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Foreword

As a public service to assist local housing actlvitles through
cLearer understanding of local housing market conditions, FHA
inttiated publication of its comprehensive housing market analyses
early in 1955. t,Ihile each report is designed specificaIly for
FHA use in administering its mor:tgage insurance operations, lt
is expected that the factual informatlon and the findings and
conclusions of these reports will be generally useful also to
builders, mortgagees, and others concerned with rocar housing
problems and to others having an interest in local economic con-
ditions and trends.

Since market analysis is not an exact science the judgmental
factor is important in the development of findings and concLusions.
There wl11, of course, be differences of opinion in the inter-
pretatlon of avallable factual informatlon in determining the
absorptive capacity of the market and the requirements for maln-
tenance of a reasonable balance in demand-supply relatlonshlps.

The factual framework for each analysts is developed as thoroughly
as possible on the basis of inforrnation available from both local
and nationaL sources. unless speciftcally identified by source
reference, aI1 estimates and judgments in Ehe analysis are those
of the authorlng analyst.
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ANALYSIS OF THE
OMAHA NEBRASKA-IOI^IA HOUSING MARKET

AS OF OCTOBER 1.r 1965

Summarv and Conclusions

The economy of the Omaha area is well diversified with
manufacturing accounting for about 21 percent of nonagri-
cultural wage and salary employment, trade and services
anoEher 40 percent, and other nonmanufacturing industries
the remaining 39 percent. The food products industry is
tlre dominant manufacturing industry. Tt L964, nonagricul-
t,ura1 wage and salary employment averaged 169,400, compared
with 150,300 in 1958. Most of this growth occurred in 1959
and 1960. Unemployment, since 1960, ranged from a hJ.gh
of 3.9 percent in 1961 to a low of 3.2 percent in L964. During
the October 1965-October 1968 forecasE period, nonagricultural
employment is expected to increase by about 1,650 jobs annually.
This gain approximates Ehe 1960-L964 rate of growth.

The population of the Omaha HMA is approximately 512,200 as
of October l, 1965, an average annual increase of 91875 (2.L
percent) since 1960. The total population is projected to a
total of 533,900 by October 1968, representing average incre-
ments of 7,225 (1.4 percent) a year.

Households in the omaha HMA currently totar 153,700. The currenttotal represents average annual increments of 3,100 (2.2 percent)
since 1960. over the three-year forecast period, it is expectedthat households in the HMA wiIl increase by 7,100 (2,375 annually).

There are currently about 163,500 housing units in the omaha HMA.This represents a net addition to the inventory of about 3,600units annually since i960. A total of 2L,250 units (excluding
public housing and military housing) has been authorized bybuilding permits since 1960, of which 75 percent were single-
family units. During the period, however, single _famity con_struction volume trended downward while multifamily construction
was experiencing some upr^rard trend.
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There are currently abouL 6,450 vacant housing units available
for sale or rent in the HI'IA, indicating an overall vacancy rate
of 4.0 percent. Of the Eotal available vacancies, 1,875 are
for sa1e, representing a homeowner vacaney rate of 1.8 per-
cent, and 41 575 are available for rent, a rental vacancy raEe
of 7.9 percent. The current number of available vacanE, units
is in excess of the level necessary Eo maintain a desirable
demand-supply relaEionship in the market. Many of the rental
units are of poor quality, however, The quality of sales
vacancies, on the other hand, is generally good.

The volume of privaEely-owned net additions to the housing
supply that will meet. the requirement of antieipated grovrth
during t,he next Ehree years and result in a more acceptable
demand-supply relationship In the market is approximately
2,45O housing units annually, comprised of 1,825 sales units
and 625 rental units. An additionaL 325 middle-income rental
units may be marketed only at the rents achievable with the
aid of below-market-interest-rate financing or assistance in
land acquisition and cost. This demand estimate does not
include pLlblic low-rent housing or rent-supplement accommoda-
tions. Demand for new sales housing by sales price ranges is
expected to approximate the pattern indicated on page 25.
Demand for rental units by monthly gross rent level and by unit
size is expected to approximate the pattern shown on page 27.
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ANALYS OF

OMAHA NEBRASKA-

Housing Market Area

For the purposes of this analysis, the Ctrnaha, Nebraska-Iowar Houstng
Market Area (HMl,) is aefined as being cotermirpus with the 0maha,
Nebraska-Iowa Standard Metropolitan Statistlcal Area (SUSA) as defined
by the Bureau of,the Budg'et in 1960. The 1960 population totaled
almost, [58r90q.l"The HMA inc]udes Douglas and Sarpy Counties, .

Nebraska and Pottar,raEEamie County, Iowa. The cities of Ornaira,
Nebraska and Council Bluffs, Iowa, and the torms of BeLlevue, Papillion,
Iu1illard, and Ralston, all of which are located in the Nebraska portion
of the HMA (see map), are the principal locallties irr the area.

Omaha is centrally located in the United States and lies midway on
Nebraskars eastern border on the Missouri River. Council Bluffs is
located directly across the liissouri River in lowa. In relation to
other midwestern trade centers, Omaha is located ].b0 miles uest of
Des Moines, Iowa, 525 miles west of Chicago, Illinois, 360 niles south-
west of Minneapolts-St. Pau1, Minnesota, 2OO miles northwest of Kansas
City, Missouri, and 500 miles east of Denver, Colorado.

Transportation facilities are readily available. Based on the total
number of Iines, track mileage, and services provided, the Omaha HMA

ranks fourth in the natlon as a rail center. 0maha is the headquarters
of the Unlon Pactftc Railroad, and the Chicago & Northwestern and
the Chicago, Burlington, & Quincy have g,eneral offlces in Omaha for
their western lines. fn a1I, nine major rath'oads serve the 0maha
HMA. Air transportatlon is available at Eppley Airfield, which has
been handling jets since 1960. Five maJor airfines, Braniff Inter-
national, United, Ozark, Frontler, and North Central, serve the Omaha
dr€8o Five U. S. highways converge in Omaha in addition to lnter-
state Highways 80 and 29, which provide east-west and north-south
access, respectively.

The Missouri River Basin Development Program has made Omaha free of
flood threats, opentng the way for development of nes industrial sites.
Barges carry thousands of tons of cargo to and from 0maha via a
navigable channel of six-foot depth which is to be increased to nine
feet during the decade.

L/Tnasmuoh as the rural farm nopulation of the Omaha Hl4A constjtuted
orly 1.5 percent of the total nopulaticn in 1960, all demograohic
and housing data used in this analysis refer to the tctal of
farm and ncnfarm data.
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According to the 1960 census, the Omaha FLwIA had a net jn-commutation of
,[r09L workers daily, refrectlng a dairy total of 7 tzz3 in-comrnuters
and 3r129 out-comnuters. Both the in-commuters and the out-corunuters
were dispersed among numerous counties swrounding the i{l,lA.
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Economy of the Area

Character and History

The city of Omaha was incorporated just prior to Ehe Civil War.
IEs location in a rich and newly-settled agricultural area, on the
navigable Missouri River, provided the impetus for iEs early grouth.
The introduction of the raitroads supplied a further stimulus to
the economic growth by increasing the trade area served by Omaha.
Currently, the local economy is excepEionally well diversified.
It is Ehe worldrs largest. livestock tradlng and meaE packlng
center, but numerous other foodstuffs are produced in Omaha. How-
ever, despite its reputation as a nbig kitctren," only eight percent
of nonagricultural wage and salary employment is engaged in rhe
processing of food products. Trade, services, and government
currently account. for over one-half of all nonagricultural wage
and salary employment.

Emplo)rment

Nonagricultural wage and salary employment in the Omaha HI"IA averaged
1691900 for the first eight ronths- ot L965, an increase of 1r_?50(0.8 percent) over the sime period tn til6li A].inoueh virtuaily allof the gain was in the nonmanufacturtng sectorr signlficant chlnges
occurred in manufacturing enplo;rment. tlmployment in food processing
declined by 1r2oo. Gains in rhe other manufacturing categories
more than offset the loss in the food industry, however. rn the
nonmanufacturing sector, the eonstructlon and mining category,and thetransportation, communicatlons, and utirities induutry 

"oitinued. toregister declines in employment rshile signtficant increases occurred.in trade, services, and government.

Between 1958 and-\?64t nonagricultural wage and salary employment
in"-":::"9 bv 19rtoo,!12'7 percent), from r5or3oo in 1i5B io iop,hooin 196l+ (see table r). This represents an average increase of
3rL75 a year. Employment grorth has been errati-, however. sub-stantiar enproyment gatns of 5tlla.and 6ra1o jobs tn l:959 and 1960,
respectively, aceounted for about 66 percent of the totar employmentincrease over the sfu(-year period. 0ver the Lg6O-Lg6b perioi, "

t



-5-

enployment increments averaged only Lr625 a Jrear. The 1960-1961
recession had only a sltght inpact on the Omaha economy; employment
increased by lrB@ during rhis widespread recession. A locaI
recession occurred in 1953, iiovrever, when employment increased'
by only 200 jobs

EYnployment by Industry. In 195b, manufacturing emoloyment accor:nted
for 2I percent of total nonagricultural wage and salary employment.
The percentage has been declining after reaching a peak of 2J per-
cent in L)59 and 1960. Manufacturing emplo;rment averased 35r55O
in 195h, 2r7oo above the 1958 total but Ir900 belcw the 196o peak
of. 37,450. Subsequently, manufacEurin; employment declined
for three years to a low of 35ro5o in L963. A gain of 500 was recorded
ln I95h.

The manufacturing sector ts dominated by the food products industry,
prinarily meat packing, but the importance of the industry has been
declinlng in recent years. rn 1958, emproJrment in food processing
totaled 17rooo. Following a modest decline Ln Lg59 and a smarl
gain in L96O, sharp losses occurred, and the 1953 emplqrment }evel
averaged only }lr0!0. The lndustry added 200 Jobs in 1951r, ternporarily
reverstng the donnward trend. The principal cause of the declining
emploJrment leve1 is automatlon in the }arge plants. The machinery
and equipment industry has expanded rapidly since 1958. The I95h
emplo;rment leve1 was 7 r55O, as compared with l+r500 in L958. This
increase is attributabre, in part, to employment e:cpansions at the
talestern l.ilectric company plant,. rlrnployment in the remaining manu-
facturtng industries increased onry modestly durlng the 1958-1961r
period.

Ilistorically, ngnmanufacturing hae dominated the 0maha economy,
accounting for almost four-flfths of alr nonagricultural wage- and
salary emplo]rment in 196h. .A,t 1331900 tn 196l+, nonmanufacturing
enploSrment was 1611100 (1,1+ percent) over the 1958 level" (see table r).
Grouth in this sector was relatively stable over the L95B-Lg5j
perlod, averaging 31150 a year, but the 1961r level was only 200
above rhe 1963 total. rn 196hr trade accounted for 30 percent ofall nonmanufacturing empro)rment. services made up 20 pereent of
nonmanufacturing employmentj governnent employment was }7 percent
of the total', transportation, communications, and utilities aceountedfor 15 oereentf and flnance, insurance, and real estate and construction
and nining were responsible for 11 percent and Z percent, respectively.
These percentages vary onry slightry from ttre 1958 distributlon.
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Grou-bh in the nonmanufacturing sector has been led by trade, services,
and government. tluring the six-year period from 1958 to 196b,, a
total of 61050 jobs were added in the trade category. Gains were
recorded in every year with the largest (11900) occurring in 1960
and the smallest (55o) i-n 1963, coinciding with the trend of total
employment. Employment increases in the services industrlT have been
relatively constant. Gains averaged 9O0 a year between 1958 and
L96b, and ranged from a low of 800 tn L952 and 1961+ to a high of
1.000 in 1961 and 1953. Government employrnent rose lrrOOO over the
six-year oeriod, an averafe pf 675 a year. The finance, insuiance, and
real estate sector displayed rnodest gains over the period. The
1961+ ernplo;rment level in the construction and mining industry was
equal to the 1958 totat of 91150, but betneen the tno terminal dates
it reached a peal< of 10r800. The transportation, communications,
and utilities sector errperienced a net emplo;rment loss of 350 over
the 1958-196h period.

Princlpal Sources

There are cumently ten manufaeturing ffums in the 0maha HlliA which
employ 50O or more workers each. Five of these are food processerst
underlining the importance of the food industry to the Omaha ceomry.

Larsest l,Ianufacturing ConcernsS,/
0maha Housing l.Iarket Area

uctober lyo)

Company

.Armour and Co.
Campbell Soup Co.
Cudahy Packinq Co.
Independent Metal Products
Suift and Co.
Tip-top Products Co.
Vickers Co.
Western Electric Co.
Wilson and Co.
World Publishing Co.

Product

Meat packing
Food processing and frozen foods
Meat packing
Trueks, trailers, and transport tanks
Meat packing
Molded plastic products
Hydraulie equipment
Telephone equlpment
Meat packing
Daily newspaper publication

s/ Incfuaes manufacturers rith 500 or more employees.

Source: Omaha Chamber of Conmerce.
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The Western Electrlc Conpany is by far the largest employer tn the
3r€8o The company manufactures telephone equipment. 'l'he Omaha plant
is relatively new, having been in operation for only about nine
years. blnployment expansions in 1959 and 1960 partially accounted
for the economic boom durilg those foarS"

The Vickers Company and the Independent Metal Products Company are
recent additions to the Omaha economy. In operation only a few years,
they contributed to the rapid growth of the early l960rs. These two
firms, along with the Western Electric Conpany, accounted for the
rharp employment incroase in the machinery and equipment industry.

Offutt Air Force Base"
Command (SAC) 1s locate
jacent to the tor,rn of Be
a profound impact on Ehe
Civilian employment at O

during the past ten year
almost doubled between 1

since that time.

The headquarLers of the StrategC.c Air
d just south of the city of Omaha, ad-
llevue, at Offutr Af'B. The base has had
economic developmenE of Sarpy County.

ffutt AFB has remained almost constant
s. Military strength, on the other hand,
955 and 1962 but has increased only stightly

Date

Milltary and Civilian Strength
Offutt Air Force Base

Lt)>>-L96'

l,1111tary Civilian

Dec.
il
ll
ll
ll
lt

ll
ll
lt

il

Aug.

Le55
L956
l-957
L95B
t959
1950
L96L
L962
L963
L96b
L965

,229
,)62
,591t
,73]
,6b9
,5og
,776
,h,bb
,583
,13h

978l+

,
,
5
7
B

9
9

l_0
10
10

6
6
6
7
8
9

,

,

I
l-
1
1
I
1
I
1
1
I
1

ol+5
222
129
188
22b
238
293
29t
)12
313
29L

,

t

Total

,955
,887

o23
L5T
Lsr
782

10r 8o2
11r067
tL,756
lrrBg5
LLrb25

Source: Department of Defense.
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UnemplovmenE

The Ornaha-Council Bluffs Labor l,larket Area (coterminous with the
Ornaha HI,IA) continues Eo be classified ln Group C by t,he U.S.
Bureau of Employment Security, indicating an unemployment rate
between 3.0 percent and 5.9 percent. This indicates that, the
number of job seekers is only moderaEely ln excess of job open-
ings. Slnce 1960, the average annual unemployment rate has ranged
from a high of 3.p percent in 1961 to a 1ow of 3.2 percent in
L964. For the first eight months of 1965, unemployment averaged
3.2 percent of the work force. During the same period in 1964,
the raEe was 3.4 percent..

Estimated Future Emplowent

Nonagricultural wage and salary employment in the Omaha HI,IA is
expected Eo increase by about.1,650 annually over the next three
years. This increase approximates the 1960- L964 rate of growth,
which amounted to.about L,625 annually. It was noted earlier that
nonmanufacturing accounts for almost four-fifths of all nonagricul-
tural wage and salary emplolrment, and t.hat, manufacEurlng emplo)menE
decllned during the 1950-1964 perlod. These trends would indlcate
t,hat the employment lncrements will probably occur ln the non-
manufacturlng secEor. It is judged Ehat manufacEuring employment
will remain about aE its currenE level so that projected increases
in t.he nonmanufacturing will be below those of the previous period.

The Omaha Industrial Foundation reports that'rn large-scale new
industries have revealed any pLans to open new plants ln the Onaha
area in the near future. It ls therefore probable that the employ-
ment increases will result from expansions in existing employment
sources.

Income

Hours and earnings .-dat,a for manufacturlng product.ion workers in
Omaha, the State of Nebraska, and Ehe UnLted States show t,hat earn-
lngs ln the Osraha HMA are higher than ln either the State of Nebraska
or the.country as a whole. In March L965, the earnings of manufactur-
lng product,lon workers in Omaha HMA were $109, compared with $102
for Nebraska and $t07 tor rhe United SraLes. The 1965 flgure of $109
for the Omaha HI'IA represents an increase of 21 percent over the March
1960 level, or slf.ghtly over 4 percent a year.
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Earnin for Production

State of
Nebraska

l| 83.22
87.79
90.13
95.5L
97.89

102.L8

United States
total

$ 90.91
90.78
95.9L
97. Bh

101.1+0
r07.12

on ur

Year

1960
t96L
1962
L963
L96,lt
t955

$ 89.63
95.30
97.O7

103.03
106.58
108.53

Source: U.S. Bureau of Labor Statistics.

The current median family income, after deducting Federal income tax,
is about $7,150 for all families and $s,950 for all renter families.
The current income levels represent an average increase of about 3.3
Percent a year over the 1959 levels. By 1968, the median income of
all famili.es wiIl be about $7,575, for renter families $6,300, after
deducting Federal income tax.

Detailed distributions of all family income and renter family income for
1965 and 1968 are prqsented in table lI. About l0 percent oi all families
and 14 percent of all renter families currently have after-tax income
below $3,000 annual1y. At the upper end of the income distribution, 24
Percent of all families receive after-tax income exceeding $10r000
annual ly.
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Degographic FacEors

Poputat ion

curregt Estimate. The population of the omaha HMA is approxlmately
5L2,2OO as of Oct,ober l, 1965, a gain of 54,350 (12 percent) over
the April 1960 level. The current tot,al represents an average
annual increase of 9,875 (2.1 percent compounded) since 1960. Al-
most 66 percent of the total HlfA populaEion resides in the city
of Omaha, which has a current population of 336,100. The current
population of Douglas County (including Omaha) is about 380r000,
up 36,500 (1.8 percent a year compounded) from the April 1960
tot,al. Sarpy County is the fastest growing county in the Hl,lA; the
current population of 471600 represents an increase of 16r300
(7.7 percent compounded annually) over the past five years. The
populat,ion of the clty of Bellevue has almost doubled since 1960 (to
17r400), but,a substantial part of'tire increase \{as a result of
annexat, ion.

Population Trend
Ornaha, Nebraska-Iowa, HI'IA

r950- 1968

Date

April 1950
April 1960
October 1965
October 1968

ToEal
populat ion

366,395
457,873
5r2,2OO
533,900

Average annual chanEe
Number Rateg

9,150
9, 875
7 ,225

z.iy"
2.L
L.4

a/ Derived through Ehe use of a formula designed to calculate Lhe
raEe of change on a compounded basis.

Sources: 1950 and 1960 Censuses of PopulaEion.
1965 and 1968 estimated by Housing Market Analyst.

Past Trend. Durin g the 1950-1960 decade, the population of the HI'IA

increased by 91,500, from 366,400 in 1950 to 457,900 in 1960. This
represents an average annual lncrease of 2.3 percent a year, com-
pounded. About 68 percent of the population growth during the 1950-
1960 decade occurred in Douglas County as population increased by
62,500 to a 1960 level of 343,500. Sarpy County almost doubled its
populatlon during the decade while the poputation ln Pottawatt,amie
County increased by only 19 percenE. Population changes for the HI'IA

and its components are presented ln greater detail in table III.
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Estimated Future Pooulation. Based on employment increases
which are expected over Ehe forecast period, the October 1968
population is projected to a Lotal of 533,900. This represents an
average increment. of 7,225 (1.4 percent) a year over the presenE
population. The projected rate of grovrth is slower, both abso:
lutely and relaEively, than was experienced in the 1950-1960 and
1960-1965 periods. Rapld employment expansions such as Ehose of
the late 1950's and early 1960's are not anticipaced during rhe
forecast period. Population growEh is expected to occur, as it
has in the past, primarily in the Nebraska portion of the HMA. Of
the total population increase, 67 percent will be in Douglas County
ar.d 25 percent in Sarpy County. The populat,ion estimates for the
HI'IA and its components are presented in greater detail in table III.

Natural Increase and Migration. Between April 1950 and Aprl1 1960,
net. natural increase (excess of births over deaths) accounted for
78 percent of the total population gain in the Hl4A and in-mlgration
accounted for the remalning 22 percent. Since April 1960, net
natural increase has accounted for 79 percent of the toLal population
gain. Ttre average annual rate of in-migration in the post-1960 period,
abouE 2,050 persons a year, is slightly above the 1950-1960 average
annual Eotal of almost 2,000 persona.

Households

Current Estimate. Households in the Omaha HllA total 153 ,700 as of
October 1, L965. The 1960 total was 136,650, indicating an increase
of L7,050, or 3,100 (2.2 percent., compounded) a year, during the
1960-1965 period. There are currently 116,200 households in Douglas
County, up L2,250, or 2,225 (2.1 percent) annually, since the 1960
census enumeration. Sarpy Count.y has added 4r325 households since
1960 while Pottawattamie Couuty has added only 500 (see table IV).

Household Trend
Omaha. Nebraska-Iowa. HIIA

1950- r968

Date

April 1950
April 1960
October 1965
October 1968

Total
households

105,407
136,645
153, 700
160,800

Average annual change
Number Rate9/

3,124
3, loo
2,37 5

2.6
2.2
1.5

a/ Derived Ehrough the use of a formula designed to calculate
the rate of change on a compounded basis.

Sources: 1950 and 1960 Censuses of }Iousing.
1965 and 1968 estimated by Housing Market Analyst.
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Past Trend. Between April 1950 and April 1960, households in the
Omaha HMA increased by 3L,25O (29,6 percent), from 105,400 in 1950
to 136,650 in 1960. The increase in the number of households
between 1950 and 1960 reflects, in part, the change in census
definition from rrdwelling unitrr in the 1950 Census to ,rhousing
uniErr in the 1960 Census.

About three-fourths of the household growth during the 1950-1960
decade occurred in Douglas County where the number of households
increased by 23,200 (28.7 percent) durdng the decade. The uost
rapid household growth occurred in sarpy county in which the number
of households almost doubled, increasing by 3,725 (92.4 percenE).

Household size,Trends. The average household size in the omaha
HMA has been declining slowly since 1950. rt is currently esEimatedat 3.25 persons, as compared with 3,26 Lr 1960 and 3.2g persons in1950. The trend is expected to continue during the foretasE period,
with the average household size declinlng to 3.24 persons by october
1968. Average l-rousehold size in the city of omaha is currently 3.14
persons and is projected t.o decrine Eo 3.13 during the forecasE
perlod.

EstimaEed Future Household Growth Based on the Ievel of total
population growth expected to occur in the HI'IA during the next
three years,. adjusted to reflect nonhousehord population changes,
and based on the average household size trend noted above, it is
expecled Ehat households in t,he HMA will increase by 7,100 (2,375
annually) during tire next three years, reaching a total of t6d,aoo
by october 1, 1968. The bulk of the increase, as has been true in
the past, undoubtedly witl occur in the Nebraska portion of the HIvlA.
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Houslnq MarkeE FacEors

Housing Supplv

Current Estimate. There are currently about 163,500 housing units
in the Ouraha HMA (see table V). Thls represenEs a net dddition to
t,he inventory of almost 19,850 units (I4 percent), or about 3,600
annually, since the 1960 census area toEal of abouL L43,650 units.
Dtjuglas County now cont,ains about three-fourths of the total houslng
supply in the HllA. Of the toLal net addition of 19,850 units, about
14,150 (71 percent) were added ln Douglas County, 4,600 (23 percent)
unlts were added ln Sarpy County, and only 1,100 (6 percenE) were
added in PotEawatEamie County.

Past Trend. Durlng the decade from 1950 to 1960, Ehe number of
housing unlts in the HIIA lncreased by 35,900 (33 percent), from
about 107,750 in 1950 to 143,650 ln 1960. This lncrease represents
an average annual lncrement, of almosE 3,600, comparable wiEh the
f960-1965 increase. About 86 percent of Ehe 1950-1960 increase
occurred in the Nebraska porElon of the HI'IA. The increase in the
houalng supply between 1950 and 1960 reflecEs, tn part, the change
ln cengus deflnitlon from trdwelling unit[ in the 1950 census to
rrhouslng unitrr ln the 1960 census. It is therefore probable that
gforrth ln the 1960-1965 perlod \^,as more rapid than in the 1950-1960
per iod.

Characteris tlc of the Supplv. AE present, 77 percent of the housing
unlts ln the Omaha HMA are ln one-uniE, structures (includlng trailers).
Thls ratio ls virtually unchanged since the 1960 census. The number
of unlts ln structures wlth Ewo to four units declined as a percent of
total units between 1960 and L965, from over 10 percent in 1960 to
slightly over nine percent in 1965rprimarily as a result of increased
demolltlon acEivity raE,her than a reductlon of the conaErucLion level.
The number of unlts ln et,ructures r4rlEh flve or more units increased
sharply becween 1960 and 1965, reflecEing Ehe recent upsurge ln multi-
family constructlon. The composltlon of the housing dnventory by type
of structure for 1960 and 1965 is summarized ln the following table.
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Ti-re Housine Invento bv Tvpe of Structuret
Ornaha- Nebraska-Iowa. Hous ng1 Market Area

1960 and October 965

Number of units
Type of
s tructL re

One-family
Two-to four-family
Five-or more-family

Total

April I,
1 960

OcEober 1,
L96s

126,100
15, 250
22,L50

163,500

Percent of total
1960

100.0

111,050
15, 1 19
t7.487m?t

1965

77.L
9.3

13.6
100.0

77.3
10 .5
t2.2

a/ Differs somewhat from count of all housing units (L43r662)
because uni-ts by type of struct,ure were enumerated on a sampre
basis.

Sources: 1960 Census of Housing.
1965 estimared by Housing Marker Analyst.

A distribution of Ehe housing supply by age of structure, adjusted
to reflect the age of units demolished s ince 1960, is presented in
t.he following table. Approximately 23,100 units, or L4 percent of
the current housing stock,have been constructed since April 1960.
About 23 percent of the uniEs were built in the 1950-1960 decade.
The low levels of construction during t.he depression and world war
rr are evidenced by the fact that only 15 percent of the inventory
was constructed during rhe 1930-1949 period. Almosr half (4g per-
cenE) of the inventory was built prior Lo L929, pointing up the age
of the housing stock.
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Dlstrlbution of the Housin e Supply bv Year Bullt d
Omaha Nebraska-Iowa. Houslng Market, Area

October 1. 1965.

Year
bullt

April l960-September 1965
1955 - March 1960
1950 - L954
L940 - L949
1930 - 1939
L929 or earlier

Total

Number
of units

PercenEage
disEribut lon

23,100
22,OOO
15,200
L2,200
1 1, 800
79.200

163,500

14. 1
13.s
9.3
7.5
7.2

48.4
100.0

al The basic data reflect an unknown degree of error in "year
bulltrt occasioned by the accuracy of response to enumeratorsr
quest.ions as well as errors caused by sampling.

Source: Estlmated by Housing Market Analyst, based on the 1960
Census of Housing and adjusted to reflecE inventory changes
since April 1960.

The condiEion of Ehe housing supply in the HI'IA has improved some-
whaE since 1960. 0f the 163,500 housing units currently in Ehe

HMA, about 15,000, or ellghtly over nine percent, are considered
to be either dllapldated or lacking some or all plumbing facillCies.
In Aprll 1960, the census reported that I7rl00 housing units, or
almost 12 percent of the inventory, were either dllapidated or
lacked some or all plumbing facilitj-es. The condition of the
inventory has improved since 1960 because some of the Poorer
qualiLy and dilapidated units have been demolished and some

existirg units have been upgraded in quaLity.

The 1960 census reported Ehe median value of owner-occupied uniEs
in the &naha HMA at $11,600. Medlan value for those units in
Nebraska was $12r 100 while those in Ehe Iowa portion had a median
value of only $9,900. Untts that were vacanE and avallable for sale
had a median value of $16,100, substantlally above the over-all value.
Based on recent const,rucLlon and rising land costs, and adjusted for
the unlEs lost rhrough demolltlon, Ehe medlan value has increased to
about $11,900, currently. The medlan gro88 monthly rent for renter-
occupied units was $75 ln Aprll 1960. The correspondlng flgure was

$77 tor ttre Nebraska portion and $72 f.or the Iowa portion of t*re HMA.

The median gross rent for unit,s vacant and available for rent was $59.
Currently, the median gross rent is abouE $80 as a result of the
increased multlfamily constructi.on since 1960.
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Residential Buildi nQ Ac t ivit

Between 1955 and 1960, the trend of residential building activity was
generally upr^rard (see table VI). The number of uniEs auEhorized by
building permit,s was relatively constant over Ehe 1955-1957 period,
ranging from 2,425 to 2,675 unlts annually. A sharp increase occur-
red in 1958, when more than 3,900 units were authorized. A slight
decline in 1959 was followed by a moderaEe increase ln 1960. Since
1960, residential construction has displayed wide fluctuations. The
number of units authorized by building permit,s increased from the 1960
level of 4,225 to a peak of 4,950 in L962. A sharp decline occurred
in 1963 followed by a moderate decline in L964. The 1964 total \^Ias

only 3,425 units. Dat.a for the first ni-ne months of 1965 suggest
that a further decline is in progress.

Over the 1955-1964 period, Douglas County accounted for about 75
percent of all privately-financed units authorized by building permits
in the HI'IA. Sarpy County accounted for 15 percent and PottawatEamie
County, 10 percent. Of Ehe permits issued in Douglas County and
Pottawattamie County, most of the units were located in Omaiia and
Council Bluffs, respectively. In Sarpy CounEy, however, the majority
of the units rvere located in the unincorporated areas, but many of
these were annexed by Ehe city of Bellevue.

During the 1960-1964 period, a total of 2L,250 privately-financed
uniLs were authorLzed by building permits in the &naha HMA. Of the
tota1, about 15,900 (75 percent) were single-family units. Single-
family construction reaehed a peak of 3,900 units in 1961. Declines
were experienced in each of the next tirree years to a L964 low of
21 300 units. The primary reason for the downturn was a sharp curtail-
ment of single-family construction in Douglas County, although the
trend in the rest, of the HI"IA is also downward.

In contrast to the decline in slngle-family construction volume,
multifamily construction has been Erending upward. During the 1960-
1964 period, a total of 5,350 multifamily units were authorized by
buildtng permits. The number of multifamily uniEs lncreased from a
low of 600 in 1960 to a peak of 1,575 in 1962. In 1963, about L,L25
multifamily units were authorized; this total was virtually unchanged
in 1964. LlulEifamily construction has been centered in Douglas County.
About 89 percent of all multlfamily uniEs authorized during ehe 1960-
1964 perLod were located in Douglas County; about seven percent ldere
located ln Sarpy County and four percent were ln PotEawaEEamie County.
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Multifamilv Unlts Authorlzed bv Building Permits
Omaha Nebraska-Iowa HMA

1960- 1965

el

Dat.e

r960
196 I
L962
196 3
L964
D65bJ

Douglas
Countv

826
1,509

909
966
801

Sarpy
Coun_tv

4
25
34

20L
LL2
116

Pottawattamle
Countv

L7
80
43
L2
47
33

HMA

toEal

608
931

1, 586
L,L22
L,L25

950

587

al
h.t

Excludes public housing and military housing.
Flrst nine months.

Sources: Bureau of the Census, C40 Constructlon Reports.
Local buildlng inspectors.

During the flrst nlne months of 1965, a total of 2,800 units
were authorlzed by building permlEs, compared with 2r450 in the
same perlod in L964. Some 950 (34 percent) of the authorlzations
ln the current year have been for multifamlly units.

Units Under ConsEruction. Based upon bullding permit data and the
October 1955 postal vacancy survey, there are about 2r 100 houslng
units under construction in the Onaha HMA at Ehe presenE tlme, of
whlch 1,075 are single-family units and 1rO25 are multlfamily units.
Dougtas County accounts for 1,725 of. the untts under consLrucEion,
950 of which are multifamlly unlts. There are 225 units under
construction in Sarpy CounEy and 175 in Pottawattamie County.

Demolltions. Accuratb demolition data are nor available for the
onaha H}.fA. Based on information from local sources, however, it is
est.lmaEed thaE 3,200 units have been lost through demolition slnce
1960. Most of Ehese have resulted from the construction of the
lnterstate hlghway system and from code enforcement. Ilurlng the
three-year forecast pertod, lE ls anEiclpat,ed that about 1r200
untts wtll be demollshed, an average of 400 a yeat, compared wlth
550 a year durlng the 1960-1965 perlod.



Tenure

Therearel53,T00occupiedhousingunitsinEhe.omahaHl'lAasof
October 1, Lg65, of which 100,400 (6S'l percent) are owner-

occupiedand53,300(34.7percent,)arerenter-occupied.The
owner occupancy ratio varies among the components of the HI'IA'

Currently, the owner occuPancy raEio is 62'B percent' in Douglas

CounEy, tompared wLUn 74.4 itt S"tpy County-atd 72'7 percent in
pottawattamle county, Between 1g50 and 1960, the owner occupancy

rate increased slowiy, from 63.4 percent in 1950 to 64'9 percent

in l-960.

18-

Tenure Trend
Omaha Nebr ka-Iowa. HMA

1950. 1960. and 1965

Type of
household

A11 households
Owner-occuPied

Percent
Renter-occuP ied

Percent

April
1950

105. 407
66,832

63.4%
38,57 5

36.6%

April
1960

L36,645
88, 643

64.9%
48, 002

3s.L%

0ctober
r965

153.700
100, 400

6s.3%
00

7%

53,3
34

Sources 1950 and 196O Censuses of Housing.
1965 estimated by Housing Market AnaIyst.

Vacancy

1960 census. ln ApriI 1960, there were about 4r2oo vacant, nondil-
apidaEed, nonseasonal housing units avai
the Omaha HMA, an over-all vacancy raEe

lable for sale or rent in
of 3.0 percent. Of the total

number of available vacancies, 1r060 were for sale, a homeowner
vacancy raEe of 1.2 percent. The rernaining 3,140 available
vacancies were for rent, rePresenEing a rental vacancy rate
of 6.1 percent. Of the avallable vacant units, 50 sales units
and about 1,250 rental units lacked some or all ptumbing facil-
itles. The highest sales vacancy rate was 1.4 percent in Sarpy
Couirty while Pot.La\,rattamie County had the lowest with 0.9 percenE;
Douglas County recorded 1.2 percent. Rental vacancy rates were
lowest (5.3 percent) in Pottawat,tamie County and highest (6.3
percent) in Douglas CounEy.

Postal Vacancv Survevs. The six principal post offices in the
three-county Omaha HI'IA conducEed a postal vacancy survey in
October 1965. The survey covered 148,560 housing unl-ts, about
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9l percent of the total HMA housing stock. At the time of the sur-
vay, 5,980 units were vacant, a ratio of 4.0 percent. Of this total,
3r74L were residences, a vacancy ratio of 2.9 percent, and 2,239
represented vacant apartments, indicating a vacancy ratio of 10.9
percent in this category. An additional 2rO57 units were reported
to be under construction.

Postal vacancy surveys
years. The results of
following table.

have been conducted in
the last three surveys

the Omaha HMA in previous
are summarized in the

Postal Vacancy Survey Ratios
Omaha. Nebraska-Iowa. HMA

r963 - 1965

Vacancy rates
Total Residences ApartmentsDate

November 1963
September 1964
October 1965

4.2
3.5
4.0

0
5

9

3

2

2

11.i
10.3
10.9

Source: Postal Vacancy Surveys conducted by local postmasEers.

It ls importarit Eo note that the postal vacancy survey data
are not entirely comparable with the data published by the Bureau
of the Census because of differences in deflnition, area delinea-
t,ions, and methods of enumeration. The census report.s uniEs and
vacancies by tenure, whereas t.he postal vacancy survey reports
units and vacancies by Eype of structure. The Post Office Department,
deflnes a ttresidencetr as. a unit representlng one stop for one
dellvery of mail (one mallbox). These are princlpally single-
family homes, buE include some duplexes and structures wlth
addlElonal uniEs created by conversion. An rrapartmentrr is a
unit on a stop where more than one deltvery of mail is possible.
Although t.he postal vacancy survey has obvlous limltatlons; wl.€r
used in conjuncElon with other vacancy tndlcaEors the survey
serves a valuable functlon ln the derlvat,lon of estlmates of local
market conditions.
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Current Estimate. O;r the basis of the postal vacancy survey, infor-
mation from local realtors, other local data, and personal observation,
it is judged that there are currently about 6,450 available vacant
housing units in the Omaha HMA, an over-alL vacancy rate of 4.0
percent. Of the total available vacancies, Lr875 are for sale,
representing a homeowner vacancy rate of 1.8 percent, and 4r575
are available for rent, a renLal vacancy rate of 7.9 percent.
These rates are subsEantially above the 1960 levels of I.2 percenE
and 6.1 percent for homeowners and tenanEs, respectively.

Vacant ins Units
Omaha Nebraska-Iowa HMA

1960 and 1965

Units April 1960 October 1965

Total vacant units 7 ,OL7 9, Boo

Available vacant units
For sale only

Homeowner vacancy rate
For rent

Rental vacancy raEe

4.L97
1, 060

L.2%
3,L37

6.t%

6. 450
1, 875

L.8%
4,57 5

7 .9%

Other vacant units 2,820 3, 350

Sources.: 1960 Census of Housing.
1965 estimated by Housing Market AnalysE.

Vacancy rates varied widely in the three -counties whicir make up the
HI,IA. The homeowner vacancy rate in Douglas County is higher (1.9
percent) than the HMA total while the rental vacancy rate is generally
lower (7.4 percent). Vacancy rates in Sarpy County are I.4 percent
and 6.8 percent for homeowners and tenants, resPectively, both of
which are below the HI,IA rates. The renEal vacancy raLe of 10.9
percent in Pottawattamle County is the highest in the HI4A; the
homeowner vacancy rate is only 1.7 percent.

Of the 6,450 available vacant housing units in the HI'IA, about
2,200 currently lack some or all plumbing facilities. About 150
of these are sales-type units ar.d 21050 are rental units.

The current number of available vacanE uni-Es is in excess of the
leveI necessary to maintain a desirable demand-supply relationship
in the market. The quality of the sale vacancies is generally
good. AfEer adjusting the number fr;r those lacklng plumbing facil-
itles and for those uniEs which are noL compeEiEive, a moderate excess
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of sal-es vacancies still exists. Although the number of vacantrental units is excessirre for an area such as ohama, a deficit of
good quality units exists. Many of the vacant rental units lack
plumbing facilities and many more are not competitive because oflocation or condition.

Sale s Market

General Marke E Conditions The sales market in the Omaha HMA
has weakened since 1960. rncreased single-family construction
activity coupled wit.h a slackening of demand has resulted in a
current vacancy level which is substantially above the 1960 total.
Although the vacancy leve1 has increased, these is no subst.antial
evidence of any serious deterioration of the market and multiple
listing dat,a indicate that. home prices have not declined.

Most of the new homes in the HI'IA are priced beEween $15,000 and
$25,000. There is some construction activity in the $12,SOO to
$15,000 price range but vi-rtually none below $12,500. some of tlie
new homes are priced in excess of $251000, but these do not have a
strong impact on the market.. The average sales price of homes
sold through rnultiple listing was about$15,300 Ln L964, an increase
of abour $250 since 1961.

Unsold Inventorv of New Homes . The annual surveys of unsold new
cted by the Omaha and Des Moines Insuring
anuary 1965 covered subdivisions in

sales houses which were condu
Offices in January L964 and J
which five or more houses r^rere completed in the twelve months pre-
ceding Ehe survey date. The 1965 survey covered 53 subdivisions inin the ornaha Hl,lA in which 1,306 houses were completed during L964.of the total completions, 752 were pre-so1d and 554 were builtspeculatively. of the speculatively-built, 99 (1g percent) were
unsold at the time of the survey. About half of Ehe unsold homes
had been compleEed Ehree months or less. An addit.ional 45 units,
whlch were completed in 1963, were still unsold.

The comparable January 1964 survey counted 1,941 completions in87 subdivlsions, of whlch 1,097 were pre-sotd and g44 wete builtspeculatively. of the speculatively-built homes, 296 (35 percent)
remained unsold at the time of the survey. The bulk (70 percent)-of the unsold new homes had been completed three months or less.About 20 percent had been completed for four to six months andthe remaining 10 percent had been completed for seven to twelvemonths. rn addition, 34 homes which were bullt in 1962 werestl1l unsold on the survey date.
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The distributions of the 1964 and 1965 surveys by price class are
presented in the following table. It shows that homes builE in
1964 were not as highly concentrated in the middle price ranges
as was true in 1963.

Price Distribution, New House CompleEions
Omaha, Nebra ska-Iowa. HMA

1963 and 1964

Percent of t,otal completions
Price 196 3 L964

-$14,999
,499
,999
,ggg
,999

and over
Total 100 .0 100.0

Source: Federal Housing Administration.

The surveys reveal that the sales market was in slightly better
balance ln 1964. The percent of units unsold declined from 35 per-
cent in the 1964 survey to 18 percent in 1965, reflecting the sharp
cutback in construction rohich occurred in 1964. Results of the
thro surveys are presented in greater detall in table VIII"

Rental l'Iarket

In spite of a substantial number of rental vacancies in the HMAt
modern well-located units are in relatively short supply. About
half of tire rental vacancies are noncompetitive because they lack
plumbing facilities or are located in blighted areas or are in
poor condition. New rental units are maintaining high occupancy
levels and some projecEs have waiEing 1ists.

Most of the new rental projects contain only one'and two-bedroom
uniEs. Rents for a one-bedroom unit usually fal1 in ttie $95 to $f25
renE iange, but go as high as $200 a mont.h. Typicat twc-bedroom
units in new projects rent for abouE $t25 to $fSO a month. There
are virtually no new efficiencies or three-bedroom units; the ferv
that are on the market are luxury-type apartments" Absorption of new
rental units usually does not exceed four months and, in many projects,
full occupancy is attained wiLhin 30 to 60 days. Most of the ner,r

rental units are located in sma1l garden-type projects.

$ 12, 500
15,000
17, 500
20,000
25,000
30, 000

L7
19
24
29

5.9
33.2
31.3
26.2
2.4
1.0

LL.4
22.L
33.2
24.4

7"0
1.9
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Several local surveys point up the fact that the newer rental units
are enjoying ease of marketability. As new apartments continue to
come on the market in the future, however, qualitative factors and
conveniences will become more important. with a growing number of
units from which to choose, prospective tenants will become increas-
ingly selective.

MulEifamily construction has been a significant port.ion of total
const,ruction only in recent years. According to the 1960 census
83 percent of the multifamily units in the HI'IA had been builL
prior to 1939. The sharp increase in the number of rental.units
since 1960 has served to provide a wider choice of acceptable
renEal accommodations to persons residing in the HI,IA. The increase
in the supply of new units also has enabled many renters to upgrade
their standards of livlng, with the result that some old, inadlquaue,
and obsolete units were forced out of the inventory. Thls filtering
process has resulted in a sharp increase in vacancies in these
older units, many of which were created through conversion.

Rent.al Hous ins Under Const.ruction . Currently, there are about
L,025 multifamily units under construction in Ehe omaha HI'{A. Most
of tliese are in garden-type projects similar to those wliich have
recently been placed on the markeE. of Ehose which are. .already
rent,ing, market acceptance nas been good. Since most of the units
are in smal1 projects, virtualty all of them will be on the market
in the next few months.

Militarv Housing

At the present time, there are 2,099 on-base housing units at offutt
Air Force Base. of the total units, 3s6 (17 percent) are one- and
two-bedroom units, I,318 (63 percent) are three-bedroom units, and 425
(20 percent) are units with four or more bedrooms. An additional
287 units are under construction.

According to.the March 31, 1965 housing survey made by Offutt AEB,
there were 4,000 military families and key civilians occupying off-
base units. Of these, 2,666 were suitably housed and 1,334 were
unsuitably housed. of the unsuitable housing, 767 units were sub-
standard and 567 involved excess costs.

Public Housine

There are currently 21358 public housing units in the omaha HMA, 580
of which are stiII under construction. Vacancies are nominal, and
are primarily in two-bedroom units.
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Demand for HousinE

Quantitative Demand

The demand for new housing over Ehe October 1, 1965 to October I
1968 forecast period is based on household growth, projected at
2r375 annually, adjusted for the number of units expected to be
lost througl'r demolitions (400 annually), conversions, catastrophe,
and other losses, and for the need Eo reduce somewhat the number
of acceptable vacancies to levels consonant with the long-term
needs of tlie Omatia HMA. Consideration is also given to tire current
Eenure composition of nouseholds, tLe continued slow trend toruard
riomeounersiiip and tile fact that some portion of tire demand for
rental housing will continue to be met from ELe single-fami11,
inventory. On tl.is basis, about 2r450 housing uniEs could be
absorbed annually over tlre next three years, including 1r825 sales-
type units and 625 rental units. In addition, there is an annual
demand for 325 middle-income rental units that may be marketed only
at the rents achievable with the aid of below-market-interest-rate
financing or assistance in land acquisition and cost. This demand
estimate does not include public low-rent housing or rent-supplement
accommodations.

The projected total demand for 2,775 units a year is substantially
belotr the average of 4,L75 units authorized by building permits annually
since 1960, but is is a continuation of a dovrnward trend which be6an
in L962. Tire projected decline in construction activity is neces-
sitated by a slowing in botn the rat.e of economic growtli and the rate
of irouseirold formation. In addition, tiie current overall vacancy raEe
of 4.0 percent represents a substantial increase over tiie 1960 raEe
of 3.0 percent, sutgesting tirat corrstruction during t.he 1960-1965
period outstripped tire raEe of household gror^ittr and thus tended to
exerE downward pressures on tlre overall market. To date, ti1is seems
to irave affected the older units which rnere created by conversion,
forcing Lhese units out of tire inventory.

Continued oversupply, Loi^.,€V€rr coul<i iiave an adverse affect on sales
housing prices. The downward trend j-r-r construction activiEy since 1962
would seem to indicate that builders and mortgagees are aware of trre
current oversupply. Tiie projected sales housing demand for LrB25 units
a year would acuieve a more favorable balance beEween supply and
demand in the Omaha sales market by the encl of the forecast period.

Rental demand is projected at 950 units a year during the October 1965-
october 1968 forecast period. Tiiis is somel;i-,at below the average
construction rate of 1,075 multifamily units annuaily during the 1960-
1964 period and also reflects ti:Le slower rate of irousehold formation
which is expected Eo occur during the forecast period. of the total
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rental demand, 325 units uould become effect.ive only at tite lower
rents possible wit.h some sort of public benefit or assistance, a
market which is virtually untapped in ttre Omaha area. The projected
level of mulEifamily construction which could be produced 'rith
market interest rate financing, is, therefore, substantially below
the 1960-L964 rate. As menE.ioned earlier in this report, market
absorpti-on of new multifamily units has been excellent; part of
this has resulted from an upgrading in housing by numerous tenants.
This source of demand for new apartmenEs has been depleted somewhaE,
however, and this fact,or may warrant a slower rate of new apartment
construction. Furthermore, vacancies in older, less competitive rent.al
units lncreased markedly during the 1960-1965 period as new multifamily
units came on the market. These older units would become more desirable
should an economic downturn occur during the forecast period which
could halt or reverse the current fj-ltering process.

Ouali tative Demand

Sales.tlousing. Tire demand for 1r825 unirs of additional sales housing
annually, based on the distribution of families by annual after-tax
income and on flre'prspsltion of income ttrat families in the Omaha
HMA ordinarily pay for sales housing, is expected Eo approximate
the pattern presented in t.he. following table. rt is judged that
suitable sales housing cannoE be produced in the omatra HI"IA to sell
for less than $12,000.

EsEimated Annual Demand for N Sales Housins b Price Class
Omaha Nebraska-Iowa. Hous NE1 Market Area

tober I

Price
c lass

o October 1968

Alt
househo lds

$ 12, 000
14,000
16, 000
18, 000
20, 000
25, 000
30, 000

-$13,999
- 15, ggg

- L7,9gg
- L9,gg9
- 24,ggg
- 29,999
and over
Total

160
225
270
23s
495
290

___u.9
L,825
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The demand for new sales housing in the Iowa portion of the Hl'!A

is expected to total only 135 units a year, dlstributed in the
same proportions as in the preceding table.

The foregoing distribuEion differs from that in Table VIII, which
reflects only selecEed subdivision experience during the years 1963
and 1964. It must be noted that the 1963 and L964 data do noE
include new construction in subdivisions with fewer than five com-
pteEions during the year, nor do they reflect individual or contract
construction on scaEtered lots. It is likely that the more expensive
housing construction, and some of the lower-value homes, are concen-
trated in the smaller building operations which are quite numerous.
The preceding demand estimaEes refiect all home building and indicate
a greater concentration in some price ranges than a subdivision survey
would reveal.

Rental Housing. The annual demand for 950 units of new rental housing
includes 325 units which could be absorbed only with some sort of public
benefits or assistance in financing, excluding public low-rent housing
and rent-supplement accommodations. In the Omaha HMA, the minimum
gross rents achievable without public benefits or assistance ln
financing or land purchase are $105 for efficiencies, $I20 for one-
bedroom unj.ts, $130 for two-bedroom units, and $L4O for three-bedroom
units, in housing built in conformance with FHA standards.

In the light of the potenEial depletlon of some current Eources of
demand for new rental housing, the actual marketing experience of new
rental projects must be observed carefully over the three-year fore-
cast period. If tlie market for new construction shows signs of weak-
ness, appropriate adjustments should be made.

The monthly rentals aE which prlvaEely-owned neE addltions to the
aggregate rental houslng inventory mighE best be absorbed by the
rental market are indicated for various size units in the following
tab1e. These net addltions may be accomplished by eiEher new con^
struction or rehabilitation at the specified rentals with or witb,out
public benefits or asslstance through subsidy, Lax abatement, or
aid ln financing or land acqulsition. The production of new units
in higher rental ranges than indicated below may be justifled if
a competitive fllterlng of exlsting accommodations to lower ranges
of rent can be anticlpated as a result.
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Es t imated Annual for New RentaI Units
Bv Gros s Monthlv Rent and bv Unit S ize

Omaha ebraska-
ber I 196 October I 1968

Size of unit
Gross

month rentg/ Eff iciency

$90 and over

140
L25
110
105

90
85
75
55
45
40
35
25

gL Gross rent is shelter rent plus cost of utilities.
Note: The above figures are cumulative and cannot be added

verEically. For example, demand for one-bedroom uniEs
renrs from $r30 ro 9140 is 40 unirs (215 minus 175).

The preceding distribution of average annual demand for new apart-
ments, excluding public low-rent housing and rent-supplement accom-
modations, is based on projected tenant-famlly income, the size dis-
tribution of tenant households, and rent-paying propensities foundto be typical in the area', conslderation is also given to the recent
absorption experience of new rental housing. Thus, it represents apattern for guidance in the production of rental housing predicated
on foreseeable quantitative and qualitative considerations. Even
though a deviation may experience market success, it should not be
regarded as establishing a change in the projected pattern of demand
for continuing guidance unless thorough analysis of all factors
involved clearly confirms the change. rn any case, particular pro-
jects must be evaluated in the light of actual market performance in
specific rent ranges and neighborhoods or sub-markets.

One
bedroom

Two
bedroom

Three
bedroom

95
100
105
r10
115
r20
L25
130
135
L40
150
160
L70
rB0
200

r15
110
105
100

95
90
85
80
75
70
65

350
34s
310
260
250
235
2L5
205
L75
r40
L20
105

85
70

340
300
270
240
230
200
lB0
165
130
105
100
80
60

ll

tt

tl

tt

ll

tt

tt

ll

lt

lt

It

il

tt

lt

l1

n

t?

lt

,l

tt

il

lt

n

lt

It

It

lt

n

lt

ll

55
4s
40
35
25
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The annual demand for new rental housing in the Iowa portion of the
HMA will total onty 30 units a year; 20 units of this total could be
absorbed at rents associated with market interest rate financing.

The location factor is of especial importance in the provision of
new units at the lower-rent levels. Families in this user group are
not as mobile as those in other economic segments; they are less able
or willing to break with established social, church, and neighborhood
relationships, and proximity to place of work frequently is a governing
consideration in the place of residence preferred by families in this
group. Thus, the utilization of lower-priced land for new rental housing
in outlying locations to achieve lower rents may be self-defeating
unless the existence of a demand potential is clearly evident.



Nona rlcu].tural W and

Table I

1960 1961 l-962

of In
aa-

Industry

Uage and salary emplo;rment

Manufacturing
Food products
Prlnting and Publishing
Metals
llachinery and equipment
uther manufacturing

Nonmanufacturing
Construction and mining
Trans., comm., md util.
Trade
Fin., ins.l and real estate
Services
Government

LL?.5 LzO.6 L25.5
T;I 33 T6;5

l-95B

2.3
2.8
b.5
6.2

20.5
31t.9
13.o
2L.6
18. h

te52

l.c,6.L

L?63 t96L+

l.68.2 15o.ir

First eight months
196b L9g5

168.( 16a.9L50.3 L62.9 L6b.7 168.0

32.8 35.5 37.1+ 36.9 36.b 35.O 35.5 35.3- 35.1t17r', 1T ffi 1C1 1T9 19.6 W r5lr W
2.b
3.0
6.8
6.5

3
0
9
6
2

2
3
7
6 a

20
h0
13
26
22

20.
39.
13.
25.
2L.

)
7
B
?

il

h
I
7
9

2
?

7

7

L?',t.8
IU.>
Lg.7
38.6
L3.7
2\.5
20.7

13L.6
-I0:8

L3]].5
--E;6

20.o
irl.0
}Jr.,lr
?7,6
22.9

2

)
7
7

(
o
6
o

2

)
7
7

5I
5
2

2.6
3.3
8.1
7.)t

2.6
3.1
7.h
7.o

2.6
J.L
1,5
7.0

5
0
l+

0

1
6
1
o
2

L3).2-rL33.9--EIL33.2-m:z
20
36
L2
22
19

oa 20.r
37.9
l'3.2
2).5
20.I

1

3
9
3
I

20.L
l+0.9
Iir.2
27.L
22.\

20
l+o

1[
27
22

a

Note: Subtotals may not add to totals because of individual rounding.

Source: Nebraska Department of Labor, Oivision of Llnplqrment.



Table 11

Estimated Income Di.stribution of Families and Tenure
After Deducting Federal lncome Taxes

Omaha. Nebraska-Iowa. Housing Market Area
October 1965 and October 1968

l9 65 19 68

Annual
after-tax income

Under
$3, ooo
4,000
5, ooo
6, ooo

7,000 - '7 ,999
g,0oo - 8,999
9,000 - 9,999

10,000 - 12,499
l2,5oo - t4,999
15,000 and over

Total

Median

$3,ooo
3,999
4,ggg
5,999
6,ggg

10
6

9

l2
1l

9
6

8

10
ll

l3
10
l1
l2
l3

All
f ami 1 ies

ll
8

9
11

7
6

l0c

$7,150

Ren ter
fami lies

r4
10
t3
t4
I3

I00

$5,950

At1
families

Ren te r
families

IO
8

6

6

)6
)

l0
II

8

L2
_5

l0
100

II
9
6
8

)7
)

t0o

$l,sl5 $6,300

Sourrce: Estimated by Housing Market Analyst.



Table III

Trend of Poou lation Growth
Omaha- Nebraska- Iowa. Housine l,larkeE Area

1950- 1968

Aprll 1,
1950

69.682
45,429
24,253

April 1,
1960

343.490
301,598

4L,892

31.281
9,931

22,450

October l,
196s

380,000
336, 100

43,900

47. 600
t7,4OO
30, 200

October 1,
1968

1950- 1960
Number Ratel

9. 148 2.3

6.247
5,048
L,Lgg

1. 559
497

1,061

Avera annual c
9651

Number Rat,e

9.875 2.L 7.225

. 1965- 1968

- 

t1a Nuuber Rate L

4.825
4,300

525

L.77 5
920
870

Component

HI.IA total

Douglas Count,y 281. 020
Omaha 25l,LL7
Rest of County 29,903

Sarpy County 15.693
Bellevue 3,858
ResE of County 11,835

366.395 457 .873 5L2,200 533.900

394.500
349, ooo

45, 500

5 3. 000
20,150
32, 950

2.o
1.8
3.4

6.9
8.3
6.4

t.B
2.0
L.2

6. 650
6,275

360

2.97 5
1, 560
L,420

270
220
50

7.7
L2.4
s.4

1.8

L.4

L,2
L.2
1.1

3.5

2.O
.9

5
3

5.0
2.7

PotEawattamie Co
Council Bluffs
ResE of County

83.102 84.600 86,400 L.342
55,64L .56,850 59,050 L,O?L
27 ,46L 27 ,750 29,350 32L

4 600
400
2AO

7

7

7

a/ Derived through the use of a formula designed t.o calculate the rate of change on a compounded basis.

Sources: 1950 and 1960 Censuses of Population.
196-5 e.nd I-968 estimated by Housing l,iarket Analyst.



Table IV

Trend of Household Growth
Ornaha, Nebraska-Iowa, Housing MarkeE Area

19s0- 1968

April l,
1 950

r05 401

80.7 44
I 2,707

g, 037

4,043
L,O76
2,967

April l,
1960

DS,!45

103, 969
93,066
10,903

7,780
2,29L
5,489

October 1,
L965

October l,
1968

Avera e annual
1950- 1960 r960- 1965

aNumber RatF Number Rate
. l96s- r968,-^1

3 Number Rate sComponenE

HMA total

Duuglas CounEy
Ornatra
Rest of County

Sarpy County
Be llevue
Rest of County

153

116. 200
104,650

11, 550

12. 100
4,450
7,650

121. 300
109, 200
12,100

13.600
5,L75
8,425

2.323
2,036

287

374
L22
252

428
336

92

31 100

2.225
2,100

120

775
390
3Bs

90
70
20

8.r
L2.L
6.1

700 160 800 3, L24 2.6

2.6
,q

3.1

6.5
7.6
6.2

t.9
2.3
L.2

2,375

1. 700
L,525

L75

))

z.l

l.l

1.5

I 4

4.0

4
4

I
I

5.2
3.2

Pottawattamie County 20,620 24,896 25.400 25.900
Council Bluffs L3,622 16,981 L7,400 L7,725
Rest of County 6,998 7,9L5 8,000 8, 175

.4

.5

.3

500
240
250

L75
120

55

7

7

l

g.l Derived througtr the use of a formula designed to calculate Lire rate of change on a compounded basis.

Sources: 1950 and 1960 Censuses of Housing.
1965 and 1968 estimated by Housing l'larket Analyst.



Table V

The Housine Inventorv bv Occupanc and Tenure
N braska- Iowa 1950-HMA

April 1950 April 1960 Oc tober L965

HI"IA total
Housing inventory,

Occup ied
Owner
Renter

Vacant
Avai lab le

Sale
Rent

Other

Douglas Countv
Housing invenEory,

Occup ied
Owner
RenEer

Vacant.
AvailabIe

Sale
Rent

Other

Sarpy County
Hous ing inventory,

Occupied
Owner
Renter

Vacant,
Availab le

Sale
Rent

Other

Pot,tawat e Countv
Housing inventory,

Occup ied
Owner
RenEer

VacanE
Available

Sale
Rent

Other

tota I

total

total

toEal

L07,762
105. 407
66,832
38,575
2.355

720
2L4
506

l, 635

L43.662
L36.645
88,643
48,002

7 ,OL]
4,L97
l, 060
3,L37
2,820

16 3. rt00
153. 700
100, ,100

53, :100

eli00
6, 'i5o
L,815
4,:i7 5
3,:150

123. ,i00
116. :200

72,t)50
43,:Z5O

l;L7s
4,925
L,la25
3,500
2,?-5O

82.248
80.7 44
49,795
30,949

1. 504
553
r50
403
9s1

4.246
4.A43
2,829
1,2L4

203
20

6
L4

183

L09.249
103. 96 9
65, 136
38,833
5. 280
3,420

810
2,6L0
1,860

8.166
7. 780
5,568
2,2L2

386

L2.',750
12.:Q0

9, 000
3, r00

(;50

350
'.125

2.25

300

2L6
80

136
170

2L.268
20.620
L4,2O8
6,4L2

648
L47
58
89

501

26.247
24.896
L7 ,939
6,957
1. 351

561
170
391
790

27 ,:t5A
2s, rg0
18, 2159

6, 950
L:t75
L,1.7 5

1t25
850
ti00

Sources: 1950 and 1960 Censuses of l{ousing.
1965 estinated by Houslng llarket Analyst.



Table VI

Dwelline Units Aut.horize d bv Bui1dins Permits d
Omaha, Nebraska-Iowa, Housing l"larket Area

19ss L956 L957

resl- 1e6s

1958 1959 1960 1961 L962 L963

zAV 2,677 2,53L 3, 901 3 ,704 4.224 4,82L 4,949 3,845

Ls64 Ls6sil

3,424 2,192HI'IA Eotal

Douglas County
Omaha
Rest of County

Sarpy County
Be l1evue
Rest of County

1. 660
1, 610

50

r3B
L24

2,036
2,O2O

t6

L26
138

l. 986
L,969

L1

L49
99

2.562
2,503

59

161
608

2,99s
2,920

75

3.L44
3,054

90

772
234
s38

165
L43

3,627
3,376

25L

831_

106
76r

250
LO7

4.026
3, 839

187

649

2,87 L

2,677
L94

73r
L74
557

L5J2
2,400

170

2.014
1, 911

163

262 264 248 769 332 552 55r

PotEa\^Tat,tamie CounEy 495 377 297 570
Council Bluffs 49O 365 287 494
Rest of CounEy 5 12 10 76

t28
2X4.

253
L24

L78
47L

L47
40s

257
294

L32
35

377 308 357 27 4 243 3o2 L6 t-

225
49

r88
55

2L4
B8

a

!
/ Excludes public housirig and rnilitar)7 Lrousiug.
/ Eirst nine monEirs.

Source: Bureau of the Census, C4O Constructiorr Reports.



Table VII

ChEha. Nebraska - Iowa. Area Postal Vacancv Survev
October 19-21. 1965

I,t.rl ', -i,lcni r- n,,d dpd.tments ficsidence!

I,rrl po.sible
,lrl i r eries

\ .rr anr'units

\ll. r ';,t \e-
I n,lrr I,,ral p,,.'ihlr t n,lcr

\tr I \.d \rr conrr

The Survey Area Total 148.560 5.980

orMha 119.734

6,357

2,425

U,aln Office

4.794

4.0 5.043

4.O 4.046

3.8 229

2.4 56

2.O57

I .560

7)

1

101.682

5,133

2,406

3.14r

2 .895

118

51

937

748

11

2

22

2.9 3.237 504

2.8 2.537 358

2.t 118

2.t 49 2

1.030

627

3

1OffuEr AFB Branch

240

58

Stations:
A@s Avenue
Ben!on
Domtom
Elmod Park

t4,o2o
17, 993
10,809
L7 ,720

4,174
20,L36

L,425
L,452
1,039

683
574
701
609

168
2

176

14
63
59
68

143

189

575
402
361
193

4.9

6.5
3.4

13,2 14
16,356

7, 168
14,436

574
302
359
188

13
t32

5
t2

661
406
699
433

2l
230
242

40

I
100

2
5

4.4
2.5
5.0
1.3

2.3
?.4
2.4
2.7.
4.1

3.0
).2
2.9

3.9

Florence
Peony Park
South ooaha
tJ€lt Dodge
t.Ie! t! lde

Bellewe
Council Bluffr
Ml11ard
Pap i l1 ion
Ralgton

5 ,531
4,92A

16,893
14,L26
I,932

L29
t62
530
727
381

2.3
3.3
3.1
5.1
4.3

95
99

4'tr
659
238

53
119
290
137
355

5 ,467
4,496

L5,792
8,366
I,248

39
107

76
4

235

403

98
lo2
137
47
19

90 34
77 33

34s 35
224 6
211 r40

700 r45

L24
110
380
230
351

846

133
595

10

43
36

other cities and Toms 28,826 1.186 4.1 997 491 26.347 3.2

(Iom)

,l,rrnritori"s: nor does it corer boullcd-up residences ,,'dpnrttrirnts th r! .re n.t inten,r. I ior Lr (up.ril, \.

one po..il,lr dclirerr.

S"urt c: l'll \ D,,itJl !acuncsurr, r r onlu. t, rl l,r c,,liabor:rinz p,,st ,,:)srer (!).

193
855

49
46
43

4.0 t43
4.2 '166

3.4 29
3.2 34
4.1 25

50
89
20
12
l8

t7l
110
r48
49
19

95
36
19
31
19

38
59
20
12
t7

4,398
18,314

1,381
929

l,,tal p,,..r1,1,

63 1.2

f,t,l r',..r1,1,
d"r,i,,,,.. \II I sed \,,

I oder

t,o21

931

69

20. 53 1

18.052

19

806
t,631
3,641
3,284

2.239

t. 899

122

1

10.9 1.806

10.5 1.509

19.6 111

36.8 7

93
120
211

125

2.;
6.9

108
172
340
4L6

340 t3.7

60 15.0
260 L4.3

47J

190

11

1.949

1. 11+0

3

404

145

l9

809

32

13.4
10.5
9.3

12.1

1

t2
13

8
4

5
52

150
497

30

10 10.0
3 4.2
7 6.4

87 2t
104 68
340
245 L7r

5-
22 30

t26 24
435 62
21 3

297 43

8

98
231

28
;

16

3

1

5

4

31

1

5

2.4?9

2l

64
432
101
760
684

94

73
8

l1

:

8
0
6
6
4

14
t2

214
133
t20

o.7
0.8
3.4

1

3.8

316
t,822

100

110

48 12
230 30
l0
3-
61

348
3&

66
31

4.6
4.r

16
l5



Table VIII

FHA S v of Unsold Inven torv of New SaLe Hous lns
Onaha N Hous Area

$12,500
15,000
17,500
20, 000
25,000
30,000
35,000

- $14,999
- L7,499
- L9,999
- 24,999
- 29,999
- 34,999
and over
Total

LL4
64s
609
508

46
L4

5
L,g4L

65
t$6
380
zLO

26
6
4

L,097

Percent
unsold

L7.9

Sales
prlce

19

Soeculatlve cons trucE lon
Totral

conplet,lons Pre-so1d ToEal Sotd Unsold

Houses compl eted ln Lg63 il

49
239
229
298

20
8
1

31
160
L54
191

10
1

1

548

26
60

190
L25

46
7

1

4s5

18
79
75

107
10

7

0
296

7

1

8
9
0
5

36
33
32
35
50
87

844
0

35 .1

Houses comoleted ln :.964 2l

$12,500
15,000
17,500
20,000
25,000
30,000
35,000

- $14,999
- L7,499
- 19,999
- 24,999
- 29,999
- 34,999
and over
Total

433
319

92
20

5
1, 306

B

7

0
5

3
0

45
16
L4
15
19

)t9
288

101
2L6
2L2
L7L

35
13

4
752

48
72

22L
148
57

7

1

s54

22
L2
31
23
11

0
0

99
0

gl Survey lncludea only eubdtvlslons wlth flve or more completlons
durlng the year.

Source: Annual Unsold Inventory Survey conducted by the Osraha

and Des Dlolnes Inaurlng Offlceg.
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