C.

Publicly Supported Housing Analysis

1. Analysis
This section provides the HUD-required analysis of publicly supported housing
programs located in the jurisdiction of Omaha and the Omaha/Council Bluffs region.
More than 11,000 households in the region receive publicly supported housing
assistance. Nearly 75% of these assisted households reside within the jurisdiction of
Omaha. This section examines the characteristics of assisted households and their
location, within the jurisdiction and the region, for the purpose of identifying barriers to
housing choice, and more importantly, to guide planning for actions to expand housing
choice and access to opportunity for our region’s low-income families.
This analysis generally relies on the HUD-provided data from HUD’s AFFH maps and
tables. The data provided by HUD for publicly supported housing programs has
limitations, as HUD has acknowledged.
Where HUD’s data is inconsistent with local knowledge or other local sources, our
analysis notes the discrepancies. For our region, we’ve generally found that even
where the HUD data has limitations, it supports the same conclusions that we would
determine based on local knowledge and local data sources. There may be
discrepancies in the precise counts or percentage points but, unless these
discrepancies are significant, this analysis relies on the HUD provided data.
Important Definitions for Public Housing Discussion
AMI

Area Median Income
(Middle Household Income)

LIHTC

Low Income Housing Tax
Credits

BHA

Bellevue Housing Authority

MHA

Council Bluffs Municipal
Housing Authority

DCHA

Douglas County Housing
Authority

OHA

Omaha Housing Authority

FMR

Fair Market Rent

PBV

Project Based Voucher

HCV

Housing Choice Voucher

RAD

Rental Assistance
Demonstration

HQS

Housing Quality Standards

R/ECAP

Racially and/or Ethnically
Concentrated Areas of Poverty
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a. Publicly Supported Housing Demographic
i. Are certain racial/ethnic groups more likely to be residing in one category of
publicly supported housing than other categories (public housing, project-based
Section 8, Other HUD Multifamily Assisted developments, and Housing Choice
Voucher (HCV)?
OMAHA
OHA:
Publicly supported housing serves more than 8,000 households in the Omaha
jurisdiction. More than 85% of these households are assisted through the HCV and
public housing programs. These two programs predominantly serve Black households.
Black households represent 73% of HCV program participants and 68% of public
housing households.
White households are more likely to be served by the jurisdiction’s project-based
Section 8 and other multi-family housing programs. However, within the jurisdiction of
Omaha, these programs comprise only approximately 1,100 households, less than 15%
of the jurisdiction’s public supported households.
Hispanic households are under-served in every publicly supported housing program, as
as are Asian/Pacific Islander households (discussed more fully in Section C.1.a.iii.).
The number of Asian/Pacific Islander households served by the jurisdiction’s publicly
supported housing programs is too small (12 households) to provide comparisons
between the programs.
Table V-59 Omaha Race/Ethnicity of Publicly Supported Households by Program
WHITE

BLACK

HISPANIC

ASIAN/PI

TOTAL

% TOTAL

PUBLIC HOUSING

24%

68%

6%

0.38%

2,626

31%

PROJECT-BASED
SECTION 8

64%

27%

8%

0.32%

938

11%

OTHER
MULTIFAMILY

71%

25%

3%

0.00%

188

2%

HOUSING CHOICE
VOUCHERS

24%

73%

3%

0.26%

4,636

55%

TOTAL

29%

65%

4%

0.30%

8,388

100%

Source: HUD Table 6 Publicly Supported Housing Residents by Race/Ethnicity
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Table 2, below, is based on the same data as Table 1, but asks a different question:
Given an assisted household’s race or ethnicity, which program is likely to serve them?
Among assisted households, both White and Black households are most likely to be
served by the HCV program, which is appropriate, given that the HCV program is the
largest source of publicly supported housing assistance in the jurisdiction. The
percentage of White households and Black households receiving HCV program
assistance is roughly 20% higher or more than their participation in the public housing
program.
Hispanic households do not follow this trend. Hispanic households are more likely to be
supported by the public housing program, and less likely to be supported by the HCV
program.
Table V-60 Omaha Program Utilization by Race/Ethnicity of Assisted Households
WHITE

BLACK

HISPANIC

ASIAN/PI

TOTAL

% TOTAL

PUBLIC HOUSING

26%

33%

44%

40%

2,626

31%

PROJECT-BASED
SECTION 8

24%

5%

20%

12%

938

11%

5%

1%

1%

0%

188

2%

45%

62%

34%

48%

4,636

55%

100%

100%

100%

100%

8,388

100%

OTHER
MULTIFAMILY
HOUSING CHOICE
VOUCHERS
TOTAL

Source: HUD Table 6 Publicly Supported Housing Residents by Race/Ethnicity
DCHA:
Based on HUD maps it appears that overall there is a large amount of white tenants in
other categories of publicly support housing. It appears that most of the black tenants
are more densely populated in the Northeast service area while the Hispanic, Asian,
and other multiracial people are more consistently throughout the entire service area.
Trends in the statistics show a rapidly increasing Hispanic and Asian
population.
According to DCHA 2017 annual report the following are the demographics of served
population: 2,794 household participants (public housing and HCV) Reported ethnicity
being 54% White, 40% African American, 5% Hispanic, and 1% other. 31% of
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households employed part time, 24% employed full time, and 65% on Social Security
income.
COUNCIL BLUFFS
The Municipal Housing Agency’s Public Housing properties are Dudley Court and Regal
Towers. The MHA’s Public Housing properties mainly house elderly, disabled and
near-elderly residents. The Municipal Housing Agency’s first preference for the waiting
list is elderly and disabled individuals that currently reside in the city limits of Council
Bluffs.
Figure V-61 Publicly Supported Households by Race/Ethnicity

The Municipal Housing Agency manages no additional public housing units except for
Dudley Court and Regal Towers. The Municipal Housing Agency does administer 677
housing choice vouchers and in addition, Municipal Housing Agency’s Housing Choice
Voucher program has 20 VASH vouchers that are designated for homeless veteran
applicants. The Municipal Housing Agency has strong ties with many different agencies
throughout the community that provide support to those that are disabled and in need of
assistance.
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BELLEVUE
Table V-62 Publicly Supported Households by Race/Ethnicity

Source: HUD Table 6 Publicly Supported Housing

As provided by the HUD data Table 6, White households are most likely to reside in
project-based Section 8 housing with 73%, but also are the highest percentage to reside
in Public Housing and Housing Choice Voucher Programs with 57% and 42% residency
respectively. Black households are more likely to participate in housing choice vouchers
with 40% while Hispanic households participate mostly in Project-Based Section 8.
There are no “other-multi family” units listed for Bellevue.
Overall participation in Project Based Section 8 is roughly similar to the general
population. In the HVC and Public Housing, Hispanics are underrepresented while
Blacks are overrepresented.
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ii. Compare the demographics, in terms of protected class, of residents of each
category of publicly supported housing (public housing, project-based Section 8,
Other HUD Multifamily Assisted developments, and HCV) to the population in
general, and persons who meet the income eligibility requirements for the
relevant category of publicly supported housing. Include in the comparison, a
description of whether there is a higher or lower proportion of groups based on
protected class.

OMAHA
OHA
In the Omaha/Council Bluffs region, more than 11,000 households receive publicly
supported housing assistance. Omaha is the largest jurisdiction within the region, and
nearly 75% of assisted households reside within the jurisdiction of Omaha. Only
approximately 3,000 of the region’s assisted households reside outside the jurisdiction
of Omaha. Because the jurisdiction of Omaha represents such a predominant share of
assisted households in the region, analysis of assisted households in the region leads
to similar patterns as identified above for the jurisdiction. Thus Table 3, below, breaks
down racial/ethnic demographics of the region’s assisted households who reside within
the jurisdiction of Omaha compared to households who reside outside the jurisdiction.
As Table 3 shows, outside the jurisdiction of Omaha, the region’s publicly supported
housing programs predominantly serve White households. White households represent
roughly 79% of the of the region’s assisted households who reside outside the
jurisdiction of Omaha. This proportion is commensurate with the region’s
demographics, as described below in Section C.1.a.iii., which show that roughly 80% of
the region’s low income households who reside outside of the jurisdiction of Omaha are
White households. But it is significantly different from the demographics of assisted
households who reside within the jurisdiction of Omaha, above all for the public housing
and HCV programs.
The HCV program is the largest source of housing assistance in the region—both within
the jurisdiction of Omaha and outside the jurisdiction. Although White households
represent the large majority of the region’s assisted households who reside outside the
jurisdiction of Omaha, roughly 20% of households who are assisted by the HCV
program and who reside outside the jurisdiction are Black households. Also note that
the percentage of Hispanic households assisted by the HCV program is largely identical
(3%) both within the jurisdiction and outside the jurisdiction.
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Table V-63 Comparing Region and Jurisdiction Race/Ethnicity of Publicly
Supported Housing
WITHIN OMAHA
JURISDICTION
W

B

H

OUTSIDE OMAHA
JURISDICTION
Total

OMAHA REGION TOTAL

W

B

H

Total

W

B

H

Total

PUBLIC
HOUSING

24%

68%

6%

2,626

92%

5%

2%

325

31%

61%

6%

2,951

PROJECT
BASED
SECTION 8

64%

27%

8%

938

81%

10%

6%

725

71%

20%

7%

1,663

OTHER
MULTIFAMILY

71%

25%

3%

188

92%

6%

0%

62

76%

20%

2%

250

HOUSING
CHOICE
VOUCHERS

24%

73%

3%

4,636

76%

20%

3%

1,893

39%

57%

3%

6,529

TOTAL

29%

65%

4%

8,388

79%

16%

4%

3,005

42%

52%

4%

11,393

Source: HUD Table 6 Publicly Supported Housing Residents by Race/Ethnicity

The Omaha/Council Bluffs region includes more than 335,000 households. White
households represent the large majority (83%) of the region’s households. White
households also represent the large majority of the region’s low-income households:
roughly 68% of the region’s households with income less than 80% of AMI are White.
Black households and Hispanic households represent a small proportion of the region’s
households (8% and 6%, respectively), but are more likely to be low-income. Although
Black households represent only 8% of the region’s population, they represent 13% of
households with incomes less than 80% of AMI. Hispanic households represent
roughly 6% of the region’s households, but roughly 9% of the region’s low income
households.
The City of Omaha is the largest jurisdiction within the region, and represents roughly
half of the region’s households. White households represent the majority of low-income
households within the City. But Black and Hispanic households represent a
disproportionate share of the jurisdiction’s low-income households. Black households
represent 13% of the jurisdiction’s households, but 20% of the jurisdiction’s low-income
households, and 28% of extremely low income households (AMI 0-30%). Hispanic
households represent 8% of the jurisdiction’s households, but roughly 11% of the
jurisdiction’s low-income households. The jurisdiction of the City of Omaha is home to
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roughly half of the region’s households and roughly 75% of the region’s assisted
households.
Table V-64 Regional and Jurisdiction Comparison of Public Housing
Demographics
WITHIN OMAHA
JURISDICTION

OUTSIDE OMAHA
JURISDICTION

OMAHA REGION TOTAL

W

B

H

TOTAL

W

B

H

TOTAL

W

B

H

TOTAL

PUBLIC HOUSING

24%

68%

6%

2,626

92%

5%

2%

325

31%

61%

6%

2,951

PROJECT BASED
SECTION 8

64%

27%

8%

938

81%

10%

6%

725

71%

20%

7%

1,663

OTHER
MULTIFAMILY

71%

25%

3%

188

92%

6%

0%

62

76%

20%

2%

250

HOUSING CHOICE
VOUCHERS

24%

73%

3%

4,636

76%

20%

3%

1,893

39%

57%

3%

6,529

TOTAL ASSISTED
HHs

29%

65%

4%

8,388

79%

16%

4%

3,005

42%

52%

4%

11,393

TOTAL
HOUSEHOLDS

75%

13%

8%

167,107

91%

2%

4%

170,063

83%

8%

6%

337,170

LOW INCOME HHs
0-30% AMI

55%

28%

11%

25,427

85%

5%

6%

14,216

65%

20%

9%

39,643

LOW INCOME HHs
0-50% AMI

50%

24%

12%

48,707

72%

3%

6%

29,466

58%

16%

10%

78,173

LOW INCOME HHs
0-80% AMI

58%

20%

11%

80,649

81%

3%

6%

57,077

68%

13%

9%

137,726

Source: HUD Table 6 Publicly Supported Housing Residents by Race/Ethnicity

White households represent approximately 68% of the region’s low income households,
and roughly 58% in the jurisdiction of Omaha. Overall, white households are
under-served by publicly supported housing programs within the jurisdiction: Only 29%
of assisted households in the jurisdiction are White, even though white households
represent 58% of the jurisdiction’s low income households. This is particularly true of
the public housing and HCV programs in the jurisdiction, in which White households
represent only roughly 24% and 29% of households served, respectively. White
households are proportionately served by the jurisdiction’s project-based Section 8 and
other multi-family housing programs, but these represent a fairly small proportion of the
jurisdiction’s assisted housing. However, outside the jurisdiction of Omaha, White
households are proportionately served by the region’s publicly supported housing
programs.
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Hispanic households represent 9% of the region’s low income households, and roughly
11% of low income households who reside in the jurisdiction of Omaha. Hispanic
households are under-served by the region’s publicly supported housing programs, both
in the jurisdiction of Omaha and outside the jurisdiction.
Black households represent 13% of the region’s low income households, and 20% of
low-income households who reside in the jurisdiction of Omaha. Black households
represent a disproportionate share of extremely low income households (households
with income at 0-30% of AMI): 20% of the region’s extremely low income households
are Black, and 28% of the jurisdiction’s extremely low income households. The region’s
publicly supported housing programs predominantly serve Black households. Fifty-two
percent of the region’s assisted households are Black. Within the jurisdiction of Omaha,
65% of assisted households are Black
DCHA:
Census data shows DCHA jurisdictional area to historically and currently to be
predominantly white, with few minority populations. Based on map 2, all minority
populations are sparse in this area. However, it can also be noted that there does not
appear to be significant pockets of settlement but rather minorities are sparsely
represented throughout the entire DCHA jurisdiction. Also relative to the historical lack
of integration over the past 30 years, it does appear to be improving statistically by
percentage, the same as other areas of Omaha even though overall rates are lower
than much of the East side of the city. While segregation appears to be high, this is an
area of opportunity with barriers in relation to housing availability and transportation
needs.
According to HUD map 1 and 2, the area code 68134 is an area within DCHA
jurisdiction where minorities, particularly Black, Non-Hispanic, seem to integrate in the
western part of Omaha, and this is expected to continue. However, other minority
populations of Hispanic, Asian or Pacific Islander, Non-Hispanic, Native American,
Non-Hispanic, and Other are more sporadically integrating in the DCHA service area.
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COUNCIL BLUFFS
According to data tables provided by HUD for Publicly Supported Households by Race/
Ethnicity, the following are the demographics found:
For Public Housing the breakdown of Race/ Ethnicity is:
White
96.11%
Black
1.77%
Hispanic
2.12%
Asian or Pacific Islander 0.00%
For Project-Based Section 8 the breakdown of Race/ Ethnicity is:
White
86.68%
Black
6.31%
Hispanic
5.37%
Asia or Pacific Islander
0.70%
For Other Multifamily the breakdown of Race/ Ethnicity is:
White
100.00%
For Housing Choice Voucher Program the breakdown of Race/ Ethnicity is:
White
88.91%
Black
7.34%
Hispanic
3.58%
Asian or Pacific Islander 0.17%
Throughout the city of Council Bluffs, there are 41,510 households, out of those
households 91.06% consist of White residents, 1.12% consist of Black residents, 5.82%
consist of Hispanic residents and 0.48% consist of Asian or Pacific Islanders. Although
there are significantly less residents that fall into protected classes, there is something
that is largely noticeable about the city of Council Bluffs; over half of the population of
White residents fall within the extremely low to moderate-income category. Therefore,
the city of Council Bluffs has a significant difference from other areas within its region;
while the city of Omaha may see a larger number of families that fall into protected
classes that are in the extremely low to moderate-income category, this is not the case
for the city of Council Bluffs.
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Figure V-105 Publicly Supported Housing and Race/Ethnicity

Source: HUD Map 5 Publicly Supported Housing

BELLEVUE
When comparing Bellevue publicly supported housing data to the Omaha-Council Bluffs
region, Project-Based Section 8 is very similar. For both the Public Housing and HCV
Program, the region as a whole has more Black household participation than Bellevue.
Hispanic households participate slightly more in the public housing program in the
region than in Omaha.
Eligibility for housing assistance is based on income and households must earn less
than 50% of the area median income to qualify although the threshold can be higher
depending upon the program. When looking at the racial and ethnic make up of the
households participating in publicly supported housing, the households have a very
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similar racial and ethnic breakdown as the general population.
According to HUD Table 6, the number of Bellevue residents living at or below 50% of
the area median income are:
• White – 2,445 (15.5% of total White households)
• Black – 364 (28% of total Black households)
• Hispanic – 554 (30% of total Hispanic households)
• Asian or Pacific Islander - 65 (21% of total Asian or Pacific Islander population)
The total population of households living at or below 50% of the AMI is 3,428 while the
total number of publicly supported housing programs is only 454, providing housing for
only 13% of those that qualify. The chart below shows the percentage of income eligible
households that are participating in publicly supported housing programs. While 30% of
Hispanic households income qualify, only 5% currently participate in housing assistance
programs.
Table V-65
HUD Table VI. Publicly Supported Housing Residents by Race/Ethnicity (#)

TOTAL

% of Income
Eligible in Publicly
Supported
Housing (based on
50% MFI)

69

314

12.84%

-

67

127

34.89%

24

-

20

51

9.21%

2

4

-

11

17

26.15%

49

293

-

167

509

14.84%

Public
Housing

Project
Based
Section 8

White

28

217

-

Black or African
American

12

48

Hispanic

7

Asian
Total

Race/Ethnicity

Other
MultiHCV
Family Program

SOURCE: Decennial Census; APSH; CHAS

375

b. Publicly Supported Housing Location and Occupancy
i.

Describe patterns in the geographic location of publicly supported housing
by program category (public housing, project-based Section 8, Other HUD
Multifamily Assisted developments, HCV, and LIHTC) in relation to previously
discussed segregated areas and R/ECAPs.

OMAHA
OHA
HUD data indicate that R/ECAP areas exist in 9 of the region’s Census Tracts. All 9 of
the R/ECAPs are located within the jurisdiction of the City of Omaha and are located in
east Omaha--north and south of Omaha’s downtown.
Seven of the R/ECAPs are clustered north of Omaha’s downtown in Omaha’s
historically black neighborhoods. In the past twenty years, there has been significant
redevelopment in northwest Omaha, with new housing and business, which has
provided opportunities to North Omaha families. The concentration of black families in
Omaha has expanded west, but predominantly remains north of Dodge Street.
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Figure V-106 Omaha Black Households, R/ECAPS, & Publicly Supported Housing

Source: HUD Map 5 Publicly Supported Housing and Race/Ethnicity: Black, NH Demographic
Only, Dot Density 1:20

An eighth R/ECAP is located just south and west of downtown, in a neighborhood that
historically has had a reputation as “rough” and very low-income but, currently, is
surrounded by vibrant redevelopment of Omaha’s Midtown and surrounding
neighborhoods. The ninth R/ECAP is isolated near the southeast border of the
jurisdiction and located in south Omaha. South Omaha’s neighborhoods have become
predominantly Hispanic, and traditionally have been considered Omaha's "ethnic”
neighborhoods (whether Polish, Italian, Hispanic etc), in part because of their historical
proximity to the stockyards.
While these 2 south R/ECAPs appear isolated, they are located in neighborhoods that
are predominantly Hispanic. The concentration of Hispanic residents extends beyond
Omaha’s jurisdiction to cities south and east, particularly Bellevue, and has grown north
toward Omaha’s downtown.
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Figure V-107 Omaha Hispanic Households, R/ECAPS, & Publicly Supported
Housing

Source: HUD Map 5 Publicly Supported Housing and Race/Ethnicity: Hispanic Demographic
Only, Dot Density 1:20

The concentration of Black and Hispanic families corresponds with concentrations of
poverty. This map shows a broad white swatch extending north to south through east
Omaha, which reflects high concentration of poverty. The highest concentration of
poverty encompasses the R/ECAPs, as well as their surrounding neighborhoods, which
are the neighborhoods with concentration of Black and Hispanic households. In north
Omaha, the concentration of poverty is expanding west.
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Figure V-108 Omaha Access to Low Poverty Neighborhoods

Source: HUD Map 12 Low Poverty Index

Per HUD data, there are approximately 11,400 households in the region who reside in
publicly assisted units. The majority of these households, approximately 8,300, reside
within the jurisdiction of Omaha. 1,984 assisted households reside within R/ECAP
areas. This represents roughly 24% of Omaha’s assisted households, and roughly 17%
of the region’s assisted households.
Only a handful of Omaha’s public housing developments are located within the R/ECAP
areas, but these tend to be large developments, and these developments contribute to
the concentration of poverty in neighborhoods that are racially/ethnically segregated.
OHA has three large public housing developments with larger bedroom-size units for
families with children: Southside Terrace, Spencer Homes, and Chambers Court. All
three are located within R/ECAP areas. In addition, the R/ECAP areas include two large
public housing developments, Jackson Tower and Evans Tower, with efficiencies and
one-bedroom apartments. These five public housing developments located within the
R/ECAPs represent roughly 30% of the public housing units in the region.
While the large majority (roughly 70%) of Omaha’s public housing units are located
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outside of the R/ECAPs, the location of Omaha’s public housing developments tends to
correspond with the neighborhoods of minority concentration. Nearly every public
housing development is located east of 72nd Street, and the vast majority are located
east of 50th Street. The developments likely create or contribute to the concentration of
poverty in these neighborhoods, and they track with the concentrations of poverty.
Figure V-109 Omaha Public and Scattered Site Housing

Source: HUD Map 5 Publicly Supported Housing; Public and Scattered Site Only

OHA’s scattered site public housing units are an exception. (Due to HUD’s asset
management requirements, they are not represented on the HUD maps.) OHA has
more than 600 units which are considered to be scattered sites, many are single family
homes or duplexes. The majority were developed according to a settlement agreement
that required that an equal number of scattered site public housing units be sited within
each city council district. OHA’s scattered site public housing units located in north east
Omaha are located in neighborhoods of high concentration of minorities and high
concentrations of poverty—as are, though to a lesser degree, OHA’s scattered site
public housing units sited in southeast and northwest Omaha. OHA also has 76
scattered site units located in southwest Omaha, which are sited outside of Omaha’s
neighborhoods of high minority concentration and concentration of poverty.
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The primary source of development of new affordable housing in the region—the
project-based voucher program, other multi-family housing, and above all,Low Income
Housing Tax Credit (LIHTC) units—are predominantly concentrated in the same
neighborhoods as OHA’s public housing developments. These are the neighborhoods
that contain or surround the R/ECAPs, with high minority concentrations and with high
concentrations of poverty. The location of LIHTC developments, represented by purple
dots, tracks almost identically with concentrations of poverty in Omaha. However, as the
map below demonstrates, these programs have expanded west. The project-based
voucher program has expanded publicly supported housing that is sited south and
southwest Omaha.
Figure V-110 Omaha Project-Based Section 8, LIHTC, and Other Multifamily
Housing

Source: HUD Map 5 Publicly Supported Housing; Project-Based Section 8, LIHTC, and Other
Multifamily Housing Only

The HCV program is the largest publicly supported housing program in the region and in
the jurisdiction. As the HCV program assistance is not site-based, the program is
intended to expand low income families’ housing choice. Less than 20% of Omaha’s
voucher holders reside within R/ECAP areas. Nonetheless the majority reside in the
same neighborhoods that have high concentrations of minority households and high
concentrations of poverty. Voucher utilization in Omaha follows the map of poverty
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concentration and, particularly, the map of concentrations of Black households, as the
majority of assisted families are Black.
Figure V-111 Omaha Percentage of Voucher Units by Census Tract

Source: HUD Map 5 Publicly Supported Housing
The map above, showing voucher utilization, also shows a dozen or so tracts with
higher voucher utilization located in southwest Omaha. This utilization tends to track
with the development of other, site-based publicly supported housing, as shown in the
map below, which includes project-based voucher developments, LIHTC developments,
and other multi-family housing developments.
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Figure V-112 Omaha Voucher Units, Other Multifamily, Project-Based Section 8,
LIHTC

Source: HUD Map 5 Publicly Supported Housing

DCHA
DCHA, OHA, and BHA are the PHA’s in the service area. Jurisdiction lines were
established at 72nd Street and the Sarpy county line. All areas serve very different
populations and demographics. OHA is in the jurisdiction of the R/ECAP. DCHA does
not have any properties in the R/ECAP area. Map 5 provides further information about
the publicly supported residents in the non-R/ECAP areas. Many of DCHA
developments and projects are more rurally focused in the surrounding areas that are
still within the service area.

383

DCHA properties include the following identifications:

PROJECT

LOCATION

PROJECT TYPE

15652 N. 4th
Bennington
Units 1-8
Units 9-16
Built 1981
570 sq ft

Section 8 New
Construction
NE26R000035

Benn View II
8 Apartment Units
Property Code: bv2
Program Type: Rural Elderly

15652 N. 4th
Bennington
Units 17-24
Built 1988

Owner is DCHA
Section 8
project-based
Vouchers used to
subsidize the rent

Handicap = 0

570 sq ft

North Acres
40 Apartment Units
Property Code: na
Program Type: HUD Low
Rent

54__ N. 108th St.
Omaha 68164

Low Rent
NE153000006

Built 1983

Flat Rent = $635

Benn View I
16 Apartment Units
Property Code: bv1
Program Type: HUD New
Const./ HAP
Handicap units #1,2

602 sq ft
Handicap Units # 7, 9, 43 & 45
Single Family Homes
38 Houses
Property Code: sf
Program Type: HUD Low
Rent

Various locations
(see property revised
document)
Built between 1978
and 1995

Handicap Unit: 15329
Monroe)
Valley Heights
16 Units
Property Code: vh
Program Type: Rural
Elderly

309-317 W. Meigs –
Valley
Built 1988

Low Rent
NE153000006
Flat Rent 3Bd =
$1,150
Flat Rent 4Bd =
$1,200

Owner is DCHA
Section 8
project-based
Vouchers used to
subsidize the rent

570 sq ft
Handicap Unit #1
Valley View
28 Units
Property Code: vv
Program Type: HUD New
Const./ HAP

400 W. Meigs
Valley
Built 1978
585 sq ft

Handicap units #5 & 8
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Section 8 New
Construction
NE26R000004
REAC Property ID
800013572

Woodgate
20 Units
Property Code: wg
Program Type: LIHTC

78th & Whitmore Plaza

LIHTC and NAHTF

2 Bed – 1356 sq ft
3 Bed – 1836 sq ft

Handicap Units: 10 2-bdrm/10
3-bdrm
Valley CROWN
12 – 3 bedroom / 2 story
houses
Property Code: vc
Program Type: LIHTC

102 – 123 West
Condron St. Valley
1548 sq ft and
1472 sq ft

LIHTC and NAHTF

11208 So. 212th St,
11212 So. 212th St.
11302 So. 212th St.
11306 So. 212th St.
11310 So. 212th St.
11314 So. 212th St.
21108 Paradise Dr.
21112 Paradise Dr.

LIHTC
21116 Paradise Dr.
21120 Paradise Dr.
21109 Paradise Dr.
21113 Paradise Dr.
21117 Paradise Dr.
11219 So. 212th St.
11223 So. 212th St.
Gretna, NE
1,550-1,700 Sq. Ft.

712 S. West St.
1 Bed - 650 Sq Ft
2 Bed - 937 Sq. Ft
3 Bed – 1300 Sq. Ft
25 1 bedroom
12 2 bedrooms
11 3 bedrooms

LIHTC and AHP
Building #1 Unit
1-18 (BIN
NE-96-00956)
Building #2 Unit
19-30 (BIN
NE-96-00957
Building #3 Unit
31-48

23255 Denton
23257 Denton
23261 Denton
23263 Denton
23267 Denton
23269 Denton
23273 Denton

LIHTC – 23275
Denton
23267 Kelsey
23269 Kelsey
23275 Kelsey
23277 Kelsey
23291 Kelsey
23293 Kelsey

Handicap Units: one house
Gretna CROWN
15 – 4 bedroom / ranch
houses
Property Code: gc
Program Type: LIHTC
Handicap Units: one house

Platte Valley Apartments
48 Units
Property Code: pv
Program Type: LIHTC
No Handicap Units

River Road Townhomes
14 – 2 bedrooms
Property Code: RR
Program Type: LIHTC
Handicap Units: 14
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COUNCIL BLUFFS
Publicly Supported Housing is spread throughout the city of Council Bluffs. There are
many different properties located throughout the city that provide subsidized housing,
along with voucher holders through the HCV program that live in a variety of different
areas throughout the city of Council Bluffs. The city of Council Bluffs does not see any
segregated areas or R/ECAPs.
BELLEVUE
HUD Map 5 displays publicly supported housing in Bellevue including public housing,
project based section 8, low income housing tax credit Overall, publicly supported
developments are throughout Bellevue. There are several Low Income Housing Tax
Credit and Project-Based Section 8 locations with one Other Multifamily project.
Housing Choice Voucher units are limited throughout the community with no more than
11.35% voucher units in any census tract.
There are no R/EACPs in Bellevue as defined by HUD’s AFFH tool.
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Figure V-113 Publicly Supported Housing Bellevue

Source: HUD Map 5 Publicly Supported Housing and Race/Ethnicity
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ii.
Describe patterns in the geographic location for publicly supported housing
that primarily serves families with children, elderly persons, or persons with
disabilities in relation to previously discussed segregated areas or R/ECAPs?
OMAHA
OHA
Only a handful of Omaha’s public housing developments are located within the R/ECAP
areas, but these tend to be large developments, and these developments contribute to
the concentration of poverty in neighborhoods that are racially/ethnically segregated.
These public housing developments located within the R/ECAPs represent roughly 30%
of the public housing units in the region.
OHA has three large public housing developments with larger bedroom-size units for
families with children: Southside Terrace, Spencer Homes, and Chambers Court. All
three are located within R/ECAP areas.
In addition, the R/ECAP areas include two large public housing developments, Jackson
Tower and Evans Tower. These two developments are primarily comprised of efficiency
and one-bedroom apartments. Evans Tower is designated for elderly residents.
Jackson Tower is open to any income-eligible household of appropriate size for its small
apartments.
OHA has 4 developments designated for elderly residents. Evans Tower is located in a
R/ECAP area in north Omaha. The other three elderly developments—Kay Jay,
Underwood Tower, and Crown Tower—are located outside but near R/ECAP areas, in
east Omaha neighborhoods with high concentrations of minorities and higher
concentrations of poverty.
The majority of OHA’s other public housing developments are located outside of
R/ECAP neighborhoods, but like the majority of OHA’s public housing units, they tend to
be located in east Omaha, generally east of 72nd Street, in neighborhoods of minority
concentration and higher concentrations of poverty.
OHA’s public housing stock also includes more than 600 units which are considered to
be scattered sites, many are single family homes or duplexes. With a few exceptions,
these units are larger bedroom size and serve families with children. The majority were
developed according to a settlement agreement that required that an equal number of
scattered site public housing units be sited within each city council district. OHA’s
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scattered site public housing units located in north east Omaha are located in
neighborhoods of high concentration of minorities and high concentrations of
poverty—as are, though to a lesser degree, OHA’s scattered site public housing units
sited in southeast and northwest Omaha. OHA also has 76 scattered site units located
in southwest Omaha, which are sited outside of Omaha’s neighborhoods of high
minority concentration and concentration of poverty. OHA also has roughly 45 units of
public housing in the Timbercreek Apartments development, which is located in the
southwest.

DCHA
DCHA properties offer preference points at many developments for disability and
employment. There is a higher demographic of persons with disability in the
developments. DCHA also offers a range of houses that provide subsidized housing to
larger family structures that with family member that is disabled or employed 25
hours/week or more.

COUNCIL BLUFFS
Publicly Supported Housing is spread throughout the city of Council Bluffs. There are
many different properties located throughout the city that provide subsidized housing,
along with voucher holders through the HCV program that live in a variety of different
areas throughout the city of Council Bluffs. The city of Council Bluffs does not see any
segregated areas or R/ECAPs.

BELLEVUE
Bellevue does not contain a R/ECAPS area. The publicly support housing is spread out
throughout our community. There is one project-based section 8 location for specifically
for elderly located in Western Bellevue in the Olde Towne Bellevue area and another
low income housing tax credit property specifically for persons with disabilities in west
central Bellevue. The remaining units available to families with children are scattered
throughout Bellevue.
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iii.

How does the demographic composition of occupants of publicly supported
housing in R/ECAPS compare to the demographic composition of occupants
of publicly supported housing outside of R/ECAPs?

OMAHA
OHA
Table V-66 Omaha Comparison of Demographics in R/ECAP Census Tracts and
Non-R/ECAP Census Tracts

PUBLIC HOUSING

PROJECT-BASED
SECTION 8

OTHER
MULTI-FAMILY

HOUSING CHOICE
VOUCHER

WHITE

BLACK

HISPANIC

ASIAN/PI

TOTAL

R/ECAPs

18%

72%

8%

0.12%

815

NON-R/ECAPs IN
JURISDICTION

27%

66%

5%

0.49%

1857

JURISDICTION TOTAL

24%

68%

6%

0.38%

2,626

OUTSIDE JURISDICTION
(NON-R/ECAPs)

92%

5%

2%

0.31%

325

REGION TOTAL

31%

61%

6%

0.37%

2,951

R/ECAPs

57%

35%

6%

0.27%

363

NON-R/ECAPs IN
JURISDICTION

68%

22%

9%

0.35%

566

JURISDICTION TOTAL

64%

27%

8%

0.32%

938

OUTSIDE JURISDICTION
(NON-R/ECAPs)

81%

10%

6%

0.97%

725

REGION TOTAL

71%

20%

7%

0.60%

1,663

R/ECAPs

30%

65%

3%

0.00%

38

NON-R/ECAPs IN
JURISDICTION

81%

15%

3%

0.00%

150

JURISDICTION TOTAL

71%

25%

3%

0.00%

188

OUTSIDE JURISDICTION
(NON-R/ECAPs)

92%

6%

0%

0.00%

62

REGION TOTAL

76%

20%

2%

0.00%

250

8%

89%

1%

0.26%

768

27%

69%

3%

0.26%

3,724

R/ECAPs

NON-R/ECAPs IN
JURISDICTION
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JURISDICTION TOTAL

24%

73%

3%

0.26%

4,636

OUTSIDE JURISDICTION
(NON-R/ECAPs)

76%

20%

3%

0.63%

1,893

REGION TOTAL

39%

57%

3%

0.37%

6,529

Source: HUD Tables 6 -7 Publicly Supported Housing by Program and R/ECAP Demographics

Roughly 30% of the jurisdiction’s public housing assisted households reside within
R/ECAP areas. The public housing program predominantly serves Black households, in
the R/ECAP areas and outside of R/ECAP areas, both in the jurisdiction and in the
region as a whole. However the regional demographics largely reflect the jurisdiction’s
demographics, as nearly 90% of the region’s public housing households reside within
the jurisdiction. The percentage of Black households is higher in R/ECAPs than outside
of the R/ECAPs. The percentage of White households is significantly higher (50%
higher) outside of the R/ECAPs within the jurisdiction. Outside of the jurisdiction of
Omaha, the region’s public housing units predominantly serve White households. There
are only roughly 300 public housing units located outside the jurisdiction, and 92% of
the households assisted are White. Hispanic households who receive public housing
assistance are more likely to reside in a R/ECAP area. This is primarily due to the large
concentration of Hispanic households in OHA’s Southside Terrace development, a large
family development located in southeast Omaha, in a R/ECAP neighborhood.
Roughly 1,700 households in the region are assisted with project-based Section 8
programs. The Project Based Voucher (PBV) program has different demographics than
other publicly supported housing programs in the jurisdiction and in the region, namely
the PBV program serves a larger percentage of White households. White households
represent 64% of all PBV-assisted households in the jurisdiction, and 71% of all
PBV-assisted households in the region. Roughly 22% of the region’s PBV households
reside in R/ECAP areas. These households include a higher percentage of Black
families (35% in R/ECAPs, compared to 22% of households who reside in non-R/ECAP
areas within the jurisdiction, and 10% of households who reside in non-R/ECAP areas
outside of the jurisdiction). Roughly 44% of the region’s PBV-assisted households
reside outside of the jurisdiction, and 81% of these households are White.
The region is home to roughly 250 households who are assisted by other multi-family
programs. Only 15% of these households reside in R/ECAP areas, and the majority of
these households (65%) are Black households. Roughly 85% of other multi-family
program units are located outside of the R/ECAP neighborhoods. These programs
predominantly serve White households. White households represent 81% of assisted
households who reside in the jurisdiction and in neighborhoods outside of the R/ECAP
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areas. White households represent 92% of households who reside in other multi-family
programs located outside of the jurisdiction.
The HCV program, like the public housing program, predominantly serves Black
households. Within the jurisdiction, roughly 17% of HCV-assisted households reside in
R/ECAP areas. The percentage of Black households served in R/ECAP areas is
significantly higher than HCV assisted households who reside outside of R/ECAP areas
(89% compared to 69%). There is a significantly higher percentage of White
households (27%) among PBV households who reside outside the R/ECAP areas.
Only 8% of assisted households in R/ECAP areas are White households. The
demographic makeup of HCV-assisted households who reside outside the jurisdiction of
Omaha are very different: 76% of the approximately 1,900 households are White
households.
DCHA
DCHA does not serve the R/ECAP area. On average our households show a higher
income, more employed demographic.

COUNCIL BLUFFS
Council Bluffs does not contain any R/ECAPS as defined by HUD’s AFFH tool.

BELLEVUE
Bellevue does not contain any R/ECAPS as defined by HUD’s AFFH tool.
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iv. (A) Do any developments of public housing, properties converted under the
RAD, and LIHTC developments have a significantly different demographic
composition, in terms of protected class, than other developments of the same
category for the jurisdiction? Describe how these developments differ.
(B) Provide additional relevant information, if any, about occupancy, by protected
class, in other types of publicly supported housing.
OMAHA
OHA
Hispanic households are under-served by OHA’s public housing programs and other
publicly supported housing in the jurisdiction. However developments located in south
and southwest Omaha, tend to have higher percentages of Hispanic residents. This
includes Southside Terrace, a large development (359 units) with larger-bedroom size
apartments for families with children. It also includes two small “scattered site” family
developments, Crown II and Crown II, which are located just south of Southside
Terrace. A pair of public housing Towers that are located in southeast Omaha—Kay Jay
Tower and Highland Tower—also have higher percentage of Hispanic households (18%
and 11%, respectively). Even in scattered site public housing, Hispanic families are
more likely to reside in units located in the southeast and southwest. This includes
Timber Creek (16% Hispanic), Scattered Sites Southwest (13%) and Scattered Sites
Southeast (8%).
OHA’s public housing developments located in north Omaha, particularly northeast
Omaha—in Omaha’s historically Black neighborhoods—have notably higher
percentages of Black households. Spencer Homes is a large development (112 units)
with larger bedroom sizes to serve families with children. Located in one of Omaha’s
north R/ECAP areas, Spencer Homes’ households are 80% Black. Chambers Court,
with 70 family units located in the same neighborhood, has 90% Black households.
Scattered site units in the north also predominantly serve Black families.
OHA’s towers, primarily composed of small bedroom size units, tend to have a more
mixed demographic composition. For example, Pine Tower has 35% White households,
59% Black households, and 4% Hispanic households. However, public housing towers
located in north Omaha, have much higher percentages of Black households. For
example, Florence Tower, which has 88% Black households, 9% White households, and
2% Hispanic households.
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The HCV program follows the same pattern as OHA’s public housing program. Of the
roughly 4,600 households in the jurisdiction who are assisted through the HCV program,
73% are black households. The largest concentrations of vouchers are located in
northeast and northwest Omaha.

DCHA
DCHA properties offer preference points at many developments for disability and
employment. Therefore there is a higher demographic of persons with disability in the
developments. DCHA also offers a range of houses that provide subsidized housing to
larger family structures with a family member that is disabled or employed 25
hours/week or more.
Project-based Section 8 and other Multifamily housing appears to be further away from
the R/ECAP area, more than standard public housing and LIHTC developments
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COUNCIL BLUFFS
Council Bluffs has eight Project-Based Section 8 complexes that are primarily occupied
by White, Non-Hispanic households. The exception is the Plains View Apartments
which has a Hispanic occupancy of 43%.
Table V-67 Public Housing, Project-Based Section 8, and Other Multifamily
Assisted Housing

Source: APSH
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BELLEVUE
For Project-Based Section 8 units, the demographic composition for Bellewood Courts,
Mission House Vue, and Bellevue Place developments are similar to the demographic
make-up of the city as a whole. Southgate Apartments demographic make-up is
significantly different than other developments with a higher population of Black
households and possibly families with children.
Table V-68

Source: HUD Table 8
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v. Compare the demographics of occupants of developments, for each category
of publicly supported housing (public housing, project-based Section 8, Other
HUD Multifamily Assisted developments, properties converted under RAD, and
LIHTC) to the demographic composition of the areas in which they are located.
Describe whether developments that are primarily occupied by one race/ethnicity
are located in areas occupied largely by the same race/ethnicity. Describe any
differences for housing that primarily serves families with children, elderly
persons, or persons with disabilities.
OMAHA
OHA
Hispanic households are under-served by OHA’s public housing programs and other
publicly supported housing in the jurisdiction. However developments located in south
and southwest Omaha tend to have higher percentages of Hispanic residents. This
includes Southside Terrace, a large development (359 units) with larger-bedroom size
apartments for families with children. It also includes two small “scattered site” family
developments, Crown II and Crown II, which are located just south of Southside
Terrace. A pair of public housing Towers that are located in southeast Omaha—Kay Jay
Tower and Highland Tower—also have higher percentage of Hispanic households (18%
and 11%, respectively). Even in scattered site public housing, Hispanic families are
more likely to reside in units located in the southeast and southwest. This includes
Timber Creek (16% Hispanic), Scattered Sites Southwest (13%) and Scattered Sites
Southeast (8%).
OHA’s public housing developments located in north Omaha, particularly northeast
Omaha—in Omaha’s historically Black neighborhoods—have notably higher
percentages of Black households. Spencer Homes is a large development (112 units)
with larger bedroom sizes to serve families with children. Located in one of Omaha’s
north R/ECAP areas, Spencer Homes’ households are 80% Black. Chambers Court,
with 70 family units located in the same neighborhood, has 90% Black households.
Scattered site units in the north also predominantly serve Black families.
OHA’s towers, primarily composed of small bedroom size units, tend to have a more
mixed demographic composition. For example, Pine Tower has 35% White households,
59% Black households, and 4% Hispanic households. However, public housing towers
located in north Omaha, have much higher percentages of Black households. For
example, Florence Tower, which has 88% Black households, 9% White households, and
2% Hispanic households.
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The HCV program follows the same pattern as OHA’s public housing program. Of the
roughly 4,600 households in the jurisdiction who are assisted through the HCV program,
73% are black households. The largest concentrations of vouchers are located in
northeast and northwest Omaha.
DCHA
Since many of DCHA properties are located outside of the service area and in smaller
communities, there is a correlation to the amount of racial and ethnic diversity. These
communities are generally smaller, established towns primarily white. This is a trend
that we feel is gradually changing over the years. We are directing out marketing
toward a more diverse population. Schools and communities in those areas are making
adaptations to the changing cultures.
COUNCIL BLUFFS
Throughout the city of Council Bluffs, there are 41,510 households, out of those
households 91.06% consist of White residents, 1.12% consist of Black residents, 5.82%
consist of Hispanic residents and 0.48% consist of Asian or Pacific Islanders. Although
there are significantly less residents that fall into protected classes, there is something
that is largely noticeable about the city of Council Bluffs; over half of the population of
White residents fall within the extremely low to moderate-income category. Therefore,
the city of Council Bluffs has a significant difference from other areas within its region;
while the city of Omaha may see a larger number of families that fall into protected
classes that fall into the extremely low to moderate-income category, which is not the
case for the city of Council Bluffs.
The Municipal Housing Agency’s Public Housing properties are Dudley Court and Regal
Towers. The MHA’s Public Housing properties mainly house elderly, disabled and
near-elderly residents. The Municipal Housing Agency’s first preference for the waiting
list is elderly and disabled individuals that currently reside in the city limits of Council
Bluffs.
The Municipal Housing Agency manages no additional public housing units except for
Dudley Court and Regal Towers. The Municipal Housing Agency does administer 677
housing choice vouchers and in addition, Municipal Housing Agency’s Housing Choice
Voucher program has 20 VASH vouchers that are designated for homeless veteran
applicants. The Municipal Housing Agency has strong ties with many different agencies
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throughout the community that provide support to those that are disabled and in need of
assistance.

BELLEVUE
Southgate Apartments is located in a census tract that is demographically different than
the community as a whole. This area is made up of 39% White households, 25% Black
households and 25% Hispanic households. Bellevue Place Apartments is specifically for
elderly households. The multifamily assisted housing project, Sheltering Tree Housing,
is specifically for adults with developmental disabilities to provide individual apartments
with a live-in manager caregiver.
c.

Disparities in Access to Opportunity

i. Describe any disparities in access to opportunity for residents of publicly
supported housing, including within different program categories (public
housing, project-based Section 8, Other HUD Multifamily Assisted Developments,
HCV, and LIHTC) and between types (housing primarily serving families with
children, elderly persons, and persons with disabilities) of publicly supported
housing.
OMAHA
OHA
Publicly supported housing is heavily concentrated in the eastern portion of the City of
Omaha. This is also the area that has lower performing schools.
Many of the large employers in the City of Omaha are located centrally in either the
downtown area, Midtown or along the Dodge Street corridor. There are far fewer
employment opportunities in northeast Omaha when compared with the rest of the
jurisdiction. The northeast section of Omaha also has the largest concentration of
publicly supported housing.
Public transit access is generally poor throughout the jurisdiction but is slightly better in
east Omaha when compared with west Omaha.
Because of the concentration of publicly supported housing in the eastern portion of the
City, the protected classes have limited access to low poverty neighborhoods, which are
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concentrated in the western portion of the City.
The environmentally impacted neighborhoods in the jurisdiction are primarily located in
the eastern part of the City. These neighborhoods were impacted by the lead smelting
plant that was located along the Missouri River. The heavily impacted areas are located
specifically in the northeast portion of the City.
DCHA
The access to opportunity is primarily caused by lack of transportation options to many
residents of publicly supported housing at various levels. There are a limited number of
employment, housing, and educational opportunities throughout the area, opportunities
to utilize these are dependent on the abilities of the person to get to them, something
that having a family, disability or lower income can limit. Very few publicly supported
housing options are in areas with greater access to opportunity and those that are often
have long waiting lists. There are no public transportation areas near many of the larger
employment hubs. Also, the level of skill and entry level positions may not be available
at these locations.
COUNCIL BLUFFS
While the city of Council Bluffs has many different options for low-income or subsidized
housing, there are still many individuals that are living in subpar housing that is not
adequate. There are many participants in the HCV program that have different barriers
when they attempt to find suitable housing, either the landlord will not accept a Voucher,
the rent and utilities do not meet the payment standards, or the unit does not pass HQS
standards. The Municipal Housing Agency is the only agency in Council Bluffs that has
Public Housing. There is a need for larger units that are subsidized, as the Municipal
Housing Agency only has units that are efficiencies and one-bedroom.
BELLEVUE
HUD Map 5 shows that there are publicly supported housing developments throughout
Bellevue. While the location of project-based Section 8 Housing, LIHTC and Public
Housing units are spread out through the community, HCV participants have limited
choice within Bellevue when compared to the region as a whole
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2. Additional Information
a. Beyond the HUD-provided data, provide additional relevant information, if any,
about publicly supported housing in the jurisdiction and region, particularly
information about groups with other protected characteristics and about housing
not captured in the HUD-provided data.
OMAHA
OHA
The Omaha Housing Authority, as part of the settlement of a lawsuit, was required to
acquire 521 scattered site units that are evenly distributed among the Omaha City
Council districts. With the exception of these units, Omaha Housing Authority units are
located in east Omaha, generally east of 50th Street.
DCHA
The general public often is more in support of senior housing options. There is a wider
selection of LIHTC options for elderly designation throughout all areas. Communities
and areas seem more concerned and oppositional to housing primarily serving families
with children in many areas.

COUNCIL BLUFFS
Through feedback the City of Council Bluffs and the Municipal Housing Agency heard
concerns that there is a lack of housing stock in affordable units in a variety of sizes, as
well as that there is not enough affordable accessible housing in Council Bluffs. It was
expressed by participants of the Housing Choice Voucher program that there is a
definite issue with impediments to mobility. One Voucher holder expressed that she
would like to move due to her son’s need to be in a certain school district, due to his
disability, but could not find a landlord that would take her voucher or a home that fell
within the payment standard guidelines.
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BELLEVUE
Table V-69 Bellevue Housing Authority Waiting List Demographics

Source: Bellevue Housing Authority, Waiting List 2017

b. The program participant may also describe other information relevant to its
assessment of publicly supported housing. Information may include relevant
programs, actions, or activities, such as tenant self-sufficiency, place-based
investments, or geographic mobility programs.
OMAHA
OHA
OHA’s public housing stock represents a significant share (roughly 3,000 units) of the
region’s publicly supported housing. With the exception of scattered site units, the
majority of OHA’s public housing developments are located in east Omaha, in the
jurisdiction’s neighborhoods identified as R/ECAPs or having high concentrations of
minority households and high concentrations of poverty. Obviously, these site-based
units cannot be relocated. Instead, OHA’s intent is to seek to strengthen neighborhoods
in which its public housing stock is located. This may include redevelopment or
renovations of OHA’s large multifamily housing developments. It also includes
cooperation with community stakeholders for improvements and redevelopment in the
neighborhoods surrounding OHA’s public housing. From this perspective, the location
of new affordable housing within R/ECAPs and areas of concentrated poverty may have
significant benefits, for purposes of redeveloping blighted properties and increasing
public and private investment in neighborhoods.
In the 1990s-2000s, OHA entered into a settlement agreement to develop 521 scattered
site units located throughout the city of Omaha. Private discrimination was a significant
barrier to these acquisitions, particularly in neighborhoods with limited affordable
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housing and lower concentrations of poverty.
Poverty is a significant barrier to many families’ housing choice and access to
opportunity. OHA operates Family Self-Sufficiency programs serving both its public
housing and Section 8 program participants. While the service resources are not
sufficient to address the need in our community, these programs make a significant
impact on the lives of the families assisted.
The demographics of OHA’s public housing developments tend to reflect the
demographics of their surrounding neighborhoods. There is a large concentration of
Hispanic families in south Omaha. OHA’s public housing developments likewise contain
a large number of Hispanic families. In north Omaha, Omaha’s historically Black
neighborhoods, OHA’s public housing developments have high concentrations of Black
families. OHA maintains site-based waiting lists, so that families can choose their
priorities developments for admission. To a large extend, the households served request
to live in the same neighborhoods with high minority concentrations. There are a
number of very practical reasons for this—their family may live nearby, their child care
providers, their support networks, the restaurants and churches and cultural resources
they prefer. In many cases when OHA offers to transfer a family, Hispanic families may
refuse to move outside of south Omaha, and likewise Black families may refuse to move
outside of north Omaha. OHA’s commitment is to support family choice, and to expand
access to opportunity for all families served.
DCHA
DCHA has had much success with a limited number of self-sufficiency tenants, and
resident services offered to elderly and disabled complexes. It appears that often
tenant’s may be in a generational cycle of poverty and subsidized housing. The
opportunity to have additional guidance and support in this environment has proven in
the programs to have success.
Overall, there is an ongoing need for additional need for more publicly supported
housing in DCHA jurisdictional area. HUD map 17 clearly shows a significant lack of
affordable units in the western area of DCHA jurisdiction.
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Figure V-114 Publicly Supported Housing Omaha

Source: HUD Map 17

There are some pockets of more affordable options noted but in the vast majority of the
area, this is not the case. One of the biggest barriers is income discrimination. Despite
there being a vast amount of apartment complexes and rental units in the area, often
there is much resistance and willingness to accept HCV. Some of this also comes from
community opposition as well. Historically there has been public resistance in some
areas when housing plans are released to the general public. Often it is reported,
property owners experience NIMBYism. This significantly impacts the willingness of
developers to build outside the core neighborhoods. Occupancy codes are an issue in
the service area. Since the FMR is at a higher level, families often cannot afford or
locate the appropriate size unit for their family size. Fair Market rents have increased
significantly in up and coming areas of the city. This has caused an increased demand
of rental housing in various areas of the jurisdiction. In addition, the HCV programs
continue to face additional budgetary reductions.
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COUNCIL BLUFFS
The Municipal Housing Agency has received grant money from the Council Bluffs
Housing Trust Fund to complete various renovations to the Regal Towers and Dudley
Court properties. These grant monies were used to renovate existing units and make
them more accessible, through walk-in and roll-in shower renovations, providing
high-rise toilets in units, and other accessible accommodations as well. The Municipal
Housing Agency will continue to apply for grant monies from the Council Bluffs Housing
Trust Fund to renovate units to make them more accessible, to combat the issue that
the region faces with a lack of accessible units in a range of sizes. The Family
Self-Sufficiency Program strives to obtain new participants, so they may one day
maintain self-sufficiency without the help of the Housing Choice Voucher program.
Within the past 12 months, Municipal Housing Agency’s Family Self Sufficiency
Program has had four out of six participants graduate. Amongst these participants, they
received $55,088.31 in escrow funds. One of those graduates went into
homeownership and used the money from her escrow account as a large down
payment on her home. Another graduate successfully left the Housing Choice Voucher
Program because her household income exceeded the income guidelines after
obtaining employment from a local competitive employer.

BELLEVUE
Bellevue Housing Authority (BHA) has had a great deal of success with a limited
number of residents through participation in a family self-sufficiency program. The
program provides personalized goals and case coordination for community resources
and education programs.
BHA offers Rentwise curriculum to the Omaha metropolitan area residents.
BHA does annual and ongoing outreach to private landlords. A great deal of this
outreach is framed around fair housing education.
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3. Contributing Factors of Publicly Supported Housing Location and Occupancy
Consider the listed factors and any other factors affecting the jurisdiction and region.
Identify factors that significantly create, contribute to, perpetuate, or increase the
severity of fair housing issues related to publicly supported housing, including
Segregation, R/ECAPs, Disparities in Access to Opportunity, and Disproportionate
Housing Needs. For each contributing factor that is significant, note which fair housing
issue(s) the selected contributing factor relates to.
OMAHA
Lack of community revitalization strategies:
Community revitalization strategies are focused on certain areas of the jurisdiction.
Omaha’s redevelopment has proven to be very successful in revitalizing older
neighborhoods with high concentrations of poverty—for example, Omaha’s
redevelopment of Midtown and surrounding neighborhoods—however there are
insufficient resources to meet the needs within the community.
Lack of private investment in specific neighborhoods:
Companies and developers are reluctant to invest in certain impacted areas of the
jurisdiction due to the prevalence of crime, urban blight, and perceptions that the
schools are lower quality. Developing green fields is less expensive than redeveloping
and infilling in older neighborhoods. Public housing stock tends to be located in older
Omaha neighborhoods with high concentrations of poverty.
Deteriorated and abandoned properties:
Deteriorated and abandoned properties in the older neighborhoods further discourage
investment.
Source of Income discrimination:
Nebraska law does not prohibit landlords from refusing to lease to families with Housing
Choice vouchers. Some states include “source of income” among the protected
classes, and prohibit discrimination against vouchers. However, often landlords can get
around legal prohibitions by increasing rents beyond the payment standard. The effect
is to further limit the supply of affordable housing.
Lack of access to opportunity due to high housing costs:
Housing choice voucher families tend to concentrate in Omaha’s neighborhoods with
existing concentrations of minorities and concentrations of poverty. Many families prefer
to live in Omaha’s older neighborhoods. However, there are significant barriers for
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families who chose (or would consider) to relocate to areas with lower concentration of
poverty, namely west and southwest Omaha and surrounding communities.
Impediments to mobility:
There is limited availability of publicly supported housing in southwest Omaha, west of
72nd Street. Rental units in the southwest and west tend to be more expensive than
units in the east. South and west Omaha are areas of job growth. Low income families
residing in east Omaha, particularly northeast Omaha, have significant commutes to
work. Families who rely on buses for transportation may face commutes of an hour or
more.
Lack of affordable in-home or community based services for persons with disabilities:
OHA’s public housing program serves a large number of persons with behavioral health
disabilities. There is a need for increased supportive services to help persons with
behavioral health disabilities to maintain lease compliance and maintain their housing.
OHA continues to build partnerships with community resources to assist our residents.
However, funding restrictions—both for OHA and for community service
providers—result in unmet needs.
Access to publicly supported housing for persons with disabilities and lack of affordable
accessible housing in a range of sizes:
OHA likely has the largest supply of affordable accessible housing in the region.
However, the demand is greater than supply, particularly for large bedroom sizes.
Quality of affordable housing information programs and lack of meaningful language
access:
The analysis of publicly supported housing programs indicates that Hispanic
households are under-served. OHA has Spanish speaking staff and has not found that
language is a barrier for Hispanic families’ access to our housing programs.

COUNCIL BLUFFS
Disproportionate Housing Needs
1. Impediments to mobility
2. Lack of local or regional cooperation
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Quality of affordable housing information programs:
While there are housing assistance opportunities in the community, the issues appears
to be coordination of efforts so that the information is readily available and residents are
aware of options available. This limits fair housing choice and access to opportunities
due to lack of knowledge of the programs available.
Community Opposition:
Many Housing Choice Voucher holders have a hard time finding appropriate housing
that will lease to voucher holders. Despite education and outreach from the Housing
Authority staff, this has continued with several large management companies in the
jurisdiction.
Lack of meaningful language access for individuals with Limited English Proficiency:
The City of Bellevue currently has a Limited English Proficiency plan, but is unaware of
other plans and additional resources available. All organizations, including the City and
Bellevue Housing Authority, with plans could work together to ensure all gaps are being
addressed and sharing resources for a positive outcome.
Land Use and Zoning Laws:
The City of Bellevue Planning Commission reviews all zoning ordinances and land
development proposals for consistency with the city comprehensive plan and has the
opportunity to make recommendations to the City Council regarding requested changes
to these ordinances. This can create situations in which municipalities have institutional
barriers to affordable housing, such as minimum lot sizes and setbacks, that limit
density. With available land becoming limited and Bellevue becoming landlocked by
surrounding communities and natural barriers, future development of affordable housing
will become more challenging with the political environment supporting more economic
development.
Siting selection policies, practices, and decisions for publicly supported housing,
including discretionary aspects of QAPs and other programs:
Overall, Bellevue lacks available public housing. HUD Table 6 states that Bellevue has
a total household of 19,216 households in the jurisdiction with 2,445 households, or
12.7%, with of income 50% below the area median income. There are only 454 publicly
supported housing units in Bellevue, which is substantial lower than the households that
would qualify for assistance. The property tax structure in Sarpy County increases cost
for affordable housing development. QAPs from NIFA have not taken this into

408

consideration when awarding credits.
Availability of affordable units in a range of sizes:
Overall, Bellevue lacks available public housing. HUD Table 6 states that Bellevue has a
total household of 19,216 households in the jurisdiction with 2,445 households, or
12.7%, with of income 50% below the area median income. There are only 509 publicly
supported housing units in Bellevue, which is substantial lower than the households that
would qualify for assistance. The placement of larger families is difficult due to limited
available units with four bedrooms or more.
Source of Income discrimination:
Many Housing Choice Voucher holders have a hard time finding appropriate housing
that will lease to Voucher Holders. Despite education and outreach from the Housing
Authority staff, this continues with several large management companies in the
jurisdiction. BHA’s Administrative and Occupancy Plans provide preferences to disabled
and elderly households.
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