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Executive Summary

In 2010, Millennials, or those between 18 and 34, surpassed
the Baby Boomers in population size. Today, Millennials, also known
as Generation Y, make up over 25 percent of the United States’ population. In Omaha, they make up 26.9 percent of the population. The
next largest generation in Omaha, the Baby Boomers, make for 19.2
percent of the population. Clearly, this emerging demographic has
the ability to change the way we create and design our built environment if it so chooses.
To review how this generation may choose to change the way
we design our future neighborhoods, national trends were reviewed
to establish a broad understanding of Generation Y. On a national level, trends have shown that Millennials continue to prefer the
single-family home, much like previous generations, and also see it
as an investment. Many currently prefer to live in downtown and
mixed suburban areas and expect to in the future as well. When it
comes to their neighborhood, Millennials on a national scale prefer
to live in smart growth-esque neighborhoods with sidewalks and
a mix of amenities like a grocery store and schools within walking
distance. In addition, walkability and public transportation is more
important to this generation than any other. But, all of this is with
reservations. Many still see the appeal of single-family only neighborhoods and large lots, and demand the availability of parking.
The scope was then taken to Douglas County and Omaha
to gain an understanding of our local Millennials. First, a general
profile of Millennials was performed to understand where exactly
Millennials are clustering, what they look like demographically, and
where they are moving. It was found that many Millennials are clustering in Northwest Omaha and in central locations near Midtown,
Downtown, Hanscom Park, and the Old Market. It was also found
that while this generation in Douglas County may be highly educat-

ed, they may be paying for it with large amounts of student debt.
Four sources of input were used to gain an understanding of a
segment of Omaha Millennials. First, an online survey gauged the preferences and expectations of 157 participants living in Midtown. It was
found that a strong majority of the participants favored a neighborhood
that was described with smart-growth-esque qualities. The most important neighborhood characteristics to the participants were the ability to
have retail, schools, parks & green space, food related amenities, and
recreation facilities within walking distance. In addition, it was important to have sidewalks and things within an easy walk, easy access to the
highway, high levels of human activity in the neighborhood, and privacy.
A visual preference survey was also used to gauge forty-two
participants’ gut reactions to photos of a variety of different urban and
suburban environments. The most popular photos were described as
“dense”, “close-knit”, “lively”, “vibrant”, and full of “community” and
illustrated main streets and dense urban areas. The least popular photos
were described as “uniform”, “faceless”, and “cookie-cutter” and were
mainly disliked due to a dominance of automobile orientation in these
photos.
Third, a series of focus groups brought together six Millennials
on three occasions to discuss what the participants liked and disliked
about their neighborhoods and what they felt Omaha was missing. It
was found that a sense of community, walkability, and accessibility and
proximity to amenities was most important. In addition, it was felt that
public transportation was the most pertinent issue in Omaha when it
came to making the best environment for Generation Y.
Finally, a series of seventeen interviews were conducted with a
variety of real estate agents, bankers and lenders, developers, planners
and designers, and local experts and politicians to obtain a necessary

perspective on the changing atmosphere of neighborhood design and
development in Omaha. Several trends in local real estate development
such as changing household typologies and housing tenure patterns
were revealed. Additionally, there was uncovered a set of obstacles that
young families often face in Omaha. Deemed the “triangle of conflict”,
there seems to be conflicts in which young families with modest budgets
and student loans, is in need of good schools, yet demands walkability
and access to Downtown are out of luck.
In the end, it is found that the Millennials we received input from
have inherited many of the preferences for single-family-home-only
neighborhoods and automobile orientation. Yet, there are changing and
nuanced priorities, preferences, and demands for qualities such as walkability and vibrant public spaces which lead us to reconsider the way
in which we are designing and constructing our neighborhoods today
and makes us question whether a change is coming in the near future to
Omaha.
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Introduction

The initial interest in young adults’ housing preferences began in the Spring of 2013. It started when I initially explored current
and critical issues in planning. The way in which I explored the topic
was by interviewing planning and design professionals. The topic of
choice with all professionals is what we are dealing with when we
talk about ‘sprawl’. We discussed how it came to be, the effects it’s
had on society and the built environment, and what is being done to
change this way we develop our cities.
One concept stands out to me from a conversation with a
local planner in Omaha. Through conversation and deliberation, he
expressed the idea that there is a perfect storm for change brewing
right now that may reshape the way we think about and develop our
built environment. It’s a mix of rising gas prices, the 2008 housing
crisis, the 2009 Great Recession, and a market and demographic shift.
(Kloke, 2013)
This project focuses on the final pieces mentioned: markets
and demographics. As the conversation continued, it was said that
people in general are swaying towards more urban areas to live.
But it was suggested that this is especially true for younger people.
There are a lot of sources that confirm this and claim it to be true,
that younger generations are more prone to want to live in more urban areas or are moving away from the traditional suburb of the last
50 years, or at least the idea of it.
Reports of this shift are everywhere. USA Today reported
that developers in Florida, Texas, and Southern California are shifting towards densely designed infill neighborhoods with more urban
amenities due to Millennials that are “rejecting traditional suburban
lifestyles in favor of urban living and shorter commutes.” (El Nasser,
2012) The Wall Street Journal also reported on this issue, based on
the reporter’s findings at a National Association of Home Builder’s

(NAHB) conference. They quote NAHB conference speakers and panelists with the essential finding that Generation Y individuals, or Millennials, want to walk to their destinations and that 88 percent want to be in
an urban setting. (Kalita & Whelan, 2011)
Many agree with these sentiments on a more local level as well.
Places like Minneapolis are seeing people moving towards the core of
their cities and closer to more accessible transit options according to
local regional planners. (Clements, 2011) In addition, a recent study by
the Sonoran Institute found that people, in general, of Idaho, Wyoming,
and Colorado want to live in walkable areas as opposed to areas that are
characterized as contemporary suburbs. (Schmitt, 2013)
These kinds of articles seem to be a dime a dozen today. It’s
generally assumed that younger peoples’ choices of where they want
to live are much different than the previous generations’ and it’s starting a trend. One thing to note is that many of these articles are pointing
out to only two separate sources of literature. And this literature is on a
national scale, conducted by the Urban Land Institute and the National
Association of Realtors. The question that leads us to this project is if this
is happening in Omaha as well. And if so, to what extent?
The stated research goal is to understand what the preferences are of Millennials in Omaha, Nebraska, with the ultimate question
being: What are the neighborhood preferences of individuals between the ages
of 18 and 34 in Omaha, Nebraska? The question was chosen for the reasons stated above, that it is documented that young people today have
unique preferences when it comes to where they choose to live and these
preferences are different than what the generations before them held.
Due to a lack of resources and participants, the research question could
not be answered in entirety and in a statistically significant manner. But,
an available segment of Millennials, many living in the Midtown neighborhood, were gauged and their input which is described in the followIntroduction 2

ing chapters proved to be very informative and enlightening.
When first exploring this issue, it was easy to get caught up on
the idea of ‘housing’ rather than the concept of ‘neighborhood’ when
thinking about peoples’ preferences for where they lived. This notion
needs to be expanded because people do not choose housing simply
based on the structure alone. Whether the resident plans to live in a
single family home, a row house, or an apartment complex, that resident
will always consider the location of that structure and will consider the
surrounding context. That surrounding context is a neighborhood.
To understand this issue, several approaches have been utilized.
First, in Chapter one, national trends are reviewed. The sources for this
information are predominantly derived from reports by the Urban Land
Institute and the National Association of Realtors. These sources will
help reveal what Millennials nationwide want their neighborhoods to
look like and what types of amenities they desire within their neighborhood. Other reports are reviewed to understand the lifestyle changes of
Millennials and the catalysts behind them with the hope that they shed
light on our understanding of these changing lifestyles of our society as
a whole, and maybe begin to think about how this could influence the
built environment.
Chapter two attempts to begin understanding the Millennials
that currently reside in Douglas County, Nebraska. First, through GIS
spatial analysis tools, clusters of Millennials have been identified in key
Omaha neighborhoods. Additionally, geographic mobility has been
reviewed of these Millennials to gain an understanding of where this
generation is coming from and where they are moving. Finally, to get a
sense of who the Millennials are, education, race, and income are reviewed and compared to Millennials on a national scale.
Chapters three through seven, taking into consideration the
research that has been done on a national scale, works to gain an understanding of a small segment of Millennials in Omaha through a series
of qualitative research and surveys. Chapter three begins this research
by reviewing an online survey that gained the input of 157 individuals
in the Midtown area of Omaha. The 35 question survey was heavily
based on similar questions used in national surveys exploring the same
questions. Participants were asked questions concerning the type of
neighborhood they currently live in, where they want to be, and where
they expect to be in the future. Additionally, they were asked to compare
two contrasting types of neighborhoods. Finally, participants were asked
3
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about what was most important to them when it came to their neighborhood and what types of amenities were most important to have
within walking distance.
Chapter four describes the results of a visual preference
survey, taken by forty-two individuals. A visual preference survey
(VPS), as defined by its creator, Anton Nelessen, “is a research and
visioning technique consisting of photographic images, evaluating
forms, optional questionnaires, and evaluation/analysis techniques
to understand and present the results.” (Nelessen 1994)
VPS’s have been successfully used in many communities including Topeka, Denver, and Portland. The results of all of these surveys were recommendations for certain urban and building design
characteristics and the ability to learn about the kind of elements
they want their neighborhoods to possess. (Bureau 2004) (Moore
Iacofano Goltsman, Inc., 2006) (A. Nelessen Associates, Inc.)
The survey was designed to consist of images that represent
a variety of environments that occur within the built environment
and illustrate aspects such as building form, density, setbacks,
spatial definition, architectural style, streetscape elements, land use,
building density, and level of human activity. Participants were then
asked to rate the images. The goal of this survey was to understand
how people visually perceive places, spaces, and land uses and their
neighborhood qualities.
While 36 of these VPS participants were accessed through
a Greater Omaha Young Professionals (GOYP) event, the other six
were accessed through the focus groups as described in Chapter
five. These individuals were contacted through young professional
groups in Omaha. Through the focus groups, in addition to the VPS,
they were asked three questions: What do you love and what do you hate
about your neighborhood? Are you satisfied with where you live currently
and if not, what would you change? What can Omaha do for its neighborhoods to attract more people within the Generation Y age range?
It was decided that focus groups were appropriate because
focus groups have the ability to discover a range of ideas or feelings
that people have on a subject. Most importantly, focus groups also
have the ability to uncover factors that influence opinions, behaviors,
and motivations. (Krueger & Casey, 2009) Because of the complex
nature of the topic at hand, focus groups were the best choice to uncover the complexities of a group’s neighborhood preferences.

Chapter six is the result of one simple question asked to the
online survey participants and the visual preference survey participants: Describe your ideal neighborhood. The result was 113 responses
with rich descriptions of what Millennials in Omaha want their
neighborhoods to look like. Themes from these responses were
extracted using a text analytics software which provide a snapshot
view of the most important aspects to creating the ideal neighborhood for those in Omaha.
Finally, Chapter seven reviews a series of interviews. These
interviews consisted of in-depth conversations with individuals
that all work towards the development, redevelopment, financing,
design, and upkeep of Omaha’s neighborhoods. These include planning and design professionals, bank lenders, developers, real estate
professionals, local journalists, and local leaders.
This series is important to this project because due to their
supply side perspective, it is in these peoples’ interest to understand
the topic at hand. Questions for these individuals varied based on
the individual and their occupation and role concerning this project.
Nonetheless, the overall theme of each interview session and discussion remained the same: What are the neighborhood preferences of
individuals between the ages of 18 to 34?
The greatest benefits of working with these individuals were
the insights they provided that the focus groups and surveys could
not answer. This included a more comprehensive understanding of
the availability and current state of certain neighborhoods, an understanding of current housing market activity, and a comprehension of
certain conflicts that some Millennials are approached with when it
comes to housing in Omaha.
Overall, this project sets out to obtain a general understanding of the types of neighborhoods and physical communities that our
country’s largest generation prefers to inhabit in Omaha, Nebraska.
It is hoped that this research will begin to reveal if there are changing
demands, preferences, and priorities in relation to how our neighborhoods are designed. But maybe even just as important, this work
can reveal more questions that need to be asked in the future and
can spark a conversation on what kind of neighborhoods we should
consider building in our lifetimes.

Introduction
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Introduction
Millennials, also known as Generation Y, were born between
the years of 1979 and 1995. This generation, summed up in events,
has experienced 9/11, terrorist attacks, school shootings, and Hurricane Katrina. They have witnessed political, economic, and organizational influences such as the 2000 election, the impeachment of
a president, the recession, the fall of Enron, and the incident of “too
big to fail”. Generation Y is connected, masters of self-expression,
and optimistic.
But, this really isn’t about a generation. To say “this generation, or this 24 year old will do this, and this other generation, or this
54 year old prefers this” would be missing the point. Individuals of
society do not inherently like something due to their age.
The emphasis on generations is simply out of convenience
and to focus on Generation Y gives us the ability to isolate and
define a segment of the changing society that we are trying to understand. Age is a convenient measure of this group because it encompasses the diversity of society and it intrinsically incorporates the
concept of time so that we inherently study how this group of people
not only affect our built environment today, but how they will affect
our future built environment.
This range of ages is not significant because of their age, they
are significant because of where they are, what they are doing, and
what they are poised to do in the future. They are a prime group to
examine because they are at a time in their life when they are entering housing and real estate markets, experiencing gains in their
income, and have the profound ability and freedom to choose the
housing types and neighborhoods that they inhabit.
This is important to understand and foresee because generations come and go, but their impact on the built environment can last
decades. In the United States, this impact on the built environment

is facilitated through market forces. Markets, in their purest forms, will
reflect the priorities, preferences, and demands of a generation of consumers. Throughout this project, the assumption is made that the housing and real estate markets in Omaha are reactive to these preferences,
priorities, and demands. Therefore, coming full circle, it is important
to understand these preferences, priorities, and demands if we want to
understand how this segment may affect the built environment in the
future.

National Trends
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Trends and Views on Neighborhoods & Housing
In 2010, Generation Y surpassed the Baby Boomer generation,
becoming the largest generation in America at 25 percent of the total
population. Today, this generation is the most ethnically and racially
diverse generation and they are on track to becoming the most educated
generation. So far, one-in-five Millennials are college graduates. An additional 26 percent are currently in school and plan to graduate, while an
even additional 30 percent are not in school but expect to earn a college
degree one day. (Pew Research Center 2010)
As Millennials have been graduating from school, they have
been greatly set back as they have graduated into a recession, often leaving them to be the last ones hired and the first ones let off. Right now,
only 41 percent of Millennials are working full time, but that percentage
has declined nine percentage points between 2006 and 2010. 24 percent
of Millennials are working part time. This is all expected to change as
baby boomers retire and Millennials continue to graduate from school.
(Pew Research Center 2010)
Millennials will emerge into careers as the economy is slowly
regaining and they will be changing what it means to hold a career. 66
percent of Millennials say that it is ‘likely’ or ‘somewhat likely’ that they
will switch careers sometime in their working life. In fact, 60 percent say
that they have already done so. Millennials also expect to change jobs
frequently. Nearly six out of ten Millennials say it is not likely that they
will stay with their current employer for the remainder of their life. This
number is virtually reversed for other generations. (Pew Research Center 2010)
Clearly, Millennials work lives are unique and changing. What
else in their lives are unique and how will this affect the environments
that they choose to inhabit? For the past 70 years in the United States,
trends in the design and construction of the built environment have
been a product of transportation and communication technology, health
concerns, and changing lifestyles. The question is, how do today’s
technologies, changing lifestyles, history, and policies shape today’s
Millennials? What has emerged from this generation’s experiences? And
as they begin to graduate, emerge and assimilate into their careers, and
pay off their personal debt, will they or how will they change the built
environment as they begin to think about buying real estate & housing
and carving their way into a greater society?
Three main studies were chosen to review Generation Y’s unique
neighborhood and transportation preferences. Two studies by the Ur6
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ban Land Institute (ULI) were reviewed, one performed by Beldon
Russonello Strategists. In addition, Beldon Russonello Strategists
on behalf of the National Association of Realtors performed a third
study.
The first Urban Land Institute report, Generation Y: America’s New Housing Wave, sampled 1,241 individuals between the
ages of 18 and 32 (20 to 34 today) in 2011. The geography sampled
was spread out through the United States and included individuals
in large cities, mid sized cities, small towns, and rural areas and is
nationally representative. The report focused on understanding Generation Y’s current and anticipated housing preferences. (Lachman
and Brett 2011)
ULI, along with Beldon Russonello Strategists, released a
second report in March 2013 titled America in 2013: Key Findings
on Housing, Community, Transportation, and the Generations. This
report focuses on Americans’ satisfaction with their communities,
housing, and transportation and what they want for themselves and
their families. The sample consisted of 1,202 adults and breaks down
the sample by generation, race, sex, and education. (Beldon Russonello Strategists 2013)
Beldon Russonello Strategists also released a 2011 report in
partnership with the National Association of Realtors (NAR). This
report was the sum of a sampling of 2,071 adults that were questioned in regards to their neighborhood and community preferences
related to sprawl and smart growth neighborhood characteristics.
Ages were broken down between 18 to 29, and 30 to 39. Only the
data associated with those aged 18 to 29 at the time of the report (20
– 31 today) are used for this analysis. (Beldon Russonello Strategists
2011)
Finally, the Frontier Group’s report, Transportation and the
New Generation Transportation: Why Young People Are Driving
Less and What It Means for Transportation Policy, reviews trends
related to Gen Y and transportation. Data is derived from a variety
of sources. This report was reviewed due to the implications that
transportation has on the built environment. Understanding Generation Y’s propensity towards the automobile or using public transportation can tell us a lot about the type of neighborhood in which they
prefer to live in. In addition to these reports there are several articles
and anecdotal reports that have been referenced to review the issue

at hand.
To begin understanding Generation Y, you can first look at
where they are currently located, where they expect to be in the
future, and where they would prefer to be. Today, according to the
NAR report, 11 percent of Generation Y live in a downtown location, 22 percent live in a city residential location, 24 percent live in a
mixed suburban location, and 16 percent live in a suburb with only
houses. While most Millennials are satisfied with where they live,
discrepancies between where Millennials live and where they prefer
to live exist. 18 percent would like to live in a downtown location, 13
percent would like to live in a city residential area, 30 percent want
to live in a mixed suburban area, and only 12 percent would like to
live in a suburb with only houses. (Beldon Russonello Strategists
2011)
It seems that a good percentage would prefer to move away
to a more downtown location (7 percent) or mixed suburban area (6
percent) and move out of a city residential area (9 percent) and suburban area (4 percent). (Beldon Russonello Strategists 2011) Overall,
it looks like there is a tendency for more mixed uses, which occur in
mixed suburban areas and tend to occur in downtown locations.
According to the report Americans’ Views on Their Communities, Housing, and Transportation by Beldon Russonello Strategists, 49 percent of Millennials are living in a single-family home. 46
percent are living in apartments, condos, townhomes, or duplexes.
Of those living in a single family home, 54 percent are renting and do
not own. 62 percent expect to live in single family housing by 2018.
21 percent expect to be living in an apartment and 17 percent expect
to be living in a duplex or townhouse by 2018. The report, Generation Y: America’s New Housing Wave by Lachman and Brettt reveals
that by 2015, 55 percent of participants expect to own a single-family
home. 14 percent expect to live in an apartment, condo, townhouse,
or duplex. While these two reports differ on projections concerning
Generation Y and single-family home preference, it is clear that for
the most part Generation Y intends to be living in a single family
home. (Beldon Russonello Strategists 2011; Lachman and Brett 2011)
When it comes to age, it is predominantly those older than 25 that
own their single family home, with 48 percent. On the other hand,
only 15 percent own for those 24 and under. As these individuals get
older, 67 percent expect to own by 2015. (Lachman and Brett 2011)

While 65 percent lives in metropolitan urban and suburban areas,
74 percent consider themselves either a ‘City Person’ or a ‘Suburbanite’. In particular, 33 percent consider themselves a ‘City Person’, while
35 percent consider themselves a ‘Suburbanite’. Not surprising, as this
group gets older and gets married, they consider themselves a ‘Suburbanite’ rather than a ‘City Person’. 36 percent of 18-24 year olds and 38
percent of singles characterize themselves as city people. On the other
hand, 35 percent of 25 to 29 year olds, 27 percent of 30 to 32 year olds,
and 39 percent of married individuals consider themselves suburban.
(Lachman and Brett 2011)
This self-characterization differs along racial lines as well. 51 percent of Hispanics and 54 percent of Blacks consider themselves a “City
Person” while 30 percent of Hispanics and 28 percent of Blacks consider
themselves “Suburbanite”. On the other hand, only 28 percent of Whites
consider themselves a “City Person” and 36 percent consider themselves
a “Suburbanite”. (Lachman and Brett 2011)
Work locations of Generation Y were also reviewed. As people
tend to consider where they want to live based on work location and
vice versa, work location can provide insight into neighborhood preferences. As of 2010, over a quarter, or 28 percent of Millennials work in
or around a downtown of a metropolitan area. Another 35 percent work
in other in-city neighborhoods or an older suburb. Of those sampled,
34 percent expect to work downtown in 2015, an increase of 6 percent
between 2010 and 2015. More people also expect to work in other in-city
neighborhoods and in newer outlying suburbs. Overall, most Millennials expect to be working in more urban settings than they currently do
by 2015. (Lachman and Brett 2011)
Focusing in a bit, these reports extensively reviewed the preferences of survey participants for neighborhood types and characteristics.
This is important because we know that the neighborhood where one
lives is key for Generation Y. In fact, 84 percent say that when deciding
where to live, the neighborhood is more important than the size of the
house that they are looking for. (Lachman and Brett 2011)
The 2011 report by Beldon Russonello Strategists, among other
focuses, took an extensive look at peoples’ preferences along “smart
growth” versus “sprawl” lines. The terms “smart growth” community
and “sprawling” community are not used as the communities are identified only as “Community A” and “Community B”. A smart growth
community, as defined for the survey participants, is a community with
National Trends
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a mix of housing types, sidewalks, places like restaurants, schools, and
retail within a walking distance, limited parking, and public transportation access. A sprawling community is defined as one with only single
family homes, no sidewalks, one must drive to places like restaurants,
schools, and retail, there is plenty of parking, and there is no public
transportation access. While reality is not so black and white, the results
were still informative.
When asked to simply choose between Community A (sprawling) and Community B (smart growth), 62 percent of Millennials chose
Community B. This is compared to the 54 percent of all other generations that chose Community B. Those that originally selected the sprawling Community A revealed the most desired characteristic is that there
are only single-family homes on large lots. For Community A selectors,
when reviewing Community B characteristics, they showed that shopping within walking distance was the most appealing and that a lack of
parking was the least appealing aspect. Those that originally selected
the smart growth Community B revealed the most desired characteristic
is that the community has shopping, restaurants, and schools within a
walking distance. Community B selectors, when reviewing Community
A characteristics, showed that plenty of parking was the most appealing and that a lack of sidewalks was the least appealing aspect. (Beldon
Russonello Strategists 2011)
The 2011 report by Beldon Russonello Strategists also found that
the majority of people preferred to give up a larger lot size if it meant the
ability to have an easy walk to parks, playgrounds, and recreation areas.
On the other hand, most people preferred to have a larger lot rather than
an easy walk to schools, stores, and restaurants. Curiously, when asked
if they would rather have a mix of uses that are easy to walk to or have
houses only and have to drive, 68 percent chose to have a mix of uses
that are easy to walk to. This shows that maybe while walking and a mix
of uses are important, Millennials have a hard time giving up their large
lots. Although, when it came to considering commute times, 62 percent
of Generation Y would clearly give up the large lot if it meant a 20 minute commute or less. (Beldon Russonello Strategists 2011)
The Millennial participants were also asked to rate the importance of different neighborhood characteristics. The top characteristics of
importance were privacy from neighbors, being within a 30-minute commute, sidewalks and places to walk, being within an easy walk of things,
and high quality public schools. Millennials were generally in line with
8
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other generations as far as overall rankings, but there were subtle
differences in the emphasis on the importance of the variety of characteristics posed. For example, privacy from neighbors was high on
everyone’s priorities, but only 42 percent of those between the ages
of 18 and 29 said it was very important whereas an average of 46
percent of all other generations said it was very important. Another
example is that of a neighborhood with a mix of people from various
incomes. While this factor was low on everyone’s list of priorities,
10 percent of people between 19 and 29 said it was very important,
while an average of 7 percent those of other generations said it was
very important. Millennials also said it was very important to live
near people at all stages of life (17 percent) and to be living in a place
that is the center of it all (11 percent).
Other neighborhood characteristics that stood out for Millennials was commute time. 43 percent of those between 19 and 29 said
being within a 30 minute commute was very important, whereas an
average of 34 percent of everyone else said that it was very important. (Beldon Russonello Strategists 2011)

Transportation
Transportation preferences related to walking and biking can
also tell a lot about an individual’s neighborhood preferences. This
is due to the intimate relation between transportation and urban
design. One might even say that urban design is dictated by transportation, as urban design revolves around the public domains that
provide the environments for individuals to get from one place to
another.
Different urban design characteristics, such as morphology
and density dictate what types of transportation modes are appropriate and cost effective. For example, light rail transit requires at
least 30 people per acre to be effective. (Cervero and Guerra 2011)
Naturally, the built environment is required to be equally dense to
sustain this population density.
According to the 2011 report by Lachman and Brett on behalf
of the ULI, 64 percent of this generation says that it is either essential or preferable for their communities to be walkable. Walkability,
as deemed essential, was higher for Blacks and Hispanics (21-24
percent) than it was for Whites (12 percent). According to the 2011

Beldon Russonello report, 31 percent of those between 18 and 29
said that being within an easy walk of things and places was very
important compared to 21 percent of all other ages. When asked how
important certain places within walking distance was, those between
the ages of 18 and 29 said that a grocery store, pharmacy/drug store,
schools, hospital, and restaurants were most important. (Beldon Russonello Strategists 2011; Lachman and Brett 2011)
Public transportation is also a pertinent issue for this generation. According to the Lachman and Brett report, when regarding
which community features are most important in choosing a permanent place to live, access to mass transit ranked first, second, or third
among 21 percent of those surveyed. 15 percent put walkability in
first, second, or third. (Lachman and Brett 2011) The 2013 survey by
Beldon Russonello Strategists reports that Generation Y commuters
(18 percent) use public transit more than any other generation compared to other generations in which between 4 percent and 9 percent
use public transportation. Finally, according to the NAR report,
when asked about their community needs, 52 percent said that there
was too little public transportation within walking distance in their
community. Ultimately, this generation is more multimodal than any
other generation and will use a variety of transportation alternatives
for whatever suits their immediate concerns and needs.
Many young people are finding themselves getting from
place to place many different ways and the reason for this change in
attitude from Generation Y is a perfect storm of many catalysts. For
one, changes in technology have resulted in this. First of all, communications technology like social media, texting, video chat, etc., has
eliminated the need to leave the comfort of your home and meet face
to face, substituting the vehicle.
Also, improvements in technology make public transportation systems easier to understand and easier to use. Websites and
apps can help inform users when the next bus comes for example,
leading to more convenient experience with public transportation.
The use of technology has also led to the creation of many car-sharing and bike-sharing communities.
Public transportation is also conducive to a kind of lifestyle
now. This is a lifestyle in which many individuals’ social lives are
based highly on social media and peer-to-peer connectivity. This
makes the automobile a hindrance on the ability to stay connected

to these social outlets at all times. Simply put, many people want to use
their iPad while commuting and enjoy the hands free aspect of public
transportation.
Finally, and probably the most common trend one hears about
is energy prices. Increased fuel costs have made the automobile very
expensive. Since the early 2000’s, energy prices have steadily increased.
This especially affects younger generations with less disposable income.
The average cost of filling up a tank of gas in 2001 was $1,100 for the
year (In 2011 dollars). Today, it costs about $2,300 and it is unlikely that
this will get any cheaper. In fact, according to the U.S. Energy Information Administrations projections, gas prices are expected to increase by
26 percent between 2010 and 2020. (Davis, Dutzik, and Baxandall 2012)

Economic Conditions
Aside from changes in technology and energy, the recession has
also played a role. People simply don’t have the income to support the
purchase of an automobile and the maintenance that goes along with
it. The recession led to declining incomes, unemployment increase, and
shifting wealth. According to the Harvard Joint Center for Housing median household income, in real terms, for all age groups in each income
category ended 2011 lower than in 2001. (Joint Center for Housing Studies of Harvard University, 2013) As for households, family net worth
was at about the 1992 level. In addition, the poverty rate increased from
11.3 percent in 2000 to 15.1 percent in 2010. When in the nation’s top 25
largest metros, people spend on average 33 percent of their income on
transportation; naturally they’ll be looking to cut costs. (Hickney et al.
2012) In a nation where owning an automobile can cost nearly $9,122 a
year, public transportation can be significantly less expensive than using
the automobile in many cities. (American Automobile Association 2013)
The results of the recession also led to a change regarding
transportation and housing debt. By looking at debt, one can see a
group’s priorities. Throughout the recession and following years, the
debt profiles of those under the age of 35 changed dramatically. During
the recession, these individuals shed a great deal of debt by virtue of
owning fewer residential property and cars. In fact, the share of younger
households holding any debt of any kind fell to 78 percent, the lowest
of level since the government began collecting such data. The share of
young households owning their primary residence fell from 40 percent
National Trends
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in 2007 to 34 percent in 2011. Those with debt associated with residential property equally fell between these times. (Fry 2013)
The simple fact is that many Generation Y are in difficult financial situations. Today’s average young adult under the age of 35 has a
debt-to-income ratio of 1.46. This is double what that age group had in
1983 and is .24 points higher than those older than 35 today. So, while
this generation is spending less on transportation and housing, they still
have a great deal of debt. This is due to the effects of the economy but
also due to large personal debts. Student debt was the only major type of
debt to increase in prevalence among young adults during the recession.
In 2007, 34 percent of young households had outstanding student loan
debt compared to 40 percent of young households having student loan
debt in 2010. (Fry 2013) Relative to older generations at this age, today’s
Generation Y has replaced the car and home with education. What they
will do when they pay off this student loan debt is uncertain.
One theory to contribute to the question of why young people
are not purchasing homes is simply that they feel jaded by the recent
housing crisis or don’t feel that housing is an investment anymore. The
Great Recession was in part due to the bursting of the “housing bubble”
of the mid-2000’s. One of the causes was due to risky “subprime” mortgages with the ultimate result of people defaulting on their home loans
and being forced to foreclose. Individuals today may be jaded by the
event or feel that it is not worth the risk to purchase a home anymore.
In the past years, Yale economist and recent Nobel Price winner
Robert Shiller has revealed his opinion on homeownership: it’s not a
good investment. “So, why was it considered an investment? That was
a fad. That was an idea that took hold in the early 2000’s. And I don’t
expect it to come back. Not with the same force. So people might just decide, “Yeah, I’ll diversify my portfolio. I’ll live in a rental.” That is a very
sensible thing for many people to do.” Additionally, Shiller explains,
“Housing traditionally is not viewed as a great investment, it takes
maintenance, it depreciates, it goes out of style. All of those are problems. And there’s technical progress in housing. So, new ones are better.” In explaining this idea, Shiller compares buying a home to buying
a car. You don’t invest money into a car, you can buy one, but you can’t
expect it to gain in value and see growth in equity. (Ro 2013)
And yet, 85 percent of recent Generation Y homebuyers believe
that buying a home is an investment. Interestingly enough, this sentiment decreases as one gets older. (National Association of Realtors 2013)
10
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And to reiterate what was stated earlier, as of 2010 an astounding 82
percent of Generation Y expects to live in a single-family home by
2015. While many of those dreams may not be realized, this shows
this generation’s optimism. It also shows that while much of this
generation is living downtown (about 11 percent nationally), they
don’t expect to live downtown their whole life. The big question
for these individuals is if they have acquired any urban expectations while living in more urban areas, and if those drive the type of
neighborhoods they choose to purchase their single family home in.
These ‘urban expectations’ mean things like the demand for public
transportation access, walkability, and the ability to quickly access a
variety of stores, shops, and restaurants. It may also mean that they
want quick access to downtowns themselves, even if they don’t necessarily want to live there.

Changing Lifestyles
This brings to question priorities that are socially oriented and access
oriented, the need for proximity to friends, access to amenities, and
overall convenience due to a changing lifestyle. This is an emerging
lifestyle in which work, recreation, living, and play do not start or
stop at 8 AM or 5 PM, but are all blended together. These priorities
can vaguely be linked to the built environment and they are ambiguous and difficult to define; yet they represent important aspects
to Generation Y that can’t be ignored. And while there are clues to
help define this changing lifestyle, like an overwhelming demand
for a short commute and high preference for the ability to walk to
restaurants and the grocery store, defining work/life balance that is
changing for this generation has been mostly limited to anecdotal
exploration.
Some companies have done these types of research within
their own firms. For example, PricewaterhouseCoopers (PWC), a
multinational consulting services firm, in trying to understand its
employees found that 64 percent of Millennials would like to occasionally work from home, and 66 percent of Millennials would
like to shift their work hours. In addition, 15 percent of males and
21 percent of females said they would give up pay or slow the pace
of promotion for fewer working hours. (PricewaterhouseCoopers,
University of Southern California, and London School of Business

2013) Overall, PWC concluded that they needed to consider different policies and more flexible work environments in order for their
Generation Y employees to enjoy a greater work/life balance. In the
same way, planners will need to review how these nuanced changes
in lifestyle will affect planning policy and the built environment.

Conclusion
Today, Millennials are changing the way that we view ourselves as a society. With changes in technology, lifestyles, and households, social activity has drastically changed and it could be affecting
our built environment and the way that this emerging generation
interacts with it.
Several national studies show us that while many Millennials
live in locations like downtowns and mixed suburban areas, even
more would like to live there but don’t. In addition, while more than
half of all Millennials live in something other than a single-family
home, eight out of ten expect to live in a single-family home within
the next five years. As many Millennials hope to live in mixed-use
areas like downtowns and inner city neighborhoods, nearly 60 percent of them already work there and even more expect to work in
these areas in the future.
When it comes to the type of neighborhood a Millennial
would choose to live in, six out of ten would choose something similar to what would be described as “smart growth”, or a more dense,
diverse, and walkable neighborhood. Contrasts do exist though
when one takes a look at the more detailed neighborhood characteristics. While sidewalks and the ability to walk to restaurants and
parks are important, people have a hard time giving up large lots
and the ease of parking for the type of neighborhood where walkability is achievable. Clearly though, a short commute time is important for a strong majority of Millennials.
As for transportation, again, walkability was very important
to Millennials, especially to Black and Hispanic populations and
those that consider themselves city people of all races. Public transportation, while not of the majority of people’s priorities, is a growing demand and is becoming more and more of a relevant issue as
this generation continues to drive less every year.
Many of these changing preferences compared to this gener-

ation’s older brothers and sisters of Generation X is due to technological
factors, rising energy prices, the housing crisis, and simply changing
lifestyles. While technology, environmental concerns, and rising energy
costs contribute to a change in transportation preferences and habits,
it’s the demand for accessibility, changing live/work balances, personal
debt, and changing lifestyles that accompany changing views on neighborhoods and housing.
By looking at Generation Y, we are reviewing a group of people
and their tastes, but in a broader sense we are really looking at a group
of people that have been influenced by emerging policies, cultures,
changes, and trends. The reason that Millennials are at hand is because
they are the generation that is the manifestation of the most recent
changes in the United States, and today, being a quarter of the country’s
population, they have the ability, due to sheer number, to drastically
change the built environment.
After reviewing the literature, one may say that this will not be
the case as they continue to demand single family homes and will have
a hard time giving up their big yards and automobiles. However, compared to other generations, we know this generation has a greater desire
for diversity, a strong environmental consciousness, stronger demands
for transportation alternatives, and want quick access to their desired
amenities. The suburbs as we know them today may not be able to fulfill
or sustain these underlying and nuanced demands of this emerging generation.
While this is the case for the United States as a whole, it remains
to be questioned how Omaha may be affected by these changes in priorities or if Omaha is even affected at all. The scope of topics presented
here has only been reviewed on a national level. This type of project, in
this scope, has not been done on the city scale (not publicly, anyway).
This gives us a unique opportunity to compare what is going on nationally and what is going on locally in Omaha. Looking at the national
trends, we can expect to see a great deal of interesting patterns of preferences and priorities for Generation Y in Omaha, and hopefully learn
something along the way.
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Omaha’s Generation Y: An Overview

Introduction
To study a specific demographic in this sense, it’s important
to obtain a general profile of the group at hand. This chapter looks
at how many and where Millennials reside in Omaha and Douglas County. In addition, census data related to race, education, and
poverty/income levels are reviewed to compare and contrast with
trends that are occurring on a nationwide scale. Finally, the geographic mobility of Generation Y is reviewed to comprehend the
kind of movement that is occurring in Douglas County.

Cluster Analysis: How Many and Where
The current population of Generation Y within Omaha as of
2012 is 112,079. That is 26.9 percent of Omaha’s population of 416,374
according to the most recent 3-Year American Community Survey
by the United States Census. As for Douglas County, which includes
Omaha, 135,822 individuals between the ages of 18 and 34 make
up approximately 25.8 percent of the county’s population. (United
States Census Bureau 2013)
Due to the young age of this group, it is difficult to say how
they have fluctuated over the years. Many of them grew up in Omaha and are currently finishing high school. Even more of them either
grew up in or outside of Omaha and are attending college. An even
larger percentage are simply living and working in Omaha, many of
them coming from a variety of places and backgrounds.
Today, Generation Y makes up the second largest cohort of
people, just .2 percentage points behind Generation Z individuals in
Douglas County, those between the ages of 1 and 17. On the other
hand, Baby Boomers and Generation X make up 19.2 percent and
19.1 percent of the population. To say that Generation Y today has an
advantage in influencing the built environment would be an understatement due to their sheer size. (United States Census Bureau 2013)

Of those Millennials that live in all of Douglas County, we find
that they are living all over, in suburban as well as urban locations. On
the following pages, two maps illustrate the percentage of Millennials by
Census block group. One map shows those between the ages of 18 and
34 while the second map shows the percentage of population by those
between the ages of 22 and 34. The second map was created to exclude
those who are most likely to be attending college, as they tend to cluster
around institutions of education. This is because many of these individuals do not have a choice as to where they live. Many freshmen and
sophomores are required to live on campus. In addition, many students
choose to live close to campus for the sake of living close to campus with
little regard to the characteristics of the surrounding neighborhood.
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Population Share of 18 to 34 Year Olds

I-680

9-14%

60th St

0-9%

14-17%
17-21%
21-25%
25-30%

W Dodge Rd
Dodge St

30-37%
37-48%
48-68%
68-95%
City Limits
Figure 1. Population Locations of 18 to 34 Year Olds in Douglas County
This map uses population data for 18-34 year olds by block group. A block group is
a geographical unit used by the United States Census Bureau. Block groups typically
have populations between 600 to 3,000 people. To find the above data, the sum of
those between the ages of 18 and 34 were divided by the total population in the
block group. The result is a percentage that represents the total share of the block
group’s population by Generation Y.
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Population Share of 22 to 34 Year Olds

I-680

5-9%

60th St

0-5%

9-13%
13-16%
16-19%
19-24%

W Dodge Rd
Dodge St

24-30%
30-39%
39-48%
48-69%
City Limits
Figure 2. Population Location of 22 to 34 Year Olds in Douglas County
This map was used in the same way as the
previous map but rather analyzing those
between the ages of 22 and 34.
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52nd St

60th St

I-680

72nd St

Cluster Analysis

W Maple Rd

Underwood Ave

W Dodge Rd

California St

Dodge St

High-High Cluster

I-80

42nd St

50th St

W Center Rd

60th St

36th St

N 120th St

Leavenworth

City Limits
Figure 3. Local Moran’s I Cluster Analysis of 22 to 34 Year Olds in Douglas County

While the previous maps give one a good idea of where
Generation Y is locating, it is still somewhat subjective when identifying
clusters. Two methods of spatial statistics were used to determine true
locations of clusters of Millennials. These methods were calculated based
on the data showing population percentage of 22 to 34 year olds of block
groups. The first method seen above, Moran’s I, is used to determine
clusters and outliers. The result was an identification of block groups
with high percentages of Millennials, or high values, with surrounding
high values, highlighted in red. Block groups with significantly high
values but surrounded with low values are also noted with a lighter red.
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The second method was a hot spot analysis. The specific
name of this type of analysis is Gi*. This analysis identified hot spots,
or clusters of block groups with high percentages of Millennials
and did so with confidence intervals at three levels, 99%, 95%, and
90%, as denoted by the red to light orange colors. This method of
analysis also identified cold spots, or clusters of block groups with
low values, also shown at three confidence intervals. These areas are
essentially dead zones where Millennials are sparsely located.
Overall, the spatial analysis reveals several clusters of
Millennials that exist in Omaha. The first cluster we see is bounded

99% Confidence

52nd St

60th St

I-680

Hot Spots

72nd St

Hot Spot Cluster Analysis

W Maple Rd

95% Confidence

36th St
W Center Rd
I-80

42nd St

95% Confidence

Leavenworth

50th St

99% Confidence

California St

Dodge St

60th St

Cold Spots

Underwood Ave

W Dodge Rd

N 120th St

90% Confidence

90% Confidence
City Limits
Figure 4. Gi* Cluster Analysis of 22 to 34 Year Olds in Douglas County

by 120th St on the west side and I-680 on the east side, and Maple
Road on the north side and Dodge Road on the south side. Other
clusters were found in the Dundee, Westbrook, Hanscom Park,
Midtown & Leavenworth, Downtown, and the Old Market
neighborhoods. Finally, a small cluster on the southern boundary
of Omaha city limits, just west of Ralston, was identified between Q
Street and Harrison Street to the north and south, and 108th to 96th
Streets to the east and west.
Cold spots, or areas with very sparsely located Millennials
were identified between 120th and 180th to the east and west and

from Blondo to Pacific to the north and south.  The other arm of this
large cold spot moves south and is located between 180th and Bob Boozer Drive to the east and west, and then from Pacific Street to Q Street to
the north and south. This large cold spot encompasses a portion of the
Millard neighborhood, and areas surrounding Village Pointe, and Boys
Town.
It is not entirely clear why these clusters appear where they do.
Its possible these locations are clusters of places of work or maybe these
are areas with a high density of rental or multi-family housing. More research will need to be done to understand the reason for the clustering.
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Race

Education

Nationally, it has been noted that Generation Y is the most racially and culturally diverse generation. This is no different for the Millennials of Douglas County. Today, whites make up 68.8 percent of Douglas
County’s Generation Y population with 93,512 individuals. Blacks make
up 11.2 percent and Hispanics or Latinos make up 13.3 percent of the
population.
On the other hand, Generation X (those between the ages of 35
and 49), with approximately 101,957 individuals currently makes up
19.7 percent of Douglas County’s population. As for its racial mix, this
generation is 73.8 percent white. The Black population makes up an
estimated 10.8 percent of the population and the Hispanic or Latino population make up an estimated 10.6 percent of the population. Compared
to Generation X, Generation Y is more racially diverse, a trend that can
be found nationwide and is expected to continue for future generations.
(United States Census Bureau 2013)

There are approximately 154,158 individuals enrolled in
school (elementary school through college) in Douglas County today.
Millennials still make up a good portion of those that are still taking
classes in both high school and college, but predominantly college.
Those between the ages of 18 and 24, nearly half (47 percent) of them
are in college or graduate school. (United States Census Bureau 2013)
As for educational attainment, we know that nationally this
generation is on track to be the most educated generation in the
United States. This is no different for those in Douglas County. As of
today, 37 percent of Millennials have achieved either an associates,
bachelors, or graduate degree. Assuming half of all those that are
currently enrolled in college courses complete their degrees and stay,
78 percent of Douglas County’s Millennials will have college degrees. (United States Census Bureau 2013) In addition, assuming that
every one of those students have on average $29,000 of student loan
debt, that means there will be over $3 billion in student loan debt in
Douglas County!

Income & Poverty

Race of Generation Y and Generation X Compared
Gen Y White

Gen X White

Gen Y Black

Gen X Black

Gen Y Hispanic
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Figure 5. Race of Generation Y and Generation X Compared
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The U.S. Census Bureau’s American Community Survey is
a strong tool to understand household incomes and poverty levels
by age. The Census measures poverty levels differently for different
types of households. In fact, there are 48 different poverty thresholds
that vary according to the size of a family and ages of the members.
These are computed by determining the sum family or household
income. If it is less than the poverty threshold, the family is in poverty (< 1.0) If the household income is greater than the designated
poverty threshold, then the household is said to be out of poverty (>
1.0). Rather than reviewing all 48 different thresholds, it’s simpler to
review income to poverty level ratio aggregates.
According to the American Community Survey’s 2013 3 year
estimate, 18.1 percent of Douglas County’s Millennials are below
their respective poverty thresholds (< 1.0). This is compared to the
rest of the population, in which only 13.3 percent are in poverty.
When considering all of the individuals in Douglas County that are
in poverty, 32 percent of them are Millennials. Considering that Millennials make up 25.8 percent of the population, this is significant.
19.6 percent have an income to poverty ratio between 1.0 and 2.0. On
the other hand, approximately 56,129 individuals, or 62.3 percent of
individuals, have an income to poverty ratio that is between 2.0 and
5.0 and over. (United States Census Bureau 2013)

Geographic Mobility in Douglas County
Omaha is finding that this generation has a great deal of
geographic mobility. In fact, during the survey period of 2010 –
2012, just over 45 percent of this population moved within the same
county. Over 11 percent moved to Douglas County from a different
Nebraska county in this time, and over 11 percent moved to the
county from out of state. In comparison, of those between 35 and 49,
only 3.2 percent moved to Douglas Country from another county in
Nebraska, and only 4.3 percent were from a different state.  (United
States Census Bureau 2013)
Geographic mobility was reviewed because young adults are
commonly known to possess larger degrees of geographic mobility.
Also, it was found through focus groups and interviews that there is
a common assumption that those from more urban areas prefer more
urban areas in Omaha such as Downtown and Midtown. In addition, there is the common assumption that those growing up in small
State
Iowa

Estimate

towns or rural communities prefer more suburban areas in Omaha. Understanding where Omaha’s Millennials come from could help identify
which neighborhoods need to be focus of further research.
The most recent mobility data, collected from 2006 to 2010,
shows us that many Millennials in Douglas County are coming from
places near and far. The greatest amount of inflow into the county came
from Iowa, California, Kansas, Florida, and Arizona. Most of the influx
into the county came from surrounding Nebraska counties such as Lancaster, Sarpy, Dodge, and Washington County.
On the other hand, there was a great bit of outflow from Douglas
County as well. Many Millennials moved to some of the same areas that
their peers were coming from. Places like Iowa, Colorado, California, Arizona, and Kansas were popular destinations for new beginnings. Many
Millennials also found themselves leaving Douglas County for other Nebraska counties such as Sarpy, Lancaster, Dodge, and Madison County.

Inflow

County

1,273 Millennials

California

385

Kansas

359

Florida

325

Arizona

322

Sarpy
Lancaster

Estimate
1,710 Millennials
1,255

Dodge

423

Washington

216

Outflow
Iowa

1,036 Millennials

Colorado

399

California

330

Arizona

299

Kansas

260

Sarpy

2,503 Millennials

Lancaster

784

Dodge

160

Madison

153

Table 1. Immigration and Emigration of Millennials between 2006 and 2010
Omaha’s Generation Y 18

Inflow of Millennials
This map shows that many Millennials
between 2006 and 2010 were coming
from places near and far. Some of the
most popular counties or cities that
these Millennials hailed from were
Orange County and Riverside County
in California, Phoenix area of Arizona,
Miami-Dade County of Florida, Council Bluffs in Iowa, and Johnson County
in Kansas.

Figure 6. Inflow by State
Millennials also came from the
surrounding counties of Lancaster
(Lincoln), Sarpy, Dodge, and
Washington.

Figure 7. Inflow by County
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Outflow of Millennials
While Millennials came to Douglas
County, they also left. Some of the more
prominent locations to which they went
were Alemada County, Orange County, and
San Diego County in California, Phoenix
area for Arizona, Denver Metro area of
Colorado, Council Bluffs area for Iowa, and
Johnson County for Kansas.

Figure 8. Outflow by State
Millennials also departed for surrounding
counties such as the Lincoln area and
Lancaster County, Sarpy County, Dodge
County, and Madison County and Norfolk
area.

Figure 9. Outflow by County
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Overall, in understanding Omaha’s Millennials, it is important
to gauge where they are, where they are coming from, and who they
are. We know that today they are clustering around areas in Northwest
Omaha and in centrally located areas such as Midtown, Hanscom Park,
the Old Market, and Downtown. Reasons could be that these are also areas with a high density of employment, or because these are areas with
a high amount of rental and multifamily housing, or these areas have
been chosen due to the environment that these neighborhoods provide
and the amenities that exist in these areas. More research will need to be
performed to understand why these clusters exist where they do.
While Millennials have found themselves clustering in certain
areas, they are also moving around quite a bit. Just under half, 45 percent, moved throughout Douglas County. Many also moved away from
Douglas County and moved to Douglas County. Based on the top states
and counties, overall inflow has been greater than outflow of Millennials
with Sarpy County being the exception. It will be important to continue
to monitor the inflow and outflow of this age group to gain an understanding of, not only where they are going, but also why they are coming.
Finally, we can see that Douglas County’s Millennials are very
similar to those on a national scale. They are more racially and ethnically
diverse as compared to Generation X. They are on their way to being the
most educated generation in Douglas County, and yet many are experiencing poverty, which is more than proportional to their population
share.
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The Online Survey

Introduction
Between November 13th and November 23rd, 2013, 157
Millennials in Omaha took an online survey. This survey was highly
similar to the survey conducted by Beldon Russonello Strategists for
the National Association of Realtors, first mentioned in Chapter 1.
The goal of the survey was to more closely understand what Millennials look for when it comes to selecting a neighborhood to live in.
Survey respondents ranged between the ages of 19 and 35. Fifty-nine
percent were women while 41 percent were men. Eighty-two percent of respondents were white; 73 percent of them were single and
unmarried and only 3 percent of them had children. Over half, 52
percent, grew up somewhere else in a smaller city and 38 percent of
them grew up in a larger city than Omaha. More of these results in
detail can be found in the Appendices chapter on page 69.
All participants were tenants of Urban Village Development
properties in Midtown. Midtown is an area of Omaha comprised
of several historic and redeveloped neighborhoods two miles West
of Downtown Omaha. Urban Village is collectively a community
of locally owned and managed neighborhood apartment dwellings
and is one of Midtown’s largest property managers. These residents
were contacted by Urban Village Development staff via e-mail and
were asked to take the survey with the chance to win $50. While the
sample size was satisfactory and resulted in a 30 percent response
rate, the sample is not statistically significant in relation to all Millennials in Omaha. This limitation occurred due to a lack of resources to
survey more Millennials in other neighborhoods.
Another limitation includes the possibility for a ‘product
bias’. Midtown is an inner city neighborhood in which a mix of uses
occurs, houses are on smaller lots, walkability is high, and there is
a diversity of housing types. Naturally, people will prefer the areas in which they are already located, so, for those that live in this

Midtown area, we may expect that they naturally will choose to give
high rankings to descriptions that may seem similar to Midtown in the
survey. Nonetheless, a great deal was learned from the results, including
a few surprises that significantly informed this project.

Neighborhood Type & Housing
First, participants were asked about where they live, what
type of housing they live in, and where they work. In addition they
were asked about their expectations in five years and their ideal situations.
Because all participants are living in the same area with the
same property manager, naturally all described that they lived in a
very similar area. Ninety-six percent described the area that they live
as “Downtown, with a mix of offices, apartments, and shops” or “a
more residential city neighborhood”. When asked where they expect
to be in five years, 70 percent of them expected to stay in these types
of areas while the rest foresaw themselves living in a more suburban
location or they didn’t know.
Much like asking individuals where they lived, asking them
what type of housing they lived in led to similar results. Urban
Village predominantly deals with apartment units, thus, 88 percent
described themselves as living in an apartment or condo. On the other hand, 62 percent see themselves living in a single-family home or
a single family attached house or townhouse in the next 5 years and
if they could choose where they’d rather live right now, 56 percent
would choose a single-family home or a single family attached house
or townhouse.
When asked about job locations, 72 percent work near Downtown or in another in-city neighborhood. Even more, 79 percent
expect to work in these areas in 5 years and 78 percent would prefer
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this ability to work in a more centrally located area right now. Clearly,
working Downtown will continue for many of these individuals and for
others; it is in their future.

Community A & Community B
Please note that when denoting individuals as ‘Community A choosers’ or
‘Community B choosers’, or A’ers, and B’ers, it is in reference to Question 15.
Question 15 describes each community, and asks each participant to choose
which community, Community A or Community B they would prefer to live.
Participants were asked to compare two contrasting communities
that were much more clearly defined. Below are the descriptions associated with Community A and Community B that were presented to the
survey participants.
With the community descriptions and their respective characteristics in mind, 71 percent chose Community B; 29 percent chose Community A. Participants were then asked about the most and least appealing
characteristics of the community they chose and the community that
they rejected.

For those that chose Community A (n=45), the high degree of
privacy, to have shopping, restaurants, and schools within an easy
driving distance, and to live in a neighborhood that is only single
family homes on large lots were the most appealing factors. When
asked what Community A choosers liked about the Community B
that they rejected, 59 percent said that to have shopping, restaurants,
and schools within walking distance was most appealing. 27 percent
said the fact that Community B had sidewalks was most appealing.
Finally, those who chose Community A felt that there were a few
unappealing. First, the lack of parking was a concern for 23 percent
of participants. Thirty percent said that the low to moderate degree
of privacy was concerning, and 22 percent agreed that moderate to
high amounts of human activity was unappealing.
Most Community B choosers (n=112) clearly chose the community they did because of the ability to walk or drive to close amenities such as shopping, restaurants, libraries, and schools that are
only a few blocks away. What they liked about Community A was
that there was enough parking when driving to local stores, restaurants, and other places and that Community A has a high degree of
privacy. What these Community B’ers didn’t like about Community
A was that there were no sidewalks, you had to drive to local amenities, and that there are low levels of human activity.

Neighborhood Characteristics of Importance

Table 2. Community A & Community B described
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When asked about what is important to the survey participants when looking for a place to live, results varied. The most
popular neighborhood attributes to people is the proximity and
easy access to what is important in life. Between 86 and 91 percent
of people, respectively, wanted sidewalks and walkable destinations
like a neighborhood park or garden and other destinations in their
community, and a short commute to work. Additionally, 71 percent
of participants felt that easy access to a highway was important. In
addition, privacy from neighbors was at the top of the list.
Other neighborhood characteristics are also notable. While
26 percent said it was not very important, 62 percent of individuals
felt that having diversity of race in their neighborhood was important. This is interesting to note because a large proportion, 83 percent
of the survey participants were white. Public transportation also
varied. Only 16 percent said that public transportation access was

Percentage of People That Feel These Are Very or Somewhat Important
Sidewalks and places to walk
Being within a 15-minute commute
Access to neighborhood community spaces like sidewalks, gardens,
and neighborhood parks
Being with an easy walk of other places and things in the community
Privacy from neighbors
Easy access to the highway
Human activity on neighborhood streets and sidewalks
An established neighborhood with older homes and trees
Diversity of people of a different race
Living in a place that is the center of it all
A large yard
Living in a community with a mix of different types of housing
Public transportation access
A new neighborhood with recently built homes
Diversity of people with different incomes
Being able to buy as large of a house as you can
Living in a place that is away from it all
Figure 10. Neighborhood Characteristics of Importance
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“Very” important, while 25 percent
said it was “Not Very” important
and another 25 percent said that it
was “Not At All” important.
A few things fell to the
bottom of peoples’ priorities, in
addition to public transportation
access. This included the ability to
buy as large a home as one can, a
new neighborhood with recently
built homes, a neighborhood with
a diversity of income, and living in
a place that is away from it all. It’s
unclear whether these fell to the
bottom of people’s priorities either
because Millennials intentionally
avoid these characteristics or they
are indifferent to them.
Participants were also
asked about the destinations that
they prefer to be within walking
distance. The most popular destinations were parks and green
space, and anything related to
food and drink. Food and drink
includes, bars, coffee shops, restaurants, and grocery stores.
Some of the least popular
walking destinations, or places
that people felt didn’t need to be
within walking distance, were
offices, a doctor’s office, places of
worship, and public transportation.
Other places varied. For
example, for cultural resources
like libraries and theaters, while
35 percent of participants overall
thought it was “Very” important, a
25
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Percentage of People That Feel These Are Very or
Somewhat Important To Be Able To Walk To
Parks and green space
Restaurants
Bar or coffee shop
Grocery store
Recreational facilities like swimming, golf, or tennis
Pharmacy or drug store
Cultural resources like libraries or theaters
Retail shopping
A hospital
Schools
Public transportation
Church, synagogue, or other place of worship
Office
Doctor’s office
0%

10% 20% 30% 40% 50% 60% 70% 80% 90% 100%
Figure 11. Walkable Destinations of Importance

high 33 percent of people said it was “Not Very” important. Schools
also varied, and while 36 percent said it was not very important to
have schools within walking distance, 51 percent said that it was
very or somewhat important. This is a high number considering that
97 percent of respondents did not have children under the age of 18
living with them at the time. Either many respondents are college
students themselves, or Generation Y, children or not, sees a value in
having schools close by.
So far, the report and analysis of the online survey were the
aggregate results for all participants. Overall, we know that the
majority of the survey participants expect to stay in neighborhoods
similar to Midtown and work Downtown in five years. But, 62
percent of these individuals, 88 percent of whom currently live in
apartments or condos, expect to live in a single-family home in the
next five years. We also know that a big yard and a big house are not
so important to these Millennials. Other factors come into play such
as sidewalks, easy access to neighborhood amenities like restaurants
and bars by driving or walking, parks and green space, and privacy.
But, it isn’t quite this simple and there is much more to learn
by isolating certain groups of participants and comparing to the
overall aggregate. For example, is there something that we can learn
from those that chose Community A as opposed to those that chose
Community B?

Comparing Community A Selectors and
Community B Selectors
By looking at the differences between those that chose
Community A and Community B and comparing their answers to
other questions, we found some noteworthy nuances. Naturally, as
one may expect, those that chose Community A were more inclined
to say that they would prefer living in the suburbs and in a single
family home. But, interestingly, those that chose Community A
were all over the board when asked about their preferred type of
neighborhood in other questions. Only 26 percent said that if they
could choose, they would prefer to live in a suburb with houses only
(like the neighborhood described as Community A) for Question
3. Forty-one point three percent said they would choose to live in
a neighborhood with a mix of uses, very different neighborhoods
than how Community A was described as. On the other hand,

Figure 12. Question 3: Comparing the answers of Community A’ers and Community B’ers
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Community B choosers were consistent. Of those that chose Community
B, only 2.9 percent chose the suburb with houses only. Seventy-three
point one percent chose a mixed-use neighborhood that more closely
aligns with their selected Community B.
The same kind of pattern persisted. When it came to selecting
Community A versus Community B in other questions, those that
selected Community A found themselves polarized at certain points. For
example, when asked on Question 11 whether they would prefer to live
in a community where “Houses are built far apart on larger lots and you
have to drive to parks, playgrounds, and recreation areas” or live in a
community where “Houses are built close together on smaller lots and it
is easy to walk to parks, playgrounds, and recreation areas”, 56.5 percent
of A’ers chose the first described Community A while 43.5 percent chose
the community with small lots and walkability. Again, B’ers chose as
you would expect them to, with 82.1 percent choosing Community B.
Finally, A’ers also found themselves polarized over commuting.
54.4 percent said they would prefer to have a larger lot if it meant a 25
minute or more commute. 45.6 percent would choose smaller lots for a
shorter commute. Community B’ers again chose smaller lots and shorter
commutes. Clearly, Community B’ers and many like them are strong in
their convictions.
This suggests that while many choose a neighborhood to live
in like Community A, they may be inclined to see the benefits and are
attracted to a mixed-use and walkable neighborhood. It could also
indicate that those who chose Community A prefer mixed-use and
walkable neighborhoods now, but hope to see themselves in a Commuty
A-esque neighborhood in the future. Finally, it could also indicate that
those that chose Community A have a strong propensity towards a
Community B neighborhood, but one Community A or Community B
descriptor was too important to deny or accept.
When the survey participants were asked to choose which
characteristics of Community A and B they liked or didn’t like, a few
characteristics aligned between both Community A choosers and
Community B choosers. For example, for Community A choosers,
a “high degree of privacy” was chosen as the most appealing
characteristic of Community A. This characteristic was also chosen by
Community B choosers as desirable and a characteristic that they would
like to have from Community A. Additionally, both groups felt that the
aspect that Community A “only has single-family homes on large lots”
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Figure 13. Online Survey Question 11: Comparing A’ers & B’ers

Figure 14. Online Survey Question 12: Comparing A’ers & B’ers

was a positive characteristic.
The ability to walk to amenities “such as shops, restaurants,
a library, and a school that are within a few blocks and you can walk
or drive” was overwhelmingly the most sought after characteristic
of an ideal neighborhood. When both groups were asked what the
most appealing characteristic of Community B was, 66 percent of
all participants agreed it was the ability to walk to amenities. No
other neighborhood characteristic was so agreeable. Sidewalks
were additionally important to both groups. Taking all of this
into consideration, this suggests that privacy and the idea of a
neighborhood with large lots are important, but for most, these
aspects are not as important as sidewalks or having amenities within
a close proximity.
Neighborhood preferences and priorities were directly asked
in other questions by asking the respondent to decide whether
something is important or not. For example, Questions 10 through
14. When comparing answers between those that chose Community
A and those that chose Community B, agreeableness was found, but
there were also great contrasts. All could agree that it was important
to have a 15-minute commute. Easy highways access was also very
or somewhat important to a large majority of both groups.
But, when it comes to walkability and easy walking access
to amenities in this question, results were mixed for Community
A choosers. For example, for Question 22, 45 percent percent of
Community A choosers said that “Being within an easy walk of
other places and things in the community” was not very important,
compared to only 2.7 percent of Community B choosers. On the
other hand, compare that with 87.8 percent of Community A
choosers saying that “Sidewalks or places to take walks” was
Very or Somewhat Important, in agreement with Community B
choosers. This suggests that while it’s clear that Community B’ers
are champions of walkability, Community A’ers see sidewalks and
walkability more aligned with something else, possibly recreation or
safety for kids, and not necessarily as a mode of transportation.
There were also mixed results with the kind of neighborhood
feel that Community A choosers are looking for. Sixty percent of
Community A choosers said that “An established neighborhood
with older homes and trees” was Very or Somewhat Important,
65.8 percent also said that “A new neighborhood with recently built

homes” was Very or Somewhat Important. Community B choosers
showed that they contrasted with this opinion on new neighborhoods,
but agreed that an established neighborhood was desirable.
Going back to walkability, Community A choosers and
Community B choosers were also compared when asked “In deciding
where to live, indicate how important it would be to you to have each of
the following with an easy walk.” for Question 23. First of all, and most
interesting is the fact that the most common answer for a Community B
chooser for any of the mentioned amenities was “Somewhat Important”.
And in fact, only in two instances did a plurality of Community B
choosers decide that walkable access to an amenity was “Not Very
Important”. These instances were schools and doctor’s offices.
On the other hand, for Community A choosers, the most
commonly selected answers for any amenity was “Not Very Important”
with a grand total of ten out of fourteen amenities being not very
important. The exceptions were a bar or coffee shop, recreational
facilities like swimming, golf, or tennis, and parks & green space.
Overall this reveals that to some Millennials, walkability as a means of
transportation simply isn’t a priority. But to the majority of Millennials,
it is important. While Community A’ers and Community B’ers are
clearly in contrast here, what is undeniable is that whether they
plan to walk or drive to their favorite amenities, a strong majority of
Millennials, a mix of both A’ers and B’ers, want parks and green spaces,
bars and coffee shops, and recreational facilities within close, walking
proximity.
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Visual Preference Survey

Introduction
A visual preference survey (VPS) is a tool developed by Anton
Nelessen & Associates and is defined as “a research and visioning
technique consisting of photographic images, evaluating forms, optional
questionnaires, and evaluation/analysis techniques to understand and
present the results.” (Nelessen 1994)
These surveys have been used by planning and urban design
professionals to visually gauge the type of environments that people
prefer. They have been used in a broad range of communities such
as Portland, Denver, and Topeka. The results of the surveys serve as
recommendations for certain urban and building design characteristics
and the opportunity to learn about the kind of elements that the
participants want their neighborhoods to possess. Often times it’s a
good starting point to begin developing urban design standards for a
community. For this particular project, the VPS was a good opportunity
to understand what types of environments appeal to the Generation Y
participants.
The visual preference survey was administered to a total of 42
individuals between October 19th and November 24th, 2013. The survey
consisted of a total of 24 pictures. These pictures attempted to capture
many different elements including different typologies and uses like

housing or streetscapes. The 24 pictures were grouped into different
categories based on land use. These groups included single-family
home, office, retail, multifamily housing, streetscape, and townhouse
and were chosen because they illustrate the main elements of a
neighborhood. Another group, “community”, was depicted by two
photos that attempted to illustrate different types of community
layout.
Different photos were also chosen for reasons other than their
respective categories. One of the main goals of each photo chosen
was to illustrate different aspects of the rural-urban transect. The
rural-urban transect is a principle and idea that expresses the way in
which the built environment experiences a gradient of density and
intensity from the urban core to the suburbs to rural areas and all
the way to natural zones. This was done with the assumption that
the participants associate different areas with different building and
street types. For example, Photo 19 was chosen to illustrate an urban
center type of area, while Photo 23 attempted to illustrate a more
sub-urban area.
Participants had the option to rate each photo between -5
and +5. This rating system was used so that participants had the
opportunity to rate something that they really didn’t like and give it
a fair rating, and then also give a fair rating to something they liked
and felt very positive about.
Finally, it should be noted that the VPS did not consist
of extremely contrasting images. To show images that obviously
illustrate one thing or another would not yield meaningful results
and it was important to design this survey to include photos that
had only slightly contrasting nuances. This allowed us to truly see
what appealed to the survey participants.

Figure 15. Example of the urban rural transect (transect.org. 2013)
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This is an example of one of the
questionnaires that was given to a
survey participant. Participants were
instructed to rate photos based on a
‘gut feeling’. Participants were then also
asked to give their favorite and least
favorite photos and then state why
they made those selections.

Figure 16. Example of VPS Questionnaire
30
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Here are 8 out of the 24 photos that
participants were asked to rate. Photos are grouped in categories based
on land use and then also attempted
to capture or illustrate a variety of
density and land use intensity. In addition to rating, participants were also
asked to give comments on photos.

Figure 17 Example of VPS Questionnaire
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Community, Vibrancy, and Safety
Participants were asked to rate their favorite photos. The
most popular photo was Number 12. It was chosen by 25% of
participants. Other popular photos were Numbers 19 and 24. These
two photos were each chosen as the favorite by 44% of participants
combined.
These three photos share many things in common but were
also popular for their own reasons. Number 12 was popular because
of the human activity within the public realm. Reasons why people
enjoyed this photo was because it was “lively”, “busy”, and full
of “community”. Other words used to describe this photo was
“vibrant” and “safe”. Photo Number 19 was chosen by many due to
its illustration of “density” and a “close-knit” atmosphere. Finally,
Number 24 was popular because it had “lots of walking space” and
“old trees(!)”, and ultimately was “aesthetically beautiful”.
All of these pictures portray different environments. Number
12 is a photo of a main street in a small town of 30,000 outside of
Cape Cod. Number 19 is a dense and tight street in very urban
Manhattan and Number 24 somewhere in between. What these
environments do have in common are pleasing architectural features,
walkability, and a strong sense of place at the human level.

12

Figure 19. Main street in Falmouth, MA

19

Figure 18. Stone Street in Manhattan

24

Figure 20. Neighborhood in Philadelphia
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Participants were also asked to choose their least favorite photos.
The least favorite photo was Number 9, which was voted “least favorite”
by 28 percent of participants. Other least favorites were photos Number
6 and Number 4, voted by 22 percent and 14 percent respectively. Two
pictures, Number 6 and Number 4, have obvious commonalities, but
one could assume that all three photos are similar in relation to their
location along the urban rural transect.
Photo Number 9, the least popular of the twenty four photos
was described by many as “wasteful” and many people pointed out the
ugly parking lot and excess pavement. Photo Number 6 was described
as “uniform”, “faceless”, and “cookie cutter”. One woman in a focus
group even described the photo as boring: “It’s safe. It’s too safe.”, as if
to say nothing exciting could ever happen there. Photo Number 4 was
described as “dead”. Participants stated that there was too much space
between the home and the street. One individual even noticed the lack
of sidewalks and commented, “Streets should be for people, not cars.”
One thing that all of these photos have in common is that they are
automobile oriented, and people certainly noticed with distaste.

9

Figure 22. Home Depot; a standard big box store with parking lot
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6

Figure 21. A Midwest suburban neighborhood

4

Figure 23. An American suburban neighborhood

The 42 individuals that participated in the Visual Preference
Survey (VPS) did so through two different forums. First, those that
took part in focus groups, in addition to the focus group questions,
took the visual preference survey. This included six people. The rest
of the participants, 36 of them, took part at a Greater Omaha Young
Professionals (GOYP) event. This event took place near Midtown
on November 19th, 2013 at the Joslyn Castle. At the event, GOYP
members and a panel discussed urban design, design standards, and
historic preservation in Omaha.
Of all the participants, 57% were male while 43% of
participants were female. These participants ranged in age from 23
years old to 35 years old with the average age being 28 years old.
The neighborhoods in which they lived also varied; nine individuals
lived in verifiable suburban neighborhoods such as the Elkhorn
or Millard areas while more people lived in mixed use/inner city
neighborhoods such as Midtown, Dundee, Benson, and Hanscom
Park (about 38%). This probably had to do with the location of the
meetings that took place: Downtown & Midtown.
While ages, genders, and neighborhoods from where the
participants hailed are diverse for Omaha’s Generation Y, there was
a great deal of agreement on the visual preference survey. Standard
deviations ranged from 1.37 to 2.69. With this in mind, I paid close
attention to photos with a standard deviation less than two. When
looking at these photos, it appears that there are many photos in
which people can agree.
Its interesting to note that these photos, while they have some
of the lowest standard deviations also had the highest or lowest
scores, from +3 and +4, to -3 to -4. This leads one to believe that
specific photos drew strong attitudes from all participants.
The photos that most people agreed that they disliked
included picture Numbers 6 and 17. Picture 6 portrays a typical
suburban row of houses and was voted as the second least desired
picture. Photo 17 shows a standard office building with green
landscaping. This photo had a rating of -2 overall and was described
as having “no character”.
Most pictures that have low standard deviations were ones
that had high positive ratings, showing that people can agree on
what they find pleasing, but maybe can’t agree on what they dislike

17

Photo with low standard deviation and
negative rating

18

22

16

11

Photos with low
standard deviations
and positive ratings

Photos with high
ratings of +3
and low standard
deviations
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or what does not appeal to them as a group. Most of these photos, with
low standard deviations and with positive scores had high positive
scores. These range from either +3 or +4, except for photos 18 and 22.
The photos with high ratings include numbers 11, 12, 16, 19, and
24. One thing that all of these photos have in common is that they are in
more urban or central locations and are located in areas of mixed use.
In addition, unique architectural or historical features are seen in each
photo.
There are also photos that, while they tend to have higher
standard deviations, their scores cannot be ignored because they were
significantly high or low. These included pictures 9 and 13. Picture
number 9, with a rating of -3, is a photo of a Home Depot and its
parking lot was voted as the least favorite photo. Picture 13, with a
rating of +3, is a photo of a corner mixed-use multi family residential
building in an urban location.
Overall, what was found at first look isn’t surprising. Many of
the most popular photos depict urban and highly dense environments,
and this propensity to be attracted to these areas was expected. But,
there were two significant surprises. First, the most popular picture,
Number 12, is of a main street in a town of 30,000. Due to the scale
and the fact that the buildings in the illustration are no more than
two stories, this is clearly an environment that would not exist close
to downtown Omaha, yet one could imagine that same environment
could exist in Benson, Dundee, and even in downtown Elkhorn and Old
Millard.
Second, you will see that in Photo 12 there are wide sidewalks,
strong landscaping, signage, and human activity; clearly a very
walkable environment. The second surprise was not that people chose
the photos that they did, but it was the reasons for which they chose
them. Environments were not deemed desirable for the sake that they
were urban or suburban; they were selected for the elements that these
environments encouraged. Photo 12 was chosen because it was “lively”
and was full of “community”. The built environment provided this
community because it is built on a human scale, has strong landscaping,
and promotes walkability. Photo 24 was chosen because it was
“aesthetically beautiful”. This beauty could not have been captured by
an environment that didn’t have a density of buildings, mature trees,
and the variety of architectural features.
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Introduction
Thinking about the neighborhood you live in today, what do you love
about it? What do you hate about your neighborhood?
“I like the community connectedness and the community pride in my neighborhood. I think that pride comes from the neighborhood’s distinctness and design of
homes and the neighborhood.” – P., Hanscom Park resident
“There’s no neighborhood parties or anything like that.” A., 72nd and Sorenson resident

Overall are you satisfied with where you live, and what would make
your neighborhood better?
“Overall, we are really happy with our neighborhood. If we had to choose one thing
though, we would like a bigger yard. The current yard has a really steep grade too.
“ – T., Millard area resident
“I don’t want to live in a one race neighborhood.” – A.

What can Omaha do for its neighborhoods and residential communities to attract more people within the Generation Y age range?
“Omaha is a segregated city. And it’s not a walking city. You can’t go outside and
run into a friend on the street when out walking around.” C., Midtown resident
“With public transportation, the city becomes your playground.” M., lives outside
of Omaha

Two Focus Group discussions included (1) two members of
the Greater Omaha Young Professionals and (2) three members of
the Urban League Young Professionals, on two separate occasions, at
the W. Dale Clark Library in Downtown Omaha. A third focus group
took place at the home of two married individuals in West Omaha.
In addition to focus group participants, five interviewees were also
Millennials. Their views and stories are also summarized. Names are
given in the form of the first letter of their names for anonymity.
At all three focus groups, discussions first began with the
participants’ responses to the visual preference survey (VPS). What
was found is that the VPS is a great way for individuals to begin
thinking about their neighborhoods in a visual and spatial way. It
was a reminder that different areas, districts, or neighborhoods can
have different elements, forms, and characteristics.

Visual Preference Survey Continued
“I hate suburbia!” M. responded with frustration once I asked
what they thought of the visual preference survey. M. & P., as they will
be called, took part in the first focus group at the W. Dale Clark Library,
Omaha’s downtown library.
“I probably shouldn’t say that; I live there,” M. muttered. M.,
while she works in Omaha, lives in a medium sized community outside
of Omaha in a neighborhood she would consider the suburbs. It’s not
her ideal place to live, but she ended up there because her family needed
to be closer to her mother-in-law. Also, as a mother with a child, she felt
it was the best place for her family.
M. & P. both went on, lamenting at the pictures they came across
in the survey that reminded them of the suburbs, and while they like
Home Depot, they hated all of the concrete that comes with it and other
big box stores alike. They also commented on how disgusted they were
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with cookie cutter type neighborhoods and how cheap they look.
Their favorite pictures were ones that illustrated mixed-use,
because in those types of areas, you can experience or witness activity.
That doesn’t happen in places like in photo #6. “If somebody’s home in
that neighborhood, you’d never know!” Photo #12 was also a favorite. It
reminded M. of her hometown, a small rural community with a strong
main street.
The second focus group, which also took place at Omaha’s
downtown library, had similar reactions. Three women, C., A., and S.
attended. C. grew up the first 8 years of her life in North Omaha. She
then moved to Bellevue where she went to high school and “was probably one of the only black girls in the class.” She then went to San Jose for
grad school and then lived in DC for two years where she lived in a row
house in a dense neighborhood. Today, she lives near Midtown.
A. grew up in Millard for a while and then lived in Dundee. Her
father was apprehensive about living in Dundee because of the school
system, but A. said that her experience at Central High School was great
and something that she couldn’t have experienced at a Millard school.
A. has always lived in Omaha aside from college in Lincoln. Today, she
lives near 78th and Sorenson with her mother and child. S. lives near
22nd and Spencer, in North Omaha.
While S. did not take the VPS, A. and C. did. Picture number 16
was the favorite for both A. and C. For C., it reminded her of her current
residence. A. liked it because it had character, and that urban vintage
feel to it. Also, the fact that it was unique and didn’t have that “cookie
cutter feel” to it.
For both A. and C., the least favorite picture was #6. “All of the
houses look the same. The homes are nice, but they have no character.”
Both admitted that these houses aren’t old so they are probably cheaper
because they don’t have interior issues and they probably have updated
appliances.
A. explained, “The problem with these houses and these neighborhoods is that these houses are safe.” A. meant this in the worst
possible way. “They’re just boring.” A. went on to explain that in these
neighborhoods you’ll never experience something disruptive or exciting.
At a third focus group, I met H. & T. at their home in West Omaha near 192nd and Center. H. & T. are married and have two schoolaged children, a son and daughter. H. grew up in the Millard area and
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has always lived in Omaha aside from going to school in Lincoln. T.
grew up in a small town outside of Norfolk, Nebraska. After going
to college in a small town near where he grew up, T. moved to Omaha.
Both H. & T., rated the photos illustrating suburban single
family homes highly. “It reminds me of where we live now” was a
common response to many photos with single family homes. Photos that illustrated multi family structures, regardless of how they
looked or where they may occur in the city, suburban or urban, were
struck with negative ratings. “I hate apartments. I’ll never live in one
again” T. said with relief.

Using a text analytics software,
Lexalytics, it was possible to extract
themes and positively used words
or concepts from the focus group
discussions. While all of these themes
seen here were positively rated by a
significant proportion of participants,
some themes were more popular than
others. Those that are most popular
are darker.

community
access to highway
proximity to bars and food
community pride
cleanliness
close to work
neighborhood connection
proximity to downtown
connectedness
walkability
trails
sidewalks
green space
neighborhood character
yards
safety
parks
schools
crime
physicial connection
parking
quality
centrality

Figure 24. Themes originating from focus group discussions
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What Is Liked, Disliked, and Desired
One of the most commonly cited characteristics that makes a
good neighborhood was a sense of community. But what makes a community good is complex and difficult to define. It could be many things.
It could be community pride, community connectedness, neighborly
friendliness, or safety.
Sometimes community is just good when everyone has the same
priorities, like for N. of West Omaha. “The cul-de-sac I live in has a great
community with similar families and kids all the same age, something
you probably couldn’t find in Midtown.”
For P. of Hanscom Park, it was both connectedness and pride. He
believes this is due to the uniqueness of Hanscom Park, its history, and
the distinctive design of the houses. K., a local property manager that
was interviewed and also a resident of Hanscom Park agreed that the
neighborhood had a strong sense of community because of events such
as Front Porch Friday, where every Friday a different family hosts drinks
and snacks on their front porch, providing a venue for the neighborhood
to get together.
For others, such as A., on one hand she believes her neighborhood has a great community because it is safe. On the other hand, the
community of the neighborhood isn’t so great because “it’s just a bunch
of old people with their Home Owners Association.” Older families
were also a concern for P. of Hanscom Park because he saw a clash between young and old. For J., a local planner who lives in Little Italy, he
sees the generational diversity of the community as a positive but also as
a negative. “Young and old families have different expectations.” A. also
doesn’t like her neighborhood because people aren’t socially connected.
“There’s no neighborhood parties or anything like that.”
Neighborhood events are important to people like C., who lives
near Midtown, but is on the perimeter of the neighborhood. She feels
disconnected because of a busy intersection that keeps her from wandering into events at Midtown Crossing. So while she says Midtown is her
neighborhood and she tries to go to Midtown Crossing movie nights or
food related events, she’d like to have more events in her vicinity to call
her own.
For some, community events just mean Halloween and football
games. “I like my neighborhood if I know I can invite my neighbor over
for a Husker game. That’s a good community.” T., of West Omaha, said
with certainty. H. and T. like their neighborhood because you can find
neighbors grilling and cooking together. On Halloween, a lot of houses
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and their families will invite the parents of trick-or-treaters to enjoy
a beer in the driveway, making it a fun event for everyone. Overall,
most agree that a sense of community is very important. In its most
complex form, a neighborhood’s community can be found through a
shared sense of culture and values reflected through neighborhood
associations and community events. Or in its simplest forms, it can
be found in a six-pack.
When thinking about community, walkability also came
up. Like for C., who wants greater access to Midtown Crossing,
that walkability, through a major intersection, may be able to fulfill.
Walkability, like community, is also complex. It has different purposes to different people. To some, it’s about recreation. To others it’s
simply a means of transportation. To a few, it’s about exploring. But
to most, it’s a mix of things.
Walking was important to A., C., and S. C. finds herself
walking a lot in Midtown, getting from place to place and says that
walkability will be a factor when it comes to deciding where she
will live in the future. A. also hopes that her future residence will be
accessible to bars and restaurants by walking. S. likes to run in her
neighborhood and is upset that the sidewalks aren’t taken care of.
A., disappointingly stated that she just doesn’t have that option to walk at all where she lives today. Other participants agreed.
M., for instance, in her suburb outside of Douglas County, said that
she disliked that there were no physical connections in her neighborhood and no opportunity to walk or bike.
While most participants agreed that walking is important, A.,
C., and S. gave Omaha bad marks. “Omaha is a segregated city and
it’s not a walking city. You can’t go outside and run into a friend on
the street when out walking around.”* Here we come back to community. To A., C., and S., walking is also about community because
the ability to socially interact within a public domain is important.
Walkability, in all its many forms and purposes, can also just
be about getting from Point A to Point B, or access, or proximity.
These two concepts, access and walkability, are highly related. While
some individuals, like A. and C., say that they want access to bars
and restaurants, and S. wants access to parks, they mean they want
to be able to walk to bars, restaurants, and parks, using the terms
‘access’ and ‘walkability’ interchangeably. H. and T. also mentioned
that they like how “accessible” their neighborhood park is because

“the kids can walk or bike” to it.
Others, when they say they want access to highways, mean
they want spatial proximity or ease of approach to highways. This
was true for P., who moved to Hanscom Park with his girlfriend (she
works in Lincoln) because it had quick and easy access to the Interstate. A. also said that she liked that her neighborhood had quick
access to Interstate 80. This also applies when S. says she likes her
neighborhood in North Omaha because it has quick access to Downtown. Or when C. says she likes her neighborhood because it is close
to work in Downtown.
This can easily get confusing. But, after talking to the focus
group participants, it was clear: All things walkable are accessible, but
not all things accessible are walkable. Clearly walkability is important,
but accessibility was just as, or maybe more, important and is a concept that inherently includes other ideas such as proximity and ease
of approach and contact.
Community, walkability, and access are all very important
when identifying the right neighborhood for someone. But it isn’t everything. What I learned from H. & T. is that for some, when thinking about where they want to live, most concerns don’t go beyond
the boundaries of their yard. Aside from schools for their children,
main concerns were also price, privacy, and size of the yard.
Price, while it wasn’t brought up as much as you’d expect is
no doubt a pertinent issue and is closely related to the neighborhood
you choose to live in. For D. in Midtown, this was the case. The place
he lives in is high maintenance and more expensive on a monthly
basis because it’s an older home. Rehab and monthly heating costs
aren’t as much of an issue with a newer home in West Omaha.
D. also said that it’s about space. With a 1,300 square foot
home, two bedrooms, he’d be looking for more space in the future if
he starts a family with his wife. The same goes for C. One thing she
dislikes about her place in Midtown is a lack of yard space. In the future she will be looking for a home with a yard to have a grill, space
for a dog, and just something she can really call her own. For H. and
T., the yard is important and if they could fix anything, it would be
to have an even bigger back yard.
Other priorities abound. Neighborhood character and design
are important. M. hates the “cookie-cutter factor” of her suburban
neighborhood and the “sheer amount of concrete”. K. and P., both of

Hanscom Park, cherish the unique character and design. K. says that the
things she loves most about her neighborhood include the architectural
diversity of housing, unique interiors of all the homes, and the historic preservation that has occurred in the neighborhood. Unfortunately,
Hanscom Park is not the safest, says P., and that is a downside. On the
other hand, A. really likes that her neighborhood has a Neighborhood
Watch Program and she feels very safe. Finally, diversity was important.
A., C., and S. all said they would seek out diversity in the future. Racial
diversity? “Definitely. I don’t want to live in a one race neighborhood.”
Diversity of income? “Not as much, but still yes.”

What Omaha Needs To Do Better
I asked every focus group participant what they felt Omaha
could be doing better for this generation and how Omaha could attract
more of this generation. A couple said that Omaha needs to achieve the
“cool factor”, although that wasn’t quite defined. Others said they just
didn’t know. These were things people agreed on, though.
The main theme that came up was public transportation. “Omaha is the commuter city.” S. was implying that you can’t get anywhere
without making a lengthy commute. The majority of focus group participants, all including P., A., C., and S. have tried public transportation. S.
uses her car because she needs it for her job. A. would like to use it but
doesn’t have that option in her neighborhood. The nearest bus stop is
many blocks away, she thinks (but isn’t really sure where the closest one
is). C. is the only person that takes a bus every day. The biggest problem,
and they all agreed, is that it is not reliable and it’s not sexy to use the
bus. Most also believed that the public transportation system has no
intuitive direct routes and that it is hard to understand.
M. and P. agreed concerning the reliability. You can’t have a good
time and drink in Benson, and then get a bus to go downtown. Where
you decide to start your Friday night with drinks, you’re most likely
going to stay there. But they thought better public transportation would
make going out a better experience. “With public transportation, the city
becomes your playground” because then you can quickly get from one
area to another.
P. & M. also said that it’s about bringing visitors to Omaha.
“How cool would it be if you could take light rail from the airport to the
College World Series in North Downtown?” While Omaha’s Eppley AirFocus Groups & Personal Stories
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port has a great entrance for vehicles, P. and M. would not rely on public
transportation to get to and from there, and they frankly weren’t certain
if there was or wasn’t a bus route going to the airport.
Public transportation goes back to social interaction and experiencing the city in a different way. P. and M. felt that in Omaha, you
don’t see people out and about; it often looks dead. They felt that public transportation would fix that by getting people on the ground and
getting them out and about. Public transportation would also allow you
to experience the city in a way that intrigued P. “You just can’t explore in
Omaha, not yet.” What P. meant here was that with a car, you can’t look
out your window and discover little enclaves as you pass by. In a bus,
you can observe your surroundings. †
While pubic transportation was the hot topic, other subjects came
up concerning what Omaha needs to be doing better. C. cited the work
of Urban Village and said that Omaha needs more places like that, with
more mixed use, because more and more of that type of community is in
demand. T. and H. agreed that they’d like to see more mixed use. A. also
stated that downtown and surrounding neighborhoods will need to be
more affordable. Finally, A. and C. expressed that for Omaha to attract
more Millennials, it will need to be more open minded to diversity
because this is a diverse generation. A lack of diversity will turn a lot of
people away.

*An Omaha real estate agent specializing in downtown lofts also expressed this sentiment. He conveyed that the relationship between Omaha’s neighborhood segregation and walkability was great. Psychology barriers or boundaries between distinct
areas in Omaha keep it from being a walkable and connected city.
† One private planner and former planning director that was interviewed also

expressed this observation. “Young people today seem to appreciate linkages and
urban fabric more so than other generations.”
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The Ideal Neighborhood

Through the online survey and the visual preference survey
administered at the Greater Omaha Young Professionals event,
one simple task was asked of the participants: Describe your ideal
neighborhood. Overall, there were 113 responses to the question.
Below are just a few descriptions of the perfect neighborhood
in addition to themes that were identified using a text analytics
software.
Many of the described neighborhoods contrasted greatly,
some asking for dense urban areas with biking, diversity of housing,

and walkable access to downtown. Others asked for a several acre lot,
on a lake, in a rural setting. While not shown here, many people simply
wrote “Dundee” and left it at that. In fact, Dundee was the most cited
neighborhood as an example of the ideal neighborhood.
With all of this input, certain ideas favored more than others.
Examples include an active street life, having amenities within an easy bike
ride, safe neighborhoods, large lots, and local business.

“A mix of single family homes,
townhomes, and high density
structures with a vast amount of
foliage and green space whether
public or private. Walkability
to amenities such as grocery,
restaurants, and shops.”

“A community where I would not
need to own a vehicle.”

“Dense homes, a mix of row houses
and apartments. Easy walk to
restaurants, bars, grocery and parks.
Interesting and active street life where
you don’t feel cut off from humanity
but part of it.”

“A mix of suburban and city life. Cute
homes not too large with the right
sized yard close together to get a sense
of community. Newly built. Close
nearby are schools churches. Some
shopping. Cafés and coffee shops.
And a short distance away or a small

“My dream neighborhood would
have dense housing with large
green space. Streets would be
narrower with biking paths
and sidewalks. Grocery store
in walking distance. Everyone
would have lawn gnomes.”

“Old neighborhood with a mix of
houses and converted apartments.
Close to trendy coffee shops, bars and
restaurants and retail shops. Young
modern culture. Vintage renovated
housing a plus.”

“Several homes on acreages where
your neighbors live close enough to
get together for social gatherings, but
you still have a significant portion of
private property. I prefer open spaces
and suburban neighborhoods to urban
or downtown living.”

drive are fun bars and restaurants
much like the vibe you feel in Benson.
And there must be a pool in a nearby
park for the summertime. And a bar
with rooftop seating nearby.”
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“Big houses with large yards and
plenty of privacy. On the same street
would be “city” where it would be
easy to walk to a little convenience
shop of some sort.”

“I prefer living in the country, open
fields, forests, minimal cars, pollution,
noise pollution. Very old fashioned.
In lieu of this, a city apartment that
is also old fashioned, in a somewhat
upscale area within walking/biking
distance to most necessities is ideal.”

“My ideal neighborhood would be
have a moderate amount of privacy
with a lot of parks and sidewalks
around. It would be in close proximity
to coffee shops and grocery stores.”

“My ideal neighborhood would
be a walking neighborhood and
racially diverse, economically
diverse, and all local
establishments.”

“I would like a newer house in a
neighborhood with old trees. There
would be a swimming pool and
sidewalks, with maybe a small
business, like a coffee shop, nearby.
Not too busy, but with signs of life
and community.”

“Large traditional style homes on
large 1+ acre lots..”

“I live in my ideal neighborhood.
Its walkable, close to downtown
by bus or bike, has amenities like a
supermarket and park nearby. Main
downside is there are a lot of empty
lots and condemned buildings that
need new life breathed in them.”

“It would be safe, which is the
number one factor in where I
would like to live.”

“Just on the edge of downtown, a
street lined with row houses. From
the rooftop I can see the majority of
downtown and it all feels within my
grasp. I can walk to the grocery store,
the interstate is just a few
blocks over, and I have my own
garage at ground level. There is
a mix of race and income in the
neighborhood which provides for a
variety of retail and restaurants. I’m
just as likely to visit the
expensive sushi restaurant as the
Ethiopian restaurant that doesn’t have
silverware. The sidewalks wouldn’t
be empty and there would be a sense
of community and belonging to those
around oneself.”

“I would like to live in a
neighborhood where I feel safe. I
want to live in a place where there is
diversity among my neighbors and
they are friendly. I think it’s important
to have stores, such as grocery stores
and retail store relatively nearby
(within 10 minute drive), but they do
not have to be in walking distance. I
would also like to live near a highway
so that I can get to the places I need to
go quickly. I
think just being centrally located to
everything, without actually being IN
it is the perfect situation.”

“I would like to live in an older
neighborhood where every house is
different. I want there to be a lot of
mature trees. I want the houses and
lawns to look well cared-for. When the
neighborhood looks good
from the street, it indicates to me that
the people who live there care, and
those are the type of people
I want to live near. Those
neighborhoods also tend to feel safe,
which means you might find people
out walking their dogs at all hours, so
sidewalks are important.”

“I would like to live in a
neighborhood that is diverse. It
can have a mixture of housing
and lots but I would want to live
on large lot so that I could have
a garden and a place to relax
outside in privacy. Parks must
be within a walking distance. It
needs to be safe to walk both in
the day and at night. I would like
recreational activities, cultural
activities, and restaurants to be
readily accessible. The public
school in the neighborhood
would provide a great education.
A community garden and
community centers would be nice
to have. It would be nice to live
close to a clinic or hospital since
that is where I would work.”
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Using text analytics software, it was
possible to extract themes and
positively used words or concepts
from the 113 responses to the request
that respondents describe their ideal
neighborhood. While all of these
themes seen here were positively
rated by a significant proportion of
participants, some themes were more
popular than others. Those that are
most popular are darker.

Figure 25. Themes originating from input on the ideal neighborhood

active street life
easy bike ride
downtown area
large lot
safe
open space
grocery stores
local businesses
10 minute drive
walking distance
close proximity
open space
people
trees
mixed races
local events
walking dogs
front porches
friendly
neighborhood events
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Interview Series

Introduction
Seventeen interviews were conducted in November 2013
among a variety of real estate agents, bankers and lenders, developers, planners & designers, local experts & journalists, and local
politicians. A variety of questions were asked, leading to an overall
strong understanding of the foundations for today’s housing market
for Omaha’s Millennials.
This series of interviews was vital to the understanding of
the research goal because of the perspectives that they hold. While
one individual Millennial may have only one experience to base an
opinion, these individuals think about the questions at hand every

day and do so with insight that is very unique to each of their occupations. One thing that many of these experts have in common is the fact
that they come from a unique supply side perspective as opposed to the
demand side perspective of a neighborhood resident and home owner
or renter.
In this chapter you will see a series of questions and selected answers. These questions were the basis for the interviews and resulted in
rich input that shed light on the current housing market, a unique set of
conflicts that Millennials are faced with, and many other trends that are
affecting the housing and development industry in Omaha.

How has the Omaha residential real estate and development
industry changed over the past 10 years? What does it look like
today from your professional perspective?

Have Omaha’s neighborhoods changed in the past 10 years? How so?

“Right now, there is a 3% vacancy rate in downtown. And they just keep
building!” – local journalist and expert on real estate
“This is a big deal. Since 2008, there was no dirt being moved in West Omaha.
Now, things are picking back up.” – real estate lender
“There is change coming. People are bored with the suburbs.” – local planner
“2004 to 2006, development was too high. 2008 to 2010, it was too low. Today
we are at the mean. We are seeing normal home buying at sustainable levels
today.” – local developer

“It’s the Buicks to Big wheels phenomenon. Some neighborhoods like Aksarben/Elmwood are seeing that in the 90’s they were traditionally older couples, but younger
couples have begun moving in.” – local planner
“…the massive investment in Midtown Crossing and the improvements around Park
Avenue are exceptional and were not predictable before the turn of the century.” - local
developer

Are you seeing any type of trends in your industry associated with
the development and housing markets of today’s young adults,
Millennials?
“Transportation is huge. We need to readdress transportation in Omaha. It’s fundamental to the future.” – planner and former planning director
“The market for apartments has shifted towards single person household. Also, young
women are particularly more independent. You would see two or three young women
sharing an apartment ten years ago, but today they have better job prospects and a
greater sense of self-expression. The rise of the single female is a huge story.” – local
developer
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What have you seen or learned first hand in your own professional
experience that may shed light on the project’s topic?
“Ownership and owning your own property is still part of the American Dream.” state senator representing Omaha
“We have some trends occurring in Omaha and its probably best if leaders just stay out
of their way.” - local planner

As some Millennials leave downtown, do you believe that they will
take with them expectations for urban amenities such as public
transportation, walkability, and quick access to amenities? Do you think
this will change the suburbs?
“Only if people respond to markets.” - local planner
“I don’t think that would happen in Omaha. Probably in Denver or somewhere more
progressive like that, but not here.” - local banker

Imagine that there is a young family that has a budget of $130,000 for
their first home, wants good schools for their young children, wants to
use public transportation, and wants quick access to urban amenities.
What are their options?
“The challenge is that there is not a lot of market rate homes in these more urban areas.
They are forced to move West.” – state senator representing Omaha
“You can have it all if you can afford it.” - local real estate agent
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Imagine that a developer wants to replicate something like Dundee
through a greenfield development in West Omaha, rather than
developing what we have traditionally seen like that of large single
family home subdivisions. Could this kind of development find
success?
“Yeah, probably. It wouldn’t be us that lend to (the developer), but they could
probably find someone to back them as long as it was a well known and reputable
developer.” – local lender
“To make these kinds of investments, you have to see something that has worked
already.” - local lender

What are your Millennial clients’ top preferences or priorities when
it comes to deciding where to live?
“Young families look for convenience to work, proximity, and familiarity.” – local
real estate agent
“I can’t figure it out. That would be the holy grail for me.” – local developer
“The proximity to a lot of activity is the draw for many single young people.” local property manager

Commentary on The Current Housing & Real Estate Market
Please note that fictitious names have been used to protect the identity of those that have been interviewed.
The general consensus today is that Omaha’s real estate market is looking good. Examples abound throughout Omaha, suburban and urban, east and west. One person that knew all about this
was Kathy, a local reporter in Omaha familiar with real estate, “I’m
always writing a story on downtown area apartments or housing.”
Simply put, she says, “There’s just a large amount of housing coming
to downtown Omaha.” She cited the recent development on 9th and
Jones, a redevelopment of 125 units in the Old Butternut Building as
an example. When asked if Generation Y was driving this trend, she
responded with a strong acknowledgment. “That is what the developers tell me.” Bankers, Eric and Ron agree and believe that infill
development will continue because jobs in these areas of downtown
are strong and are growing.
“Right now, there is a 3% vacancy rate in downtown Omaha
and they just keep building!” Kathy exclaimed. But, she admits, it’s
really “…a mixed bag. As much as I write about Generation Y going
to the urban core, I’m also writing about real estate development in
West Omaha.”
Many bankers and developers agree. Bankers Eric and Ron
said that for the past three years, things have changed greatly and
today new single-family home developments are booming in West
Omaha, citing Wind Gate near Elkhorn South high school and South
Point Estates near 192nd and Maple as examples.
Brett, a local developer, provided a great deal of insight into
this from a multi-family approach.
“…(the apartment/multi-family side of the business), in most
respects, nothing has changed in the past ten years…The
housing market has been a roller coaster. We had too many
apartments built at the end of the 1990’s and then our industry got slammed again when it seemed like everyone who
had a pulse was buying houses in the early part of the 2000’s.
After the shakeout in single-family homes, apartment demand has been strong for the past four years. It’s cyclical, and
I’m sure we’ll build too many apartments again by 2018.”

Omaha wasn’t hit with the housing crisis in 2006 and 2007 like
the rest of the United States. While there was an increase in foreclosures
and a lot of people’s housing equity was hurt, Omaha “for the most part,
was sheltered and insulated.” Jan, a local real estate agent explained this
to me. Like many others, Jan is optimistic today because interest rates
are good and “starting in Spring 2013, there’s been a boom in sales.”
While Omaha wasn’t affected throughout the crisis like California, Omaha “has seen a large transition.”
Chad, a local banker, agrees with lots of previous sentiments but
focuses more on housing types. “On the lending side of things, we have
seen a strong demand in the past 3 years for financing of multi-family
projects. In the past 12 months, we also have seen a resurgence of new
single family construction demand.” He went on to explain that what
mainly occurred in Omaha these past years, is a shift in thinking.
“Probably one of the biggest changes over the last 10 years has
been the overall perspective on housing. In the booming Omaha
housing market years of 2003-2007, many still operated on the
philosophy that housing values only go one direction (i.e. up)
and a house was looked at as an investment tool as much if not
more than as a place to live. While Omaha was spared much of
the major swings in home values that some parts of the county
faced, many saw significant drops in value when they went to
sell or refinance. This has created some level of a shift in thinking as we see more popularity in modest price housing, and also
in the thinking that owning a home is not necessarily the best
course of action at every point in one’s life. Renting is seen as a
more acceptable option for many, at least for a certain period of
time.”
A change occurred not just in what was being developed, but
where development occurred in these past years as well. When asked
how Omaha’s neighborhoods have changed in the past years, Benson
often came up. Brett described Benson as a huge success story.
Max, a planner and former planning director of Omaha, strongly
agreed. Max spoke not as a planner, but as a former resident of Benson
and a life long resident of Omaha. “(Benson) is a coming of age district
for Generation Y. It’s hot! The reason for this was that younger people
that couldn’t afford to live near or start a business in the Old Market
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were priced out, so they were forced to look for someplace else that
could host them. That place was Benson. In Benson, people could see
themselves grow in this community.”
Max continued to explain, with great enthusiasm, that what
Generation Y wants out of their physical environment has changed and
the urban environment of Benson is just much more friendly towards
Generation Y. Max even suggested that this is a sign for more things to
come, although he was hesitant and warned that we should not generalize too greatly. It’s not this way for all Millennials.
Brett also celebrated the success of Benson in addition to other
east Omaha neighborhoods. He explained that while “the continued
conversion of downtown buildings to residential use is not a surprise,
the massive investment in Midtown Crossing and the improvements
around Park Avenue are exceptional and were not predictable before the
turn of the century.”
Brett continued to speak about how encouraging Aksarben and
North Downtown were. But what he felt was most encouraging was
Benson and South Omaha because “rather than requiring major institutions, the revitalization has been largely a grass-roots effort of young
entrepreneurs.”
But overall, Brett agreed with the ‘mixed-bag’ that Kathy spoke
of, “In reality, despite the transformation of certain east Omaha neighborhoods, the growth has overwhelmingly been southward and westward. If you added up all the east Omaha dwellings built in the past ten
years, it probably doesn’t equal the amount of growth in Gretna alone.
So, while the urban revitalization may grab headlines, the overall trend
has not reversed. People want affordable houses and good schools.”

The Triangle of Conflict: Schools, Budgets, and Urbanity
“When you start a family and begin having children, you don’t
move to neighborhoods, you move to school districts.” This was one of
the first pieces of information I learned from a local lender, Ron, after I
asked him what he thought of the project idea. He then went on to explain that in Omaha, the school district hotspots are in Elkhorn, Millard,
and now Gretna.
This idea on schools, while not always agreeable between everyone, was a perception and sentiment that was well understood and
one of the subjects most commented on. A local planner with a private
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firm, Don, disagreed. “Omaha Public Schools (OPS) has a perception problem.” It quickly came to light that though boiled down,
the overall perception is that West Omaha (like that of Millard and
Elkhorn) has good schools. East Omaha (Omaha Public Schools) has
bad schools. Another real estate banker agreed. “If there were more
District 66’s, Midtown would see more success.” Clearly, schools and
their reputations are inherently attached to the neighborhoods and
geographic areas in which they are located.
I then posed the question to Ron and his colleague Eric: Imagine that you have a young family, the Robinsons, with a $122,000 budget
(this is the average price of a first time home for a Millennial according to a
local real estate agent, citing a study by David Day & Associates) for their
first home, want quick access to downtown and public transportation, and
they want good schools for their children. What are their options? This
lender and his colleague both quickly responded, “send the kids to
private school.”
Ron went on to suggest that maybe the Robinsons could
move to Dundee (although not in District 66). The houses and the
neighborhood are beautiful, “but for the first time homebuyer, its
way too expensive.” He continued to explain that the monthly utility
costs are higher than new homes and more importantly, a first time
homebuyer probably can’t afford the kind of upgrades and rehab
that some of the older homes in these areas require.
I framed this question because as I dug deeper, there seemed
to be a pervasive “triangle of conflict”. If a family had a low budget
for a single family home, demanded good schools, and wanted to
live in an urban neighborhood, they were out of luck. They could
only have two. For their first option, if they want good schools (or at
least a school that is highly perceived as good) and an ‘urban’ neighborhood, the Robinson’s could go to District 66 where the houses
were very expensive and in demand. But, they probably couldn’t
afford it, just as Ron explained.
If the Robinsons wanted good schools and were forced to
work with an average budget, they would have to move to West
Omaha in a more suburban location, giving up access to downtown
and a traditional urban residential neighborhood. Of course, they
may be forced into a “cookie-cutter neighborhood” as some would
describe it. Ron explained that while West Omaha residential development is doing well, a lot of the developments aren’t targeting

Millennials; they are out of a Millennial’s price range, leaving Millennials with few options. “Young people’s price range is more of
the Celebrity Home type of development, and then they are expected
to move up to the $300,000 price point as they grow into their careers
and have greater income.” Drake, a local lender explained this from
a personal perspective and summarized that houses in the suburbs
of West Omaha have more space and you get more for your money.
“Living in the suburbs is often not what is wanted, but is just necessary.”
Chad, another real estate banker, discussed the price points
of young Millennials. He thought that while homeownership probably isn’t valued as much by Millennials anymore, for those that do
value it, they have too much student debt and are underemployed.
If they can afford a single-family home, they can’t afford much.
While the “low interest rate environment has brought some potential
homeowners back to the market”, he agreed that it’s difficult with a
$122,000 average budget for a first time homebuyer to find that price
anywhere around downtown. For condos, it’s even tougher to find
the right price point.
Or the Robinsons could go with a third option. They could go
without good schools, use their average budget and seek a more ‘urban’ neighborhood and move to someplace like Benson or Hanscom
Park, or really anywhere in east Omaha. A perceived ‘bad’ public
school is the price you pay for an urban residential neighborhood at
a modest price.
One local developer, Brett, understood this very well. He
recalls one of his greatest lessons years ago was when he met with a
colleague as they were working on a project that was “on the wrong
side of the tracks.” His colleague explained it to him that it’s all
about schools. “Land near Omaha Northwest (an OPS high school) is
half the price of everywhere else. It’s just a function of where people
want to have kids.”
Yet, this is exactly what many young people are doing, settling into neighborhoods that are situated in the OPS district, according to Kathy. Kathy, a local reporter familiar with real estate, sees a
lot of people that have Midtown apartments, who mature and want
that single family home and try to stay in the area. “I can see this
generation of homeowners beefing up the holes in the urban areas.”
Others agree, but say it’s not that easy. “We need to start providing

an owner product in these areas. It’s not really available in Midtown”,
said Don.
I also presented this question to Jan, a real estate agent, during a
very frank discussion on Omaha’s real estate market. When I first posed
the question that was presented to Ron, she said that it’s tough to answer. “You can have it all if you can afford it.” With that in mind, I asked
her if it would be a fair statement to say that you can’t have an affordable single-family home, in a neighborhood close to downtown, with
good schools. She responded bluntly, “I kind of agree with that. I don’t
want to say it, but I kind of agree.”
Clearly, the triangle of conflict is an issue for young adults and
everyone else alike. What makes this unique for Millennials and those
young adults that are emerging into the Omaha housing market are the
restrictions of a first time homebuyer budget. To restate the first option
for the Robinsons, they could live in District 66 where the schools have
positive perceptions and the neighborhoods have a more urban quality and access to Downtown. But, these areas, as Chad relayed, are not
always affordable for the first time homebuyer with a restricted budget.
To solve this, you would have to make these neighborhoods more affordable. This would be extremely difficult as prices are a function of the
market. To make these neighborhoods more affordable would require
market interventions. Another option would be to create or construct
low-income housing, but there isn’t much vacant land in this area to
work with.
The Robinson’s second option, to seek good schools and a home
with an average budget but forego an urban environment, would lead
to homes in West Omaha, just as Chad explained. To fix this issue, one
would have to recreate the ways in which neighborhoods and subdivisions are designed and developed in West Omaha.
One might say, “Well, West Omaha is the suburbs, and one
cannot inherently bring an urban environment to this area.” The urban
environment is not what is important; it is what the urban environment
provides, which is close proximity to a mix of uses in a compact and
walkable center. Intuitively, this could be provided anywhere and it
has been attempted through projects, often deemed “Smart Growth” or
“New Urbanist”.
I posed a question to many interviewees: Imagine if you tried
to replicate Dundee in West Omaha. It would have a range of housing
types, lot sizes, and price ranges. It would also be compact, walkable,
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and have a variety of uses within a walkable distance. Would this work?
Answers were mostly positive. Eric and Ron, without hesitation
said that it would probably do very well. But, they said, the issue is that
it is a big risk and someone would have to take a leap to do that. “Why
make that leap when what you are already doing (single family home
development only) is working?”, they asked. When asked if there were
any lenders in town to back that kind of risk, they responded with,
“Well, it wouldn’t be us, but they could maybe find someone to back
them as long as it was a well known and reputable developer.”
The same sentiment came from Brad and Drake. Both were
positive about this redesigning of the suburban neighborhood, but both
agreed that financing would be difficult. “To make these kind of investments, we have to see something that has worked already. We don’t see
the upside with development risks. We just make money on fees and
interest.”
Brad and Drake continued to speculate. They said that they
could see this be successful if someone did a small project with their
own capital, and then waited to see if it was successful. “You wouldn’t
see someone doing it big the first time; no one would finance that. So
it would have to be small.” Overall, the conclusion is that some precedence needs to be set if someone wanted to change the way things are
done today in West Omaha.
Some would disagree. Chad didn’t believe this would work
because “the price points wouldn’t match up. It’s probably just not
financially feasible.” Chad continued, “If you don’t see it, then it probably won’t work. If it was in demand, the market would have provided
it already.” Chad’s colleague, Mike, concluded with this: “Rather than
trying to put this type of development near good schools like Millard,
why don’t we rather focus on OPS so that families with children can live
in those neighborhoods that already exist.”
It’s a good point and it brings us to The Robinson’s final option;
to live within their budget, live in a neighborhood with urban qualities,
but forego good schools. The answer and cure here is straightforward,
but complex. Fix the perception of Omaha Public Schools. It’s no secret
that Omaha Public Schools has a perception problem. The ‘school factor’
will always creep into a conversation concerning the success or failure
of a new development. You hear it when Drake says “if there were more
Westsides, Midtown would see success.” And when Brad says that “The
Little Italy projects would probably be more successful if they were in a
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better school district.”
But not everyone agrees with the sentiment. “Even though
people from Millard thumb their nose at it, we’re lucky. OPS is still
good”, said Brett. Jan agreed, that “the perception of OPS is a false
perception.” While everyone can agree what the problem is, how to
fix it is anything but simple.

Changing Household Typologies, Public
Transportation, and Other Trends
Other topics abounded throughout these interviews. One
popular topic everyone could agree on was the change in household
typologies among Generation Y. Brett described what he saw is the
biggest change, “The biggest shift we’ve seen is from two bedrooms
to one bedrooms. A profound shift.” People are living alone more
and becoming more independent. Especially women. “Young women are particularly more independent. You would see two or three
young women sharing an apartment ten years ago, but today they
have better job prospects and a greater sense of self-expression. The
rise of the single female is a huge story.”
Brad, a real estate lender, along with Drake agreed. Brad
noted the huge increase in studios and one-bedroom apartments.
Drake and Brad both theorized that the average family is probably
declining. One thing they were certain about was that Generation Y
is not as concerned about having lots of space. And people in their
20’s today really just don’t value the home in general. At least not as
much as those in their 20’s used to. “They will move to a house only
if they have a family.”
Chad agreed with this sentiment of Millennials’ views on
housing. He believes this came around due to the national housing
crisis. “This has created some level of a shift in thinking as we see
more popularity in modest price housing, and also in the thinking
that owning a home is not necessarily the best course of action at
every point in one’s life. Renting is seen as a more acceptable option
for many, at least for a certain period of time.”
He continued, explaining what he believed what was going
on. “We see more of a trend based on what I would call ‘season of
life distinctions’. In other words, professionals with no dependent
children have shown solid interest in the urban living concepts pro-

vided by the Midtown and Downtown apartment and condo living
environments. The flexibility and access to urban amenities is attractive to this demographic. When dependent children are in the picture, we see stronger demand for traditional single family housing if
financial ability allows for it.” Chad provided evidence of this based
on the tremendous growth in Northwest Omaha, West Omaha, and
Southwest Omaha, and Sarpy County over the past 10 years. Additionally, Chad cited the fact that the keynote feature in many of these
neighborhoods are elementary schools which “indicate that raising
kids in a suburban environment is still in strong demand.”
Some would strongly disagree though. Don, a local private
planner, when asked why he believes today’s variety of suburban
development in the areas Chad mentioned is still seeing success, he
responded with fervor. “You will always have that demographic and
demand for that type of development. But, those developers will
fail in 10 years. There is change coming. People are bored with the
suburbs.”
Max was perplexed and showed his frustration while discussing this topic, in regards to the growth that Chad mentions. He
asked himself, “Why don’t developers give people what they want?
Things like intimacy, a sense of community, and connectedness?” He
then answered his own question. “Right now, we don’t have a very
smart development community. Builders are just constructing stuff
they know they can sell. These structures are designed by engineers
and are based off of consumer stereotypes, not reality.” Max theorized that there could maybe, possibly, be a market failure and the
people that are moving to these neighborhoods are compromising
what they really want out of a neighborhood.
When the idea of market failure came up, Max and Brett
both cited a charrette that was done at the old Millard Lumber site
in which residents were asked to rethink how their neighborhood
looked. What was found was that the participants of this charrette
wanted something like Dundee. “People didn’t know they could
have something that is any different.” Both agreed that the results of
the charrette showed that some people compromised when moving
to the West Omaha and the Millard area. Why they may have compromised is uncertain.
Much like the focus groups, public transportation and other transportation alternatives was a hot topic. “I have a friend that

takes the bus from South 32nd to South 90th and it takes him an hour!”
Senator Murphy exclaimed in frustration. He was baffled. (Google Maps
confirms this. In fact, it takes six times longer to take the bus than to
drive between these areas.) His solution to make a better city for Generation Y is that “public transportation needs better access. It needs to be
just as good or better, more convenient, and more economical than the
automobile.”
But, it is getting better. Brett agreed and felt that it is better today
than it used to be. “I see people waiting for the bus today that are normal! And, you wouldn’t see people riding bikes to work 10 years ago;
no way.” Bobby, a local real estate agent of downtown properties has
noticed the recent growth in interest of public transportation and says
that it is a selling point he uses lately. He concedes though, “Most people are afraid of the bus.” Bobby also says, “Omaha is not an intermodal
community.” And he says that most people ask where the nearest bike
trails are more than anything.
Some people aren’t so sure. “In the past 9 years that I’ve done
real estate in Omaha, I’ve only had one person specifically request that
his house be near a bus route. He was originally from St. Louis I think”,
said Jan.
“Of course Omaha is auto centric, because people haven’t been
given a better alternative!” Don on the other hand believes that Omaha
is ready for a public transportation overhaul, citing the current work on
the Omaha Alternatives Analysis project. “People here say Omaha isn’t
ready for progressive transportation. You could have said the same thing
about Dallas and Houston, but they have just installed new transportation systems that are very successful.”
Don said that if public transportation is to succeed in Omaha, it
will have to be world class, efficient, and follow best practices. He also
mentioned that it would have to be a frequency model, rather than a
system that tries to cover the greatest amount of land, or quality over
quantity, and it would not be able to reach further than 72nd Street.
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National Trends and Omaha Millennials Defined
Throughout this project, many conclusions were made, assumptions were proven and disproved, and new questions emerged.
National trends were first reviewed to get a sense of the research that
has already been performed and to get a baseline idea of what Millennials are doing nationwide. Reports by the Urban Land Institute
and the National Association of Realtors show us that Generation
Y intends to continue to own single family homes much like their
parents, the Baby Boomers, and members of Generation X. Furthermore, a large majority still believe that purchasing a home is a good
investment, even after the housing crisis.
Where they intend to live is changing though. Generation Y
expects to live in more downtown locations in the future. In addition, more are looking for less residential suburban locations and
more mixed-use suburban neighborhoods. Furthermore, more
Millennials expect to be working in more downtowns and inner city
neighborhoods in the next five years.
When it comes to the details of the neighborhoods that Millennials prefer, neighborhoods described as “smart growth” are more
appealing, predominantly due to their provision of sidewalks and
walkable access to a mix of businesses. On the other hand, Millennials would still like to see the availability of parking, and many like
the idea of a neighborhood with only single-family homes, and large
lots are still desirable. In addition, Millennials expressed a strong
desire for privacy, being within a 30-minute commute, sidewalks and
places to walk, being within easy walks of things, and easy access
to the highway. Finally, it was found that Millennials want grocery
stores, schools, a pharmacy or drug store, restaurants, bus transportation, and a hospital within walking distance from their home.
Overall the national trends show us, in the big picture, Millennials are not too different than previous generations. The suburbs,
single-family homes, and the automobile will not be going away any

time soon. But, a closer look reveals nuanced, yet noteworthy, preferences for more walkable environments, public transportation, and quick
and easy access to the things that are important in life, like schools,
retail, and food related amenities.
Bringing the analysis to Omaha and Douglas County, a general
profile was captured of Millennials based on where they are currently
located, who they are, and where they are coming from. We learned that
Millennials make up the second largest generation (just .2 percentage
points behind 1 to 17 year olds) in Omaha. Cluster analysis,using detailed census data and spatial analysis methods helped us identify that
Millennials are currently locating around areas in Northwest Omaha
and in centrally located areas such as Midtown, Hanscom Park, the Old
Market, and Downtown.
Finally, we can see that Douglas County’s Millennials are very
similar to those on a national scale. They are more racially and ethnically diverse compared to Generation X. They are on their way to being
the most educated generation in Douglas County, and yet many are
experiencing poverty that is disproportionately high compared to their
share of the entire population. The overall picture here shows a group
of people that may be taking on student debt, yet are underemployed or
are not finding employment.
How this affects the housing market and the built environment
in Douglas County is up to speculation. But, keeping in mind that there
is roughly $3 billion worth of Millennial student loan debt in Omaha,
one could initially surmise that this leads to many young people renting
rather than owning because their threshold for debt has already been
compromised by this student debt. This idea would align with findings
by a Pew Research report, Young Adults After the Recession: Fewer
Homes, Fewer Cars, Less Debt, presented in Chapter One, which shows
that this is what is occurring nationally. (Fry 2013)
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The Physical & Spatial Element
Overall, there were four separate sources of input for this project
from a small segment of Millennials in Omaha. Many of them complemented one another, some findings supplemented others, and some
findings came into conflict. But what was found can give us deeper
insights when it comes to planning for and designing the best possible
neighborhoods for this emerging generation. What has come out of
the sources of input for this project comes down to the essence of two
things: the physical & spatial element and the social element.
The first element, physical and spatial, includes the ideas of how
things should look in a neighborhood, how they should be laid out, and
how they should relate to one another spatially. Most of the input that
concerns this element took place through the focus groups, the online
survey, the visual preferences survey, and the descriptions of the “ideal
neighborhood”.
First of all, what we initially learned from the online survey was
that most Millennials prefer and expect to live in more mixed-use areas,
such as downtowns and centrally located neighborhoods, and that those
Millennials surveyed expect to be working in more centralized locations
like downtowns and inner city neighborhoods in the next 5 years. In
addition to this, we know that a strong majority of Millennials surveyed
prefer to or expect to live in a single-family home in the near future.
There is one caveat. The Omaha Millennials surveyed intend to
move towards more “residential inner city neighborhoods”. On a national level, this isn’t so. In fact, of those that currently live in these types
of neighborhoods, 9% expect to leave within 5 years. Rather, many of
these individuals would prefer a mixed-used suburban location. Why
this isn’t the case in Omaha is unclear. It may be the case because it isn’t
felt that there are any bona fide mixed-use suburban areas in Omaha, or
because preferences are simply different in Omaha.
We’ve also found that this segment of Millennials would prefer
to live in a community that is aligned with more “smart growth” ideals mainly because these types of neighborhoods have sidewalks and
walkable access to retail, restaurants, and schools. This isn’t to say that
the “sprawling” Community A didn’t have its perks. Those surveyed
found it very attractive that Community A has plenty of parking. One
thing we know for certain for these survey participants is that a short
commute and walkable access to amenities like parks, retail, restaurants,
and recreational facilities are far more important than having a large lot
and spread out homes, more so than Millennials on a national scale.
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But, this wasn’t the case in all sources of input as far as big
yards go. While it was clear that the large yard and big plot of land
wasn’t as important to the online survey participants, a large yard
was very important to many focus group participants (even a top
concern to some) and individuals that responded to the question of
the ideal neighborhood.
The focus groups, online survey, and visual preference survey showed us just how important and complex walkability was.
While the focus groups gave the initial understanding of walkability
it lead to many more questions than answers like what makes an
environment more walkable: spatial proximity or urban design? The
online survey was able to clear some things up and give a tangible
understanding of some destinations that people want within their
walk shed. Finally, the visual preference survey gave an idea of what
a walkable environment might be, or what it should look like.
Focus group participants felt it was important getting from
place to place by walking to their favorite amenities. A walkable environment also provides an environment for recreation, like running.
But, it was quickly learned how complex this can be. Walkability
inherently implies spatial proximity between homes and amenities,
but it also implies a physical setting that makes walking enjoyable
and comfortable. The online survey helped solve some of the complexity that the focus group revealed and showed us that sidewalks,
places to walk, and places to walk to are very important to all participants. When it came to the types of amenities that were important
to have walkable access to, parks, restaurants, bars and coffee shops,
grocery stores, and recreational facilities were most important.
The visual preference survey, which gave participants the
tools to visually communicate the environments that they find most
pleasant and enjoyable, also contributed to understanding walkability. The results and comments of the visual preference survey helped
reveal that walkable environments are ones that look safe, are vibrant, and dense.
To go along with walkability, it was also learned how important access and proximity are. These three things, walkability, proximity, and accessibility are very interrelated but are very different.
Accessibility may imply that they are within walking distance, but
not always. Having amenities within close proximity or walking distance just adds to the degree of accessibility. Things of most impor-

tance to have quick access to were highways, work, and downtowns
or central locations. The focus groups revealed that many enjoyed
the ability to quickly hop on the highway and get out of town or
quickly get downtown. The online survey showed that a short commute to work was in high demand and that most people would even
give up a large lot or yard to have a short commute.
To achieve accessibility and spatial proximity, many believed
that public transportation was key. This was one common theme that
many interviewees and focus group participants agree on. There was
a unifying demand for a better, more efficient system. Nationwide,
we know that Millennials are spending less money on vehicles and
are using public transportation more than any other generation. In
the focus groups we can see that many young adults feel that public
transportation is necessary for Omaha to stay relevant in the future
and continue to attract Millennials. In the interviews, we can see that
while people see the perception is changing, the public transportation system itself is in need of a change.
On the other hand, the online survey showed that public
transportation was not much of a priority. But, like Don the local
planner expressed, public transportation may not be a priority now
because it’s not available. It is unclear if this is the case, or if Omaha
Millennials truly do not desire public transportation. Currently, a
project called the Transit Alternatives Analysis by the City of Omaha to review the possibilities is in action. What will come out of it is
unclear as of right now.
Other physical characteristics also turned out to be important
when thinking about neighborhood preferences. Many participants
of the visual preference survey revealed that they preferred neighborhoods that had old trees and landscaping, neighborhoods that
were dense or ‘close-knit’, and neighborhoods that were architecturally and aesthetically beautiful. It’s no surprise that these features
are often attributed to “walkable” environments, relating back to the
demand for walkability. The visual preference survey also revealed
what was not physically desired. Many participants of the survey
and of the focus groups did not like environments with “excess
pavement”, or environments that were clearly designed for automobile use. Also, environments that were described as “faceless” or
“cookie cutter” were disliked.
The visual preference survey, in addition to the other forms

of input, provided one great lesson. What is certain and without a doubt
is that these findings are not about urban versus suburban (or simply
Community A versus Community B). And to say so would be a very
tangential claim because it is deeper than that. What this is really about
is what urban and suburban environments can provide. While it is not
always the case, suburban and urban environments often hold the ability to equally provide certain appealing characteristics to Millennials.
Note picture Number 12 of the Visual Preference Survey, the
most popular photo. This photo is a main street in Falmouth, Massachusetts, a town of about 30,000. What is depicted in the photo is a wide
sidewalk with human activity, buildings no more than two stories, landscaping and mature trees, and a perception of safety. The photo was described as “lively”, “busy” and full of “community”. You wouldn’t find
this physical setting in Downtown Omaha or in Midtown. And while
this type of physical setting is similar to main streets in neighborhoods
like Dundee and Benson, it could also be found on the main streets of
Old Millard and downtown Elkhorn. Clearly, different physical settings
can encourage similar social settings or elements. Ultimately, one could
surmise that any neighborhood in Omaha could provide for Millennials
by encouraging settings that are “lively”, “busy”, and full of “community”. How to do so in places like Old Millard and downtown Elkhorn
deserves further research and consideration.

The Social Element
Secondly, the social element is concerned with those that inhabit
the buildings and public spaces within our neighborhoods, how these
inhabitants relate and interact with one another, and the social programs, businesses, and activities that occur.
According to the focus group findings and the ‘ideal neighborhood’ input, the biggest priority for this segment of Millennials in
Omaha concerning this element was a sense of community. Like many
other concepts that came out of the participant input, the idea of community was complex. To some, the physical environment evoked a sense
of community according to the cleanliness of the neighborhood, and that
was important. But, the focus groups showed us that to most, the idea of
community was a social element that came about when people shared
time together through neighborhood events or social gatherings, big
and small. Community also comes out when a neighborhood’s residents
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have pride in their neighborhood.
Safety was also found to be important. As found in the responses
to an ideal neighborhood, many participants described how important
safety was. For example, one individual noted, “(My ideal neighborhood) would be safe, which is the number one factor in where I would
like to live. Focus group participants also expressed their concern for
safety and a lack of crime.
Somewhat related, privacy was also very important in the online
survey. In fact, it was one of the most important factors for participants
when choosing between Community A and Community B. But, the idea
of privacy was not mentioned much at all through the focus groups and
ideal neighborhood input.
Human activity was also found to be important. This was also
attributed to the perception of safety and the vibrancy of the neighborhood as found through the visual preference survey. The online survey
showed us that not everyone found human activity to be vital; some saw
it as a negative. But, through the descriptions of the ideal neighborhood,
an “active street life” was one of the most mentioned attributes. For example, another person described their ideal neighborhood as having an
“active street life where you don’t feel cut off from humanity but part of
it.”

Obstacles and Solutions
One issue that is occurring is the change in household typologies and housing tenure. These trends rely on the economic
capability, or, simply, the budget of some Millennials. This fact of life
is something that does not intrinsically make up the neighborhood,
but is something that a neighborhood abides by. Any neighborhood
provides for those that can afford it. Some neighborhoods provide
for those that can afford more and some neighborhoods provide for
those that can afford less.
The interviews and literature on national trends revealed the
reality of the economic situations that Millennials are faced with.
Thirty two percent of those in poverty in Omaha are Millennials.
Many are stricken with student debt. In fact, we can estimate about
$3 billion of student loan debt in Douglas County once at least half
of all Millennials currently enrolled in post high school education
graduate. This is $3 billion dollars that could have possibly gone into
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housing.
The housing forms and types of structures that develop in
many neighborhoods are a function of the economic situation and
the changing household typologies of Millennials. For example, the
proliferation of multifamily developments, the large popularity in
studio apartments, and the redevelopment occurring around the
Downtown and Midtown areas.
Based on national research, the online survey, and the focus
groups, it is clear that Millennials intend to eventually live in single-family homes. But, there is no doubt that the multi-family housing development of Omaha is seeing great success, even through the
housing crisis, due to Millennials and their current state. It’s unclear
if there will be a definable shift that occurs if and when Millennials
move from rentals to single family homes in great numbers like they
intend to do. Until that happens, multi family housing will continue
to be developed in large numbers in Omaha.
Addressing the demand for changing households and physical and social amenities like walkable distances to grocery stores and
neighborhood events is one thing, but there are many other obstacles
that exist which Millennials are facing every day in Omaha. The
series of interviews revealed the issue of what can be deemed as a
“triangle of conflict”. The issue is that it seems that if a Generation
Y family has a standard housing budget ($122,000) for a first time
single-family home, demands good schools, and wants to live in a
walkable neighborhood with quick access to downtown, they are
out of luck. They could only satisfy two of these factors. They could
have urban amenities, strong walkability, and a home within their
price range in East Omaha, but would have to work with public
schools that are perceived negatively. They could live in the District
66 school district, which has easy access to downtown, but they
probably couldn’t afford it. Or third, they could live in West Omaha,
find a home in their budget within a good school district like Millard
or Elkhorn, but would not have the amenities and walkable environment like the neighborhoods closer to Downtown.
If it is the case that a young family with children will seek a
neighborhood with good schools over anything else, as one interviewee said, it will lead many young families to compromise and
live without the type of neighborhood that they truly desire. This is
exactly what has happened to many individuals living in the Millard

area, as a few interviewees expressed their experience with the Old
Millard design charrette.
To work towards the future, the City of Omaha can begin to
explore many options. The first is to address those that feel they are
compromising when moving to West Omaha, within the Elkhorn
and Millard school districts. This will require a type of retrofitting of
the suburbs. To begin, the City of Omaha should explore how to revitalize areas like the Old Millard lumber yard, Downtown Elkhorn,
and other prominent intersections or centers that can encourage a
lively and vibrant physical environment which encourages a sense
of community, walkability, and an active street life. A second option for those in West Omaha is to consider redesigning the way we
build our neighborhoods and subdivisions to replicate the essence
of neighborhoods like Dundee. As discussed in Chapter seven, this
will require a unique and unprecedented approach to financing and
marketing.
The City of Omaha and its developers will also need to
continue to provide for changing household typologies and housing
tenure trends with a continued push for creating multi-family housing. This will also include a continued push for redevelopment in
East Omaha neighborhoods to provide rental-housing units. More
research will need to go towards the understanding of the economic
situations of Millennials and how that affects changing household
typologies and housing tenure. We know that Millennials want an
ownership product like a home and a yard, yet their current situations lead to many living in multi-family housing and rentals. A
balance of a diversity of housing options will continue to be necessary to sustain the housing needs for those of this generation that are
still renting, but also for the Millennials that are financially prepared
to move into the single-family home.
Other concepts that need to be considered are the encouragement of walkability, accessibility, and proximity. To achieve these
things, neighborhoods need to be diverse in the types of uses that
occur. Segregation of land uses does not result in accessibility between housing and amenities. Neighborhoods also need to achieve
a threshold of density to allow proximity. Many believe the key to
achieving this idea of accessibility and spatial proximity is public
transportation. Omaha should continue to explore ways to reinvigorate its public transportation system and study the ways in which

it can complement the concepts of walkability and provide accessibility
throughout the city.
Finally, in order to be entirely walkable (in addition to proximity
and accessibility of amenities), streets, sidewalks, and public corridors
need to provide comfortable environments for walking. This is where
the demand seen in the focus groups and visual preference surveys for
everything such as mature trees and landscaping, aesthetics, and safety
come into place.
The City of Omaha also needs to encourage stronger neighborhood communities. Since good communities can be found in many places, urban and suburban, it will be important to understand what types
of physical environments promote a greater sense of community and
what type of social programming contributes to strong communities. It
will also be key to be able to understand how to balance an environment
in which human activity is strong in public spaces, but where individuals also have the opportunity to achieve privacy when they so choose.
When it comes to social programs, it would benefit the City of Omaha
greatly to begin understanding how the perceptions of its school system
reflect on and affect its neighborhoods. While certainly easier said than
done, it seems that one way to strengthen neighborhoods in East Omaha
is to fight the negative perceptions that plague Omaha Public Schools.
Finally, and maybe most importantly, the City of Omaha and it’s
planning professionals should continue the conversation of what future
generations demand out of their neighborhoods. This project proved to
show that many individuals, Millennials and professionals of all ages
alike, are willing to discuss the topic at hand with great enthusiasm.
The engagement tools and processes used in this project, like the visual
preference survey, gave many participants a unique medium to express
their ideas and concerns from different perspectives. Future discussions
should continue to pursue more effective and unique techniques for
gathering the input from concerned Millennials.
Throughout this project, the idea of the Millennial has been the
locus of study. But this is more than just a single generation. Just like the
priorities of the Baby Boomers reflected on to Generation X, and many of
Generation X’s tastes were adopted by Generation Y, further generations
will be assimilated into an environment influenced by the housing and
neighborhood demands of Generation Y. Understanding the demands of
today’s Generation Y is to begin understanding the priorities, preferences and demands of future generations which will shape our built enviAddressing The Preferences and Obstacles of Millennials 59

ronment for years to come.
The implications of understanding the preferences, priorities,
and demands of this generation will give us the ability to inform those
that respond to market demands. In addition, it will give planners, developers, real estate professionals, and other experts the data and knowledge to create and design the best possible environments for Omaha’s
future residents.
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you would prefer to live.
0%

20%

40% Skipped: 8 60%
Answ ered: 159

80%

100%

Answ er Choices

Community A:
Ow n or rent a
detached,...
Community A: Own or rent a detached, single-family house, and have to drive to shops and restaurants and have a longer c ommute
to work

Responses
38.99%
62

61.01%
97

Community
B:
Community B: Own or
rent an apartment
or townhouse, and have an easy walk to shops and restaurants and have a shorter commute
Ow
n
or
rent
to work
an apartme...
Total

159
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses
38.99%
62

Community A: Own or rent a detached, single-family house, and have to drive to shops and restaurants and have a longer c ommute
to work
61.01%
Community B: Own or rent an apartment or townhouse, and have an easy walk to shops and restaurants and have a shorter commute
to work
Total

97

159
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Q15 Assuming that there are no
differences between the communities
apart from the ones we mentioned, which
community would you rather live in?
Answ ered: 156

Skipped: 11

Community A

An Exploration of the Neighborhood Preferences of Young People in Omaha, Nebraska
Community B

Q15 Assuming that there are no
differences between the communities
apart from
we mentioned,
which
0%
20%the ones40%
60%
80%
community would you rather live in?
Answ ered: 156
Answ er Choices
Community A
Community B
Total

72
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Community A

100%

Skipped: 11
Responses
28.85%

45

71.15%

111
156

n, such as...
High degree
An Exploration
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of priv acy
Low amount
of human
activ ity...

Q16 Choose the one MOST appealing
characteristic of Community A for you.
0%

20%

40%Skipped: 124 60%
Answ ered: 43

80%

100%

Questions 16 through 18 were only seen and answered by those that chose ‘Community A’ in Question 15.
Answ er Choices

There are
only
single-fam...

Responses
25.58%

There are only single-family
houses
There are
no on large lots
sidew alks
There are no sidewalks
Places such
Plac es such as shopping,
restaurants, a library, and a sc hool are within a few miles of your home and you have to drive to most
as shopping,
restaurant...
There is enough parking when you drive to local stores, restaurants, and other plac es
There is
enough
Public transportation,parking
such aswcity
h...bus, is distant or unavailable

Total

0%

0

20.93%

9

6.98%

3

2.33%

1

39.53%

Public
High degree of privacy
transportatio
n, such as...
Low amount of human activity exist on sidewalks and streets.

11

17
2

4.65%

High degree
of priv acy

43

Low amount
of human
activ ity...
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

There are only single-family houses on large lots

25.58%

There are no sidewalks

0%

Plac es such as shopping, restaurants, a library, and a sc hool are within a few miles of your home and you have to drive to most

20.93%
Appendices 973

11
0

n, such as...
Lowof
to the Neighborhood Preferences of Young People in Omaha, Nebraska
An Exploration
moderate
degree of...

Moderate to
high amount
of human...

Q17 Listed below are characteristics of
Community B. Choose the one MOST
appealing characteristic of that community
0%
20%
40%
60%
80%
you would like to have from that list.
Answ ered: 43

100%

Skipped: 124

Answ er Choices

Responses

There is a
There is a mix of single-family
mixdetac
of hed homes, townhouses, apartments and c ondominiums on various sized lots
single-fam...
Almost all of the streets have sidewalks
Almost all
of the
Plac es such as shopping,
restaurants,
a library, and a sc hool are within a few bloc ks of your home and you c an either walk or drive
streets
ha...
Places
such to drive to loc al stores, restaurants and other plac es
Parking is limited when
you decide
as shopping,
restaurant...
Public transportation, such as city bus, is nearby
Parking is
Low to moderate degree
of privac
limited
w heny
you decide...
Moderate to high amount of human activity exists on sidewalks and streets
Public
transportatio
Total
n, such as...

4.65%

2

25.58%

11

60.47%

26

0%

0

2.33%

1

0%

0

6.98%

3
43

Low to
moderate
degree of...
Moderate to
high amount
of human...
0%

20%

40%

60%

80%

Answ er Choices
There is a mix of single-family detac hed homes, townhouses, apartments and c ondominiums on various sized lots
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Almost all of the streets have sidewalks

100%

Responses
4.65%

2

25.58%

11

n, such as...
Low to
An Exploration
of the Neighborhood Preferences of Young People in Omaha, Nebraska
moderate
degree of...
Moderate to
high amount
of human...

Q18 Listed below are characteristics of
Community B. Choose the one LEAST
appealing
characteristic
of the 60%
community.
0%
20%
40%
80%
Answ ered: 43

100%

Skipped: 124

There is a
mix of
single-fam...
There is a mix of single-family detac hed homes, townhouses, apartments and c ondominiums on various sized lots

Responses
6.98%

3

Almost all
Almost all of the streets have of
sidewalks
the

4.65%

2

6.98%

3

23.26%

10

Public transportation, such
as city
Parking
is bus, is nearby
limited w hen
you of
decide...
Low to moderate degree
privac y

6.98%

3

27.91%

12

Public
Moderate to high amount
of human activity exists on sidewalks and streets
transportatio
n, such as...
Total
Low to
moderate
degree of...

23.26%

10

Answ er Choices

streets ha...
Plac es such as shopping, restaurants, a library, and a sc hool are within a few bloc ks of your home and you c an either walk or drive
Places such
as shopping,
Parking is limited when you decide to drive to loc al stores, restaurants and other plac es
restaurant...

43

Moderate to
high amount
of human...
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

There is a mix of single-family detac hed homes, townhouses, apartments and c ondominiums on various sized lots

6.98%

Almost all of the streets have sidewalks

4.65%
2
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3

n, such as...
Low to
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moderate
degree of...
Moderate to
high amount
of human...

Q19 Choose the one MOST appealing
characteristic of Community B for you.
0%

20%

40% Skipped: 57 60%
Answ ered: 110

80%

100%

Questions 19 through 21 were only seen and answered by those that chose ‘Community B’ in Question 15.
Answ er Choices

There is a
mix of
single-fam...

Responses

Almostdetac
all hed homes, townhouses, apartments and c ondominiums on various sized lots
There is a mix of single-family
of the
streets
ha...
Almost all of the streets
have sidewalks
Places such
Plac es such as shopping,
restaurants, a library, and a sc hool are within a few bloc ks of your home and you c an either walk or drive
as shopping,
restaurant...
Parking is limited when you decide to drive to loc al stores, restaurants and other plac es
Parking is
limited w hen
Public transportation, such as city bus, is nearby
you decide...
Publicy
Low to moderate degree of privac
transportatio
n, such
as... activity exists on sidewalks and streets
Moderate to high amount
of human
Total

6.36%

7

12.73%

14

71.82%

79

0%

0

3.64%

4

0%

0

5.45%

6

Low to
moderate
degree of...

110

Moderate to
high amount
of human...
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

There is a mix of single-family detac hed homes, townhouses, apartments and c ondominiums on various sized lots

6.36%

7

Almost all of the streets have sidewalks

12.73%

14

71.82%

79
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n, such as...
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High degree
of priv acy
Low amount
of human
activ ity...

Q20 Listed below are characteristics of
Community A. Choose the one MOST
appealing
characteristic
of that60%
community
0%
20%
40%
80%
you would like to have from that list.
Answ ered: 109

100%

Skipped: 58

Answ er Choices

Responses

There are
There are only single-family houses
only on large lots
single-fam...
There are no sidewalks

20.18%

There are no
Plac es such as shopping,
restaurants,
a library, and a sc hool are within a few miles of your home and you have to drive to most.
sidew
alks

22

0%

0

8.26%

9

There is enough parking
whensuch
you drive to local stores, restaurants, and other plac es
Places
as shopping,
Public transportation, restaurant...
such as city bus, is distant or unavailable

38.53%

There is
enough
parking w h...
Low amount of human activity exist on sidewalks and streets
Public
transportatio
Total
n, such as...

33.03%

42
0

0%

High degree of privacy

36
0

0%

109

High degree
of priv acy
Low amount
of human
activ ity...
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

There are only single-family houses on large lots

20.18% 22
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High degree
of priv acy
Low amount
of human
activ ity...

Q21 Listed below are characteristics of
Community A. Choose the one LEAST
appealing
characteristic
of the 60%
community.
0%
20%
40%
80%
Answ ered: 110

100%

Skipped: 57

There are
only
single-fam...
There are only single-family houses on large lots
Answ er Choices

Responses
2

1.82%

There are no
There are no sidewalks sidew alks

30%

33

Places such as shopping,
restaurants,
a library, and a sc hool are within a few miles of your home and you have to drive to most.
Places
such

34.55%

38

as shopping,
There is enough parking
when you drive to local stores, restaurants, and other plac es
restaurant...

3

2.73%

is bus, is distant or unavailable
Public transportation, suchThere
as city
enough
parking w h...
High degree of privacy
Public
transportatio
Low amount of human activity exist on sidewalks and streets
n, such as...
Total
High degree
of priv acy

10.91%

12
3

2.73%
17.27%

19
110

Low amount
of human
activ ity...
0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

There are only single-family houses on large lots

1.82%

are no sidewalks
78There
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0%

20%

40%

60%

80%

100%

Q22 In deciding where to live, indicate how
Very Importanteach
Somewhat
Important
Not Very
Important beNot
important
of the
following
would
toAt All Important
you.
Answ ered: 149
VerySkipped: 18
Somew hat
Important

Important

Not Very
Important

Not At All
Important

Total

Being within an easy walk of other places and things in the
community

50.68%
75

35.14%
52

14.19%
21

0%
0

148

A large yard

24.83%
37

31.54%
47

36.24%
54

7.38%
11

149

22.30%
33

43.92%
65

27.70%
41

6.08%
9

148

16.22%
24

34.46%
51

31.76%
47

17.57%
26

148

53.74%
79

34.01%
50

10.88%
16

1.36%
2

147

20.81%
31

41.61%
62

25.50%
38

12.08%
18

149

28.38%
42

43.92%
65

24.32%
36

3.38%
5

148

65.10%
97

26.85%
40

6.71%
10

1.34%
2

149

56.85%
83

31.51%
46

8.90%
13

2.74%
4

146

9.40%
14

20.81%
31

44.30%
66

25.50%
38

149

14.77%
22

33.56%
50

26.17%
39

25.50%
38

149

12.08%
18

27.52%
41

32.21%
48

23.65%

33.78%

31.08%

28.19%
42
149
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11.49%

Being w ithin
Human ac tivity on neighborhood
an easy w alkstreets and sidewalks
of other...
Living in a community with a mix of different types of housing

Being within a 15-minute c ommute to work

Diversity of people of different race

Easy acc ess to the highway
yard
Sidewalks and places A
to large
take walks

Ac cess to neighborhood c ommunity spaces like sidewalks, gardens,
and neighborhood parks
Living in a place that is away from it all

Public transportation access

Diversity of people with different inc omes
Human
activ ity on
Living in a place that is the c enter of it all

Public transportation access

Diversity of people with different inc omes

Living in a place that is the c enter of it all

14

31

66

38

149

14.77%
22

33.56%
50

26.17%
39

25.50%
38

149

12.08%
18

27.52%
41

32.21%
48

28.19%
42

149

23.65%
35

33.78%
50

31.08%
46

11.49%
17

148

23.65%
35

41.22%
61

31.76%
47

3.38%
5

148

31.29%
46

50.34%
74

14.29%
21

4.08%
6

147

10.81%
16

28.38%
42

31.08%
46

29.73%
44

148

13.61%
20

18.37%
27

29.25%
43

38.78%
57

147
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An established neighborhood with older homes and trees

Privac y from neighbors

A new neighborhood with recently built homes

Being able to buy as large of a house as you can

80
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Q23
In deciding
where
to live, indicate
how
0%
20%
40%
60%
80%
100%
0%
40% to you to
60%
80%
100%
important20%
it would be
have each
of the following
within anNoteasy
walk. Not At All Important
Very Important
Somewhat Important
Very Important
Very Important

Sc hools

Somewhat
Not
Answ ered:Important
150 Skipped:
17Very Important

Very
Important
Very

Somew hat
Important
Somew
hat

Not Very
Important
Not Very

Important

Important

Important

Total

21

150

40%
38%
20%
2%
An
Exploration
of
the
Neighborhood
Preferences
of
Young
People
in
Omaha,
Nebraska
60
57
30
3
Groc ery Store
40%
38%
20%
2%

150

39

36%
54
36%

Total

150

36

26%
39
26%

Not At All
Important
Not At All
Important

14.00%
21
14.00%

Sc hools

24%
36
24%

Not At All Important

54

Schools

Groc ery Store

60
6.67%
10

57
32%
48

30
46.67%
70

3
14.67%
22

24%
36

40.67%
61

32.67%
49

2.67%
4

150

7.33%
11

28.67%
43

52.67%
79

11.33%
17

150

34.67%
52

27.33%
41

32.67%
49

5.33%
8

150

22.67%
34

38.67%
58

32%
48

6.67%
10

150

51.33%
77

30%
45

16%
24

2.67%
4

150

Recreational fac ilities like swimming, golf, or
tennis

30%
45

44%
66

18.67%
28

7.33%
11

150

A hospital

16%
24

36.67%
55

37.33%
56

10%
15

150

20%
30

25.33%
38

31.33%
47

Offic es

Pharmacy or drug store

Doctor's office

Cultural resources like libraries or theatres
Grocery Store
Retail shopping

Bar or c offee shop

Public transportation
Offices
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150
150

23.33%
Appendices
35
15081

77

45

24

4

150

Rec reational fac ilities like swimming, golf, or
tennis

30%
45

44%
66

18.67%
28

7.33%
11

150

A hospital

16%
24

36.67%
55

37.33%
56

10%
15

150

20%
30

25.33%
38

31.33%
47

23.33%
35

150

44%
66

40%
60

12%
18

4%
6

150

56.00%
84

36%
54

5.33%
8

2.67%
4

150

12%
18

26.67%
40

32.67%
49

28.67%
43

150

Public transportation

Restaurants

Parks and green space

Churc h, synagogue, or other place of worship

82
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Q24 Tell us what your ideal neighborhood
to live in would look like.
Answ ered: 83

Skipped: 84

#

Responses

Date

1

everything is in close proximity

11/22/2013 1:55 AM

2

At 25 years old, unmarried, with no c hildren. I like living in a downtown area. Close to restaurants, bars,
shopping is very nic e. Crime and lack of privacy isn't appealing, but the location to things going on is
great.

11/20/2013 11:43 PM

3

Like legacy neighborhood

11/20/2013 4:04 PM

4

Dense homes, a mix of row houses and apartments. Easy walk to restaurants, bars, groc ery and parks.
Interesting and ac tive street life where you don't feel c ut off from humanity but part of it.

11/19/2013 9:23 PM

5

I would like to live in a neighborhood that is diverse. It c an have a mixture of housing and lots but I
would want to live on large lot so that I c ould have a garden and a plac e to relax outside in privac y.
Parks must be within a walking distance. It needs to be safe to walk both in the day and at night. I
would like recreational activities, cultural activities, and restaurants to be readily ac c essible. The
public sc hool in the neighborhood would provide a great educ ation. A c ommunity garden and
c ommunity centers would be nic e to have. It would be nice to live close to a c linic or hospital since
that is where I would work.

11/19/2013 8:26 PM

6

green and not c ramped

11/19/2013 6:52 PM

7

Big trees lots if open space easy bike ride to everywhere you would need to go

11/19/2013 4:17 PM

8

A mix if suburban and c ity life. Cute homes not too large with the right sized yard c lose together to get
a sense of c ommunity. Newly built. Close nearby are schools c hurc hes. Some shopping. Cafés and
c offe shops. And a shirt distance away or a small drive are fun bars and restaurants much like the vibe
you feel in benson. And there must be a pool in a nearby park for the summertime. And a bar with
rooftop seating nearby.

11/19/2013 1:00 PM

9

Suburbs with houses on large ac erage

11/19/2013 11:01 AM

10

I would like to live in a neighborhood where I feel safe. I want to live in a plac e where there is diversity
among my neighbors and they are friendly. I think it's important to have stores, suc h as groc ery stores
and retail store relatively nearby( within 10 minute drive), but they do not have to be in walking
distance. I would also like to live near a highway so that I c an get to the plac es I need to go quic kly. I

11/19/2013 10:58 AM
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rooftop seating nearby.
9

Suburbs with houses on large ac erage

11/19/2013 11:01 AM

10

I would like to live in a neighborhood where I feel safe. I want to live in a plac e where there is diversity
among my neighbors and they are friendly. I think it's important to have stores, suc h as groc ery stores
and retail store relatively nearby( within 10 minute drive), but they do not have to be in walking
distanc e. I would also like to live near a highway so that I c an get to the plac es I need to go quic kly. I
think just being centrally loc ated to everything, without ac tually being IN it is the perfec t situation.

11/19/2013 10:58 AM

11

It would be safe, whic h is the number one factor in where I would like to live.

11/19/2013 7:27 AM

12

Large homes with well taken c are of yards. Friendly environment with little traffic

11/18/2013 11:08 PM

13

Benson or Midtown.

11/18/2013 11:06 PM

14

A c ommunity where I would not need to own a vehic le.

11/18/2013 10:37 PM

15

Urban, yet modern in design. Close to shops, entertainment, restaurants. Young professional
demographic.

11/18/2013 10:30 PM

16

Older homes with big trees. Parks and rec opportunities. Cafés and shops near by. Public transport.
Diversity in population. True feeling of c ommunity.

11/18/2013 9:42 PM

17

Close to shopping and restaurants. Pro sports and concerts happening regularly. Lots of c ulture.

11/18/2013 9:40 PM

18

Downtown

11/18/2013 9:35 PM

19

The dundee

11/18/2013 9:22 PM

20

Close to where I go to school or work and near shops and restaurants.

11/18/2013 12:30 AM

21

Several homes on acreages where your neighbors live c lose enough to get together for soc ial
gatherings, but you still have a significant portion of private property. I prefer open spaces and
suburban neighborhoods to urban or downtown living.

11/17/2013 9:38 PM

22

An Exploration
of the
Neighborhood Preferences of Young People in Omaha,
Nebraska
Wherever the people
are happy
11/17/2013
6:38 PM

23

Haight & Ashbury, San Franc isc o, next to Golden Gate Park

24

Beautiful

25

large house, space, but tight knit c ommunity

11/14/2013 10:02 PM

26

Easy walk to groc ery store, work (hospital), park with running trail, gym; diverse neighborhood with mix
of apartments and houses; nearby c afes with free wi-fi

11/14/2013 8:54 PM

27

Urban

11/14/2013 1:57 PM

28

Young and lively but still safe and clean. Older homes that are renovated and c harming.

11/14/2013 12:00 PM

Dundee

11/14/2013 10:03 AM
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11/16/2013 1:00 PM
11/15/2013 8:31 PM

26

Easy walk to groc ery store, work (hospital), park with running trail, gym; diverse neighborhood with mix
of apartments and houses; nearby c afes with free wi-fi

11/14/2013 8:54 PM

27

Urban

11/14/2013 1:57 PM

28

Young and lively but still safe and clean. Older homes that are renovated and c harming.

11/14/2013 12:00 PM

29

Dundee

11/14/2013 10:03 AM

30

Dundee

11/14/2013 9:39 AM

31

Houses spaced reasonably apart with sidewalks and a c ommunity park somewhere in the residential
area

11/14/2013 6:37 AM

32

Close to other families, sc hools, yet the c ommute to work is reasonable.

11/14/2013 12:20 AM

33

I prefer living in the country, open fields, forests, minimal c ars, pollution, noise pollution. Very old
fashioned. In lieu of this, a c ity apartment that is also old fashioned, in a somewhat upsc ale area within
walking/biking distance to most necessities is ideal.

11/13/2013 10:25 PM

34

I definitely want to be in the c enter of it all- where I step outside and join the mass of people hurrying
about to take advantage of the plethora of urban novelties

11/13/2013 9:44 PM

35

As long as I feel safe to walk my dog day or night I am willing to forfeit anything else.

11/13/2013 9:14 PM

36

walkable, lots of public green spac e, interesting arc hitec ture, no huge yards

11/13/2013 9:13 PM

37

Big houses with large yards and plenty of privacy. On the same street would be "c ity" where it would be
easy to walk to a little convenienc e shop of some sort.

11/13/2013 8:59 PM

38

paltry number of cars an ec lec tic mix of people and a lively atmosphere.

11/13/2013 8:31 PM

39

The Above

11/13/2013 7:41 PM

40

Urban neighborhood with a mix of buildings and people, within walking distance of sc hools, parks,
small restaurants, coffee shops, and shopping.

11/13/2013 7:34 PM

41

Lots of trees, mix of single family homes, apartments, town homes etc but within a c ouple bloc ks of a
"business area" that has bars, c offee houses, restaurants, and shops

11/13/2013 5:58 PM

42

Safe, c lose to work and older homes.

11/13/2013 5:58 PM

43

Friendly, lots happening c lose by.

11/13/2013 5:50 PM

44

A neighborhood near downtown living but the privac y of a neighborhood

11/13/2013 5:24 PM

45

An older neighborhood with houses that have c haracter. The neighborhood should be walkable and
have parks nearby.

11/13/2013 4:43 PM

46

Church close by. Lots of families and open shared green space (parks, etc ). Stores are loc ally owned
and run.

11/13/2013 4:04 PM
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44

A neighborhood near downtown living but the privac y of a neighborhood

11/13/2013 5:24 PM

45

An older neighborhood with houses that have c harac ter. The neighborhood should be walkable and
have parks nearby.

11/13/2013 4:43 PM

46

Church close by. Lots of families and open shared green space (parks, etc ). Stores are loc ally owned
and run.

11/13/2013 4:04 PM

47

Very diverse!

11/13/2013 3:48 PM

48

The c enter of it all. Close to downtown with modern apartments, houses, town homes, offic es, single
family homes, shopping, c lose to malls, ball parks, theaters,

11/13/2013 1:43 PM

49

-

11/13/2013 1:41 PM

50

Diverse, and close-knit c ommunity. Community projec ts, gardens, events. Cultural opportunities.

11/13/2013 1:34 PM

51

At my current age my ideal neighborhood would be like the neighborhood surrounding Wrigley Field
but with no homeless people and no crime. I enjoy the public transportation (Omaha's public transport
is a joke) and the ability to walk to places. In 5 years my ideal neighborhood would be large single
family homes on large private plots of land and I would drive everywhere.

11/13/2013 1:25 PM

52

traditional arc hitecture, sidewalks, street trees when possible. street lights/bike paths. neighborhood
main streets with mixed-use buildings.

11/13/2013 1:21 PM

53

An Exploration
of the
Neighborhood
Preferences
of Young People in Omaha,
Nebraska
Anything but suburbia
(think
celebrity homes in west
O, UGH)
11/13/2013
1:16 PM

54

I would like a newer house in a neighborhood with old trees. There would be a swimming pool and
sidewalks, with maybe a small business, like a c offee shop, nearby. Not too busy, but with signs of life
and c ommunity.

11/13/2013 12:57 PM

55

Large lots in a semi-private suburban neighborhood, or on a large ac reage outside of town

11/13/2013 12:49 PM

56

Everything within walking distanc e and frequent public transportation.

11/13/2013 12:44 PM

57

I would love to eventually live on the edge of Omaha on an ac reage that has a large home and c lose
to outdoor ac tivities. I grew up on a farm so this is a good mix for me with the large urban and c ity life.

11/13/2013 12:39 PM

58

I like a lot of trees/green spac e with privac y and large yards.

11/13/2013 12:33 PM

59

Midtown

11/13/2013 12:32 PM

60

Older and busy

11/13/2013 12:19 PM

61

I would like to live in an older neighborhood where every house is different. I want there to be a lot of
mature trees. I want the houses and lawns to look well c ared-for. When the neighborhood looks good
from the street, it indic ates to me that the people who live there c are, and those are the type of people
I want to live near. Those neighborhoods also tend to feel safe, whic h means you might find people
out walking their dogs at all hours, so sidewalks are important.

11/13/2013 12:12 PM

Mixed use development

11/13/2013 12:12 PM
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58

I like a lot of trees/green spac e with privac y and large yards.

11/13/2013 12:33 PM

59

Midtown

11/13/2013 12:32 PM

60

Older and busy

11/13/2013 12:19 PM

61

I would like to live in an older neighborhood where every house is different. I want there to be a lot of
mature trees. I want the houses and lawns to look well c ared-for. When the neighborhood looks good
from the street, it indic ates to me that the people who live there c are, and those are the type of people
I want to live near. Those neighborhoods also tend to feel safe, whic h means you might find people
out walking their dogs at all hours, so sidewalks are important.

11/13/2013 12:12 PM

62

Mixed use development

11/13/2013 12:12 PM

63

Newer homes with large lots, residential neighborhood with nearby park, privac y

11/13/2013 12:08 PM

64

Large house, large lot, in the c ity with a short driving distanc e from it all

11/13/2013 11:56 AM

65

c ommunity A- larger lots, privac y but still w/ interac tion with neighbors as desired, safe

11/13/2013 11:50 AM

66

Less signs of public disorder. Upkept housing. Maintained road and sidewalks. Not too busy of an
atmosphere.

11/13/2013 11:43 AM

67

A neighborhood where everyone knows eac h other and help one another out.

11/13/2013 11:42 AM

68

A urban area but with enough parks and rec reational areas

11/13/2013 11:41 AM

69

downtown atmosphere, c lose to c offee shops, shopping, dining, etc .. within walking distanc e is nic e.
variety of housing, young professional atmosphere, urban. my neighborhood is ideal :)

11/13/2013 11:38 AM

70

Old neighborhood with a mix of houses and c onverted apartments. Close to trendy c offee shops, bars
and restaurants and retail shops. Young modern c ulture. Vintage renovated housing a plus.

11/13/2013 11:25 AM

71

I would like to live in an older neighborhood with a mix of housing types. Personally, I would prefer to
live in a townhouse. I would like to be able to walk to bars, restaurants and public transport to take to
work and see friends who live in other neighborhoods. I'm thinking someplac e like Chic ago, although I
know most people raised in Omaha would not like to live like this.

11/13/2013 11:23 AM

72

Ec lec tic

11/13/2013 11:19 AM

73

Safe neighborhood!

11/13/2013 11:19 AM

74

All residential on large lots with houses of various sizes. Nearby, there would be multiple kinds of
c hurc hes and sc hools, as well as a loc al groc er and large park and walking path. Kids would be able to
play on the sidewalks and streets with c are and supervision. Most yards would be fenc ed.

11/13/2013 11:14 AM

75

I would prefer to live in the c ountry on a farm with privac y and open spac es

11/13/2013 11:13 AM

76

I would like to live in a neighborhood like Dundee in five years. It has beautiful homes, a safe
neighborhood, and still a c lose c ommute to work.

11/13/2013 11:11 AM

77

it would be safe, ac tive yet not c luttered. Clean. A plac e where i dont have to have Maze, on my
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74

All residential on large lots with houses of various sizes. Nearby, there would be multiple kinds of
c hurc hes and sc hools, as well as a loc al groc er and large park and walking path. Kids would be able to
play on the sidewalks and streets with c are and supervision. Most yards would be fenc ed.

11/13/2013 11:14 AM

75

I would prefer to live in the c ountry on a farm with privac y and open spac es

11/13/2013 11:13 AM

76

I would like to live in a neighborhood like Dundee in five years. It has beautiful homes, a safe
neighborhood, and still a c lose c ommute to work.

11/13/2013 11:11 AM

77

it would be safe, ac tive yet not c luttered. Clean. A plac e where i dont have to have Maze, on my
keyc hain out of fear of being attac ked like i c urrently do.

11/13/2013 10:53 AM

78

Enough neighborhood c hildren for eac h c hild to play with, but not over populated. very little vehic le
traffic , exc ept that of residents. away from it all, but an easy drive to pharmac ies, hospitals, stores, etc .

11/13/2013 10:03 AM

79

My idea neighborhood would be have a moderate amount of privac y with alot of parks and sidewalks
around. It would be in c lose proximaty to c offee shops and groc ery stores.

11/13/2013 9:44 AM

80

Downtown.

11/13/2013 8:22 AM

81

Newly built homes with a larger lots. Sidewalk. Some privac y. Shops, restaurants, etc within 15 minutes
driving.

11/13/2013 7:52 AM

82

Just on the edge of downtown, a street lined with row houses. From the rooftop I c an see the majority of
downtown and it all feels within my grasp. I c an walk to the groc ery store, the interstate is just a few
bloc ks over, and I have my own garage at ground level. There is a mix of rac e and inc ome in the
33 / 68
neighborhood whic h provides for a variety of retail and restaurants. I'm just as likely to visit the
expensive sushi restaurant as the Ethiopian restaurant that doesn't have silverware. The sidewalks
wouldn't be empty and there would be a sense of c ommunity and belonging to those around oneself.

11/13/2013 7:07 AM

83

Small town, walking distanc e from downtown. Unattac hed older homes

11/13/2013 7:06 AM
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Riding a bike

An Exploration of the Neighborhood Preferences of Young People in Omaha, Nebraska
Something
else

Q25 Most days, how do you get around?
Answ ered: 150
0%

20%

40%

Skipped: 17
60%

80%

100%

Public
transportatio
n
Answ er Choices
Public transportation

Responses
Walking

Walking
By c ar

5

4.67%

7
132

88%

By car

Riding a bike
Something else

3.33%

Riding a bike

3.33%

5

0.67%

1

Total

150
Something
else

0%

20%

40%

60%

80%

100%

Answ er Choices

Responses

Public transportation

3.33%

5

Walking

4.67%

7

By c ar

88%

Riding a bike

3.33%

Something else

0.67%

132
5
1
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about how long does it take to get to work
Nevof
er the Neighborhood Preferences
An Exploration
or school?of Young People in Omaha, Nebraska
Answ ered: 150

0%

Skipped: 17

Q26 How
often 40%
do you use60%public
20%
transportation?

80%

100%

1-9 minutes

Answ ered: 150
Answ er Choices
Almost daily

Responses
10-19
minutes
Almost daily

1-4 times a week
2-4 times a month
Never
Total

20-29
minutes

4%

6

4%

6

8%

12
126

84%

1-4 times a
w eek
30-44
minutes
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2-4 minutes
times a
45+
month

Q27 If you are employed or a student,
about how long does it take to get to work
or school?
0%
20%
40%
60%
80%
Answ ered: 150

Nev er
Answ er Choices
1-9 minutes

20-29 minutes
Answ er Choices
30-44 minutes
Almost daily
45+ minutes
1-4 times a week
Total
2-4 times a month

Appendices
Never

150

100%

Skipped: 17
Responses

1-9 minutes

10-19 minutes

90

Skipped: 17

10-19
minutes

20-29
minutes

30-44
minutes

0%

20%

40%

52%
60%

80%

100%

78

28.67%

43

13.33%
Responses

20

2%
4%

3
6

4%
4%

6
6

8%

150
12

84%

126

18-24
Female
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25-34

35-44

0%

Q28
What is40%
your gender?
20%
60%
Answ ered: 145

Answ er Choices
Male

45-54

100%

Skipped: 22

Responses

Male
55-64

Female
Total

80%

39.31%

57

60.69%

88
145

65-74
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Female
75+

Q29 Which category below includes your
0%
20%
60%
80%
age 40%
range?
0%

Answ er Choices
Answ er Choices
18-24
Male
25-34
Female
35-44
Total
45-54

18-24

25-34

35-44

55-64
45-54
65-74
75+

20%

40%
60%
Answ ered: 148 Skipped: 19
Responses
Responses
41.89%
39.31%
55.41%
60.69%
2.03%
0.68%

80%

100%
100%

62
57
82
88
3
145
1

0%

0

0%

0

0%

0

55-64

Total

148
65-74
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Q31 Approximately what is your household
income? of Young People in Omaha, Nebraska
Other
An Exploration
of the Neighborhood Preferences
Answ ered: 148

0%

20%
40%
60%
Q30 Which
race best
describes
you?

Less than
$25,000

Answ ered: 148

Answ er Choices

$50,000Black
$75,0
00

Asian
$75,000Latino
$100,
000

Other
Total

Skipped: 19

122

4.73%

7

5.41%

8

4.05%

6

3.38%

5
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More
than
Asian
$100,000

Other

Q31 Approximately what is your household
income?
0%
20%
40%
60%
80%
Answ ered: 148

Answ er Choices
Less than $25,000

Answ
er Choices
$25,000-$50,000
White
$50,000-$75,000
Black
$75,000-$100,000
Latino
More than $100,000
Total
Asian

92

100%

82.43%

Black
Latino

80%

Responses
$25,000White
$50,0
00

White

Skipped: 19
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Other

0%

20%

$50,000$75,0
00
$75,000$100,
000

100%

Skipped: 19

40%

60%
Responses

Less than
$25,000

$25,000$50,0
00

148

80%

100%

36.49%

54

29.73%
Responses

44

82.43% 22.30%

122
33

4.73% 8.78%

137

5.41% 2.70%

48

4.05%

1486

3.38%

5

Q33 Select the one that best describes
Liv ing w ith
situation.
An Exploration
of the Neighborhoodyour
Preferences
of Young People in Omaha, Nebraska
partner

Answ ered: 148

Grew up in
Omaha and
hav e alw ay...
Answ er Choices
Married

0%

Skipped: 19

Q32 20%
What is your
marital status?
40%
60%
Answ ered: 148

80%

100%

Skipped: 19

Responses

Grew up in
Omaha,
liv ed
Married
in a large...

Single

Grew up in
Omaha, liv ed
Living with partner
in a small...
Single
Total
Grew up
somew here
else in a...

10.81%

16

72.97%

108

16.22%

24
148
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Liv ing w ith
Grew
up
partner
somew here
else in a...

Q33 Select the one that best describes
your situation.
0%
20%
40%
60%
80%
0%
20%
40%
60%
80%
Answ ered: 148

Answ er Choices
Answ er Choices

Grew up in
Omaha and
Married
havhave
e alwalways
ay... lived here
Grew up in Omaha and
Single
Grew up in Omaha, lived
in aup
larger
Grew
in c ity, and c ame bac k
Omaha, liv ed
Living with partner
in ainlarge...
Grew up in Omaha, lived
a smaller c ity, and c ame bac k

Total
Grew up somewhere else
in a up
smaller
c ity and moved to Omaha
Grew
in
Omaha, liv ed
in ainsmall...
Grew up somewhere else
a larger c ity and moved to Omaha

Total

Grew up
somew here
else in a...

100%
100%

Skipped: 19
Responses
10.81%
72.97%
16.22%

Responses
10.14%

16
15

6.76%

108
10

1.35%

24
2

52.70%

148
78

29.05%

43
148
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No

Q34 Do you have children under the age of
An Exploration of the
Neighborhood
of Young
People in
Omaha, 100%
Nebraska
18 inPreferences
the 40%
household?
0%
20%
60%
80%
Skipped: 19

Answ ered: 148

3.38%
Skipped:
19

Q35 Do you have school-aged children in
the household?
Responses

Answ er Choices
Yes

Answ ered: 148

Yes

5
143

96.62%

No
Total

148
Yes
No
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Q35 Do you
children in
20% have school-aged
40%
60%
80%
the household?

No 0%

Answ ered: 148
Answ er Choices

0%

20%

Skipped: 19
Responses
40%
60%

100%

94
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5
143

96.62%
Responses

Yes

No
Total

100%

3.38%

Yes
No
Answ er Choices
Total
Yes

80%

2.03%

148
3

97.97%

145
148

No

0%

20%

40%

60%

80%

100%

Appendix B: Focus Group Questions
•
•
•

Thinking about the neighborhood you live in today, what do you
love about it? What do you hate about your neighborhood?
Overall, are you satisfied with where you live, and what would
make your neighborhood better?
What can Omaha do for its neighborhoods and residential
communities to attract more people within the Generation Y age
range?

Appendix C: Interview Questions
•
•
•
•
•

•

•

•

How has the Omaha residential real estate and development
industry changed over the past 10 years? What does it look like
today from your professional perspective?
Have Omaha’s neighborhoods changed in the past 10 years?
How so?
Are you seeing any type of trends in your industry associated
with the development and housing markets of today’s young
adults, Millennials?
What have you seen or learned first hand in your own
professional experience that may shed light on the project’s
topic?
As some Millennials leave downtown, do you believe that they
will take with them expectations for urban amenities such as
public transportation, walkability, and quick access to amenities?
Do you think this will change the suburbs?
Imagine that there is a young family that has a budget of
$130,000 for their first home, wants good schools for their young
children, wants to use public transportation, and wants quick
access to urban amenities. What are their options?
Imagine that a developer wants to replicate something like
Dundee through a greenfield development in West Omaha,
rather than developing what we have traditionally seen like that
of large single family home subdivisions. Could this kind of
development find success?
What are your Millennial clients’ top preferences or priorities
when it comes to deciding where to live?
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