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ABSTRACT

LAND USE CHANGES THROUGH TIME: MAPPING THE HARD CORE

OF OMAHA, NEBRASKA'S CBD, 1940-1980 

Rebecca Dawn Hawley 

U n ive rs i ty  o f  Nebraska-Omaha, 1986 

Advisor : Dr. Charles Gi lders leeve

This study addresses and fo l lows  the changing nature and 

character o f  Omaha, Nebraska's hard core between 1940 and 1980 by 

mapping i t s  ex tent  and examining i t s  land use content f o r  each year 

stud ied: 1940, 1951, 1961, 1970, and 1980. In order to map Omaha's

hard core, a methodology based upon e a r l i e r  studies was devised which 

al lowed the area in question to be de l im i ted  through t ime using land 

use as a base. In add i t ion  to the hard core movements, the pos i t ions 

o f  the peak land value in te rs e c t io n  and the a r i th m e t ic  mean center 

were included f o r  each time increment, demonstrat ing spa t ia l  change 

over t ime. Land use was also used in showing the changing func t iona l  

characte r o f  Omaha's hard core dur ing the period s tud ied.  The land 

use categories w i th  which th is  study was concerned were CBD and non- 

CBD, the former being d iv ided f u r t h e r  in to  r e t a i l  business and serv ice ,  

f inance,  and o f f i c e  uses. A synthesis of  the d e l im i ta t i o n  and land 

use data can be found in the f i n a l  chapter which o u t l in e s  the resu l ts  

o f  t h i s  study, inc lud ing  trends which were noted and fu tu re  p red ic ­

t ions  fo r  the hard core, as well  as how the changes which occurred 

over time in Omaha compare w i th  the changes in other c i t i e s  in the 

United States.
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CHAPTER I

INTRODUCTION

Persons l i v i n g  in and around c i t i e s  are aware th a t  changes 

occur w i th in  the urban sphere. Normally, the p u b l i c ' s  understanding 

of spa t ia l  and func t iona l  change is  s im p l i s t i c  and is  based p r im a r i l y  

upon d a i ly  in te ra c t io n  and f a m i l i a r i t y  w i th  s t r e e ts ,  b u i ld in g s ,  or 

shops. Yet, both the geographer and the pub l ic  have something in 

common: the r e a l i z a t i o n ,  whether conscious or  not ,  th a t  land use

in c i t i e s  is  not s t a t i c .  On the o ther hand, the geographer seeks 

to understand and exp la in  the spa t ia l  and func t iona l  changes which 

occur. The urban geographer's understanding o f  c i t i e s  has been ac­

complished by f in d in g  out what has changed and how, then drawing 

conclusions about urban change based upon the data gathered. By 

understanding c i t i e s  in the past and present, fu tu re  p red ic t ions  or 

planning recommendations can be made w i th  perspectives and thus 

greater  accuracy. One such study o f  s p e c i f i c  change based on data 

gathered about c i t i e s  was put f o r t h  by Murphy and Vance, who in 1954 

gave geographers and planners a base in understanding the centra l  

business d i s t r i c t  (CBD) o f  a c i t y  by f i r s t  d e l im i t in g  the CBdJ  

Then in 1955, by examining the in te rna l  s t ru c tu re  and zonal changes 

of  the CBD, Murphy, Vance, and Epstein extended the body o f  knowledge 

deal ing w i th  downtowns by suggesting spa t ia l  and func t iona l  land use

composites based on t h e i r  previous s tud ies .  These composites were
2

zonal in characte r . In 1960, Davies took the top ic  of the centra l

1
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business zone one step f u r t h e r  by d e l im i t in g  the hard core in his 

study o f  Cape Town, South A f r i c a .  (Davies used Murphy and Vance as a 

foundat ion .)  Several years l a t e r ,  Vance argued tha t  to  r e a l l y  under­

stand func t ion a l  and spa t ia l  changes in the business core o f  a c i t y ,
4

i t  is  necessary to fo l lo w  the core through the c i t y ' s  h i s t o r y .  This 

study provides the ad d i t ion  o f  an h i s t o r i c  element to an urban hard 

core study by focusing on a s in g le  c i t y .  Omaha, Nebraska, was chosen 

because o f  i t s  p rox im i ty  to the researcher and the a v a i l a b i l i t y  of  

data (F ig .  1). As a consequence o f  the above t r a d i t i o n s ,  the question 

to be addressed in th i s  thes is  i s ,  "From 1940 to 1980, have there been 

spa t ia l  and func t iona l  changes in the land use in the hard core of  

Omaha's CBD area, and i f  so, what is  the nature and character  o f  

such changes?"

To complete an h i s t o r i c a l  urban study successfully, several 

ob jec t ives  had to be es tab l ished .  F i r s t ,  as the problem suggests, 

the hard core o f  the CBD must be de l im i ted  and mapped based on land 

use f o r  the incremental years:  1940, 1951, 1961, 1970, and 1980.

These benchmark years were chosen because o f  data a v a i l a b i l i t y  as 

well  as f o r  the fu tu re  p o s s i b i l i t y  o f  r e la t i n g  th is  study to decennial 

census (U.S.) in fo rm a t ion .  The peak land value in te rs e c t io n  (PLVI) 

and the geographic center (Amc) of the hard core need to be graphed 

and compared fo r  each of  the time periods noted. In a d d i t io n ,  maps, 

i n d ic a t in g  the average b u i ld ing  he ight  o f  the included b locks, drawn 

and examined as to t h e i r  r e la t io n s h ip  w i th  the loca t ion  o f  the PLVI, 

are necessary as ind ica to rs  o f  change. Land use changes estab l ished 

w i th in  the study -area should be compared on a percentage basis using
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4

the graphing technique demonstrated in  Murphy, Vance, and Epste in 's
5

" In te rn a l  S t ruc tu re  o f  the CBD." L ikewise, each moment in  t ime must 

be studied in r e la t i o n  to the others and the changes, i f  any, noted. 

F in a l l y ,  w i th  the conclusions developed from the comparisons made 

and coupled w i th  the study r e s u l t s ,  p red ic t ions  o f  possib le trends 

developed on Omaha's CBD from 1940 to 1980 are suggested.

The CBD and the Hard Core: C ha rac te r is t ics  and Change

The cen tra l  business d i s t r i c t  o f  a c i t y  " .  . . is  thought o f  

as an area o f  urban concentra t ion tha t  has been in exis tence since
C

the beginning o f  the c i t y  and w i l l  l a s t  as long as the c i t y  endures." 

The CBD has been defined as a region by Bowden, w i th  boundaries, even 

i f  t r a n s i t o r y ,  and e x h ib i t s  d e f i n i t i v e  q u a l i t i e s . ^  There are several 

c h a ra c te r i s t i c s  which are used to define the CBD and to i d e n t i f y  i t s  

lo c a t io n .  In the downtown area there is  a high concentra t ion o f  o f f i c e  

and r e t a i l  use. The CBD also contains the highest  land values in the 

c i t y  and t h i s  is  re f le c te d  in  the area's  concentra t ion of  the c i t y ' s  

t a l l e s t  bu i ld ings  ( v e r t i c a l  expansion is  more economic in a high 

rent  d i s t r i c t ) .  This downtown area also ca r r ies  the major auto 

and pedestr ian t r a f f i c  because of  the in tens ive  o f f i c e  land use. 

Government and municipal bu i ld ings  are also found concentrated in the 

area because o f  a CBD's c e n t r a l i t y .

The cen tra l  business d i s t r i c t  o f  North American c i t i e s  is  a 

zone conta in ing three areal pa r ts :  the hard or inner core, the outer 

core, and the per iphery or f r i n g e .  The three fundamental ly d i f f e r  in 

t h e i r  i n t e n s i t y  of  the above described c h a ra c te r i s t i c s .  However, the
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hard core and the outer  core d i f f e r  only in degree. The hard core
g

d isp lays the highest q u a l i t y  o f  land use. The PLVI is  found in th is  

sec t ion .  The outer  core, in c o n t ra s t ,  has s l i g h t l y  lower rents and 

land use q u a l i t y  as well  as less o f  a v e r t i c a l  expansion. The 

periphery  is t r a n s i t o r y  in nature and includes both a zone o f  d iscard  

and one o f  a s s im i la t io n .  Ihese zones tend to show a lower q u a l i t y  o f  

occupancy as well  as having lower ren ts .  D i s t i n c t  boundaries are 

d i f f i c u l t ,  i f  not impossib le, to  i d e n t i f y  because o f  the t r a n s i t i o n a l  

characte r  o f  the downtown and the t r a n s i t o r y  nature o f  the CBD's land 

use.

The downtown zone is  thus not s t a t i c  and changes have indeed 

been occurr ing  in  the CBD during the l a s t  f i f t y  years. The most 

no t iceab le  s t ru c tu ra l  d i f fe re n ce  is  the change from a predominantly 

r e t a i l  emphasis to one o f  se rv ice ,  f i n a n c i a l ,  and o f f i c e  uses.

Proudfoot , in  1937, described the downtown as the " r e t a i l  heart "
9

o f  each c i t y .  But is  such a statement s t i l l  t rue? Beginning in 

the 1950s, the r e t a i l  businesses began an exodus out o f  the downtown 

as suburban shopping centers proved t h e i r  p r o f i t a b i l i t y . ^  In add i ­

t i o n  to the func t iona l  change, s p a t ia l  studies have shown th a t  the CBD 

is capable o f  changing i t s  loca t ion  through ass im i la t io n  and d iscard.  

Boundary changes are caused by many f a c to rs ,  inc lud ing  the b u i ld in g  o f  

major p ro jec ts  on less expensive per iphera l  p rope r t ies ,  r e v i t a l i z a t i o n  

plans, and urban decay.
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Omaha's S u i t a b i l i t y  as a Study S i te  

The c i t y  o f  Omaha, Nebraska, serves as a s u i ta b le  sub ject  fo r  

an h i s t o r i c a l  study invo lv in g  the CBD because o f  several f a c to r s .  F i r s t ,  

Omaha has been economical ly  important to the upper and cen t ra l  Great 

Plains region based upon i t s  ro les  as a gateway c i t y  and as a major 

d i s t r i b u t i o n  cen te r ,  as well  as i t s  continued importance to the s ta te  

o f  Nebraska as the s ta t e ' s  la rg es t  c i t y  and metropo l i tan  area. Second, 

there is  s u f f i c i e n t  background in fo rmat ion  a va i lab le  to suggest tha t  

the CBD o f  the c i t y  has s h i f t e d  between the date o f  Omaha's founding 

and 1940, when t h i s  study begins. Th i rd ,  changes have occurred since 

1940, inc lud ing  a change in the fun c t iona l  c l a s s i f i c a t i o n  o f  Omaha, 

s p a t ia l  changes as r e t a i l e r s  moved out to the suburbs in the 50s 

and 60s, and are s t i l l  tak ing place and w i l l  continue to do so in 

the fu tu re  because o f  Omaha's long-term commitment and concern w i th  

r e v i t a l i z i n g  the downtown.

Omaha's Early  Importance 

Omaha's importance to Nebraska as well  as to the Great Plains 

region began soon a f t e r  i t s  founding in 1854, when three years l a t e r  

the t e r r i t o r i a l  cap i to l  was awarded to the c i t y .  Omaha soon developed 

as a major o u t f i t t i n g  center  f o r  westward-bound s e t t l e r s  (1860).

Business boomed as a consequence o f  the Colorado gold rush o f  1858.

The c i t y ' s  lo ca t ion  on the Missouri River aided Omaha's growth as a 

t ra n s p o r ta t io n  center and as a t r a n s fe r  p o in t ,  as stage and f r e i g h t  

l ines  developed fo r  the goods and people moving west. During the ear ly  

h is to ry  o f  the c i t y  steamboats were ac t ive  in b r ing ing  suppl ies and
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s e t t l e r s  in to  Omaha (F ig .  2) .  During the 1860s, Omaha was granted the 

eastern terminus o f  the Union P a c i f ic  r a i l r o a d  and became the s i t e  

f o r  the t rans-M issour i  br idge.  The Union P a c i f ic  depot and shops 

secured the c i t y ' s  p o s i t io n  as a t ra n s p o r ta t io n  center and gateway 

c i t y ,  and helped Omaha to become a wholesale and in d u s t r i a l  cen te r ,  

serv ing the Great Plains (F ig .  3) . Because o f  the re s u l ta n t  

d i v e r s i f i c a t i o n  and economic growth, Omaha withstood the re lo ca t io n  

o f  the cap i to l  to L incoln as the t e r r i t o r y  a t ta ined  statehood in 1867 .^  

Omaha emphasized i t s  lo ca t ion a l  bene f i ts  and by 1891 was the head­

quarters f o r  over 200 wholesale f i rms o f  diverse natures. Several

1 2o f  those f i rm s had deal ings as f a r  away as the West Coast. R a i l ­

roads were s t i l l  busy in Omaha during the 1920s, making the c i t y  

the fo u r th  la rg e s t  r a i l  center  in the country ,  and prov id ing the goods 

which made i t  f i f t e e n t h  in the United States in wholesale business

volume handled by 1930. Wholesal ing was hur t  by the Depression, how-

1 3ever, and had thus reached i t s  peak dur ing th is  t ime, never to 

be regained.

New Areas o f  Growth

In the f i r s t  two decades o f  the twen t ie th  century ,  Omaha

experienced new growth in two areas: insurance and f inance.  In 1909,

an insurance company, known today as Mutual o f  Omaha, was founded in 

1 4Omaha. Three years l a t e r ,  the Woodmen o f  the World, another

insurance f i r m ,  b u i l t  an 18-story bu i ld ing  which was touted as the
1 5ta l lest  s t ru c tu re  between Chicago and the West Coast. By 1971, Omaha 

was the fo u r th  la rges t  insurance center in the na t ion ,  led by Mutual
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o f  Omaha and the Woodmen o f  the World Fraternal O r d e r . ^  The f i n a n ­

c ia l  sec to r  o f  the c i t y  was bo ls tered when, in 1917, Omaha was chosen 

as the s i t e  f o r  a Federal Reserve Bank branch which was chartered to 

serve Nebraska and Wyoming. Eight years l a t e r ,  the bank moved to 

another, move spacious b u i ld in g  w i th in  the downtown cen tra l  z o n e . ^  

C u r re n t ly ,  the Federal Reserve Bank has constructed a new f a c i l i t y  in 

the downtown area, having outgrown t h e i r  previous quar te rs .  The

c i t y ,  a t  present,  has nine banks or savings and loan i n s t i t u t i o n s

18w i th in  the selected 30-block study area.

Omaha continues to in f luence  the s ta te  o f  Nebraska because o f

i t s  d i s t i n c t i o n  as the la rg e s t  c i t y  in the s ta te .  I t  c u r re n t l y  has

19a populat ion o f  340,000 w i th in  the c i t y  l i m i t s  (1985), which is  

approximately o n e - f i f t h  o f  the s ta te 's  t o t a l  popu la t ion ,  and almost 

600,000 people in the urbanized m e tropo l i tan  area (see Table I ) .

TABLE I

POPULATION WITHIN OMAHA'S STANDARD METROPOLITAN 
STATISTICAL AREA, 1940-1980

Year Populat i  on

1940 325,153

1950 362,203

1960 457,873

1970 556,000

1980 585,000

Source: S t a t i s t i c a l  Abstrac t  o f  the United Sta tes, 1951, 1961, 1980,
and 1981.
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Early Central Business D i s t r i c t  Moves

When deal ing w i th  a problem which assumes change over t ime, 

i t  is  necessary to i l l u s t r a t e  major s i g n i f i c a n t  h i s t o r i c a l  changes 

in order to j u s t i f y  examination o f  the cu r ren t  problem. But because 

h i s t o r i c a l  data ra re ly  meet the to t a l  needs f o r  a p a r t i c u la r  study, 

most o f  the changes in CBD loca t ion  must be impl ied from such data. 

Important pieces o f  h i s t o r i c a l  in fo rmat ion  inc lude loca t ions  of  paved 

s t re e ts ,  the bus ies t  thoroughfares, the movement o f  prominent bus i ­

nesses in the CBD, and the loca t ions  o f  " less  in te ns ive "  land use.

Below is  h i s t o r i c a l  in fo rmat ion  which leads to the conclusion o f  

westward movement f o r  Omaha's downtown from i t s  incept ion  up to 1940, 

when t h i s  study begins. (Use Fig. 4 fo r  re fe rence . )

In 1856, the sett lement o f  Omaha centered around Harney S t ree t ,

the main tho rough fa re , w i th  residences on Douglas, Farnam, and
20Harney Streets  extending to Fourteenth S t ree t .  Ten years l a t e r ,

the c i t y ' s  wealthy populat ion moved a few blocks west to the b lu f f s

to b u i ld  t h e i r  homes in an area bounded by Eighteenth,  Twentieth ,
21Harney, and Capitol  S t ree ts .  By 1880, only Farnam was paved in th i s

boom town, and i t  had to repaved the fo l lo w in g  year w i th  crushed

g ra n i te  because o f  the heavy t r a f f i c .  In 1882, Douglas S t ree t  was
22asphalted from Fourteenth to S ix teenth  S t ree t .  S ixteenth Stree t

sur fac ing  fo l lowed a year l a t e r .  The ea r ly  paving of  some s t ree ts  

was a major fa c to r  in the loca t ion  o f  businesses in the downtown.

More businesses located on e i t h e r  Farnam or S ixteenth during the 

1880s than any other s t re e ts .  The wholesale d i s t r i c t  was located
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siaKi

Fig. 4. Ear ly P la t  Map o f  Omaha, Circa 1854. (Source: Omaha
City  Planning Department)
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around Harney and Twe lf th  Streets  at t h i s  t ime, and Ninth and Tenth

Streets  were the leading r e t a i l  a r te r ie s  in 1881. Just two years

l a t e r ,  however, r e t a i l e r s  began moving west to Th i r teen th  S t ree t .

Even the r e t a i l e r s  which were ensconced in the Ninth-Tenth S tree t

s t r i p ,  l i k e  J. L. Brandeis, moved west again. In 1881, the Brandeis

store was a t  Th i r teen th  and Howard, but only seven years l a t e r  the

r e t a i l  store was moved again to i t s  permanent downtown loca t ion  at
23Sixteenth and Douglas S tree ts .

The f i r s t  two decades o f  the tw en t ie th  century showed a f l u r r y

o f  a c t i v i t y  in  the downtown area. The old Ninth S tree t  r e t a i l  area

was conver t ing  to  warehouses. (The t e r r i t o r i a l  ca p i to l  had stood there

in 1855.) L ikewise ,  several churches re located from the immediate

downtown cen t ra l  business zone in to  surrounding, less in te n s iv e ly

used land. The r e s u l t  was tha t  many new bu i ld ings  went up in the

24now vacant land, esp e c ia l l y  along Farnam and S ixteenth S tree ts .

By 1934, S ix teenth  and Farnam was recognized as the core o f  the r e t a i l

25and f in a n c ia l  d i s t r i c t ,  a p o s i t ion  maintained f o r  years to come.

Add i t iona l  Changes

Besides movement w i th in  the CBD, Omaha has undergone other

changes in the past s i x t y  years which enhance the s u i t a b i l i t y  o f  the

c i t y  as a study s i t e .  Omaha, in the f i r s t  h a l f  o f  the twen t ie th

century ,  was recognized as a wholesale and t ra n sp o r ta t io n  c i t y .

This c l a s s i f i c a t i o n  was re i t e ra te d  by Harr is  in 1943, when he stated

tha t  Omaha, Nebraska was a wholesale c i t y  concerned w i th  d i s t r i b u t i o n

2 6to a large surrounding area. In con t ras t  to H a r r is '  statement,
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Nelson, in  1955, c l a s s i f i e d  Omaha as a Finance, Insurance, Real Esta te /

27Wholesale c i t y  (F3W). In on ly twelve years ,  the fu n c t io n a l  c l a s s i f i c a ­

t io n  o f  the c i t y  had undergone a major change. Today, Omaha would
28continue to be c l a s s i f i e d  as a Finance, Insurance, Real Estate cen ter ,

in l i g h t  o f  such fac to rs  as Mutual o f  Omaha being the c i t y ' s  la rg es t

s ing le  employer and the c i t y ' s  continued in f luence  over the re s t  o f  the
29sta te  in the f i n a n c ia l  sphere.

Another change th a t  occurred in Omaha was in the a t t i t u d e  toward 

the downtown area caused by a spa t ia l  movement. During the la te  1950s 

and 1960s, r e t a i l e r s  s ta r te d  a la rge-sca le  outm igra t ion  from the 

downtown cen tra l  zone in to  lower cost  suburban s i t e s ,  such as South- 

roads or Westroads, which were c lose r  to r e s id e n t ia l  popula t ions.

Shoppers were drawn to the new cen ters ,  en ticed by the v a r ie t y  o f  

stores found in one area and the promise o f  f ree  and convenient park­

ing. As a r e s u l t ,  t h i s  suburban r e t a i l  trend hur t  the r e t a i l  economy 

o f  the downtown CBD area. By 1971, only one out o f  f i v e  Omahans shopped 

downtown r e g u la r l y ,  and f i f t y - t w o  percent o f  the populat ion ra re ly  or

4- 4- 1 1  30not at  a l l .

During the period o f  r e t a i l  r e lo c a t io n ,  Omahans became aware

o f  the d e te r io ra t i o n  th a t  was occurr ing in the CBD. Alarmed a t  the

CBD's apparent f u tu re ,  the c i t y  implemented a plan in 1966 which ca l led

f o r  $280 m i l l i o n  in p r i v a te /p u b l i c  funds to be spent by 1980 fo r  the

r e v i t a l i z a t i o n  o f  the area. Between 1966 and 1971, tw e n ty - f i v e  new

bu i ld ings  or add i t ions  were construc ted,  adding tw e n ty - f i v e  acres o f  
31o f f i c e  space. By 1981, the c i t y ' s  plan o f  l u r in g  p r iva te  funds 

by inves t ing  pub l ic  money had worked. For each d o l l a r  o f  pub l ic  money
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spent, $4.12 was invested in the downtown by p r iv a te  concerns in

32b u i ld in g  or  renova t ing ,  f o r  a to t a l  o f  $631.9 m i l l i o n  since 1965.

Because o f f i c e  ra th e r  than r e t a i l  i s  the major land use in 

the downtown today, r e t a i l  focus has changed from the t r a d i t i o n a l  

CBD types to more spec ia l ized  forms. R e ta i le rs  are re tu rn ing  to the 

cen tra l  zone, but they are s e t t l i n g  in to  m in i -m a l ls  such as the reno­

vated Bra iker-Brande is  b u i ld in g  at  S ix teenth and Douglas S tree ts .

The ir  r e t a i l  focus is not then to serve the e n t i r e  c i t y  as i t  had 

been in the past ,  but ra the r  the o f f i c e  workers and pro fess iona ls  

who are employed in the downtown area or apartment res idents  l i v i n g  in

large renovated b u i ld in g s .  Although Omaha's renovation plan is  not

33ye t  complete, implemented changes w i l l  continue to a l t e r  the spa t ia l  

and fun c t ion a l  character  o f  Omaha's CBD in  the fu tu re .

Because the nature o f  the downtown o f  Omaha, Nebraska, has 

changed in the past,  and is  c u r re n t l y  evo lv in g ,  the question o f  the 

nature and charac te r  o f  the hard core changes which occurred from 1940 

to 1980 is  deemed a v iab le  geographic problem.

Procedure

This chapter has served as an in t ro d u c t io n  to the concept o f  

the CBD and i t s  a b i l i t y  to change in terms o f  spa t ia l  and func t iona l  

c h a r a c t e r ! s t i e s . The problem w i th  which t h i s  thes is  is  concerned has 

been in t roduced,  and the ob jec t ives  o u t l in e d .  A b r i e f  section deal ing 

w i th  c r i t i c a l  Omaha h is to ry  has been included to provide the reader 

w i th  a sense of  place,  and to i d e n t i f y  p e r t in e n t  fac ts  concerning the 

CBD which w i l l  be important  in the fo l lo w in g  chapters.
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Chapter I I ,  Methodology, contains a l i t e r a t u r e  review as well  

as the methodology used. By p lac ing the review in t h i s  chapter ,  the 

reader might b e t te r  understand the reasoning behind the m od i f ica t io ns  

made to previous studies and the procedures which were subsequently 

developed f o r  a time study. Also included are d e ta i l s  on the c o l l e c ­

t io n  o f  data, the q u a n t i f i c a t i o n  techniques used, and how the data 

were mapped or graphed. The loca t ions  o f  useable in fo rmat ion  are 

d isc losed as well  as comments on i t s  a v a i l a b i l i t y  to the general 

p u b l ic .  Explanations as to  how land uses were c l a s s i f i e d  from c i t y  

d i r e c t o r ie s ,  how county assessment records were used to a r r i v e  at 

average block heights and the PLVI f o r  each per iod ,  and how the areal 

mean center (Amc) was found s t a t i s t i c a l l y  are inc luded.

In the t h i r d  chapter ,  Spat ia l  and Functional Changes in the 

Del imited Hard Core, 1940-1980, maps and graphs used in demonstrat ing 

s p a t ia l  and func t ion a l  changes which have occurred in Omaha's CBD during 

the f o r t y - y e a r  period are in troduced.  The maps e s ta b l ish  the d e l im i t a ­

t io n  o f  the hard core, the re la t i o n s h ip  o f  the PLVI and the Amc through 

time based on the use o f  standard dis tance d e v ia t io n ,  and each hard 

core b lo ck 's  average he ight .  Bu i ld ing  he ight maps are used in d e te r ­

mining the re la t io n s h ip  between the highest  bu i ld ings  and the PLVI. In 

the same ve in ,  func t ion a l  changes which occurred in the area were 

analyzed using categorized CBD and non-CBD land use-based graphs. The 

in fo rm at ion  presented by the graphs was based on the to t a l  number o f  

f i r s t - f l o o r  land uses in the hard core f o r  each year observed. (The 

graphs were based on percentages and then d i r e c t l y  compared.)
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Chapter IV ties the observations made in the previous chapter 

about the nature and character of changes which have occurred in 

Omaha's CBD over the time period studied. General trends are thus 

ident i f ied  and explained in terms of what was happening in Omaha at  

that part icu lar  time. Possible uses of this study and i ts  type are 

examined and suggestions made as to where future studies of this  

kind might lead.
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CHAPTER I I

METHODOLOGY 

L i te r a tu r e  Review

Urban geography is  a dynamic f i e l d  because there is always 

some type o f  change occurr ing  w i th in  the d i s c ip l i n e  and i t s  ideas.  By 

reviewing past l i t e r a t u r e ,  i t  becomes apparent th a t  ideas and method­

ology concerning the CBD have evolved. The sources mentioned in  the 

l i t e r a t u r e  review begin w i th  very general s tudies concerning the CBD, 

and go on to more s p e c i f i c  ones from which the methodology used in 

t h i s  thes is  was synthesized. While perusing the background l i t e r a ­

tu re ,  three types o f  s tudies were noted. F i r s t ,  there are general 

CBD stud ies which exp la in  the concept o f  a cen tra l  business d i s t r i c t  

and def ine i t s  common c h a r a c te r i s t i c s .  Second, there are stud ies which 

d e l im i t  the area occupied by the CBD and i t s  hard core. The t h i r d  

type o f  study deals w i th  h i s t o r i c  s tud ies which are re la ted  to under­

standing the downtown area.

General Studies

The concept o f  a cen tra l  business d i s t r i c t  is  not a new idea 

in urban geography, y e t  the CBD is  s t i l l  a cur ren t  part  o f  today 's  

c i t i e s .  The concept has been around f o r  many years and has been the 

sub ject  o f ,  or at leas t  mentioned by geographers, in many urban 

a r t i c l e s .  In 1937, Proudfoot described the CBD, and pointed out two 

important c h a r a c t e r i s t i e s : the use o f  m u l t i - s t o r i e d  bu i ld ings  in

20
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the area, and the auto -pedestr ian  t r a f f i c  congestion which occurs

during the weekdays, e s p e c ia l l y  a t  the rush hou rsJ  These, and the

c h a r a c te r i s t i c s  al ready mentioned in Chapter I ,  are the genera l ly

accepted in d ic a to rs  common to the area.

Several s tud ies concerning urban models recognized the CBD

as an actual physical  area w i th in  the urban sphere. Harr is  and Ullman,

in "The Nature o f  C i t i e s , "  gave an overview o f  three urban models

deal ing w i th  growth and in te rna l  s t ru c tu re  (concen tr ic  zone, sec to rs ,
2

and m u l t ip le  n u c le i ) .  Two o f  the models, the concent r ic  zone and

the m u l t ip le  n u c le i ,  make s p e c i f i c  references to the CBD and i t s

po s i t io n  w i th in  a c i t y .  These models described the zones surrounding

the CBD and func t ions  c h a r a c te r i s t i c  o f  them, but d id not d e l im i t  the

area inhab i ted  by the cen tra l  business d i s t r i c t .  Horwood and Boyce

also described the p o s i t io n  o f  the CBD and i t s  surrounding zones

using the core-frame concept. In the core-frame idea,  the core is

the CBD which is  the zone o f  homogeneous land use. The frame, on

the other hand, is  an area o f  mixed land use and surrounds the cen tra l
3

business d i s t r i c t .  (Mayer and Hayes, in Land Uses in American C i t i e s ,
4

agreed w i th  th is  general idea. ) The frame is also geared toward 

less in te n s ive  land uses such as who lesa l ing ,  warehouses, and lower 

q u a l i t y  housing, and whi le  geared to auto t r a f f i c ,  i t  does not e x p e r i ­

ence the congestion th a t  the core does. The core, however, is  the 

focus o f  mass t r a n s i t  and freeways and experiences the highest daytime 

densi ty  as a pedestr ian area. The core also grows v e r t i c a l l y ,  

r e f l e c t i n g  i t s  higher values, whi le  the frame expands h o r i z o n ta l l y .

S t i l l  another model, developed by Hartman, employed geometric
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shapes to show and exp la in  the growth o f  the CBD in the c i t y .

Hartman suggested th a t  the v a r ia t io n s  in shape th a t  can occur in the 

CBD are the r e s u l t  o f  loca l  cond i t ions  in  each CBD. This a r t i c l e ,  

un l ike  the p rev ious ly  mentioned ones, is  concerned w i th  only the 

cen tra l  business d i s t r i c t ,  narrowing the scope p rev ious ly  considered.^  

Such a narrowing o f  v is io n  i l l u s t r a t e d  a change occurr ing  in CBD 

studies from the general to  the s p e c i f i c .  More s p e c i f i c  types o f  

s tudies enable one to look d i r e c t l y  a t  the CBD and i t s  components in 

a more exact way, inc lud ing  d e l im i t i n g  the area and/or fo l lo w in g  the 

CBD through t ime.

D e l im i ta t io n  Studies 

Single Moment in Time Studies

The benchmark studies o f  CBD d e l im i ta t i o n  are a t r i o  o f  a r t i c l e s  

w r i t t e n  by Murphy and Vance and Murphy, Vance, and Epstein in 1954 and 

1955. In these s tud ies ,  "D e l im i t in g  the CBD," "A Comparative Study 

o f  Nine Central Business D i s t r i c t s , "  and " In te rn a l  S truc tu re  o f  the 

CBD," a q u a n t i t a t i v e  technique and land-use c l a s s i f i c a t i o n  system was 

in troduced. This technique was o u t l in ed  in "D e l im i t in g  the CBD," and 

the ru les  which were used in d e l im i ta t i o n  are exp la ined . '7 This new 

technique improved upon e a r l i e r  geographic ideas o f  what was inc luded 

in the CBD and where the CBD was located. The i n te n t  o f  Murphy and 

Vance was to provide a methodology tha t  could be used in most c i t i e s  

leading to d i r e c t l y  comparable re s u l t s .  They supported th is  by t h e i r  

study, "A Comparative Study o f  Nine Central Business D i s t r i c t s , "  and
g

showed tha t  d i r e c t  comparisons could indeed be accura te ly  made.
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By apply ing t h e i r  d e l im i t a t i o n  technique to several CBDs, Murphy,

Vance, and Epstein developed c h a r a c te r i s t i c s  of the CBD and wrote
9

about them in " In te rn a l  S truc tu re  o f  the CBD." They asserted tha t  

the s t ru c tu re  o f  the CBD is under la in  by land values, and th a t  land 

use (as re f le c te d  by the va lua t ions )  is  the most p ra c t i c a l  base f o r  

studying the CBD. Murphy, Vance, and Epstein found th a t  the downtown 

is  d iv ided  in to  zones, r a d ia t in g  from the peak land value in te r s e c t io n  

(PLVI). The most important zone was the f i r s t  100 yards surrounding 

the PLVI, regarded by them as . . the quintessence o f  those charac­

t e r i s t i c s  tha t  are associated w i th  the D i s t r i c t . " ^  The authors also 

pointed out th a t  the CBD is  a dynamic area but "The p ic tu re  o f  the CBD, 

however sharp and accurate i t  may be, i s  no more than a gl impse o f  the 

moment."^ The movements which they described, such as the growth o f

the CBD along planes by a s s im i la t io n  and d iscard  and the tendency of

12the PLVI to fo l lo w  the d i r e c t io n  o f  a s s im i la t io n ,  were only made fo r

the moment in t ime th a t  the c i t i e s  were s tud ied.  These f l u c t a t i o n s

w i th in  the spa t ia l  ex tent  o f  the CBD are commonly accepted as t r u t h .

What Murphy, Vance, and Epstein d id was to in troduce the study o f  CBDs

to the q u a n t i t a t i v e  era, and whi le  not a l l  o f  t h e i r  technique is  useable

in an h i s t o r i c a l  s tudy,  the basis o f  i t  i s .

Another type o f  d e l im i ta t i o n  study is the "boundary" study.

This study defines the area which surrounds the CBD, the t r a n s i t i o n

zone between the CBD and the re s t  o f  the c i t y .  Both Preston and 

1 3Davies based t h e i r  work on land use when they considered the t r a n s i ­

t i o n  zone. Each also adopted the land use c l a s s i f i c a t i o n  developed 

by Murphy and Vance, but adapted i t  to meet the needs of  the t r a n s i t i o n
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zone; Davies went f u r t h e r  and used the ind ices by the same. As could 

be expected, boundary s tud ies showed a less intense land usage in the 

area o f  concern ra the r  than what occurs in the CBD proper. The bound­

a r ies  o f  the CBD, however, could s t i l l  be de l im i ted  using t h i s  type o f  

study. Comparison o f  CBD land use through t ime, on the o ther hand, 

would not be poss ib le .  Any comparisons would have to be done using 

the zone o f  t r a n s i t i o n  ra the r  than the ob jec t  o f  i n t e r e s t  in t h i s  

t h e s is ,  the hard core o f  the CBD.

14The hard core was de l im i ted  by Davies in 1960, f i v e  years 

a f t e r  his boundary zone d e l im i t a t i o n .  Again, he based his  methodology 

on Murphy and Vance, but adjusted i t  to b e t te r  f i t  the hard core.

In "The Hard Core o f  Cape Town's Central Business D i s t r i c t :  An Attempt

a t  D e l im i t a t i o n , "  Davies argued tha t  the hard core was the purest par t  

o f  the CBD, the area con ta in ing  the highest q u a l i t y  func t ions  as well  

as the highest ren ts .  The peak land value in te rs e c t io n  (PLVI) was 

mentioned as the focus o f  the core,  and the d i f fe re n ce  in i t s  po s i t ion  

r e la t i v e  to tha t  o f  the geographic center (Amc) was noted as a po in t  

o f  i n t e r e s t .  While Davies' study de l im i ted  the hard core, i t ,  l i k e  

the o thers ,  was concerned w i th  only one moment in  t ime. An h i s t o r i c a l  

perspective was needed before the cu r ren t  thes is  problem could be 

so lved.

H is to r i c a l  Studies and D e l im i ta t io n

To understand the hard core o f  a c i t y ,  i t  is  necessary to 

delve in to  the c i t y ' s  past to see how the core area has changed in 

both spa t ia l  pos i t ion  and land use func t ion s .  Knowing th a t  the c i t y
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is  not s t a t i c ,  Vance suggested:

We must then d i s t in g u is h  between the i n i t i a l  loca­
t io n  o f  a c t i v i t i e s  in urban h i s to r y  and t h e i r  subse­
quent s h i f t s .  The present occupation o f  the heart  o f  
the c i t y  by the centra l  business d i s t r i c t  says mainly 
th a t  given present co n d i t io n s ,  the complex o f  a c t i v i ­
t i e s  found there  today c u r r e n t l y  gains the most from 
such a l o c a t i o n . ^

Prev ious ly  mentioned stud ies were only concerned w i th  the 

c i t y  at  the time each a r t i c l e  was w r i t t e n .  But urban s i te s  change. 

The c i t y ,  as wel l  as i t s  CBD, has evolved and w i l l  continue to do so, 

c re a t ing  the need to study tha t  change through t ime. Goheen, in 

" I n t e r p r e t i n g  the American C i ty :  Some H is to r i c a l  Perspect ives,"

emphasizes the need by the d i s c ip l i n e  o f  geography to  understand the 

c i t y  through t ime:

I f  the geographical study o f  urban America is  to 
respond to the chal lenge to consider  the c i t y  as an 
expression o f  corporate and p r iv a te  values, an e x p l i c i t  
discussion o f  the context  in  which these views were formed 
and he ld, and in which t h e i r  in f luence  d i f f u s e s ,  is 
requ i red .  Such a study w i l l  invo lve  an understanding 
o f  the h i s t o r i c a l  processes c rea t ing  the fundamental 
reorder ing o f  r e la t io n s h ip s  between persons and i n s t i ­
tu t io n s  tha t  has charac te r ized the c i t y  at leas t  since 
the advent o f  i n d u s t r i a l i z a t i o n .  In such a l i g h t ,  
the American c i t y  is  a concept dependent on an h i s t o r i c a l  
understanding o f  the ideas and a c t i v i t i e s  th a t  c o l l e c ­
t i v e l y  represent i t s  v i t a l i t y . ^

In his  a r t i c l e ,  "The In d u s t r ia l  Revolut ion and the Emergence 

o f  Boston's Central Business D i s t r i c t , "  Ward used an h i s t o r i c a l  ap­

proach to trace the e a r ly  development o f  Boston's CBdJ '7 Using 

h i s t o r i c a l  data and documents, Ward found th a t  the in d u s t r i a l  revo­

l u t i o n  caused many spa t ia l  and fun c t iona l  changes during the period

studi ed.
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1 8Another study conducted by Bohnert and M a t t in g ly  also used 

an h i s t o r i c a l  perspect ive to show the changes occurr ing  in the CBD, 

but ra the r  than depend upon h i s t o r i c a l  documents, they q u a n t i f ie d  the 

data using a modif ied Murphy and Vance technique. Although they were 

successful in marking boundaries, Bohnert and M a t t in g ly  suggested 

fu r t h e r  steps,  one o f  which was the comparison o f  land-use changes 

w i th in  the CBD over t ime.

A synthesis  o f  these two types o f  s tudies was f i n a l l y  done

by Bowden in "Downtown Through Time: D e l im i ta t io n ,  Expansion, and

19In te rna l  Growth." While d e l im i t i n g  San Franc isco 's  CBD through 

t ime, Bowden made use o f  both h i s t o r i c a l  documents and a modif ied 

Murphy and Vance technique to f i n d  the boundaries o f  the CBD and 

to note the changes th a t  had occurred.

From the studies which have been noted in the review, two 

ideas keep re c u r r in g :  tha t  s tud ies done through time add to the

understanding o f  the nature and character  o f  an area, and tha t  tech­

niques can be modif ied (w i th in  reason) to b e t te r  f i t  the problem at 

hand. This thes is  seeks to understand the hard core o f  Omaha, Nebraska, 

over t ime, but to do so, the methodology, based on the ideas of  Murphy 

and Vance, w i l l  be modif ied to f i t  the problem. As Vance s ta ted ,  

understanding a c i t y  over time is a v iab le  and important problem.

Methodology

The methodology used to solve Omaha's CBD time d e l im i ta t io n  

problem was synthesized from methodologies ava i la b le  in the c i ted  

l i t e r a t u r e .  Major points in the development o f  the method were taken



27

from both d e l im i t a t i o n  and h i s t o r i c a l  s tud ies in order to synthesize 

an appropr ia te  methodology, one which would make i t  possib le to f o l lo w  

the hard core through t ime. The methodology inc luded d e l im i t i n g  the 

actual hard core, lo c a t in g  the peak land value in te rs e c t io n  (PLVI) and 

the areal mean center (Amc), not ing b u i ld in g  heights near the PLVI, 

and p u t t in g  the in fo rmat ion  gained in a useable form f o r  ana lys is  in 

Chapter I I I .

D e l im i ta t io n  o f  the Hard Core 

One o f  the most important ideas garnered from the background 

l i t e r a t u r e  was the importance o f  land use in the d e l im i ta t i o n  process. 

Because o f  t h i s ,  land use forms the base o f  hard core d e l im i ta t i o n  in 

t h i s  study. To d e l im i t  the hard core in  1940, 1951, 1951, 1970, and 

1980, a technique th a t  could be used over t ime was needed. As pre­

v iou s ly  mentioned, Murphy and Vance designed a method f o r  d e l im i t i n g  

20the CBD, based on what they f e l t  was the most important  f a c to r  which

would be common in c i t i e s :  land use. Bohnert and M a t t ing ly  also gave
21reasons f o r  choosing land use to f o l lo w  the CBD through t ime. F i r s t ,  

i t  is  a v a i la b le  in most North American c i t i e s .  Second, i t  is  com­

parable from t ime period to time period and c i t y  to c i t y .  Th i rd ,  land 

use makes a r e a l i s t i c  s ing le  measure. So, to d e l im i t  the hard core,

i t  was decided to use land use in the categor ies designed by Murphy
22and Vance (see Table I I )  as CBD and non-CBD. The categories include 

the fo l lo w in g :
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CBD:
Reta i l  Business (RB)

Food (F)
Cloth ing (C)
Household (H)
Automotive (A)
Var ie ty  (V)
Miscel laneous (M)

Serv ice ,  Finance, O f f ice  (SFO)
Financia l  (B)
Service Trades (T)
Headquarters O f f ice  (0)
General O f f ice  (E)
Transpor ta t ion  (R)
Parking (P)
Transient  Residence (L)

Non-CBD:
Resident ia l  (D)
Publ ic and Organizat iona l  (G)
In d u s t r ia l  ( I )
Wholesale (W)
Vacancy (X)

Land uses in the study area were obtained from Omaha C i ty  

D i re c to r ie s  ava i la b le  in the Omaha Public  L ib ra r ie s  and the UNO L ib ra ry  

f o r  the years 1940, 1951, 1961, 1970, and 1980. Only f i r s t - f l o o r  land 

uses were used since the hard core is  a pedestr ian area, and these 

uses would be c loses t  to consumers downtown. The addresses in  the 

study area were f i r s t  l i s t e d  by s t r e e t ,  then categorized (above) in to  

the land use to which the address belonged. Next, the addresses were 

d iv ided according to c i t y  b locks. Blocks were used because o f  t h e i r  

f a m i l i a r i t y  to  the pub l ic  as land un i ts  in the downtown area. The 

number o f  land uses in each category per block was then counted. I f  

the CBD uses accounted fo r  80 percent or  more o f  the t o t a l  ground 

f l o o r  land use (CBD + non-CBD) o f  a b lock,  i t  was designated as a hard 

core b lock.  For example i f :
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RB uses = 2 Non-CBD uses = 2 Total uses = CBD +
+ SFO uses = 6 non-CBD = 10

CBD uses = 8

the b lo ck 's  percentage o f  CBD uses = 8/10 or 80 percent,  and would be 

included in the hard core f o r  tha t  year. Davies j u s t i f i e d  the 80 per­

cent ru le  by noting th a t  the hard core is o f  a h igher degree than the

CBD, which Murphy and Vance de l im i ted  w i th  a 50 percent index 

23f i  gure.

In order to then map the hard core,  ru les  o f  c o n t ig u i t y  were

appl ied to the de l im i ted  blocks (Table I I I ) .  Such a ru le  was needed

because in some time per iods,  there were hard core blocks which were

iso la te d  from the re s t  o f  the hard core, and were c l a s s i f i e d  as

anomalies f o r  the study. A f te r  apply ing the c o n t ig u i t y  r u le s ,  which

24were derived from Murphy and Vance, these blocks were not included 

in the f i n a l  maps appearing in Chapter I I I .  S t i l l  another r e s u l t  o f  

using these ru les  was the expansion o f  the study area (F ig .  5). A l l  

blocks which touched any hard core block also had to be de l im i ted  to 

ensure tha t  a l l  o f  the hard core was located.

A f t e r  the d e l im i t a t i o n  was completed, the po in ts  which were 

o f  i n t e r e s t  to the study,  the PLVI, and the Amc, were located 

through time in order to show spa t ia l  changes w i th in  the hard core.

Location of  the Peak Land Value In te rse c t ion  

The second step in the methodology was to locate  the peak 

land value in te rs e c t io n  (PLVI) through time in the downtown area.

This was done by using property  assessment values a va i lab le  at  the 

Douglas County Assessor's O f f ice  f o r  1940, 1951, 1951, 1970, and 1980.
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TABLE I I I

RULES OF CONTIGUITY USED IN HARD CORE DELIMITATION

1. Blocks reaching the 80 percent c r i t e r i a  must be par t  o f  a set 
(two or more together)  to be mapped as hard core blocks.

2. I f  a block touches another block at the corner , i t  is  considered 
contiguous or  pa r t  o f  a se t .

3. I f  a block does not meet the 80 percent c r i t e r i a ,  but is  surrounded 
by hard core b locks, then the non-hard core block is  inc luded.

4. Whereas blocks devoted to governmental use can be included in 
the CBD, i f  they are contiguous w i th  the CBD, they are not i n ­
cluded in the hard core. The hard core contains uses o f  a higher 
q u a l i t y  and index percentage than CBD blocks.

Note: Murphy and Vance's ru les  were modif ied to b e t te r  f i t  the needs
of  the hard core. The need f o r  c o n t ig u i t y  w i th  the PLVI was
thrown out since the hard core is  such a small area, and only
inc lud ing  these blocks would not have shown the pa t tern  o f  the 
hard core and would have skewed the loca t ion  o f  the areal mean 
center (Amc).

Source: R. E. Murphy and J. E. Vance, "D e l im i t in g  the CBD," Economic
Geography 30 (1954): 219.
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The values, also l i s t e d  by address, were a v a i la b le  by c i t y  b locks ,  

the same u n i t  used in d e l im i t a t i o n  o f  the hard core. The t o t a l  value 

o f  each hard core b lo ck 's  p rope r t ies  (addresses) was summed, g iv ing  

each block an ove ra l l  value.  (Again, t h i s  was done to any blocks 

which touched hard core b locks . )  The PLVI was i d e n t i f i e d  as the 

i n te rs e c t io n  th a t  was surrounded by the highest accumulat ive values in 

the hard core study area. This p o in t  was then mapped on the hard core 

maps and a map showing b u i ld in g  he igh ts .

B u i ld ing  Heights and the PLVI

B u i ld ing  heights around the PLVI were included in t h i s  

study to te s t  the theory o f  the t a l l e s t  bu i ld ings  being located in 

the core near the PLVI. The t a l l e s t  bu i ld in g  on each hard core block 

during each t ime period was i d e n t i f i e d  ( in  s to r ie s )  and mapped. The 

PLVI was then added to these maps in an attempt to determine a r e l a ­

t io n s h ip .  The in fo rmat ion  on the b u i ld in g  heights came from the 

Douglas County Assessor's O f f i c e ,  as d id  the in fo rmat ion  f o r  the 

PLVI.

The Areal Mean Center o f  the Hard Core

The f i n a l  pa r t  o f  the methodology was loca t in g  the areal

mean center  (Amc) f o r  the years 1940, 1951, 1961, 1970, and 1980.

The Amc is  used in con junct ion w i th  the loca t ion  of  the PLVI in maps

presented in Chapter I I I ,  to demonstrate a possib le re la t io n s h ip  in

t h e i r  movements over t ime. The areal  mean cen te r 's  loca t io n  on a

map can be used to summarize the d i s t r i b u t i o n  of  the hard core blocks

25f o r  each year ,  and over t ime.



34

To f i n d  the Amc f o r  a p a r t i c u l a r  year ,  the hard core was graphed 

using tw en ty -po in t  graph paper ( to  reduce the in t r o d u c t io n  o f  b ia s ) .

Then a standard s t a t i s t i c a l  formula was used to  f i n d  the Amc o f  the 

hard core. This formula is based on the summation o f  rows and columns 

(x and y values) and o f  t h e i r  products (row or column number X row or 

column va lue ) .  D iv is ion  o f  the products by the values then rendered 

the Amc coord inates .  Below is the formula used:

= products x Products y = -  -
values x values y J

Simply pu t ,  the Amc can be found "by computing the a r i t h m e t ic  means f o r

the coordinates o f  the observations on the two axes. The po in t  o f
2 6these two means, x and y ,  defines the mean c e n te r . "  The re s u l t i n g  

coord inates were then p lo t te d  on the same maps as the PLVI. The maps 

and t h e i r  ana lys is  are presented in the fo l lo w in g  chapter.

The in te n t io n  of  t h i s  chapter was to present an overview o f  

CBD l i t e r a t u r e  and the m^Aodology used in so lv ing  t h i s  t h e s is '  prob­

lem. The l i t e r a t u r e  r e ^ ^ f c a c t s  as an in t r o d u c t io n  to the methodology, 

as wel l  as i t s  bas is ,  s h o ^ ^  s tudies which deal w i th  both d e l im i t a ­

t io n  and h i s to r y .  But t h i s  thes is  is  more than j u s t  a d e l im i ta t i o n  

s tudy;  i t  is  the te s t in g  o f  past models to see i f  they are adaptable 

to  new types o f  problems. Is Omaha's hard core the same as i t  was in 

1940, or do genera l iza t ions  which surround the concept o f  the CBD 

need to be updated? The changes in the hard core o f  Omaha, both 

s p a t i a l l y  and f u n c t i o n a l l y ,  are presented in the fo l lo w in g  chapter. 

Granted, a new model or theory cannot be based on one study,  but i t
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is  a beginning. As Harr is  and Ullman s ta ted ,  "Each c i t y

in d e ta i l  but resembles others in func t ion  and pa t te rn .

27learned about one helps in studying another . "

is  unique 

What is
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CHAPTER I I I

SPATIAL AND FUNCTIONAL CHANGES IN THE DELIMITED 
HARD CORE, 1940-1980

Based on the groundwork l a i d  in Chapters I and I I ,  the purpose 

o f  Chapter I I I  is  to  present an ana lys is  o f  CBD d e l im i t a t i o n ,  as wel l  

as s p a t ia l  and fun c t iona l  changes in the hard core o f  Omaha's down­

town zone from 1940 to 1980 (F ig .  6 and Table IV ) .  Hard core changes 

are separated in to  two ca tegor ies :  spa t ia l  and land use ( f u n c t i o n ) .

Spat ia l  changes in the hard core inc lude the actual block changes, 

such as the a s s im i la t io n  or d iscard  o f  b locks,  the lo ca t io n  o f  the 

areal mean center  (Amc) and the peak land value in te rs e c t io n  (PLVI) 

f o r  each year s tud ied ,  and the p o s s i b i l i t y  o f  a re la t i o n s h ip  among 

t h e i r  movements. Spat ia l  changes are represented in v isua l  form by 

f i v e  maps which show the areal ex ten t  o f  the hard core and the p lace­

ment o f  the Amc and the PLVI. (Another map v i s u a l l y  presents the 

d i r e c t i o n a l  movements o f  the PLVI and the Amc.) Five f i n a l  maps show 

the PLVI and t a l l e s t  b u i ld in g  per block in each ye a r 's  hard core.

The i r  purpose is  to te s t  the theory th a t  the peak land value i n t e r ­

sect ion and the t a l l e s t  b u i ld in g ( s )  are found together .

Land use changes ind ica te  func t ion a l  changes which have oc- 

cured from 1940 to 1980. The data deal ing w i th  the land use are 

presented in two tables and one f i g u re  (Tables IV and V and Fig. 18). 

The f ig u re  showing each yea r 's  land use as a percentage o f  the t o t a l  

f o r  th a t  year is  represented as a graph patterned a f t e r  the Murphy- 

Vance stud ies of  land use v a r ia t io n s  in CBDs. Table V shows the

3 8
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TABLE I V

PERCENTAGE OF CBD LAND USE BY BLOCK IN OMAHA'S HARD CORE,
1940-1980

Block 1940 1951 1961 1970 1980

86 — — — 100

87 — - -

88 — 80 92 86 - -

89 — 100 100 100 100* * *
104 - - 92 100 - -

105 82 - - 82 - -

106 89 - - - - —

107 - - - - — 83 - -

108 - - - - — 81 - -

114 — 92 — 82 87

115 - - 83 — 82 94
116 - - - - 80 100
117 100 100 100 89 - -

118 90 96 95 96 - -

120 86 83 - -

139 88 94 85 87

140 84 - - — - - - -

142 - - 83 83*** - -

145 82 - - - - —

147 83 88 - - - - - -

*Block under cons t ruc t ion
**Blocks 86 and 87 were jo ine d  in 1971

***B locks not contiguous and the re fo re not counted in  the hard* core
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land use f o r  each year by the t o t a l  number o f  a type which occupied 

each category. In t h i s  chapter ,  then, conclusions and trends are 

not i d e n t i f i e d ;  such conclusions and trends are l e f t  f o r  Chapter IV. 

Thus, Chapter I I I  d e l im i t s  the hard core and analyzes the changes 

which have occurred through the f i v e  base periods demonstrated by 

the maps, graph, and tab les  developed from the research f o r  t h i s  key 

chapter in the th e s is .

Spat ia l  Changes 

Areal Extent*

Changes occured in the areal ex ten t  o f  the hard core during 

each year s tud ied.  In 1940, the hard core consisted o f  seven b locks,  

d e l im i t i n g  a zone which occupied the area in  between F i f te e n th  and 

E ighteenth, Dodge and Harney S t ree ts .  The pa t te rn  or shape demon­

s t ra ted  by the hard core in th a t  year was a nor th-south  l i n e a r  one 

(F ig .  7) . Six out o f  the seven blocks conformed to t h i s  pa t te rn .

There was a large change, however, in 1951. In eleven years,  

the hard core had developed from a s ing le  u n i t  to  one which was s p l i t J  

The area o f  i n t e r e s t  contained eleven hard core b locks,  an increase o f  

fo u r .  Four o f  the blocks remained the same in 1951 as in 1940 

(117, 118, 138, 147). The expansion o f  blocks included represents 

the d i r e c t io n a l  growth which occurred toward the northeast  and to 

the west in the hard core. The pa t te rn  in 1951, based on the m a jo r i t y

*For reference in the d iscussion concerning areal ex te n t ,  
r e fe r  to Figs. 7 through 11 and Table IV.
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o f  included b locks ,  continued to be a nor th -south  l i n e a r  one. There 

seemed to be, however, an i n d ic a t io n  o f  a new east-west pa t te rn  

(F ig .  8 ).

The east-west pa t te rn  showed up more c le a r l y  in 1961, when 

the de l im i ted  hard core shrank back to but seven b locks. Three o f  

the seven blocks were in common w i th  the previous two study per iods 

(117, 118, 139), showing a marked res is tance  to change. The hard 

core at  t h i s  po in t  seemed to be focused in the east ,  w i th  the western 

fou r  blocks o f  1951 having been dropped. The pa t te rn ,  as p rev ious ly  

mentioned, is  a b i l i n e a r  one t re nd in g  both east to west and north 

to south. The hard core o f  1961, l i k e  i t s  predecessor, also exh ib i ted
o

a s p l i t  in  the included blocks (F ig .  9) .

By 1970, several no t iceab le  changes had occurred.  Not on ly 

was the hard core once again u n i f i e d ,  but a d e f i n i t e  east-west and 

s l i g h t l y  nor th-south  b i l i n e a r  pa t te rn  had also developed (see Fig. 10). 

The areal ex tent  o f  the hard core was the grea tes t  o f  any of  the 

years ,  and consisted o f  a t o t a l  o f  t h i r t e e n  blocks. Once again, 

blocks 117, 118, and 139 were inc luded in the hard core, in d ic a t in g  

a great s t a b i l i t y  and CBD pers is tence o f  those b locks,  1940 to 1980.

However, the three blocks did not appear in the hard core o f  

1980, ending the period o f  t h e i r  res is tance to change. The hard core 

was fo r  a t h i r d  time s p l i t ,  the dual sections appearing in  the north 

and the west port ions o f  the study area (F ig .  11). In a d d i t io n ,  

only f i v e  blocks were included in the 1980 d e l im i t a t i o n ,  making the 

hard core 's  areal ex tent  the sm a l les t  o f  any of  the years s tud ied.

These f i v e  blocks formed s t i l l  another l i n e a r  p a t te rn ,  w i th  each of
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the two sections being o r ie n te d  in an east to  west d i r e c t i o n .

The s p a t ia l  ex ten t  o f  the hard core changed over the time from 

1940 to 1980 as shown by Figures 7 through 11. But what o f  spa t ia l  

changes from w i th in  the hard core? By look ing at changes in po s i t io n  

o f  the peak land value in te r s e c t io n  (PLVI) and the geographic or areal 

mean center  (Amc), changes can be noted over t ime as wel l  as d i r e c t -  

t io n a l  movement occurr ing  in the hard core as a whole.

The Areal Mean Center and the Peak Land Value In te rs e c t io n

In a d d i t ion  to d e l im i t a t i o n  through t ime,  one can also examine 

s p a t ia l  movements w i th in  the hard core by no t ing ,  in tandem, the loca­

t io n a l  changes o f  the geographic or  areal  mean center (Amc) and the peak 

land value in te r s e c t io n  (PLVI). '*  Figures 7 through 11 i l l u s t r a t e  the

lo ca t io na l  changes o f  Omaha's CBD from 1940 to 1980 o f  the two points
4

discussed here, whi le  Fig. 12 suggests a re la t i o n s h ip  between the two.

Located at S ix teenth and Farnam, the peak land value i n t e r ­

sect ion in the hard core remained at  the same p o s i t io n  from 1940 to 

1961. However, the geographic center  moved twice during th a t  time 

from i t s  i n i t i a l  s t a r t i n g  po in t .  In 1940, both the Amc and the PLVI

were found toge the r ,  but in  1951, wh i le  the PLVI was s ta t io n a ry ,  the

Amc moved to  the nor theast .  Ten years l a t e r ,  the Amc repos i t ioned 

i t s e l f ,  t h i s  t ime to the west. As p rev ious ly  mentioned, the PLVI 

remained a t  S ix teenth  and Farnam S tree ts .  The lo ca t ion  of the peak 

land value in te rs e c t io n  from 1940 to 1961 was also the s i t e  o f  the 

most s tab le  blocks o f  the hard core (117, 118, 139).
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The lo ca t io n  o f  the PLVI from 1970 to 1980 was the i n t e r ­

sect ion o f  Seventeenth and Douglas S t ree ts .  This second p o s i t io n  

marked a northwest d i r e c t io n a l  change from the i n i t i a l  PLVI s i t e .

Again, wh i le  the PLVI remained a t  i t s  second p o s i t i o n ,  the Amc was 

located to the northeast  in 1970, and again to  the northwest in 1980.

By comparing the f i v e  maps showing the PLVI and the Amc f o r

each year {F igs .  7 -11) ,  a s i g n i f i c a n t  spa t ia l  r e la t i o n s h ip  develops.

The two po in ts  were very close in 1940, separated s l i g h t l y  in  1951, 

and reached t h e i r  g rea tes t  d is tance apart  in 1961. A f te r  1961, the 

Amc and the PLVI were again pos i t ioned  c lose r  to each o ther  in  1970 

and ye t  even nearer in 1980. This movement can be seen c l e a r l y  in 

Fig. 12. The sp a t ia l  adjustments o f  the areal mean center  and the peak

land value in te r s e c t io n  have been in  a general d i r e c t i o n  to the west

and east .  I f  i t  can be assumed th a t  the PLVI lags behind the Amc, but 

th a t  the l a t t e r  in f luences the d i r e c t io n  o f  movement o f  the former, 

then the northward m igra t ion  makes sense. Even though the PLVI re ­

mained at S ix teenth  and Farnam from 1940 to 1961, forces were c le a r l y  

a t  work to  move th a t  p o in t  to  the north (see d i r e c t io n a l  arrows on 

Fig. 12). The westward PLVI movement may poss ib ly  be expla ined by 

the three out o f  f i v e  Amc p o s i t i o n s ,  which ind ica tes  th a t  forces were 

g rea te r  in tha t  d i r e c t io n .

B u i ld ing  Heights and the Peak Land Value In te rs e c t io n

B u i ld ing  heights and associated cen tra l  business he ight  

ind ices have been used in the past as a general d e l im i t in g  measure fo r  

the CBD, but are they accurate enough f o r  understanding the hard core
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5
through time? Figures 13 through 17 show the lo c a t io n  o f  the PLVI and 

the t a l l e s t  b u i ld in g  (per b lock ,  in s to r i e s )  on each hard core b lock.  

From 1940 to  1961, the t a l l e s t  b u i ld in g  in the hard core was not ad­

ja ce n t  to the PLVI. In f a c t ,  i t  was at lea s t  one block away. Only 

in 1970 and 1980 was the t a l l e s t  b u i ld in g  o f  the hard core ad jacent  

to the PLVI. The heights  o f  bu i ld ing s  may be usefu l in in d ic a t in g  

the CBD, th a t  area being somewhat la rg e r  than the hard core;  however, 

he ights do not seem to  be a very accurate in d ic a to r  f o r  the core or 

the PLVI, seeing tha t  several o f  the t a l l e s t  bu i ld ings  per block were 

only three s to r ie s  t a l l .  This is  because new bu i ld ings  today may not 

draw or f o l lo w  the PLVI, they may not be t a l l e r  than the surrounding 

ones, or  the area may depend upon o lder  b u i ld in g s . ^  The l a t t e r  i s  

e s p e c ia l l y  t rue i f  the economics o f  the area are not conducive to 

con s t ru c t io n .  A d d i t i o n a l l y ,  forces not in ex istence during e a r l i e r  

periods may be causing a change in the re la t i o n s h ip  between he ight  

and CBD cen t ra l  cores.

Changes in Land Uses 

Land use change is  c ru c ia l  in the understanding o f  the CBD

core through time because land use is  always the fa c to r  rever ted to

in the ana lys is  or del im i ta t io n  of the CBD. Changes in the land uses

in the hard core o f  Omaha occurred in every year s tud ied.  By examining

changes which have happened, a determinat ion can be made as to whether 

or not there has been a change in the ove ra l l  func t ion  o f  the CBD 

core area. One o f  the major changes which occurred was the dramatic 

dec l ine  in the number o f  land uses occupying the hard core blocks fo r
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each per iod (Table V). The r a t i o  o f  land uses to blocks dropped from 

a high in 1940 of  40.0 to a low in 1980 o f  10.6. There was no increase 

during the t ime s tud ied .  Other changes noted d e a l t  w i th  CBD versus 

non-CBD uses. The CBD uses which are mentioned f a l l  i n to  two ca te ­

go r ies :  r e t a i l  business and s e rv ice ,  f i n a n c i a l ,  and o f f i c e .

The remainder o f  t h i s  sect ion  examines the s p e c i f i c  CBD uses through 

t ime. Again,  the a n a ly t i c a l  device used by Murphy and Vance was 

employed to i l l u s t r a t e  v a r ia t io n s  in land uses in  the hard core.

S p e c i f ic  Central Business D i s t r i c t  Land Use Changes 

Reta i l  Business

Reta i l  business (RB) as a whole decl ined from a t o t a l  number 

o f  131 ground f l o o r  uses in  1940 to on ly 19 in  1980 (see Table V).

On the o ther  hand, according to Table V I ,  the percentage o f  land 

uses which were classed as RB increased from 47.0 percent (1940) to

54.0 percent (1961) before dropping to i t s  low o f  36.0 percent  in 

1980. This and the fo l lo w in g  changes can be seen in Fig. 18.

Categories w i th in  r e t a i l  business also changed during the time 

observed, the m a jo r i t y  lo s in g  ground. C lo th ing (C) had a c tu a l l y  

increased ten percent from 1940 to 1961, to  a to t a l  o f  25.0 percent 

o f  the t o t a l  hard core land use, y e t  was non-ex is ten t  by 1980.

Clo th ing su f fe red  the la rg e s t  drop. Two o ther  categor ies had also 

disappeared from Omaha's hard core in 1980. However, ne i th e r  house­

hold goods (H) or automative uses (A) had ever been very la rge ,  fou r  

being t h e i r  g rea tes t  number a t  any one t ime. In c o n t ra s t ,  v a r ie t y  (V) 

showed a fa r  more dramatic decrease, dropping from 27 in  1940 to a
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TABLE V I

BREAKDOWN OF LAND USE IN OMAHA'S HARD CORE, PERCENTAGE BY YEARS

Land Use 1940 1951 1961 1970 1980

RB:
F 10 10 11 9 15
C 15 14 25 11 0
H 3 1 1 0 0
A 1 1 1 1 0
V 9 8 7 7 6
M 9 14 9 10 15

Total 47 48 54 38 36

SFO:
B 13 14 7 10 28
0 0 1 1 1 0
E 13 9 8 17 11
T 10 10 7 10 9
R 3 4 4 2 2
L 1 2 4 1 2
P 0 2 5 7 6
Total 40 42 36 48 58

Non-CBD

G 3 3 3 3 0
D 0 0 0 1 0
W 2 1 1 1 0
I 4 3 5 1 0
X 4 3 1 9 6
Total 13 10 10 15 6

Note: Some years to ta le d  more than 100.0 percent due to  rounding.
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t o t a l  o f  th ree land uses in 1980. Although t h e i r  actual  numbers de­

c l i n e d ,  the miscel laneous (M) and food (F) ca tegor ies  were the on ly 

r e t a i l  business land uses th a t  increased in percentage from 1940 and 

showed the g rea tes t  growth from 1970 to 1980 (F from 9.0 to  15.0 

percent  and M from 10.0 to 15.0 pe rcen t ) .  In comparing the ca tego r ies ,  

a marked s i m i l a r i t y  between miscel laneous (M) and food (F) was noted; 

both decreased in number during the years s tud ied before reaching 

t h e i r  h ighes t  count in  1980 (see Figure 18).

Serv ice ,  F in a n c ia l ,  O f f i c e

Although SF0 (s e rv ic e ,  f i n a n c i a l ,  o f f i c e )  uses dec l ined in 

frequency from 1940 (112) to 1980 (31) ,  these uses increased in the 

percentage o f  t o t a l  land use in the hard core ,  from 40.0 percent to

58.0 percent (see Tables V and V I ) .  This change was the on ly  increase 

o f  a major group (RB, SF0, non-CBD). With in the SF0 category ,  

f i n a n c ia l  (B ) ,  t r a n s ie n t  residence (L ) ,  and park ing (P) increased in 

percentage o f  land use, but only park ing increased in frequency 

from 1940 to 1980. F inancia l  uses marked the la rg es t  ga ins ,  begin­

ning at  13.0 percent in 1940 and ending in 1980 w i th  28.0 percent o f  

the t o t a l  number o f  land uses (F ig .  18). Service trades (E ) ,  t ra n sp o r ­

t a t io n  (R), headquarters o f f i c e  (0 ) ,  and general o f f i c e  (T) a l l  de­

creased. (0 and R, l i k e  L, were never very la rg e . )  General o f f i c e  

(T) was very steady, s t a r t i n g  at  10.0 percent and ending a t  9.0 percent,  

dropping on ly  3.0 percent in i t s  lowest year (1961). The frequency of 

general o f f i c e  (T ) ,  however, went from 29 to j u s t  f i v e .  Service trades 

(E) reached a percentage high in 1970 (17.0 pe rcen t) ,  almost a t t a in in g
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i t s  1940 high o f  36 uses. By 1980, both the number and percentage 

o f  E had decreased to 6 and 11 re s p e c t i v e ly .

Non-CBD Land Uses

Based on p ro po r t io n s ,  the non-CBD category l o s t  ground between 

1940 and 1980, d e c l in in g  from 13.0 percent o f  the t o t a l  (keep in  mind 

th a t  the numbers and percentages w i l l  be less than CBD uses) to 6.0 

percent.  The only ove ra l l  non-CBD gain occurred in 1970 (up to 15.0%). 

In terms o f  frequency o f  uses, the decrease was from 37 to  on ly  three 

in 1980. Every category except vacant (X) dropped in  percentage 

(F ig .  18) and a l l  dec l ined in numbers. In f a c t ,  fo u r  o f  the f i v e  

ca tego r ies ,  pub l ic  and o rgan iza t iona l  (G), r e s id e n t ia l  (D),  whole­

sale (W), and i n d u s t r i a l  ( I ) ,  re g is te re d  as no n-ex is ten t  in  numbers and 

percentages in  1980 ( r e f e r  to Tables V and V I ) .  In 1940, only  

r e s id e n t ia l  had been no n -e x is te n t .  On the o ther hand, vacant (X) 

uses a c tu a l l y  increased from 4.0 to 6.0 percent ,  even though i t s  

frequency had decreased.

In summation, numbers o f  land uses as a whole dec l ined approx i ­

mately f o u r - f i f t h s  from the 1951 high o f  282 (1940 had 280) to a 

low o f  53 in 1980. L ikewise ,  land use d i v e r s i t y  also droppped during 

t h i s  t ime. When examining a t o t a l  o f  18 land-use ca te go r ies ,  e ig h t  

o f  them re g is te red  as non -e x is ten t  in  1980, marking t h i s  year as the 

le a s t  d i v e r s i f i e d .  Non-CBD categor ies  held t h e i r  own u n t i l  the l a s t  

study year ,  when they dropped s u b s ta n t i a l l y .  O v e ra l l ,  however, SF0 

showed the greatest d i v e r s i f i c a t io n  w i th  only one category (headquarters 

o f f i c e )  con ta in ing  no uses.
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The ana lys is  o f  data presented here re su l te d  from the a p p l i c a ­

t io n  o f  the methodology developed in Chapter I I  to  the problem. Con­

c lus ions and trends are drawn and expla ined i f  poss ib le  in  the f o l l o w ­

ing chapter.  A lso ,  changes o f  s p e c i f i c  land uses in Omaha's hard core 

w i l l  be i l l u s t r a t e d ,  using f a m i l i a r  examples in  the downtown to give 

the reader a sense o f  p lace. Concluding the f i n a l  chapter is  a 

sect ion on the p r a c t i c a l i t y  o f  t h i s  type o f  s tudy ,  what can be done 

w i th  i t ,  and what i t  might lead to .
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CHAPTER I I I  ENDNOTES

1. I f  the hard core cons is ted o f  two separate sets o f  blocks (two
or more in  a s e t ) ,  i t  was def ined as a s p l i t  core. This occurred
in 1951 , 1961 , and 1980.

2. B i l i n e a r  was used to describe hard core pa t te rns  th a t  had two 
obvious o r ie n t a t i o n s ,  these along perpend icu la r  planes.

3. Although separated, the two po in ts  are never more than a few 
hundred fe e t  ap a r t ;  Raymond E. Murphy, James E. Vance, and Bart  
Epste in ,  " In te rn a l  S t ruc tu re  o f  the CBD," Economic Geography
31 (1955): 44.

4. The arrows in d ic a te  the d i r e c t i o n  o f  p u l l  on the PLVI by the Amc.
Whether the PLVI moves or not depends on the s t a b i l i t y  and in v e s t ­
ment in the surrounding blocks and t h e i r  land uses. Any movement 
by the Amc w i l l  exe r t  p u l l ,  being th a t  as the hard core moves 
s p a t i a l l y ,  in te n s ive  land uses w i l l  show a tendency to move ra the r  
than be ass im i la ted  in to  the f r i n g e  (mixed land use) area. This 
movement, however, b u i ld s  up over a per iod o f  t ime w i th  the actual  
p o s i t io n  change occu rr ing  as a le a p - f ro g  type jump to the new 
lo c a t io n ;  Murphy, Vance, and Epste in ,  pp. 43-44.

5. Raymond E. Murphy and James E. Vance, "D e l im i t in g  the CBD," 
Economic Geography 30 (1954): 209.

6 . Many o f  the bu i ld ings  in downtown Omaha were b u i l t  between 1880 
and 1930; Murphy, Vance, and Epste in ,  p. 44.



CHAPTER I V

OMAHA'S CBD CORE THROUGH TIME: SYNTHESIS AND A
CHANGE IN ORIENTATION

Analys is  must always be the precursor o f  sny- 
thes is  . . . .

Carl R i t t e r  (1836)

As the prev ious chapter demonstrated through a t ime adjusted 

paradigm, changes have occurred in Omaha's CBD hard core between 1940 

and 1980. The most obvious changes were concentrated around the drop 

in t o t a l  numbers and types o f  businesses occupying the core area. The 

o r ie n ta t io n  o f  Omaha's downtown land uses changed from one o f  r e t a i l  

in 1940 (RB--47.0%; SF0--40.0%) to  one o f  se rv ic e ,  f inance ,  and o f f i c e  

func t ions  in 1980 (RB--36.0%; SF0--58.8%). As the closeness o f  the 

percentages in  1940 i n d ic a te ,  the process o f  r e t a i l  business rep lace­

ment probably began e a r l i e r ,  when in  the f i r s t  three decades o f  the 

tw en t ie th  cen tu ry ,  suburbs were in t roduced.  As r e t a i l e r s  moved out 

to the suburbs, a v a i la b le  space was l e f t  in  the downtown. The large 

r e t a i l e r s  l i k e  J.C. Penney1s, however, were the l a s t  s trongholds o f  

the r e t a i l  secto r  in  the hard core.  Yet in 1968, even Penney's

branched out to  the suburban shopping malls  known as Westroads and

Southroads. As t h i s  move might i n d ic a te ,  w i th in  f i v e  years the 

s to r e 's  downtown lo c a t io n  at  Sixteen and Dodge was c losed.^ The ou t ­

m ig ra t ion  o f  r e t a i l e r s  dur ing the 1960s and 1970s seems to have co­

inc ided w i th  the o f f ice -sp a ce  b u i ld in g  boom which took place in Omaha

during th i s  per iod .  According to a survey done in 1985, 10 out o f  

37 o f f i c e  bu i ld in g s  in the downtown were b u i l t  or renovated in those

65
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two decades, and 1,277,461 square fe e t  o f  space was added, accounting 

f o r  42.0 percent o f  the t o t a l  cu r ren t  o f f i c e  space (Table V I I ) .  During 

t h i s  o f f i c e  con s t ru c t io n  phase, add i t ion s  to the downtown Omaha sky­

l i n e  inc luded the t a l l e s t  b u i ld in g  in the c i t y ,  the 30 -s to ry  Woodmen 

Tower, the Red Lion Inn ( fo rm e r ly  the Omaha H i l t o n ) ,  the Union P a c i f i c  

East A d d i t io n ,  and a new pub l ic  downtown l i b r a r y  (F igs .  19 through 2 2 ) .~ 

Much o f  the b u i ld in g  o f  t h i s  per iod came about because o f  Omaha's 

concern in the 1960s w i th  the "dy ing"  downtown. As has been mentioned 

in Chapter I ,  p r iv a te  and pu b l ic  funds have been funneled in to  the core 

area, the r e s u l t  being the b u i ld in g  boom o f  the 60s and 70s and the 

renovation t rend o f  the 80s. What Omaha is  exper ienc ing is  25 years 

o f  growth in o f f i c e  func t ions  (SFO). The cu r ren t  renovation trend 

is  a c tu a l l y  a co n t inua t ion  o f  the b u i ld in g  boom, but as new b u i ld in g  

costs esca la te ,  renovations o f  o lde r  b u i ld ing s  in to  o f f i c e  space become 

more common, because i t  is  o f ten  more economical. In a d d i t i o n ,  renova­

t io n s  tak ing  place in the 80s also inc lude more than j u s t  o f f i c e  space. 

The old Brandeis b u i ld in g  (16th and Douglas) has been renovated in to  

o f f i c e s  on the upper f l o o r s  and small  spe c ia l ized  r e t a i l  shops on the 

lower f l o o r s .  The Conant Hotel on Twentieth and Farman and Redick 

Tower a t  F i f t e e n th  and Harney both inc lude apartments as wel l  as o f f i c e  

space. These p ro jec ts  are i n d ic a t i v e  o f  a subt le  characte r  and func­

t io n a l  change occu rr ing  in the downtown during the 80s. Spec ia l ized 

r e t a i l e r s  are moving in to  the downtown to occupy renovated bu i ld ing s  

such as the Bra iker-Brande is  b u i ld in g  (G a l le r ia  M a l l )  or the new Park 

Fa i r  Mall (F igs .  23 and 24) to serve the large o f f i c e  popula t ion 

during lunch hours or a f t e r  work. As r e t a i l  land uses move back in to
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Fig. 19. The Omaha Skyl ine Seen from Iowa on 1-480. View 
from the southwest.

iutgiiSEm

Fig. 20. The Woodmen Tower on the Right and the Red Lion 
Inn to the L e f t .  View from the nor th .
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Fig. 21. Looking North from 15th and Farnam. To the r i g h t  is  
the new pu b l ic  l i b r a r y ,  on tne l e f t  the Central Park 
Tower, and in the background the Union P a c i f i c  B u i ld ­
ing w i th  the east a d d i t io n  on the r i g h t .

Fig. 22. Looking West from 13th and Dodge. A c lose-up of  the 
V .P .- -Eas t  A dd i t io n .  In the foreground is the Omaha 
World-Merald newspaper b u i ld in g .
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Fig. 23. The Renovated Brandeis B u i ld ing  
at 16th and Douglas. The new 
P a rk fa i r  Mall is  in the f o r e ­
ground.
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Fig, 24. Looking North from 16th and Farnam. To the
r i g h t  is  the new pa r k f a i ^  Ma l l .  This sect ion 
o f  16th S tree t  has been "b r icked  in "  and 
b e a u t i f i e d .  The Red Lion Inn is  in the background, 
and the t h i r d  b u i ld in g  from the l e f t  is  the Brandeis 
bui i ding .
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the area, and the perceived q u a l i t y  o f  l i f e  is improved in the 

downtown through the i n f l u x  o f  p ub l ic  (Centra l Park M a l l )  and p r iv a te  

(Omaha Park One park ing garage) funds, (F igs.  25 and 26),  the core 

becomes a v ia b le  l i v i n g  a l t e r n a t i v e  f o r  those who work in  the area, 

saving commuting t ime and money and o f f e r i n g  downtown n i g h t l i f e  

( th e a te r ,  con ce r ts ) .  Such a process is  what seems to  be going on 

in Omaha's downtown. The o f f i c e  emphasis has created s a t e l l i t e  

growth areas in r e t a i l  (RB) and r e s id e n t i a l  housing (non-CBD), and the
4

hard core o f  Omaha is  becoming in c re a s in g ly  m u l t i - f u n c t i o n a l ,  

al though keeping i t s  emphasis in  the s e rv ic e ,  f ina n ce ,  and o f f i c e  

d i v i s i o n  o f  land use. This m u l t i - f u n c t i o n  c l a s s i f i c a t i o n  is  the 

product o f  a con t inu ing  evo lu t io n  o f  Omaha's hard core from i t s  

r e t a i l  emphasis in 1940 to one o f  SFO in  1980, to  cu r re n t  observations 

in the downtown. I f  the hard core is  d e l im i ted  in 1990, using 

the technique o u t l in e d  in  t h i s  s tudy,  t h i s  m u l t i - f u n c t i o n a l  use 

should be very ev ident  in the r e s u l t s .

Spat ia l  Changes in the Hard Core: A Synthesis

The e a r ly  no r th -sou th  l i n e a r  pa t te rns  o f  1940, 1951, and 1961, 

were replaced by east-west pa t te rns in 1970 and 1980, poss ib ly  in 

response to the westward m ig ra t ion  o f  the c i t y ' s  popu la t ion .  The 

s p l i t  or dual areal d e l im i t a t i o n  pat terns which occurred in 1951,

1961, and 1980, are judged to be of l i t t l e  s ig n i f i c a n c e  because the 

connecting blocks were so c lose to  the 80.0 percent CBD land-use 

c r i t e r i a  used in d e l im i t a t i o n .  In f a c t ,  a v isua l  study o f  the down­

town area in 1986 ind ica tes  tha t  the core is  once again u n i f i e d  and



Fig. 25. View o f  the Central Park Mall  Looking East from 
14th S t ree t  between Douglas and Farnam.

Fig. 26. Looking East on Douglas. Omaha Park One parking 
garage is  on the l e f t ,  the pub l ic  l i b r a r y  on the 
r i g h t ,  and the Central Park Mall behind the l i b r a r y .
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conta ins  11 blocks (F ig .  27) which is  j u s t  two less than the hard 

core had in  1970, a t  i t s  g rea tes t  e x te n t .  While the 1970 areal ex ten t  

was probably the r e s u l t  o f  the 60s' b u i ld in g  spu r t  in downtown Omaha, 

the 1986 expansion a r ises  from the renovat ion o f  downtown b u i ld in g s  

and several  new p ro jec ts  from the la te  70s and 80s (Table V I I ) .  The 

fu tu re  hard core probably w i l l  not look much d i f f e r e n t  than in 1986, 

and in f a c t  might become even more compact. This conclusion can be 

deduced from the f o l lo w in g :

1. In 1940, the hard core cons is ted o f  seven b locks.

2. By 1951, the core had grown to 11 b locks.

3. Ten years l a t e r ,  the core shrank back to seven b locks.

4. In 1970, the hard core was 13 b locks.

5. In 1980, the core shrank back to on ly f i v e  b locks.

6 . C u r re n t ly ,  in 1986, the hard core cons is ts  o f  11 b locks.

The above in fo rm a t ion  leads to s t i l l  another conclusion th a t  there 

continues to be an ebb and f low  o f  the areal  ex ten t  o f  the hard core.

In Omaha's case, there seems to  be a ten-year  cyc le w i th  d e f i n i t e  

high and low extremes w i th in  the t ime spectrum.

The Areal Mean Center and the Peak Land Value In te rs e c t io n

Any synthesis  o f  t h i s  sec t ion  is  l im i t e d  to conclusions and 

p re d ic t io n s  about the Amc and the PLVI because both have a l ready been 

described in d e ta i l  in  Chapter I I I  (see Figure 12).

In the past ,  on ly  two out o f  the f i v e  movements o f  the areal 

mean center  (Amc) were in an e a s te r l y  d i r e c t i o n ,  but t h i s  w i l l  probably 

change. Because the Amc is a f fe c te d  by the ad d i t io n  or sub t ra c t io n
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o f  hard core b locks,  the westward movement o f  1980 would be stopped 

in the c u r re n t  year (1986) because o f  the co re 's  eastward expansion 

(F ig .  27). L ikewise ,  w i th  the Central Park Mall  and o ther  add i t ions  

to  the east end o f  the downtown, the Amc should continue moving ea s t ­

ward a t  le a s t  through 1990.

The peak land value i n t e r s e c t i o n ,  on the o ther hand, w i l l  

probably remain f i x e d  at  le a s t  through 1990 f o r  reasons a l ready c i te d  

(see endnote 4, Chapter I I I )  and due to the f a c t  the b u i ld in g  (Wood­

men Tower) which anchors the PLVI's p o s i t io n  at Seventeenth and Douglas
5

is  in an extremely s tab le  economic c o n d i t io n .  A f t e r  1990, i t  is  

expected th a t  the PLVI w i l l  jump e as t ,  f o l lo w in g  the p red ic ted  movement 

o f  the hard core and the Amc.

Omaha: A Part o f  the Whole?

American C i t i e s  in  General 

Is the s i t u a t i o n  w i th  Omaha's hard core unique or does i t  

f o l lo w  a na t iona l  t rend observed in m e trop o l i tan  areas across the 

United States? Beginning in the 1940s, the average CBD lo s t  in the 

r e t a i l  s e c to r ,  i n i t i a t i n g  a dec l ine  in  r e t a i l  sales th a t  seems to have
g

continued to the present.  Why? One can on ly  surmise, but the o u t ­

ward m ig ra t ion  toward the suburbs which s ta r te d  a f t e r  World War I 

was probably one o f  the f a c to r s .  This outward movement i n t e n s i f i e d  

in the 40s, spurred on by federa l  housing and highways.^ Yet as r e ­

t a i l i n g  has dec l ined in the n a t io n 's  m e t ropo l i tan  areas, se rv ice -  

o r ie n te d  businesses have taken up the s lack .  With regard to the c i t y ' s
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change in fu n c t io n ,  Vance s ta ted :

Only in recent  decades has th a t  deal ing in and 
fa b r i c a t i o n  o f  ta n g ib le  goods l o s t  dominance in  the 
product ive a c t i v i t i e s  o f  mankind. Now, in  most de­
veloped c o u n t r ie s ,  f u l l y  h a l f  o f  the popu la t ion  may 
be engaged in " s e r v i c e s , "  as exem p l i f ied  by the 53 
per cent o f  the United States popu la t ion  now so em- 
p lo y e d . -

Vance c a l le d  t h i s  o r ie n t a t i o n  change the "Serv ice Revo lu t ion"  and 

compared i t s  magnitude to th a t  o f  the Commerical or I n d u s t r ia l  

Revo lu t ion s .

The "Serv ice Revo lu t ion"  made i t s e l f  f e l t  and seen in American

c i t i e s  in  the 1960s and 1970s. Manners described the movement's

impact on the c i t y  as a " .  . . burs t  o f  downtown o f f i c e  co n s t ru c t io n

. . ."  and impl ied  th a t  the re s u l t a n t  bu i ld ing s  were huge and impacted

9 10on the c i t y ' s  s k y l in e .  Economics dur ing th a t  t ime played an im­

po r tan t  ro le  in the o f f i c e  b u i ld in g  boom. The "boom" seems to have 

p a ra l le le d  an expansion o f  w h i t e - c o l l a r  jobs th a t  was nationwide.

In 1950, the share o f  the United States work fo rce  devoted to w h i te -  

c o l l a r  jobs was 36.3 percent .  In ten years i t  had climbed to 42.2 

percent ,  and to 48.0 percent in 1970.  ̂  ̂ From 1970 to  1977, the

United States experienced a 21.9 percent  increase in serv ice  produc- 

1 2t i o n  ( j o b s ) ,  and according to Vance, by 1977, 53.0 percent o f  the

13popula t ion  was invo lved in  s e r v ic e - re la te d  jobs .  With t h i s  type 

of  m e tropo l i tan  emphasis s h i f t i n g  to the serv ice sec to r ,  changes in 

the CBD o f  American c i t i e s  from r e t a i l  to serv ice  was i n e v i t a b le .

The r e s u l t  has been th a t  (speaking o f  American c i t i e s ) ,  " i n  almost 

a l l  c i t i e s ,  r e t a i l i n g  has l o s t  i t s  a b i l i t y  to pu l l  many people to  the 

cen te r ;  on ly the increase in  n o n re ta i l  a c t i v i t i e s  gives v igo r  to the
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1 4co re . "  And although r e t a i l i n g  has not been erased t o t a l l y  from the 

core, i t  now in h a b i ts  a ro le  subserv ient  to th a t  o f  se rv ic e ,  f inance ,

and o f f i c e  (SFO) uses. Vance summarized the new o r ie n ta t i o n  o f  the CBD

and the r e la t i o n s h ip  between SFO and r e t a i l i n g  w i th  the fo l lo w in g  

s ta tem ent :

Fhe cen t ra l  business d i s t r i c t  o f  American c i t i e s  has 
come to be dominant ly  a cen t ra l  o f f i c e  d i s t r i c t ,  w i th  
r e t a i l  func t ions  in c re a s in g ly  assuming a dependent ro le :  
dependent upon the cap t ive  market o f  the o f f i c e  workers
or the d a i l y  or p e r iod ic  v i s i t o r s  to the c i t y  core ,  and
dependent in absolute  im p o r ta n c e .^

P a ra l le ls  in Change 

The changes which occurred in  Omaha's hard core from 1940 to 

1980, roughly  p a r a l l e l  those which have occurred in c i t i e s  nationwide. 

Both Omaha and the United States experienced the growth o f  suburbs 

and a marked dec l ine  in r e t a i l i n g  in the downtown from 1940 to the 

present.  The o f f i c e  con s t ruc t io n  "boom" o f  the 60s and 70s was also 

common to both , as is  the continued dependency o f  r e t a i l i n g  on the 

o f f i c e  popu la t ion .  (Omaha demonstrates t h i s  w i th  i t s  s p e c ia l t y  shops 

and m a l l s . )  S t i l l  another t rend which Omaha also p a r a l l e l s ,  a l b e i t  

a few years l a t e ,  is  th a t  o f  renova t ions .  The movement may or may 

not be said to be nationwide in  scope, but Omaha is  tak ing  advantage 

o f  programs which promote renovation and p rov id ing  o f f i c e ,  r e t a i l ,  

and r e s id e n t ia l  space in the downtown a t  the same t ime. (The l a t t e r  

two are s a t e l l i t e  developments from the o f f i c e  expansion.)  So, in 

look ing back, the change in Omaha’ s hard core from r e t a i l  to se rv ice ,  

f ina nce ,  and o f f i c e  emphases was not unique; on the c o n t ra ry ,  Omaha 

has fo l lowed the na t iona l  t rend in terms o f  i t s  hard core changes,
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both the s p a t ia l  and f u n c t i o n a l .  CBDs are becoming m u l t i - f u n c t i o n a l  

areas and Omaha is  m i r r o r in g  such.

What Does the Future Hold?

For the fu tu re  o f  Omaha's hard core, who can r e a l l y  sa.y? But 

walk ing in  the downtown today and look ing  a t  the o f f i c e  b u i ld in g s ,  

or r e la x in g  in the pub l ic  Central Park M a l l ,  or shopping a t  the s p e c ia l t y  

s tores gives one a sense o f  a l iveness :  o f  knowing th a t  the downtown

is a l i v e  and wel l  in Omaha. As f o r  s tud ies such as t h i s ,  where do 

they f i t ?

As a too l  useful  in  fu tu re  p lann ing.  By i d e n t i f y i n g  the changes 

in Omaha's hard core over t ime, i t  has been shown th a t  t h i s  c i t y  

p a r a l l e l s  c i t i e s  nat ionwide.  This in fe r s  th a t  planners in  t h i s  c i t y  

might be able to look at  o the r  c i t i e s  to p r e d ic t  fu tu re  problems or 

to f i n d  s o lu t io ns  to those we a l ready have. Because the emphasis o f  

the downtown has changed, so must the planning and expecta t ions f o r  

th a t  area be changed to complement the co re 's  new r o le .  The attempt 

by Omaha to keep the core a l i v e  through renovations and p ub l ic  works 

has been a good one, and in  the v isua l  survey (1986), i t  seems to 

have worked. This study should be done again in 1990. These re s u l t s  

should t e l l  the c i t y  planners whether or not the new add i t ion s  to the 

core are keeping the area s ta b le ,  or  h o p e fu l ly  drawing the core f u r t h e r  

east .  At the worst i t  might show a sh r in k ing  or westward moving 

core and, i f  so, the planners need to know th a t  as wel l  in  order to 

counteract  the ac t io n .  I f ,  in f a c t ,  the core proves to be s tab le  

(using d e l im i t a t i o n ,  Amc, and PLVI),  s tud ies based on t h i s  one might
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be helpful in d irecting more investments into the area. At the very 

le a s t ,  th is  study has provided the c i t y  of Omaha with a de l im itat ion  

of one very important section of i t s e l f .

As fo r  this geographer, she is pleased to have come away from 

this  with a better  understanding of the changing nature and character 

of Omaha, and a t  the same time, to have made a contribution to the 

body of urban geographic knowledge.
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