?
Station 9 asked participants to place green stickers 
on statements they agree with about future 
housing needs.

Below is a summary of responses.
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Other Responses
• Reduce Qualifying Barriers to Rent or Own 

(Income Requirements, Security Deposits) (3)

• Education Programs on Finances/Credit 
Counseling (3)

• Lower Construction Costs (Locally Source  
Materials & Labor) (2)

• Lower Utility Costs (2)

• Guarantee Housing (2)          

• Infrastructure & Public Transit (2)

• More Property Management and Housing 
Options (2)

• Less Government Assistance

• Medical Care Outlets (Education and Supply)

• Prioritize Non-Profit Development

• Stop Evictions

STATION 10
What should be the first step to 
making housing affordable?
Station 10 asked participants to share their 
opinions about possible steps to make Omaha 
housing affordable.

Below is a summary of responses.

Source: RDG Planning & Design

INCENTIVES FOR 
AFFORDABLE 

HOUSING 
DEVELOPMENT

(18 responses)

EXPAND ACCESS 
TO HOUSING 
ASSISTANCE 
PROGRAMS
(13 responses)

FINANCIAL 
AND LEGAL 

ASSISTANCE TO 
PAY RENT

(10 responses)

INCENTIVES FOR 
LOCAL HOME 
OWNERSHIP/
LANDLORDS
(9 responses)

ADDRESS 
DISCRIMINATORY 

HOUSING 
POLICIES

(8 responses)

REQUIRE 
AFFORDABLE 
HOUSING IN 

DEVELOPMENTS
(8 responses)

EXPAND ZONING 
CODE TO ADD 

SMALLER TYPES 
OF HOUSING
(7 responses)

INCREASE 
EMPLOYMENT 

OPPORTUNITIES 
AND WAGES
(7 responses)

LOWER 
PROPERTY AND 

REAL ESTATE 
TAXES

(6 responses)

CUT “RED TAPE” 
TO INCREASE 

DEVELOPMENT
(6 responses)

REHABILITATE 
EXISTING 

HOUSING AND 
STRUCTURES
(5 responses)

SUBSIDIZE 
LANDLORDS TO 

LOWER RENT 
PRICES

(4 responses)

REPLACE 
DEMOLISHED 
AFFORDABLE 

HOUSING
(3 responses)
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STATION 11
Can they do 
that?
Station 11 had 
examples of common 
questions about fair 
housing and some 
sample situations 
to illustrate how fair 
housing laws work in 
“real life.” Open House 
participants were able 
to answer and ask 
questions to a Fair 
Housing Specialist.

Figure 1.11: Station 11 - Draw your neighborhood

Source: RDG Planning & Design; M & L Associates
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STATION 12
Draw your 
dream 
neighborhood
Station 12 was intended 
to interact with kids 
while their parents were 
exploring the stations 
mentioned earlier. Kids 
had the opportunity to 
draw the neighborhood 
they would like to live 
in.

Source: RDG Planning & Design
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DRAFTLISTENING SESSIONS 
OVERVIEW
From February through June 2022, the Planning 
Team held over thirty-five (35) listening sessions 
with targeted stakeholders. These smaller groups 
were invited to provide specific comments on 
topics pertaining to their interests and expertise. 

Individuals invited to these sessions represented 
varying interests, including: 

• Non-profit and for-profit developers

• Real estate agents

• Property managers

• Social service providers including any entities 
recommended by HUD Omaha Continuum of Care 

• Seniors

• Young professionals

• Advocacy groups, especially those representing 
historically underserved and/or under-represented 
groups

• Fair housing advocacy groups 

• Omaha Housing Authority 

• Interested resident groups  

LISTENING SESSION DATE ATTENDEES

Aging Adults Tuesday, May 3rd, 2022 8

C of Care Tuesday, May 3rd, 2022 8

Property Manager Tuesday, May 3rd, 2022 3

Advocacy Group 2 Thursday, May 5, 2022 6

Refugees Thursday, May 5, 2022 9

Advocates Thursday, May 5, 2022 2

Youth Thursday, May 5, 2022 3

Finance Monday, May 9, 2022 9

Infrastructure Monday, May 9, 2022 6

A/E Industry Monday, May 9, 2022 6

Developers Monday, May 9, 2022 9

Real Estate Tuesday, May 10, 2022 7

In each of these sessions stakeholders had the opportunity 
to share their ideas, concerns and opinions. The sessions 
lasted from 60 to 90 minutes. Over three hundred 
participants engaged in the listening sessions across all 
designated groups.

This section provides a summary of the major themes 
discussed in the listening sessions. Many of these comments 
are based on opinions and perceptions.

Listening Sessions Dates & Groups

LISTENING SESSIONS
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LISTENING SESSIONS DATE ATTENDEES

Developer Tuesday, May 10, 2022 9

Cync Health Tuesday, May 10, 2022 3

Advocates Thursday, May 12, 2022 7

Attorneys Thursday, May 12, 2022 6

Non-Profit Developers Thursday, May 12, 2022 5

Disability Advocacy Thursday, May 12, 2022 9

Bennington Meeting Monday, May 16, 2022 7

MOPOA Metropolitan Omaha Property owners Association Monday, July 11, 2022 35

MAPA Heartland 2050 Housing & Development Committee Thursday, May 19, 2022 5

MAPA Coordinated Transit Committee Wednesday, May 25, 2022 12

MAPA Heartland 2050 Regional Planning Advisory Committee Friday, June 3, 2022 30

MOBA Metro Omaha Builders Association Thursday, June 16, 2022 18

Apartment Association of Nebraska Monday, June 13, 2022 12

Together Housing Stability Case Managers Tuesday, May 10, 2022 6

Heartland Family Service Staff 1 Tuesday, May 24, 2022 40

MACCH Community Lived Experience Advisory Board Wednesday, May 18, 2022 10

MACCH Community Lived Experience Advisory Board Thursday, May 19, 2022 1

Heartland Family Service Staff 2 Tuesday, May 31, 2022 6

Omaha Housing Affordability Consortium Monday, June 13, 2022 10

Omaha Housing Affordability Consortium Tuesday, June 14, 2022 10
TOTAL ATTENDEES 317

Listening Sessions Dates & Groups
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GENERAL COMMENTS
• Some fear that requiring affordable housing 

in new developments would decrease overall 
production

 ›  Others noted that demand right now is so 
high that this may lessen this issue 

• Location of affordable housing

 › Affordable housing should be spread 
throughout the city and in mixed-income 
developments

 › Obstacles to affordable housing in newer 
areas include higher costs of land and 
neighborhood opposition (NIMBY)

 › Affordable housing should be developed with 
transit access—household expenses reduced 
by building close to jobs/transit

• Housing is an economic development 
opportunity—workforce development, including 
contractors and sub-contractors, will be 
essential

• Continue to have some challenges with 
appraisals matching construction costs

• General concern about out-of-state investors 
acquiring single family homes for rentals, 
especially in North and South Omaha

OWNERSHIP MARKET
• Approximately 12 years ago, at the height of 

the recession, there were thousands of homes 
on the market; today there are roughly a tenth 
as many units

• In 2019, about 50% of sales were to investors 
(Note, this item was cited by one participant in 
their experience.) 

 › General concern over the number of single-
family homes or homes that are traditionally 
owner-occupied being picked up by investors 
as rentals

• Increasing interest rates are going to impact 
buying power, especially for first time 
homebuyers

PRODUCT DIVERSITY: 
“MISSING MIDDLE” UNITS
• Types of housing

 › Variety of housing sizes, values, and types, 
including intentional variety in the Urban 
Core, TOD, and greenfield developments are 
needed

 › TOD lauded as increasing access to 
affordable housing but developments 
approved since TOD include no affordable 
housing

• Need a greater variety of units and zoning to 
allow higher density housing by-right 

 › Types mentioned included townhomes, 
senior housing, ADU’s, shotgun houses

• Common obstacles to “Missing Middle” 
development includes land pricing, neighbor 
pushback, and regulations

• Arguments against ADUs: increasing impervious 
surface areas, adding absentee landlords, more 
parking in neighborhoods
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CITY PROCESSES, 
PROGRAMS, & CODES
• General comments around the struggle for new 

or smaller scale builders and developers

 › The process is difficult to navigate and time 
consuming, especially if your project needs 
wavers

 › Sense that the process, and the time it takes, 
pushes builders/developers toward larger 
scale projects

• Building/Development Codes

 › Need to look at setbacks, impervious 
coverage, and off-street parking regarding 
different product types 

 › Need to address issues of “unbuildable” lots 
just because they are smaller 

 » If it had a home on it at one time it 
should not be “unbuildable” now due to 
regulations

 › The process to permit/build ADU’s is 
challenging 

• Review density limits and requirements

 › Where these can be allowed by-right can 
reduce the cost of NIMBY 

 » Delays add costs and reduction in 
number of units mean that costs are 
passed on to the remaining units   

• Lack of communication between Planning, Fire 
Marshal, Public Works, and other departments 
especially around common housing goals

• Codes can limit the ability to be innovative 

 › Smaller lots with shared infrastructure

 › Access for cluster lots 

 › Grass pathways for fire access

• May need more flexibility on the first-floor 
commercial requirements in mixed-use projects 
due to changing retail environment

• Different product types in the same 
development can take a series of waivers 

• TOD overlay should be mandated, currently 
confusing to developers 

• Challenges for mixed income homeownership 
options, most require additional waivers 

• Sense that allowing smaller lots would help 
build more ownership options  

• Renters need to be notified about public 
meetings and hearings, not just property 
owners 

• Short-term rentals eating into affordable 
housing inventory, need better regulation

RENTAL MARKET 
• Very low vacancy rates – 2% or less 

• Many projects have wait lists, especially for true 
income-based/needs-based units

• Landlords are less inclined to accept rental 
assistance programs because easy to fill a unit 
without the extra work of program compliance 
or delayed payments 

• Turnover of units is down

 › Individuals are staying in units longer for 
many reasons, but lack of for-sale homes is a 
major issue 

• Property managers noted that rents are 
increasing due to:

 › Construction/maintenance costs up

 › Increased property taxes & insurance 
premiums due to increased valuations

 › Increased wages for employees/maintenance

 › Tighter market (supply & demand)

• Concerns with Omaha Housing Authority about 
responsiveness, slow inspections, and time it 
takes to address issues

• Rental Registry Program

 › Many advocates feel that the program is 
watered down

 › Some property managers noted that the 
program is part of being in a growing city 
and having to address the bad actors 

 › No protections for renters withholding 
rent/payment for reasons such as ignored 
maintenance

• Concern that setting aside units for lower 
incomes will increase the cost of the other units
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FINANCING DEVELOPMENT 
& ECONOMIC FORCES
• Land Bank and city need to work on joint 

strategy for lots owned by each organization in 
the same areas

 › Land Bank is a great resource for holding 
lots, but the change from the Land Bank 
being able to hold a lot for five years to just 
one year for the non-profits is challenging as 
it can take time to put the financing together

• Our housing goals should align with the original 
intent of TIF

• Infrastructure cost can be a barrier in both infill 
and greenfield developments

• Rough numbers shared by one SID engineer: 
In 2005 lots costs $17,000 to put on the market 
$11,000 in specials; today it is $80,000 and up 
to $30,000 in specials 

• Any recession would likely be short for the 
housing market due to the lack of inventory, a 
situation that did not exist in the last recession

• Those interested in renovating are competing 
with the investor market 

• Mixed income is challenging for Low-Income 
Housing Tax Credit projects because the 
syndicators will limit the rents 

• Perception that there are a lot more units built 
with SIDs then with TIF 

 › For this reason, developers using TIF 
questioned why TIF projects would be 
treated differently (requiring affordability) 
then an SID development 

 › Noted that TIF was created to level 
the planning field in areas with older 

infrastructure that had to be replaced and 
areas with disinvestment 

• If affordability is tied to TIF, should there be 
consideration of extending the financing period 
beyond 15 years? 

• Urban core theory: If there are fewer cars in a 
household, you can afford more for the housing 

• Mixed income projects are hard for the 
financiers because they are using the average 
rent value to determine financing

• Need to consider outside funding sources that 
fill gaps created by lower rents 

ADVOCACY GROUPS

General Comments
• Need for more accessible units

 › ADA should be considered the minimum 
requirement 

 › Need to consider requiring more universal 
design 

• Many noted the need for greater case 
management for all populations in need

• Sense that people are being displaced due to 
redevelopment and having to relocate to areas 
without good public transportation 

• Need for a resource center where anyone new 
to the community could find information

• Expressed desire for changes to eviction court

• City has fostered/created situations (unsafe 
housing, substandard housing, etc.) through 
intentional policy choices (weak inspection 
program, not holding landlords truly 
accountable, etc.)

• People of color more likely found in eviction 
court, without attorney
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Aging Adults
• Need more age-friendly housing across Omaha

• At-home care givers from 10P-6A could help to 
keep more aging adults in their homes longer

• Rising rents causing displacement of income-
limited older adults

• Three-year waiting lists for senior housing

• Need first-floor unit or elevator building

• All new construction should be Universal 
Design

Low-Income Households
• Requiring households to have three times 

the necessary income for the apartment is a 
significant barrier for low-income households

• Fees, such as a $25 processing fee for each 
rental application, can accumulate and become 
cumbersome to lower-income individuals

• Housing search for affordable units for 
extremely low income can exceed 60 days

• Growing concern that lower income renters are 
at-risk for displacement should landlord decide 
to renovate and increase rents

Disabled Populations
• Very few accessible units apart from age 

restricted options

• Mismatch between public transit routes, 
affordable housing, employment opportunities 
and necessary amenities

• If it’s affordable, it’s not safe; if it’s safe, it’s not 
affordable

• Challenges that work against persons with 
disabilities—distance from transit and 
amenities, poor credit, past evictions, tendency 
to live in poverty

• Units marketed as accessible are not truly 
accessible; an entrance ramp to the front door 
does not make a unit accessible; also includes 
transit options, online applications, notices in 
print, etc.

• City should require Universal Design on all 
housing that receives public assistance or 
incentives 

• Accessible housing should not be segregated; 
should be integrated across city, all 
developments, etc.

• Making units accessible should not be thought 
of as special, rather as universally needed 
(parents with strollers, aging adults, etc.)

• Impossible to purchase a home that is fully 
accessible and affordable; difficult to find a 
builder for this

• Need more persons with disabilities engaged in 
planning processes

Homeless
• Case management services for homeless to 

navigate the system in great demand, would 
be especially beneficial to assist those at-risk 
before they become homeless; consider better 
models (roommates, etc.)

• Issues working against the homeless in a 
system that’s not meant to assist them—job 
loss, hours cut, low pay, mental health issues, 
uncooperative landlords raising rents because 
they can, eviction notices, feeling of defeat, 
childhood trauma, aging out of foster care

• Need for an annual initiative to engage 
landlords, provide education on rights and 
responsibilities, learn about HCV program

• Lack of inventory affordable for SSDI recipients 
($841/month), elderly

• Need a longer-term subsidy with LIHTC 
housing

• Landlords fearing tenant damage over-charge 
on substandard units

• Smaller landlords are selling to corporate 
owners but these smaller landlords are housing 
people that could not otherwise obtain housing 

• City-funded emergency shelters discriminate 
against non-cisgender, non-white; driven by 
untrained staff and other tenants

• Weak enforcement of city’s rental registration 
program 
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Refugees
• Omaha has a wide variety of refugees with 

varying needs

 › Often larger families, and susceptible to 
problem landlords

• Resettlement agencies only have 90 days 
before the case is closed

 › A partner working with refugee agencies 
could help address housing concerns 

 › Additional training for case workers around 
housing resources, process, and protections 
is needed

• Some landlords prefer immigrants as tenants—
if they can’t speak English, then they can’t 
complain; they don’t know so why should they 
care

• Many came from countries where authorities 
were to be distrusted—be happy with what 
we’ve got here

• Need education on rights and how to access 
public services to address needs

• Need better mechanism for them to report 
problems to landlord/city and follow-up

Vulnerable Populations
• Those with no family or guardians have almost 

no options when they are discharged from the 
hospital or other treatment

• Individuals with eviction records, addiction 
history, or mental health challenges often find it 
very difficult to find housing 

• Housing options are needed for young 
individuals that need physical assistance 
because most options are for those over the 
age of 55

FAIR HOUSING
• Need source of income protection 

 › This issue is beyond voucher acceptance, 
also having issues with landlords not taking 
tenants on general assistance and assistance 
from Region 6 Behavioral Health 

 › Need source of income added as a protected 
class to city Human Rights ordinance

• More training in fair housing is needed for case 
managers and landlords 

A virtual Open House, posted in the summer of 2022, shared results found in this report





SURVEY RESULTS

DRAFTSURVEY
To complement the more focused nature of the 
Open Houses and Listening sessions, a community 
wide housing survey was distributed online by the 
City of Omaha Planning Department, and through 
the project website. 

The survey helped to provide a more 
comprehensive perspective on the housing market 
and helped to verify what the Open Houses, 
Listening sessions and Market Analysis had 
indicated.

The Omaha’s Housing Affordability Action Plan 
online survey was launched on April 12, 2022, and 
closed on July 8, 2022. It consisted of 24 questions 
and garnered 1,934 participants. The survey was 
available for both English and Spanish speakers. It 
focused on how residents felt about their current 
housing situation, options available, their ability 
and desire to relocate, and some demographic 
information. 

This section summarizes the responses and 
comments we heard through the survey.

Geographic Distribution of 
the Survey
Participants were asked to provide their home zip 
code to better identify the distribution of survey 
responses. Most respondents live in the eastern 
part of Omaha. 

Map 1.12: Geographic Distribution of the Survey

Source: RDG Planning & Design

Home Postal Codes
Map 2.0 illustrates the distribution of “Home Zip 
Codes” by Census Tract.
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Demographics
How survey respondents reflected the total 
population in Omaha gives an understanding of 
how questions were answered. 

• Just over 12% of the population identifies as 
African American/Black according to the U.S.  
Census compared to 10% of respondents, 
while 15% of survey respondents identified as 
a race other than Caucasian/white or African 
American/Black compared to 25.5% of Omaha’s 
total population.

• 6% of respondents reported being a single-
parent, and Census estimates they represent 
17% of Omaha’s households.

• Almost 5% of respondents identified as 
disabled, whereas approximately 19% of 
Omaha’s population is disabled and living 
independently (not in a institutional setting like 
skill nursing)

Households from the highest income levels 
represented a greater percentage of the 
respondents than compared to all of Omaha, 21% 
earning over $150,000 versus Census estimate of 
13%. Lower income households were a smaller 
portion of respondents compared to the city as 
a whole, at 8% of survey responses compared 
18.10% of all households.

• Nearly 64% of the respondents reported being 
homeowners compared to 58% reported by the 
U.S. Census.

Source: RDG Planning & Design

Figure 1.18: Respondents Occupancy
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Figure 1.16: Respondents Mortgage and Rent
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Community Perception on 
Housing
Understanding community perception on housing 
is critical to the development of an effective plan.

• The vast majority of respondents are satisfied 
with their current living situation, but for those 
who are not, they feel housing is too expensive 
or does not meet their personal needs. 

• Other reasons respondents are not satisfied 
with their homes include:

 › “My rent increased 70.00 in one year!”

 › “It’s so grossed out, paint chips all over, black 
mold in bathroom.”

 › “It’s too expensive to live on my own.”

 › “Violence is rampant.”

 › “Vibration from vehicles with no weight 
restrictions on road behind home literally 
destroying it.”

 › “Road debris, noise, vehicular pollution.”

 › “I would like a home that is affordable 
without having to rent my basement.”

 › “Landlords kicking me out.”

Source: RDG Planning & Design

Figure 1.19: Survey Respondents satisfaction with current living situation

Figure 1.20: Reasons why respondents are not satisfied with their homes
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Affordable Housing Issues
The ability to purchase a home ins concerning to 
many in Omaha. Respondents were asked to share 
what was keeping them from buying and what they 
felt was needed to make housing more affordable.  

Responses to “Other” reasons for not buying a 
home included: 

• “Could not afford taxes on a house and any 
unexpected repairs/maintenance.”

• Affordable neighborhood are no longer 
affordable.

• All of the available houses are being sold for 
way over their appraised value. They are being 
purchased by rental companies for cash.

• Corporations buying all the homes for 
thousands over asking without inspections then 
flipping them to rent.

• Failure of housing that is accessible to people 
with disabilities.   

Responses to “Other” ways to make housing 
affordable: 

• Accessory dwelling units, have developers 
receiving TIF required to provide a certain 
amount of housing affordability in their 
developments. 

• Educating all areas of the city on de-
stigmatizing non-single-family dwelling 
residential types. NIMBYism seems to always be 
a road block. 

• Better transportation choices around the city to 
give people cheaper yet dignified options other 
than a personal vehicle. 

Figure 1.21: What is keeping renters from buying a home?

Figure 1.22: What is needed to making housing more affordable in Omaha Metro Area?

Source: RDG Planning & Design

Source: RDG Planning & Design
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Housings Impact on 
Neighborhoods
The survey respondents were asked about what 
concerns they have on housing-related issues 
impacting their neighborhoods.

“Other” issues respondents identified include:

• “Rising Property Taxes”

• “Affordable housing is being bought by 
landlords who then displace owner occupied 
homes with expensive, crowded, rentals or 
“flips” homeowners with rentals”

• “Destruction of affordable starter homes 
for market-rate homes, townhouses, and 
apartments”.

• “Business Development by wealthy, powerful 
businesses taking my property”

• “Good affordable houses being torn down for 
developer profit”.

• “Noise, traffic increased speed, accidents”

• “Gentrification”

• “Lack of diversity in my neighborhood”

• “Lack of housing type variety”.

• “Lack of parks, walkability, and community 
venues”

Figure 1.23: Respondents concerns on housing-related issues impacting their neighborhoods

Source: RDG Planning & Design
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Fair Housing Issues
Respondents were asked if the agreed or disagreed with a series of statements related to fair housing :

disagreed that 
affordable housing 
increases crime.

disagreed that affordable housing 
has negative environmental 
impacts.

disagreed that affordable 
housing increases traffic and 
congestion.

agreed that affordable 
housing decreases 
homelessness.

agreed that affordable housing 
brings economic opportunity  
to my city and community.

agreed that affordable housing 
improves social connections.

believed that affordable housing 
is the right thing to do.

believe affordable 
housing is good 
for kids.

ABOUT 80%

disagreed that affordable 
housing decreases 
property values.

OVER 
50%

ABOUT 75%

ABOUT 
60%

OVER 
60%

disagreed that affordable 
housing negatively 
impacts schools.

disagreed that affordable 
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Fair Housing Issues 
Fig. 1.24 shows if the respondents felt they were 
treated fairly when they were looking for an 
apartment or house to rent in Omaha.

• 38.10% mentioned other reasons that included:

 › “Income and credit score.” (11)

 › “Rental history and credit” (6)

 › “Refugee Seeking Housing.”

 › “Low income and single mother status.”

 › “A single person can not afford rent for a 
simple 2 bed apartment anymore and it’s 
also sickening that we’re forced to settle 
for less or live in uncomfortable/possibly 
dangerous situations with others just to find 
a place.”

 › “Making three times the rent.”

 › “We had to call in city inspectors who 
found violations making it unfit for human 
habitation. The landlords also retaliated. 
We were white young professionals but we 
learned by meeting our neighbors that the 
property company specializes in exploiting 
vulnerable migrants.”

Source: RDG Planning & Design

Figure 1.24: Do you feel you were treated fairly when you were looking for an apartment or 
house to rent in Omaha?

Source: RDG Planning & Design

Figure 1.25: If you answered “no” to question 9, do you feel that any of the following 
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Fair Housing
Fig. 2.13  shows if the respondents felt they were 
treated fairly when they were applying for home 
mortgage or loan in Omaha.

• 38.27% mentioned other reasons, and it 
includes

 › “Income and credit score.” (12)

 › “I am self-employed and was not treated 
equally compared to someone employed by 
a large corporation.” (3)

 › “Age. Being in my late 60 I couldn’t find a 
lender who would even consider loaning me 
$50,000 on my latest home purchase of a 
$300,000 house.”

 › “Coming from abroad, had no U.S. credit 
history so had to accept unfavorable 
mortgage terms.”

 › “Income class discrimination.”

 › “I am a small business owner with a 30-year 
track record of success but was treated very 
poorly.”

 › “The cost of housing is so high thanks to 
investors and house flippers paying cash 
that a single person now has no hope of 
purchasing a simple home for themselves”.

Figure 1.26: Do you feel you were treated fairly when you were applying for a home 
mortgage or loan?

Source: RDG Planning & Design

Figure 1.27: If you answered “no” to question 11, do you feel that any of the following 
interfered with your housing search? (Select all that apply)
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Preferred Housing Products
Survey respondents were asked whether they felt 
a series of different housing products would be 
successful in Omaha. The question is intended to 
explore the type of housing products that may 
be needed in the future. Overall, respondents 
believed a variety of housing sizes and types 
would be successful. 

• For all age groups, except those over 70 years 
old, the small single-family home was the 
preferred option. 

• Townhomes were the second most popular 
option for 18-24 year olds along with those over 
the age of 45. 

• Many individuals over 60 were not interested in 
moving but those who were expressed some 
interest in senior living options. 

A similar question was asked at the Open Houses 
(page 18). Compared to the open houses: 

• Single-family homes ranked the highest in both 
surveys. 

 › It should be noted that this product can 
require more land and therefore, can be 
more expensive on a per square foot basis. 

• Accessory dwelling units were the third most 
popular option at the Open Houses.  

• Large multi-family structures were seen as the 
least popular in both surveys, with participants 
preferring smaller scale multi-family or mixed-
use structures. 

Figure 1.28: Types of Housing Respondents are Interested In
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Overall Housing Needs
Respondents were asked what reasons would 
make them look for a new place to live in the next 
three years. 

Responses to “Other” reasons for looking for a 
new place included.

• “Better schools.”

• “If maintenance does not improve things that 
need to be fixed in my apartment.”

• “I’m contemplating moving to a city that is less 
car-dependent; I’d like my kids to be able to 
walk around safely.”

• “Increase in crime and criminal activity.”

Housing Costs
Respondents were asked if they had looked for a 
new place to live in the past three years regardless 
of location. 

• Approximately 58% of respondents have 
actively looked to purchase or rent a home in 
the last three years, providing important first 
hand experience in the market.

Figure 1.29: Is there any reason you’d look for a new place to live in the next three years? 
(Choose all that apply)

Source: RDG Planning & Design

Source: RDG Planning & Design

Figure 1.30: In the past three years did you look for a new place to live, regardless of where?
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Housing Costs
Respondents who looked to purchase or rent a 
home in the last three years were asked about the 
price range they were looking for. The question 
shows real experience in the market to see how 
responses compare to data. 

Figure 1.18 displays the desired price ranges for 
purchasing. 

• Almost one-third of respondents looked to 
purchase a house between $200,000 and 
$299,999.

 › This price point unit tends to come from 
existing housing stock, not new construction.  

• Over one-quarter of survey participants sought 
a home purchase between $150,000 and 
$199,999.

 › Earlier it was noted that most respondents 
were interested in single-family detached 
homes. It should be noted that new home 
construction, based on materials, labor, and 
land costs will fall above this range without 
some assistance. 

• Most respondents to this question earn more 
than $50,000, which matches their ability to 
purchase a home. 

 › Just over 28% of higher income households 
(those making over $100,000) were being 
conservative in their housing search and 
looking for options well below what their 
income would indicate they could afford. 

Figure 1.31: If you have looked to purchase a home in the past three 
years, what price range were you looking for?
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Source: RDG Planning & Design
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Figure 1.32 : If you have looked to rent a home in the past three years, what rental 
rate were you looking for?
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Housing Costs con’t. 
Figure 2.19 displays the desired rent ranges. 

• Over a half of survey respondents were looking 
for a rental rate between $500-$999.

• Households often look to spend well below 
30% of their income on housing 

 › Just over 31% of respondents to this question 
had a household income over $75,000. 

 » An affordable unit (30% or less of their 
income on housing) would rent for a 
minimum of $1,500

 » Of those households, 34% looked to rent 
a unit at less than $1,000 a month and 
therefore were competing for housing 
with lower income households

• For households making less than $25,000, 73% 
were looking for units renting at over $500 a 
month, well above 30% of their income. 
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Overall Housing Needs
Respondents were asked what they found the 
most challenging part of finding their preferred 
home.

• For those who identified as African-American, 
Hispanic/Latino, or single-parents, finding 
housing close to work was also very important. 

Other reasons respondents found that were 
challenging in finding their preferred home 
include:

• “Availability of housing on the market.”

• “Competing offers on properties we were 
interested in.”

• “Availability of active senior living housing with 
good transit access and close to services.”

• “Demand greatly exceeded supply; several 
offers above asking price were rejected.”

• “Handicap Accessibility. Split levels are 
common, and stairs are an issue. Even installing 
a stair lift, if it needs to be done on multiple 
sets of stairs, is not affordable for me right 
now.”

• “Finding an accessible building & unit with 
proximity to public transportation that was in 
adequate condition.”

• “Proximity to transit and pricing that was 
reasonable for the size of unit/home.”

Figure 1.33: What was the most challenging part of finding your preferred home? (Check all 
that apply)

Source: RDG Planning & Design
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Affordable Housing Issues
Respondents were asked to rate the impact of current amenities on the livability of their community. The ratings were divided into 
highly positive, somewhat positive, neutral, somewhat negative, very negative, and unsure. 

highly positive for access to 
health care 

negative or very negative on 
local property tax rate  

NEARLY 
35%

highly positive for 
opportunities for 
education

highly positive for access 
to parks and recreation

highly positive for 
retail, restaurants, and 
entertainment nearby

NEARLY  

40%
highly positive for 
proximity to jobsOVER   

31%

highly positive for walkable 
neighborhood 

ALMOST

34%

40%

highly positive for overall 
attractive environment38%

OVER   
40%

neutral or not sure on the 
impact of religious, cultural and 
community centers

NEARLY

33%
negative or very negative 
on access to transportation 
options 

ALMOST

32%

OVER   
31%

negative or very negative on 
housing affordability

OVER   
41%

highly positive for  safety and 
Security34%




