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The passage of the Cranston-Gonzalez National Affordable Housing Act in 1990 provided 
new funding sources for housing development. The law also included a requirement that state 
and local govermnents annually prepare comprehensive affordable housing strategies. The 
National Affordable Housing Act helped renew interest in housing information by community 
leaders and public officials. This interest is further fueled by the recent release of 1990 Census 
data on population and housing. 

This part of the study is an examination of housing conditions and housing needs of African 
Americans in Omaha. Current Census data and other recent sources of housing information 
were analyzed. Planners, public officials, and public interest groups should all find the 
information valuable in their policy deliberations. This part of the study should be especially 
helpful in the development of Omaha's annual Comprehensive Housing Affordability 
Strategies plan required by the new federal housing legislation, and valuable to the update of 
the city's Comprehensive Plan. 

In addition to meeting public policy needs, there is another important goal. Since it contains 
detailed and current information on housing conditions and housing needs for a large segment 
of the Omaha population, this part of the study should help stimulate private sector interest 
in creating additional housing opportunities for Black Omahans. Housing development 
projects often involve the participation of private developers working with governmental 
entities, or semi-public entities, such as nonprofit housing development corporations. Data 
regarding housing conditions and housing needs should help facilitate the involvement of 
private developers by illustrating profit opportunities. 

There are, however, limits. This is not an economic study that measures the supply and 
demand for housing for Black Omahans. In order to do this it would be necessary to construct 
a detailed economic model that statistically measures complex supply and demand factors. 
Additional data collection would be needed for the model, and that is beyond the scope of this 
project. . 

This part of the study examines 1990 Census information and other data on the structural 
conditions of housing units and the housing needs of Black Omahans, and provides a summary 
of the current status of housing. Changes from 1970 and 1980 also are noted for a number of 
housing issues. In general, this report is an examination, from a public policy perspective, of 
the general relationship between housing stock and housing needs for African Americans in 
Omaha. 

This part of the study is divided into four major sections: 

1. Description of the research methodology and analytical approach. Data analysis was 
on two levels: the total Black population in Omaha and neighborhoods where there 
are a large number of Black people. The neighborhoods are described by a set of 
census tracts. 

*The author wishes to acknowledge the assistance provided by Jerry Deichert, BJ. Reed, and Russell Smith in the 
analysis of the data; the Nebraska State Data Center for the generation of the data; Kelly Green for the development 
of several tables; and Melanie Hayes and Joyce Carson in the preparation of the manuscript 
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Number and Type of Housing Units 

Table 1 is the number and type of housing units for Black and non-Black Omahans in 1990. 
Defining terms used in this table, and in future tables, will be useful. A housing unit is a house, 
an apartment, or other arrangement that is intended to be a separate living quarter where 
people live apart from others and have direct access to the outside. Single family housing units 
are either one-unit detached structures with open space on the outsides of the walls, or one-unit 
attached structures, with one or more walls from ground to roof separating attached structures 
(a townhouse is an example). Multifamily housing units are two or more housing units located 
within a single structure. An owner-occupied housing unit is where the owner or co-owner 
lives in the unit even if it is not fully paid. Renter-occupied housing units are those which are 
not owner-occupied and where there is payment of cash rent. 

As shown in table 1, for Black and non-Black owner-occupied housing units, the vast 
majority is the single-family variety. This is no surprise because people who own multifamily 
units are unlikely to live there. There are significant differences, however, between Black and 
non-Black renter-occupied units. Almost 40 percent of the Black population in Omaha live in 
single-family renter-occupied units, while only 24 percent of non-Black population live in the 
same type of housing unit. At the same time, nearly 75 percent of the non-Blacks who live in 
renter-occupied housing units are multifamily, and less than 60 percent of the Blacks are 
multifamily. In Omaha, then, a much higher percentage of Blacks live in rental units that are 
the single-family variety compared to non-Blacks. 

The fundamental question raised by these figures is:Are Blacks living in single-family rental 
units by choice or necessity? In order to get a feel for the nature of these housing units, it may 
be useful to examine rents and values. 

Table 1 -Number and Type of Housing Units for Black and Non-Black Omahans, 1990 

Single-Family Multifamily Mobile/Other 

Number Percent Number Percent Number Percent 

Owner-Occupied: 
Black Omahans 6,179 %.9 129 2.0 69 1.1 
Non-Black Omahans 69,839 95.9 1,8% 2.6 1,114 1.5 

Renter-Occupied: 
Black Omahans 3,608 39.2 5,453 59.2 144 1.6 
Non-Black Omahans 10,975' 24.2 33,760 74.3 676 1.5 

Source: 1990 Census of Population and Housing 

Rents and Values of Housing Units 

Table 2 describes rents and values of housing units for Black and non-Black Omahans. 
Rent is the contracted monthly price agreed upon regardless of furnishings, utilities, or services 
that may be included. Housing values are estimated by Census respondents. Means for rents 
and housing values have been calculated in table 2. As shown, the mean contract rents paid 
and the mean values of housing units for Black Omahans are significantly lower than for 
non-Black Omahans. While the mean rent is just a little more than $100 a month less for Blacks 
than non-Blacks, the value of units owned by non-Blacks is almost twice the value of those 
owned by Blacks. These figures show significant differences in the rents and values of housing 
units occupied by Blacks. 
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Table 4- Values of Housing Units for Black and Non-Black Omahans, 1990 

Housing Values 

Less than $10,000 $10,000-$19,999 $20,000-$29,999 $30,000-$39,999 

Number Percent Number Percent Number Percent Number Percent 

Black Omahans 318 5.6 854 14.9 1,278 22.3 1,304 22.5 
Non-Black Omahans 498 0.8 1,791 2.7 4,408 6.7 8,712 13.2 

Housing Values 

$40,000-$49,999 

Number Percent 

$50,000-$59,999 

Nmuber Percent 

$60,oo0-$99,999 More than $100,000 

Black Omahans 875 
Non-Black Omahans 10,263 

153 
15.6 

Source: 1990 Cern; us of Population and Housing 

908 
24,106 

15.9 
36.6 

Nmuber Percent Number Percent 

133 
8,738 

2.3 
13.3 

52 
7,420 

0.9 
11.2 

3.2 percent of the Blacks own homes that have a value of more than $60,000, while 24.5 percent 
of the non-Blacks own homes in that value range. 

Physical Conditions of Housing Units 

While there is no single source of information that describes the physical condition of 
housing units occupied by Black Omahans, there are some proxy measures that give us an idea 
of general conditions. Persons per room and number of rooms per housing units are two of those 
measures that are available from the 1990 Census. 

Table 5 shows the number of persons per room for Black and non-Black Omahans by type 
of housing unit. Persons per room often is used to measure crowding within housing units, and 
thus is a rough indicator of the physical conditions. Crowding conditions can be said to exist 
when there are one or more persons per room. (Rooms are defined as living rooms, dining 
rooms, kitchens, bedrooms, finished recreation rooms, year-round porches, and lodger's 
rooms. Excluded are bathrooms, halls, closets, and unfinished rooms.) While there is not a 
significant variation between Black and non-Black Omahans in persons per room, there are 
some differences that should be noted. As shown in table 5, there is not much difference for 
owner-occupied units: 3.6 percent of the Blacks in Omaha live in units with one or more 
persons per room, compared to only 1.1 percent of the non-Blacks. In renter-occupied units, 
however, there is more of a difference: 7.5 percent of the Blacks live in crowded conditions, 
and only 2.8 percent of the non-Blacks live in similar conditions. 

Table 5 - Persons Per Room by Housing Units for Black and Non-Black Omahans, 1990 

Owner-Occupied Units Renter-Occupied Units 

Less Than One More Than One Less Than One More Than One 

Number Percent 

Black Omahans 6,150 
Non-Black Omahans 72,051 

%.4 
98.9 

Source: 1990 Census of Population and Housing 

Number Percent 

227 
798 

21 

3.6 
1.1 

Number Percent 

8,517 
44,153 

92.5 
97.2 

Number Percent 

688 
1,258 

7.5 
2.8 



Table 7 - Changes in Population for Black and Non-Black Omahans, 1970 to 1990 

Percent Change 

1970 1980 1990 1970-1980 1980-1990 1970-1990 

Black Omahans 
Non-Black Omahans 

34,431 
312,897 

37,864 
276,391 

Source: 1970, 1980, and 1990 Census of Population and Housing 

43,989 
291,806 

10.0 
-11.7 

16.2 
5.6 

28.9 
-6.7 

Table 8- Change in Number of Households for Black and Non-Black Omahaus, 1970 to 1990 

Percent Change 

1970 1980 1990 1970-1980 1980-1990 1970-1990 

Black Omahans 
Non-Black Omahans 

9,822 
101,401 

12,521 
105,944 

Source: 1970, 1980, and 1990 Census of Population and Housing 

15,582 
118,260 

27.5 
4.5 

24.4 
11.6 

58.6 
16.6 

Omaha since 1970. Non-Black households increased only 16.6 percent. In the last 20 years, the 
number of Black households in Omaha has increased at the average rate of almost 3 percent 
per year. 

In addition to looking at the number of households, it is helpful to examine the nature of 
these households. Information on the characteristics of households is useful in determining 
the need for various types of housing units. The housing needs of a single person, for example, 
is much different than a married couple with children. Table 9 shows the types of households 
for Black and non-Black Omahans in 1990. For Blacks, the female householder with children 
is the dominant type of household (29.7 percent), with single-person households the next 
largest percentage at 28.2 percent. A distant third is married with children (14.5 percent). For 
non-Blacks, the dominant type of household is single-person at 31 percent, and married with 
no children next (27.1 percent), and married with children third at 22.7 percent. Only 6.4 
percent of the non-Black households are classified as female householder with children. 
Obviously, the nature of Black households is much different than non-Black households. 

Table 9 -Types of Households for Black and Non-Black Omahans, 1990 

Nonfamily Households 

Black Omahans 
Non-Black Omahans 

Total 
Households 

15,582 
118,260 

Married 
With Child 

Married 
No Child 

Single-Person 
Number Percent 

4,395 28.2 
36,602 31.0 

Family Households 

Male 
Householder 
With Child 

Male 
Householder 

No Child 

Nonfamily 

Number 

712 
7,554 

Female 
Householder 
With Child 

Percent 

4.6 
6.4 

Female 
Householder 

No Child 

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent 

Black Omahans 2,266 14.5 1,887 12.1 
Non-Black Omahans 26,792 22.7 32,016 27.1 

Source: 1990 Census of Population and Housing 

387 25 
1,462 1.2 

23 

299 1.9 
1,693 1.4 

4,625 29.7 
7,534 6.4 

1,011 6.5 
4,607 3.9 



Table 11 - Owner-Occupied vs. Renter-Occupied Housing Units for Black and Non-Black Omahans, 1990 

Black Omabans 
Non-Black Omabans 

Total 
Occupied 

Units 

15,582 
118,260 

Source: 1990 Census of Population and Housing 

Owner-Occupied Units 

Number 

6,377 
72,849 

Percent 

40.9 
61.6 

Renter-Occupied Units 

Number 

9,205 
45,411 

Percent 

59.1 
38.4 

Table 12 -Number of Black and Non-Black Omahans in Occupied Housing Units, 1990 

Black Omabans 
Non-Black Omabans 

Total 
Number of 

Persons 

42,906 
284,715 

Source: 1990 Census of Population and Housing 

Owner-Occupied Units 

Number Percent 

18,546 
197,291 

43.2 
69.3 

Renter-Occupied Units 

Number 

24,360 
87,424 

Percent 

56.8 
30.7 

Housing Conditions and Needs in North Omaha Study Area 

As mentioned earlier, a valuable way to look at the issue of housing in Black Omaha is to 
examine information on a fixed geographic or neighborhood level. The North Omaha Study 
Area, discussed in this section, contains those parts of Omaha where there are large numbers 
of African Americans. This area needs to be described first. 

Figure 1 shows 1990 Census tracts that have a Black population of 5 percent or more. With 
the exception of Census tract 29 in South Omaha (29.9 percent Black) and Census tract 74.05 
in Boys Town (13.9 percent), the African American population generally is located in 
Northeast Omaha. The higher concentrations of Black Omahans tend to live in a relatively 
small number of tracts. Following are the tracts with at least a 40 percent African American 
population: 

Tract 51 
Tract 54 
Tract61.02 
Tract63.02 
Tract 63.01 
Tract3 
Tract60 
Tract 61.01 
Tract6 
Tract 53 
Tract 11 
Tract59.01 
Tract 12 
Tract 8 
Tract9 
Tract59.02 
Tract 52 
Tract 7 
Tract 10 

41.4% 
43.8% 
46.4% 
49.2% 
52.1% 
56.9% 
57.7% 
63.3% 
62.0% 
68.7% 
77.7% 
78.4% 
84.6% 
86.5% 
86.8% 
86.8% 
87.1% 
90.8% 
97.0% 
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Figure 2 is a description of Census tracts that have a population of more than 40 percent 
Black. It constitutes a contiguous geographic region and will serve as the primary study area 
for examining housing units and households for this part of the report. One tract, 63.03, has 
less than 40 percent Black, but is included in the study area because it was part of a larger tract 
that was divided in 1990 and is needed for historical comparisons. The study area can be said 
to be the collection of neighborhoods and sections in Omaha where there is a large number 
of African Americans. 

In order to examine carefully the relationship of Black populations to trends and conditions 
pertaining to housing, the study area was divided into tracts where 75 percent or more of the 
population is Black (Sub Area A), and tracts where the population is 40 percent to 75 percent 
Black (Sub Area B). Figure 3 shows the study area with Sub Areas A and B outlined. The tables 
that follow often will include the information for the study area and the two sub areas, as well 
as the individual Census tracts. 

Housing Conditions 

This section is a discussion of the characteristics of the existing housing stock and an 
examination of changes in neighborhoods, or Census tracts, with large numbers of Black 
people. Several areas that impact housing stock are examined, including the number and type 
of housing units, rents and values, unoccupied housing units, and housing conditions. In 
general, this is a basic inventory of the physical conditions of the existing housing stock in the 
North Omaha study area. 

Number and Type of Housing Units 

Table 13 shows the number of housing units in the study area and Omaha in 1970, 1980, 
and 1990. (Remember that a housing unit is a house, an apartment, or other arrangement that 
is intended to be a separate living quarter where people live apart from others and have direct 
access to the outside.) In order to make comparisons over time, adjustments were made in 
certain Census tract categories so that the same geographic area could be compared in 1990: 
tract 15 was folded into tract 11, so 1980 and 1970 totals include both tracts in tract 11; tracts 
13.01 and 14 were folded into tract 12, so previous Census included all three tracts in tract 12; 
and tract 63 was subdivided into three separate tracts, 63.01, 63.02, and 63.03, so in order to 
make comparisons, data from all three tracts are sunned in 1990. 

According to table 13, the study area has lost a significant number of housing units in the 
20 years since 1970, a decrease of 14.4 percent. The lost units number in the thousands. The 
State of Black Omaha, 1984 also noted a large drop in the number of housing units from 1970 
to 1980 in the Black connunity, but this is likely, in part, because of the construction of the 
North Freeway during this time period. (Figures in table 13 show a 12.5 percent loss in the 
number of housing units in the study area from 1970 to 1980.) The 1990 data, however, shows 
this trend oflosing housing units continuing but at a lesser rate ( -2.2 percent) in the study area. 
In contrast, outside the housing study area, the number of housing units in Omaha in 1990 
increased a healthy 17.9 percent from 1980, and 31.1 percent since 1970. Overall, Omaha had 
an increase of21.7 percent in the number of housing units from 1970 to 1990, and 14.5 percent 
since 1980. Obviously, in terms of the number of housing units, the study area is going in a 
direction opposite from the rest of Omaha. 

This loss in the number of housing units in the study area becomes more alarming when 
sets of tracts or individual tracts are examined. Table 13 shows that from 1970 to 1990 the 
housing loss is considerably higher in Sub Area A (-32.4 percent) than in Sub Area B (.3 
percent). In a number of individual Census tracts in both sub areas, especially 6 ( -42.7 percent), 
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individual tracts. Much of this stability, however, can be accounted for in the development of 
a single tract ( 63) in the northwest comer of the housing study area and the resultant increase 
iu housing units. Within Sub Area B, however, Census tract 6 shows a large decrease in the 
number of housing units, and a number of other tracts also show significant decreases. Figure 
4 graphically shows the changes in the number of housing units for Omaha, the study area, sub 
areas, and individual tracts in the study area. 

While the loss of many housing units in the 1970s can be attributed to the removal of homes 
for the construction of the North Freeway, the cause for the continued loss of housing units in 
the study area in the 1980s must come from other sources. These ongoing losses in the number 
of housing units will have an adverse effect on efforts by government and business to revitalize 
the area co=ercially, socially, and economically. Sub Area A, a collection of Census tracts 
with Black populations o£75 percent or more ofthe total, has shown dramatic decreases in the 
number of housing units since 1970, and selected tracts within this area continue to have very 
large decreases into the 1990s. If current trends continue, this area soon will require massive 
amounts of resources to prevent it from becoming an urban wasteland. Even though there are 
large losses in the number of housing units in this area, it is still a viable neighborhood, as 
evidenced by the number of housing units that still exist, but positive action must take place 
soon. 

In addition to looking at changes in the number of units as a way to assess housing 
conditions, it is helpful to examine the various types of housing units in an area. Table 14 shows 
the number and type of housing units for tracts within the housing study area, the remainder 
of Omaha, and all of Omaha. (Recall that single family housing units are either one-unit 
detached structures with open space on the outsides of the walls, or one-unit attached 

Figure 4 

Change in Number of Housing Units for 
Study Area and Omaha. 1970 to 1990 
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structures, with one or more walls from 
ground to roof separating attached 
structures. Multifamily housing units are 
two or more housing units located within 
the same structure.) According to table 14, 
the study area has a higher percentage of 
single-family housing units (75 percent) 
than the rest of Omaha (64.2 percent). 
(Overall Omaha is 65.8 percent 
single-family housing units.) Sub Area A 
is almost 71 percent single-family units, 
and Sub Area B is more than 77 percent 
single-family units. Seven tracts in the 
housing study area have more than 85 
percent of its housing units of the 
single-family variety. The study area has a 
considerably higher number of 
single-family housing units compared to 
multifamily units. 

Because the study area has a larger 
percentage of single-family housing units 
than the rest of Omaha, the 
appropriateness of this type of units to the 
types of households in the area is a 
question that needs to be answered. 
Maybe this type of housing units is not 



Table 15 - Contract Rents and Housing Values of Occupied Housing Units for Study Area and Omaha, 1990 

Median Rent Mean Rent Median Value Mean Value 

Study Area NA 234 NA 33,496 
Omaha 326 335 54,600 63,861 

Study Area: 
Tracts with 75% or More Black 

7 161 183 20,800 22,452 
8 256 256 23,100 24,685 
9 236 236 24,300 28,870 
10 150 177 19,600 22,404 
11 222 231 19,400 22,015 
12 143 158 21,800 25,763 
52 136 161 21,000 24,110 
59.01 291 271 29,300 31,120 
59.02 264 243 25,500 27,114 

SubArea A NA 199 NA 26,123 

Tracts with 40% to 75% Black 
3 275 272 26,000 26,915 
6 197 209 21,100 23,014 
51 264 275 33,800 35,320 
53 233 223 24,000 25,750 
54 279 270 27,900 29,072 
60 292 273 27,300 29,064 
61.01 286 272 33,900 34,042 
61.02 310 289 33,700 34,038 
63.01 146 181 56,600 57,041 
63.02 327 328 47,400 48,890 
63.03 309 308 41,100 41,140 

SubAreaB NA 257 NA 36,425 

NA = Not Available 
Source: 1990 Census of Population and Housing 

a number of tracts that are very depressed as evidenced by the median rents. (It was not possible 
to get the median rents for the study area.) 

Table 15 also shows mean, or average, rents. The mean rent of the study area ($234) is 
significantly below the city ave.rage of $335. Sub Area A has a mean rent that is substantially 
below the average for the city and below the mean rent of Sub Area B. As in the case of median 
rents, the mean rents for a number of tracts are far below Omaha and study area averages. 
(Only two tracts, however, are less than 50 percent of the city average.) 

Housing values, figures determined by estimates of the Census respondent, also are 
included in table 15. While it was not possible to calculate median values for the study area or 
sub areas, it can be seen that the values of all but one tract are below the median housing value 
for Omaha. Over half of the tracts have housing values that are less than 50 percent of the city's 
median. Sub Area A, as expected, appears to be worse off than Sub Area B. When mean 
housing values are calculated, Black Omahans and those in the study area have housing values 
that are significantly below values for Omaha as a whole. The mean values of homes in Sub 
Area A are less than 60 percent of the mean value of all homes in Omaha. 

When rents and housing values are employed as rough indicators of housing conditions, it 
is apparent that the study area is significantly below the rest of the co=unity. When Sub Area 
A is considered separately, the difference in housing conditions from the remainder of Omaha 
is alarming. 
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units. Tract 12 has the highest percentage, at 25.5 percent vacant, with five more tracts having 
between 15 percent and 20 percent unoccupied housing units. With such a large percentage 
of housing units unoccupied in the study area relative to the rest of Omaha, it is necessary to 
learn more about the nature of these vacancies. 

Table 17 describes the nature of unoccupied housing units. Unoccupied units may be vacant 
for rent, or vacant for sale. They may be housing units that have been rented or sold but not 
yet occupied. Vacant houses also may be seasonal or for use by migrant workers and occupied 
for only part of the year. All of those unoccupied housing units that do not meet any of these 
criteria are classified as "other." All that is known for sure is that these "other" housing units 
are not occupied, are not currently on the real estate market, or are used for only part of the 
year. 

As seen in table 17, when these different types of unoccupied housing units in the study 
area are compared to the remainder of Omaha, there is a smaller percentage of vacant units 
for sale or rent and a larger percentage that is in the "other" category (35.8 percent to 24.2 
percent). Tracts within Sub Area A have a much higher percentage of vacant housing units in 
the "other" category than the remainder of Omaha, with some more than twice the city rate. 
This means, of course, that there is a lower percentage of vacant homes on the market in the 

Table 17. Nature of Unoccupied Housing Units for Study Area and Omaha, 1990 
Rented/Sold Seasonal 

But Not or 
For Rent For Sale Occupied Migrant Other Total 

Number Percent Number Percent Number Percent Number Percent Number Percent 

Study Area 1,069 46.0 216 9.3 170 7.3 35 1.5 832 35.8 2,322 
Remainder of Omaha 3,899 52.3 928 12.5 563 7.6 255 3.4 1,803 24.2 7,448 
Omaha 4,968 50.8 1,144 11.7 733 7.5 290 3.0 2,635 27.0 9,770 

Study Area: 
Tracts with 75% 
or More Black 

7 18 25.7 5 7.1 5 7.1 1 1.4 41 58.6 70 
8 23 25.0 7 7.6 5 5.4 1 1.1 56 60.9 92 
9 43 55.1 3 3.8 5 6.4 2 2.6 25 32.1 78 
10 24 27.3 12 13.6 10 11.4 0 0.0 42 47.7 88 
11 38 29.7 2 1.6 8 6.3 2 1.6 78 60.9 128 
12 187 70.3 3 1.1 3 1.1 1 0.4 72 27.1 266 
52 68 39.3 8 4.6 16 9.2 1 0.6 80 46.2 173 
59.01 31 31.3 13 13.1 23 23.2 0 0.0 32 32.3 99 
59.02 33 30.8 5 4.7 5 4.7 3 2.8 61 57.0 107 

SubArea A 465 42.2 58 5.3 80 7.3 11 1.0 487 44.2 1,101 

Tracts with 40% 
to75%Black 

3 75 62.5 14 11.7 5 4.2 1 0.8 25 20.8 120 
6 31 48.4 12 18.8 2 3.1 1 1.6 18 28.1 64 
51 144 64.0 15 6.7 7 3.1 6 2.7 53 23.6 225 
53 43 36.8 9 7.7 14 12.0 1 0.9 50 42.7 117 
54 68 42.5 24 15.0 7 4.4 1 0.6 60 37.5 160 
60 75 49.3 16 10.5 28 18.4 3 2.0 30 19.7 152 
61.01 29 36.7 10 12.7 3 3.8 3 3.8 34 43.0 79 
61.02 32 37.6 12 14.1 12 14.1 3 3.5 26 30.6 85 
63.01 31 50.8 12 19.7 3 4.9 1 1.6 14 23.0 61 
63.02 33 41.8 19 24.1 5 6.3 4 5.1 18 22.8 79 
63.03 43 54.4 15 19.0 4 5.1 0 0.0 17 21.5 79 

SubAreaB 604 49.5 !58 12.9 90 7.4 24 2.0 345 28.3 1,221 

Source: 1990 Census of Population and Housing 
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rest of the city, the largest number in the study area has been in the "more than six months" 
category ( 49 percent of the total verses 39 percent for the remainder of the city). It appears 
that most "other" housing units have been vacant for some time. 

Physical Condition of Housing Units 

While there is no single data source, there are several statistics that provide information 
on the general physical condition of housing units. Two of the tables on housing condition were 
constructed from the 1990 Census, and two tables from data provided by the City of Omaha 
Planning Department. When these sets of tables are examined as a group, they provide an 
overall assessment of the conditions of housing units in the study area in comparison with the 
remainder of Omaha. • 

Table 19 shows the number of persons per room for Omaha, the study area, and for tracts 
within the study area. (As pointed out earlier, persons per room often is used as a way to 
measure crowding within housing units, and is employed as a rough indicator of housing 
conditions. Crowding conditions often exist within a housing unit when there is one or more 
persons per room. Rooms are defined as living rooms, dining rooms, kitchens, bedrooms, 
finished recreation rooms, year-round porches and lodger's rooms. Excluded are bathrooms, 

Table 19 ·Persons per Room for Study Area and Omaha, 1990 

Less than One One or More 

Number Percent Number Percent 

Study Area 17,558 95.1 896 4.9 
Remainder of Omaha 113,313 98.2 2,075 1.8 
Omaha 130,871 97.8 2,971 2.2 

Study Area: 
Tracts with 75% or more Black 

7 584 97.3 16 2.7 
8 713 95.7 32 4.3 
9 310 95.4 15 4.6 
10 422 95.3 21 4.7 
11 605 95.1 31 4.9 
12 724 93.3 52 6.7 
52 669 89.7 77 10.3 
59.01 912 94.6 52 5.4 
59.02 938 94.1 59 5.9 

SubArea A 5,877 94.3 355 5.7 

Tracts with 40% to 75% Black 
3 818 95.8 36 4.2 
6 566 94.6 32 5.4 
51 1,147 96.5 42 3.5 
53 751 93.8 50 6.2 
54 1,113 94.6 64 5.4 
60 1,419 94.8 78 5.2 
61.01 816 93.4 58 6.6 
61.02 1,462 95.2 74 4.8 
63.01 1,044 95.9 45 4.1 
63.02 1,440 97.2 42 2.8 
63.03 1,105 98.2 20 1.8 

SubAreaB 11,681 95.6 541 4.4 

Source: 1990 Census of Population and Housing 
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occupied housing units. As seen in table 20, nearly half of the boarded-up houses in Omaha 
are in the study area, with more than one quarter of the city total in six tracts (8, 11, 12, 53, 54, 
and 60). The study area generally, and several tracts specifically, have a relatively large number 
of boarded-up houses, and this can be considered an indicator of poor housing conditions. 

Tables 21 and 22 were constructed from data obtained from City of Omaha Planning 
Department studies. Table 21 shows the number of structures in Census tracts east of 72nd 
Street that had code violations from 1980 to 1987, and table 22 shows the results of a windshield 
survey of housing conditions in 1988 for Census tracts east of 72nd Street. As can be seen in 
table 21, structures in the study area had approximately 43 percent of all code violations in that 
time period. The number of code violations to a large extent is a function of housing conditions. 
Violations were about evenly divided between the two sub areas, even though Sub Area A had 
about 5,000 fewer housing units than Sub Area B. In terms of a comparison, using 1980 Census 
figures for the number of housing units, the ratios are: 

SubArea A 
SubAreaB 

.040 violations per unit 

.028 violations per unit 

Overall, the study area had a large percentage ( 43 percent) of the total code violations in 
Omaha, east of 72nd Street, and there were more violations per housing unit in Sub Area A 

Table 21- Number of Structures with Code Violations 
for Stndy Area and Omaha, 1980 to 1987 

Number of 
Structures 

Study Area 695 
Remainder of Omaha (East of 72nd Street) 918 
Omaha (East of72nd Street) 1,613 

Study Area: 
Tracts with 75% or More Black 

7 32 
8 26 
9 w 
w w 
ll ~ 
u ~ 
~ ~ 
59.01 53 
59.02 56 

Sub Area A 325 

Tracts with 40% to 75% Black 
3 25 
6 29 
51 61 
~ e 
~ ~ 
m ~ 
61.01 30 
61.02 27 
~ ~ 

Sub Area B 370 

Source: City of Omaha Planning Department 
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Housing Needs 

This section is a review of data on population and households located in theN orth Omaha 
Study Area. It is an analysis of population changes and an examination of the nature and 
characteristics of households in the study area where there are high percentages of African 
American populations. Since households occupy housing units, it is useful to examine the 
nature of these households. This analysis, then, of population, numbers of households, 
characteristics of households, and attitudes towards housing will help clarify the housing needs 
for Blacks and for those who reside in neighborhoods in North Omaha. 

Changes in Population and Households 

Table 23 shows changes in population for Omaha and the study area from 1970 to 1990. 
Population figures, of course, pertain to the number of individuals residing in a certain area. 

Table 23 • Change in Population for Study Area and Omaha, 1970 to 1990 

Percent Change 

1970 1980 1990 1970-1980 1980-1990 1970-1990 

Study Area 72,194 55,080 51,215 -23.7 -7.0 -29.1 
Remainder of Omaha 275,134 259,175 284,580 -5.8 9.8 2.3 
Omaha 347,328 314,255 335,795 -9.5 13.2 -3.3 

Study Area: 
Tracts with 75% or More Black 

7 3,142 1,697 1,3% ·46.0 -17.7 -55.6 
8 4,004 2,354 2,133 -41.2 ·9.4 -46.7 
9 1,959 1,165 917 -40.5 -21.3 -53.2 
10 2,177 1,555 1,152 -28.6 -25.9 -47.1 
11* 3,750 1,761 1,484 -34.3 -15.7 -60.4 
12' 4,342 2,380 2,108 -45.2 -11.4 -51.5 
52 3,410 2,826 2,240 -17.1 -20.7 -34.3 
59.01 3,471 2,997 2,720 -13.7 -9.2 -21.6 
59.02 3,854 3,043 2,589 -21.0 -14.9 -32.8 

SubArea A 30,109 19,778 16,739 -34.3 -15.4 -44.4 

Tracts with 40% to 75% Black 
3 3,254 2,727 2,620 -16.2 -3.9 -19.5 
6 3,573 2,232 1,736 -37.5 -22.2 -51.4 
51 4,079 3,066 2,849 -24.8 -18.8 -30.2 
53 3,197 2,314 2,226 -27.7 -3.8 -30.4 
54 4,379 3,836 3,453 -12.4 -10.0 -21.1 
60 5,972 4,439 4,434 -25.7 -0.1 -25.8 
61.01 3,450 3,051 2,723 -11.6 -10.8 -21.2 
61.02 6,139 4,856 4,538 -20.9 -6.9 -26.1 
63.011 8,042 8,781 2,843 9.2 12.7 23.1 
63.02 4,219 
63.031 2,835 

SubAreaB 42,085 35,302 34,476 -16.1 -2.3 -18.1 

*1970 and 1980 totals include tracts 11 and 15. 
ft970 and 1980 totals include tracts 12, 13.01 and 14. 

~ract 63 was divided into three tracts in 1990. 

'Less than 40% Black, but included to compare with tract 63. 
Source: 1970, 1980, and 1990 Census of Population and Housing 
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Table 24 - Changes in Population for Black Omahans for Study Area and Omaha, 1970 to 1990 

Percent Change 

1970 1980 1990 1970-1980 1980-1990 1970-1990 

Black Omahans 
in Study Area 31,449 30,623 31,658 -2.6 3.4 0.7 
Black Omahans in 
Remainder of Omaha 2,982 7,241 12,331 142.8 70.3 313.5 

Black Population for Study Area: 
Tracts with 75% or More Black 

7 2,661 1,498 1,267 -43.7 -15.4 -52.4 
8 3,419 2,039 1,846 -40.4 -9.5 -46.0 
9 1,635 1,030 7% -58.7 -22.7 -51.3 
10 2,112 1,476 1,117 -30.1 -24.3 -47.1 
11* 3,387 1,572 1,153 -53.6 -26.7 -66.0 
121 3,538 1,890 1,784 -46.6 -5.7 -49.6 
52 2,727 2,470 1,950 -9.4 -26.7 -28.5 
59.01 1,821 2,146 2,131 17.8 -0.7 17.0 
59.02 3,032 2,600 2,247 -14.2 -13.6 -25.9 

SubArea A 24,332 16,721 14,291 -31.3 -14.5 -41.3 

Tracts with 40% to 75% Black 
3 367 1,211 1,485 230.0 22.6 304.6 
6 1,240 1,220 1,076 -1.6 -11.8 -13.2 
51 1,262 1,101 1,178 -12.8 7.0 -6.7 
53 1,750 1,464 1,529 -16.3 4.4 -12.6 
54 1,066 1,669 1,511 56.6 -9.5 41.7 
60 630 1,891 2,561 200.2 35.4 306.5 
61.01 156 1,533 1,723 882.7 12.4 1004.5 
61.02 461 1,588 2,104 244.5 32.5 356.4 
63.011 185 2,225 1,481 1102.7 88.8 2170.3 
63.02 2,075 
63.03§ 644 

SubAreaB 7,117 13,902 17,367 95.3 24.9 144.0 

*1970 and 1980 totals include tracts 11 and 15. 
t1970 and 1980 totals include tracts 12, 13.01 and 14. 

*Tract 63 was divided into tbree tracts in 1990. 
§Less than 40% Black, but included to compa~ with tract 63. 

Source: 1970, 1980, and 1990 Census of Population and Housing 

needed, etc. Table 25 shows a 6.5 percent growth in the number of households in Omaha from 
1970 to 1980 and a 12.9 percent growth rate from the 1980 to 1990. Within the study area, 
however, the trend is in the opposite direction: there was a large loss in the numbers of 
households from 1970 to 1980 (-13.1 percent), but a slowing down in the rate of loss in 1990 
(-3.6 percent). And consistent with previous figures as shown in table 25, Sub Area A lost a 
higher percentage of households than the rest of Omaha from 1970 to 1990. For seven tracts 
in the study area, the losses in households continue at the two-digit rate from 1980 to 1990. 
These drastic reductions in the number of households will continue to have an adverse impact 
on housing development in the study area. Figure 6 illustrates dramatically the loss in the 
percentage of households in the study area in relation to the rest of the community. 
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In nonfamily households, the householder 
lives alone or with others who are not 
related. To examine the nature of 
households it is useful to compare in tables 
26A and 26B the predominant household 
types for Omaha and the study area. In 
Omaha and in the study area the single 
person nonfamily household (table 26A) 
is the number one type (30.6 percent and 
26.3 percent of the total respectively). The 
second most predominant form of 
household (table 26B) for Omaha is 
married with no children (25.3 percent), 
but for the study area it is female 
householder with children (23.7 percent). 
When the remainder of Omaha outside 
the study area is considered, the female 
householder with children is number four 
in rank order ( 6. 7 percent of total), 
significantly behind number three, 
married with children, at 22.5 percent. 
And when only Sub Area A is examined, 
this household type is number one (29.2 
percent), virtually tied with single-person 
nonfamily (29.3 percent). For Sub Area B 
the female householder with children 
(20.9 percent), married with children 
(19.7 percent), and married without 

Figure 6 

Change in Number of Households for 
Study Area and Omaha, 1970 to 1990 

Area 

Study Area 
Remainder 

Omaha 

Tract 7 
8 
9 

10 
11 
12 
52 

59.01 
59.02 

Sub Area A 

Tract 3 
6 

51 
53 
54 
60 

61.01 
61.02 

63 

Sub Area B 
-60 

'""""' -l"""' 5 
-40 -20 

"' "'"" 
0 20 

Percent Change 

40 

1 - 1980-1990 • 1970-1990 1 

Source: 1970, 1980, and 1990 Census of Population and Housing 
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children (19.4 percent) are all grouped behind the single-person nonfamily household (24.8 
percent). 

What all this means is that the structure of households in the study area is much different than 
the remainder of Omaha. Housing units should reflect the particular needs and characteristics of 
these households. While the "single-person nonfamily" is the predominant household form for all 
of Omaha, the female householder with children is a much more important household structure 
to Black Omaha and Black neighborhoods. Housing development strategies designed to meet the 
needs of African American citizens in Omaha should take this difference in households into 
consideration. 

One last way to look at the characteristic of households units is by examining their size. 
Table 27 shows the number of persons per household for Omaha and the tracts in the study 
area. Because the number of persons per household takes into consideration only those 
individuals who are in households (excluding people in institutional settings), the figure is not 
simply the number of persons divided by the number of households. It can be seen that the 
persons per household for the study area, and 16 of the 20 tracts in the study area, exceed the 
city's average of2.5. The persons per household of Sub Area A is 2.7, a figure that is somewhat 
surprisingly low. It appears that households in the study area are generally, but not significantly, 
larger than households in Omaha. (Households in the study area, remember, are those that 
historically are undercounted.) 

In addition to population trends and household composition, age distribution is a critical 
factor to housing needs. Tables 28 and 29 contain information on age groups in the study area. 
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Table 26B • Types of Households for Study Area and Omaha, 1990 

Family Households 

Male Male Female Female 
Married Married Householder Householder Householder Householder 

With Child No Child With Child No Child With Child No Child 

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent 

Study Area 3,075 16.7 3,201 17.3 446 2.4 390 2.1 4,379 23.7 1,192 6.5 
Remainder of Omaha 25,983 22.5 30,702 26.6 1,403 1.2 1,602 1.4 7,780 6.7 4,426 3.8 
Omaha 29,058 21.7 33,903 25.3 1,849 1.4 1,992 1.5 12,159 9.1 5,618 4.2 

Study Area: 
Tracts with 75% 
or More Black 

7 46 7.7 82 13.7 11 1.8 14 2.3 117 195 59 9.8 
8 106 14.2 144 19.3 15 2.0 25 3.4 168 22.6 73 9.8 
9 29 8.9 35 10.8 7 2.2 15 4.6 76 23.3 38 11.7 
10 34 7.7 53 12.0 7 1.6 3 0.7 !52 34.3 41 9.3 
11 39 6.1 59 9.3 13 2.0 28 4.4 146 23.0 47 7.4 
12 55 7.1 59 7.6 21 2.7 15 1.9 298 38.4 52 6.7 
52 73 9.8 59 9.2 17 2.3 10 1.3 349 46.8 46 6.2 
59.01 171 17.7 169 17.5 22 2.3 23 2.4 256 26.6 59 6.1 
59.02 120 12.0 157 15.7 24 2.4 19 1.9 258 25.9 86 8.6 

SubArea A 673 10.8 827 13.3 137 2.2 152 2.4 1,820 29.2 50! 8.0 

Tracts with 40% 
to75% Black 

3 !56 18.3 138 16.2 33 3.9 23 2.7 256 30.0 55 6.4 
6 76 12.7 101 16.9 20 3.3 12 2.0 153 25.6 32 5.4 
51 131 11.0 136 11.4 19 1.6 21 1.8 167 14.0 62 5.2 
53 119 14.9 114 14.2 27 3.4 17 2.1 213 26.6 65 8.1 
54 255 21.7 207 17.6 33 2.8 21 1.8 250 21.2 60 5.1 
60 275 18.4 247 16.5 48 3.2 39 2.6 363 24.2 116 7.7 
61.01 191 21.9 !59 18.2 23 2.6 12 1.4 258 29.5 58 6.6 
61.02 368 24.0 362 23.6 40 2.6 25 1.6 318 20.7 77 5.0 
63.01 206 18.9 263 24.2 11 1.0 17 1.6 237 21.8 44 4.0 
63.02 379 25.6 367 24.8 29 2.0 33 2.2 178 12.0 74 5.0 
63.03 246 21.6 280 24.9 26 2.3 18 1.6 166 14.8 48 4.3 

SubAreaB 2,402 19.7 2,374 19.4 309 2.5 238 1.9 2,559 20.9 691 5.7 

Source: 1990 Census of Population and Housing 

General Market Conditions .of Housing 

While information on income and the cost of housing would be helpful in examining 
general market conditions of housing, the data at the time ofthis publication is not yet available 
from the 1990 Census. There is some data, however, that can be analyzed to provide insight 
into housing finances, broad market conditions, and neighborhood stability. The household, 
for instance, can be characterized by the nature of its financial relationship to the housing unit. 
A housing unit is owner-occupied if the owner or co-owner lives in the unit even if it is not 
fully paid. Renter-occupied housing units are those which are not owner-occupied and where 
there is payment of cash rent. Because people who live in units they are purchasing have made 
a financial investment in housing, they are less likely to move frequently. Areas with high 
percentages of owner-occupied units, then, can be considered to be more stable than areas 
with high percentages of renter-occupied housing. Also people who live in owner-occupied 
units often take a more active interest and are more involved in their neighborhood than 
renter-occupiers. At the same time, owner-occupied units are normally the single-family 
variety and generally appropriate to certain types of households. 
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Table 28 -Total Population by Age Groups for Study Area and Remainder of Omaha, 1990 

Under5 5-14 15-24 25-44 45-64 65+ Total 
--

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number 

Study area 5,107 10.0 9,632 18.8 7,950 15.5 14,786 28.9 8,171 16.0 5,569 10.9 51,215 

Remainder 
of Omaha 20,604 7.2 37,214 13.1 42,312 14.9 94,185 33.1 52,591 18.5 37,728 133 284,580 

SubArea A 1,773 10.6 3,236 19.3 2,622 15.7 4,316 25.8 2,752 16.4 2,040 12.2 16,739 
SubAreaB 3,334 9.7 6,396 18.6 5,328 15.5 10,470 30.4 5,419 15.7 3,529 10.2 34,476 

Source: 1990 Census of Population and Housing 

Table 29 -Total Black Population by Age Groups for Study Area and Omaha, 1990 

Under5 5-14 15-24 25-44 45-64 65+ Total 

Number Percent Number Percent Number Percent Number Percent Number Percent Number Percent Number 

Blacks in 
study area 3,506 11.1 6,775 21.4 5,102 16.1 8,665 27.4 4,981 15.7 2,629 8.3 31,658 

Blacks outside 
study area 1,367 11.1 2,177 17.7 2,293 18.6 4,380 35.5 1,459 11.8 655 5.3 12,331 

SubArea A 1,538 10.8 2,926 20.5 2,185 15.3 3,572 25.0 2,402 16.8 1,668 11.7 14,291 
SubAreaB 1,968 113 3,849 222 2,917 16.8 5,093 29.3 2,579 14.9 961 5.5 17,367 

Source: 1990 Census of Population and Housing 

important. Analysis can be done by using calculations employed by the U.S. Census and making 
comparisons among areas. 

Rental Vacancy Rate. This is the number of vacant rental units divided by the total number 
of rental units. Those calculations are: 

Study area 
SubArea A 
SubAreaB 

Balance of Omaha 
Omaha 

11.2% 
12.3% 
10.5% 
7.8% 
8.3% 

While the rental vacancy rate for the study area is higher than the rate for Omaha and for 
the city outside the study area, it is not as great as might be expected when other factors 
regarding housing conditions in the area are considered. It is not surprising that the vacancy 
rate for Sub Area A is the highest among the areas examined. 

Homeowner Vacancy Rate. This is the number of vacant units for sale divided by the total 
number of home-owner units. Those calculations are: 

Study area 
SubArea A 
SubAreaB 

Balance of Omaha 
Omaha 

2.1% 
1.9% 
2.2% 
1.3% 
1.4% 
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Table 31 ·North Omahan's Satisfaction and Importance Ratings for Honsing in the Omaha Area 

Percentage Rating 

Satisfied Satisfied Dissatisfied 
Item Unimportant• Important1 Unimportant* 

Amount of housing for sale 7.53 56.9 6.9 
Price of housing for sale 5.09 38.1 3.8 
Quality of housing for sale 3.8 50.9 3.1 

Amount of rental housing 5.5 48.6 5.5 
Price ol rental housing 1.4 39.2 9.1 
Quality of rental housing 1.4 45.6 8.8 

*Respondents were somewhat or very satisfied with services that were slightly or not important to them. 
tRespondents were somewhat orvety satisfied with services that were somewhat or very important to them. 
*Respondents were somewhat or very dissatisfied with services that were slightly or not important to them. 

'Respondents were somewhat orvecy dissatisfied with services that were somewhat or very important to them. 

Source: 11North Omahans View the Omaha Area" Omaha Conditions Survey: 1990 Center for Public Affairs Research 

Dissatisfied 
Important1 

28.8 
53.1 
42.1 

40.4 
50.3 
44.2 

Regarding the price of housing, a majority said they were not satisfied with those units for sale 
(53.1 percent) or rent (50.3 percent). In the area of housing quality, it was about an equal split 
between those who were satisfied, or not satisfied, with units for rent or sale. In general, for 
those who live in North Omaha, there appears to be enough available housing, but the price 
and quality appear to be lacking. The attitudes reflected in the Omaha Conditions Survey report 
toward housing are consistent with previous analysis, which indicated there are sufficient 
numbers of homes for sale or rent in the study area, but they tend to lack quality and are priced 
too high. 

Summary 

It was the purpose of this study to examine housing conditions and housing needs of African 
Americans in Omaha, and to provide housing data for public policy makers and developers in 
the business community. Following is a brief summary of the report. 

In order to examine the enormous amount of information on housing conditions and 
housing needs, the data were analyzed on two levels: for all Blacks regardless of where they 
lived in Omaha, and for those people living in an area in Omaha where there are large numbers 
of Blacks residing. In general, it can be said that the issues pertaining to housing conditions 
and housing needs for Blacks are significantly different from non-Blacks in Omaha. For 
example, the rents paid and values of homes owned by Blacks are both much less than those 
of non-Blacks. The number of Black households in Omaha is increasing faster than for 
non-Blacks. And, there is a significantly smaller percentage of the African American people 
who live in owner-occupied housing units. 

When an area in North Omaha where large percentages of Blacks live is defined, it is 
obvious that that area is much different from the rest of Omaha in terms of housing factors. 
Specifically, there has been shockingly large losses in the number of housing units in the study 
area since 1970, but there are large individual differences among the tracts in the study area. 

The study area has a higher percentage of single-family homes than the rest of Omaha. 
Also, rents and housing values in the study area are far below the city average, with many tracts 
having rents and values less than half of the city's rate. The area has a higher percentage of 
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Executive Summary and 
Policy Recommendations 

by Urban League of Nebraska, Inc. 

Summary and Findings 

The African American co=unity in Omaha has undergone many changes since 1931. 
Although there is considerable evidence of progress and some cause for optimism, there also 
are reasons to be concerned. This study has not attempted to constmct an index of parity in 
housing, but if the housing data in the preceding section is any indication, it would appear that 
inequality between African Americans and Caucasian Americans in Omaha may be narrowing 
for some and widening for many others. 

Inequality of living conditions usually does not provoke as much public outcry as gangs and 
drugs or racial incidents in the public schools. The effects of inadequate housing are more 
insidious and long-term, but nonetheless as real. Both Black and White leadership must devote 
more attention to this basic bread-and-butter issue. 

The review of housing policies showed that the issue of decent, affordable shelter in 
America is multifaceted, involves a wide range of players, and is marked by public policy 
changes. In our city, many programs to address these needs have come and gone, and some 
have come and remained. But the need for affordable housing still remains. 

The lack of decent, affordable shelter among Black people in Omaha is the result of several 
long term factors. For many years, the priority ofthe city was the removal of blight, rather than 
the provision of housing to less fortunate residents. When urban renewal was being considered, 
it became a highly politicized issue, and there was a lack of public consensus on how it should 
be implemented. (Urban renewal was never approved by the voters in Omaha.) During the 
1960s, legislative efforts to combat housing discrimination met with resistance from those who 
resented government intrusion in the buying and selling of real estate property. During the 
1970s, emphasis was placed on development of the Central Park Mall, to the detriment of 
low-income housing development. The 1980s saw the development of the riverfront area, with 
the continued deterioration of North Omaha. 

Efforts to improve the housing conditions of Omaha's less fortunate African Americans 
frequently have been met with indifference or hostility. City and state officials have not been 
willing to make a significant budgetary co=itment to affordable housing, relying instead on 
scarce federal dollars. Business leaders are reluctant to co=it the investment funds for 
rehabilitation or new construction of housing. The Omaha Housing Authority often 
encounters vociferous neighborhood opposition in its efforts to place low-income African 
American working people in decent homes. 

Other forces have contributed to the deterioration of Omaha's African American 
co=unity. Construction of the North Freeway removed many homes during the 1960s and 
1970s. The westward expansion of the city siphoned investment, and combined with racial 
stereotyping of the Black co=unity, resulted in "capital starvation" of North Omaha. On the 
national level, there was a disinvestment by the federal government in affordable housing. 
Affordable housing for Americans of all races has become more difficult to achieve in recent 
years, but because Blacks are concentrated in the lowest income levels, this is a particularly 
critical problem for them. 
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opportunities, and developing appropriate strategies. The strategic approach was modified so 
that the end result would be a set of housing policy recommendations. (To complete the 
strategic planning process, it will be necessary for the Urban League to develop an action plan 
to ensure the implementation of policy recommendations.) 

A planning and review committee was selected, consisting of Urban League Board 
members Deanna Gaspard, John Ayres, and Dr. Negil McPherson; Urban League staff 
members George Dillard, Terry Rogers, and Aletha Gray; UNO Professor. B.J. Reed; and 
Debra Brockman from the Family Housing Advisory Services. The planning sessions were 
facilitated by Ray Clark and assisted by Robert Blair, both with the UNO Center for Public 
Affairs Research. . 

A broad, yet structured review of the information included in the report, known as an 
environmental scan, was conducted January9, 1992. Following the redrafting and reorganizing 
of the information, key issues were identified on February 13, 1992, using a technique called 
SWOT (strengths/weaknesses/opportunities/threats) analysis. Following the summarizing of 
the key issues, there was a discussion of draft policy recommendations on February 27, 1992. 
The key housing issues and policy recommendations follow. 

Key Housing Issues 

A number of key housing issues were identified by those participating in the strategic 
planning process described above. Following is a summary of the issues, grouped in general 
topics: 

1. The Nature aud Condition of Housing Units 

The study area has 45 percent of all boarded up housing units in the City of Omaha. 

43 percent of all housing code violations (East of 72nd Street) are in the study area. 

There is a larger number of single-family units in the study area when compared to the rest 
of Omaha. Conversely, there are fewer multifamily units in study area. 

Within Census tracts located in the study area, there are substantial differences in the 
change in number of housing units. 

The study area lost a signifi_cant number of housing units from 1970 to 1990. 

2. Differences in Housing Rents and Values/Home Ownership 

Black Omahans who rent are more likely than non-Blacks to live in single-family housing 
units. 

There is no significant difference between value of housing and the rent charged to all 
Blacks in Omaha and those who live in the study area. 

Over 50 percent of rent for Black Omahans is between $200-$400/month. Difference for 
Black and non-Black is not that significant in this range. 

Housing value above $50,000 is highly concentrated in ownership by non-Blacks. 

Housing value in the $20,000 to $40,000 range is highly concentrated in ownership by 
Blacks. 

More non-Blacks than Blacks own homes (per capita). 
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The loss of population in the study area has led to loss of housing stock. The economic and 
business vitality of the area is very difficult to maintain and does not appear to be a priority 
of co=unity leaders. 

Within Census tracts located in the study area, there are substantial differences in housing 
values, change in number of housing units, and population. 

When tract 63 is excluded from in the study area, there would be even greater differences 
in housing values, housing units, and population compared to the rest of Omaha. 

Policy Recommendations· 

The reco=endations included in this study support the overall goal of a "good life" for 
all Nebraskans by the implementation of public policies that help provide decent and 
affordable shelter for everyone. In order to reach that goal, several broad reco=endations 
need to be identified, and a series of specific actions need to be taken to implement the 
reco=endations. 

Recommendation Number 1. A Public-Private Partnership Is Needed to Broadly 
Address the Complex Housing Issues Facing Black Omahans. 

Omaha's political and business leaders, and organizations representing the people with 
housing needs, should form a public-private partnership to address housing issues. First, the 
Mayor and the City Council need to view affordable housing as a policy priority for the City 
of Omaha. 

Next, the business co=unity should come to view expenditures in decent, affordable 
housing as an investment in Omaha's infrastructure that will help create a stable, productive 
work force and expand productivity. 

And finally, existing community efforts advocating affordable housing should be 
broadened and expanded to include a coalition of people from co=unities of color, in 
particular, Blacks, Hispanics, Native Americans, Asians, and groups representing handicapped 
citizens, senior citizens, and single parents. 

Action steps: 

1. Create a co=unityforum, consisting of representatives from the public and private 
sectors and citizen interest groups, to discuss housing issues affecting African 
Americans and devise policy responses to these issues. 

2. Organize a co=ittee of local bankers, representatives from other financial 
institutions, and other interested citizens to examine ways to increase the use of 
Co=unity Reinvestment Act resources to meet housing needs of Black Omahans 
and people living in North Omaha. 

3. Encourage the City of Omaha to take immediate steps to preserve and protect 
existing quality affordable housing stock in and contiguous to the study area. 
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4. Encourage that reco=endations and data included in this study are considered in 
the preparation of the City of Omaha's Comprehensive Housing Affordability 
Strategy for 1992, and are included in the city's comprehensive planning process. 

5. Promote public participation and citizen involvement in all planning efforts involving 
Black Omahans. 

Recommendation Number 4. There Needs To Be a Recognition That the Inequity 
of Housing in Omaha Affects the Economic Development of the Entire 
Community. 

Omaha leadership needs to recognize that affordable housing is a critical factor in the 
growth and development of our city. Members of business, government, churches, and the 
academic co=unities need to come together to devise creative strategies to allocate 
co=unity resources. Specific housing needs must be recognized, including those of single 
mothers, the handicapped, senior citizens, and the homeless. Data also shows the need for 
multifamily, as opposed to single-family, to unite in the Black co=unity. 

While not a prerequisite to action, this study suggests further inquiry into several areas, 
whether by co=unity activists, the business co=unity, or government. There needs to be 
a clearer picture of the past allocation of CDBG funds. The development and implementation 
of the Nebraska and the Omaha CHAS needs to monitored. Co=unity activists need to 
continue to provide input into the budgetary priorities of the City of Omaha. Members of the 
business co=unity need to research local sources of financing, find creative ways of raising 
dollars, and secure a reasonable return on investment. At the same time, all Omahans should 
be free from housing discrimination, and federal, state, and local civil rights legislation should 
be vigorously enforced. 

Action steps: 

1. Form a committee of the Omaha Area Chamber of Co=erce to seek ways to 
increase private sector investment in North Omaha businesses, including a variety 
of incentives and support mechanisms. 

2. Organize a committee of home builders, developers, realtors, and financial 
institutions to examine ways to increase home building in North Omaha by the 
private sector, including incentives and public finance support. 

3. Support the enactment of an enterprise zone law in Nebraska that assists in the 
development of distressed areas in North Omaha. 

59 





.A"MVWWilS 3A1Lil:J3X3 

SNOlLIGNO::> DNISilOH 

Z66I =VIIVWO )13V'IR ~0 a.LV~S illll 



Z661 U.IdV 

A.Iemmns aA!lD~ax:fi 

SUO!l!PU03 ~U!SDOH 

Z661 :eqemo }(~Bill JO alBlS 



Contents 

Page 

Executive Summary and Policy Recommendations 
by Urban League of Nebraska, Inc. . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 1 

Summary and Findings . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .1 

Strategic Planning Approach ................................ 2 

Key Housing Issues . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 3 

Policy Reco=endations . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . 5 



Executive Summary and 
Policy Recommendations 

by Urban League of Nebraska, Inc. 

Summary and Findings 

The African American co=unity in Omaha has undergone many changes since 1931. 
Although there is considerable evidence of progress and some cause for optimism, there also 
are reasons to be concerned. The State of Black Omaha: 1992 Housing Conditions has not 
attempted to construct an index of parity in housing, but if the housing data in the preceding 
section is any indication, it would appear that inequality between African Americans and 
Caucasian Americans in Omaha may be narrowing for some and widening for many others. 

Inequality of living conditions usually does not provoke as much public outcry as gangs and 
drugs or racial incidents in the public schools. The effects of inadequate housing are more 
insidious and long-term, but nonetheless as real. Both Black and White leadership must devote 
more attention to this basic bread-and-butter issue. 

The review of housing policies showed that the issue of decent, affordable shelter in 
America is multifaceted, involves a wide range of players, and is marked by public policy 
changes. In our city, many programs to address these needs have come and gone, and some 
have come and remained. But the need for affordable housing still remains. 

The lack of decent, affordable shelter among Black people in Omaha is the result of several 
long term factors. For many years, the priority of the city was the removal of blight, rather than 
the provision of housing to less fortunate residents. When urban renewal was being considered, 
it became a highly politicized issue, and there was a lack of public consensus on how it should 
be implemented. (Urban renewal was never approved by the voters in Omaha.) During the 
1960s, legislative efforts to combat housing discrimination met with resistance from those who 
resented government intrusion in the buying and selling of real estate property. During the 
1970s, emphasis was placed on development of the Central Park Mall, to the detriment of 
low-income housing development. The 1980s saw the development of the riverfront area, with 
the continued deterioration of North Omaha. 

Efforts to improve the housing conditions of Omaha's less fortunate African Americans 
frequently have been met with indifference or hostility. City and state officials have not been 
willing to make a significant budgetary commitment to affordable housing, relying instead on 
scarce federal dollars. Business leaders are reluctant to commit the investment funds for 
rehabilitation or new construction of housing. The Omaha Housing Authority often 
encounters vociferous neighborhood opposition in its efforts to place low-income African 
American working people in decent homes. 

Other forces have contributed to the deterioration of Omaha's African American 
co=unity. Construction of the North Freeway removed many homes during the 1960s and 
1970s. The westward expansion of the city siphoned investment, and combined with racial 
stereotyping of the Black co=unity, resulted in "capital starvation" of North Omaha. On the 
national level, there was a disinvestment by the federal government in affordable housing. 
Affordable housing for Americans of all races has become more difficult to achieve in recent 
years, but because Blacks are concentrated in the lowest income levels, this is a particularly 
critical problem for them. 
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Strategic planning consists of several structured group techniques that examine 
information relating to the environment, assessing the strengths of an organization, evaluating 
opportunities, and developing appropriate strategies. The strategic approach was modified so 
that the end result would be a set of housing policy reco=endations. (To complete the 
strategic planning process, it will be necessary for the Urban League to develop an action plan 
to ensure the implementation of policy reco=endations.) 

A planning and review committee was selected, consisting of Urban League Board 
members Deanna Gaspard, John Ayres, and Dr. Negil McPherson; Urban League staff 
members George Dillard, Terry Rogers, and Aletha Gray; UNO Professor. B.J. Reed; and 
Debra Brockman from the Family Housing Advisory Services. The planning sessions were 
facilitated by Ray Clark and assisted by Robert Blair, both with the UNO Center for Public 
Affairs Research. 

A broad, yet structured review of the information included in the report, known as an 
environmental scan, was conducted January 9, 1992. Following the redrafting and reorganizing 
of the information, key issues were identified on February 13, 1992, using a technique called 
SWOT (strengths/weaknesses/opportunities/threats) analysis. Following the su=arizing of 
the key issues, there was a discussion of draft policy reco=endations on February 27, 1992. 
The key housing issues and policy reco=endations follow. 

Key Housing Issues 

A number of key housing issues were identified by those participating in the strategic 
planning process described above. Following is a su=ary of the issues, grouped in general 
topics: 

1. The Nature and Condition of Housing Units 

The study area has 45 percent of all boarded up housing units in the City of Omaha. 

43 percent of all housing code violations (East of 72nd Street) are in the study area. 

There is a larger number of single-family units in the study area when compared to the rest 
of Omaha. Conversely, there are fewer multifamily units in study area. 

Within Census tracts located in the study area, there are substantial differences in the 
change in number of housing units. 

The study area lost a significant number of housing units from 1970 to 1990. 

2. Differences in Housing Rents and Values/Home Ownership 

Black Omahans who rent are more likely than non-Blacks to live in single-family housing 
units. 

There is no significant difference between value of housing and the rent charged to all 
Blacks in Omaha and those who live in the study area. 

Over 50 percent of rent for Black Omahans is between $200-$400/month. Difference for 
Black and non-Black is not that significant in this range. 

Housing value above $50,000 is highly concentrated in ownership by non-Blacks. 
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Because of perceptions, many people will not live, invest, or start a business in North 
Omaha. 

The loss of population in the study area has led to loss of housing stock. The economic and 
business vitality of the area is very difficult to maintain and does not appear to be a priority 
of community leaders. 

Within Census tracts located in the study area, there are substantial differences in housing 
values, change in number of housing units, and population. 

When tract 63 is excluded from in the study area, there would be even greater differences 
in housing values, housing units, and population compared to the rest of Omaha. 

Policy Recommendations 

The recommendations included in this study support the overall goal of a "good life" for 
all Nebraskans by the implementation of public policies that help provide decent and 
affordable shelter for everyone. In order to reach that goal, several broad recommendations 
need to be identified, and a series of specific actions need to be taken to implement the 
recommendations. 

Recommendation Number 1. A Public-Private Partnership Is Needed to Broadly 
Address the Complex Housing Issues Facing Black Omahans. 

Omaha's political and business leaders, and organizations representing the people with 
housing needs, should form a public-private partnership to address housing issues. First, the 
Mayor and the City Council need to view affordable housing as a policy priority for the City 
of Omaha. 

Next, the business community should come to view expenditures in decent, affordable 
housing as an investment in Omaha's infrastructure that will help create a stable, productive 
work force and expand productivity. 

And finally, existing community efforts advocating affordable housing should be 
broadened and expanded to include a coalition of people from communities of color, in 
particular, Blacks, Hispanics, Native Americans, Asians, and groups representing handicapped 
citizens, senior citizens, and single parents. 

Action steps: 

1. Create a community forum, consisting of representatives from the public and private 
sectors and citizen interest groups, to discuss housing issues affecting African 
Americans and devise policy responses to these issues. 

2. Organize a committee of local bankers, representatives from other financial 
institutions, and other interested citizens to examine ways to increase the use of 
Community Reinvestment Act resources to meet housing needs of Black Omahans 
and people living in North Omaha. 

3. Encourage the City of Omaha to take immediate steps to preserve and protect 
existing quality affordable housing stock in and contiguous to the study area. 
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4. Encourage that reco=endations and data included in this study are considered in 
the preparation of the City of Omaha's Comprehensive Housing Affordability 
Strategy for 1992, and are included in the city's comprehensive planning process. 

5. Promote public participation and citizen involvement in all planning efforts involving 
Black Omahans. 

Recommendation Number 4. There Needs To Be a Recognition That the Inequity 
of Housing in Omaha Affects the Economic Development of the Entire 
Community. 

Omaha leadership needs to recognize that affordable housing is a critical factor in the 
growth and development of our city. Members of business, government, churches, and the 
academic co=unities need to come together to devise creative strategies to allocate 
comrimnity resources. Specific housing needs must be recognized, including those of single 
mothers, the handicapped, senior citizens, and the homeless. Data also shows the need for 
multifamily, as opposed to single-family, to unite in the Black co=unity. 

While not a prerequisite to action, this study suggests further inquiry into several areas, 
whether by co=unity activists, the business co=unity, or government. There needs to be 
a clearer picture of the past allocation of CDBG funds. The development and implementation 
of the Nebraska and the Omaha CHAS needs to monitored. Co=unity activists need to 
continue to provide input into the budgetary priorities of the City of Omaha. Members of the 
business co=unity need to research local sources of financing, find creative ways of raising 
dollars, and secure a reasonable return on investment. At the same time, all Omahans should 
be free from housing discrimination, and federal, state, and local civil rights legislation should 
be vigorously enforced. 

Action steps: 

1. Form a committee of the Omaha Area Chamber of Co=erce to seek ways to 
increase private sector investment in North Omaha businesses, including a variety 
of incentives and support mechanistns. 

2. Organize a committee of home builders, developers, realtors, and financial 
institutions to examine ways to increase home building in North Omaha by the 
private sector, including incentives and public finance support. 

3. Support the enactment of an enterprise zone law in Nebraska that assists in the 
development of distressed areas inN orth Omaha. 
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