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Over 80 housing and economic development experts and advocates 

from across Nebraska spent a full day deliberating on housing needs 

and policies for the State of Nebraska.  They worked together in 

small groups reviewing ideas put forth by the meeting organizers 

and developed new ideas.  Then, using keypad polling and 

groupware computers, participants identified room-wide themes 

and collective priorities.  This preliminary report contains the ideas 

and priorities generated in the Summit.   The objectives of the 

summit were: 

1. Build connections with people working to address similar 
housing needs. 

2. Identify priorities for the allocation and use of resources. 

3. Review & build on policy priorities identified at 2008 
events held throughout Nebraska. 

4. Develop next steps and strategies to influence policy 
priorities. 

5. Identify opportunities to be involved in taking the next 
steps. 

They identified a vision, reviewed and prioritized housing policies 

and then developed the details for those top priorities.  At the end 

of the day stakeholders made individual and organizational 

commitments to further the top priorities listed here: 

 
 

 
 
Stakeholders at the Build Nebraska Housing Policy Summit deliberated 
on policies for improving housing in the state.   
 

2020 Vision Elements for Nebraska Housing 

We are building and living in energy efficient “green” housing and 

mixed use sustainable communities (48%) 

A “paradigm shift” to consolidate and coordinate more 

comprehensive regional, inclusive planning and implementation 

processes – include health, transportation, education, 

employment….(39%) 

Our aging housing stock has been replaced “decline of sub-standard 

housing” (33%) 

Citizen-led revitalization efforts spearheading community 

improvement – “develop local leadership” (27%) 

There are a wide variety of housing options for owners and renters 

(19%) 

All special needs populations have sustainable housing with 

appropriate support services (15%) 

Education for homeowners and renters is mandated (10%) 

Why is safe, good and affordable housing for all important? 

• Affordable housing creates a safe, secure and healthy 

environment for children and families to thrive – provides a 

stable “foundation for life” 

• The key to economic growth and well being of community – 

attracting and maintaining employees & employers “impacts 

the entire community” 

• Access to safe, decent housing is a basic human right  “heart  

beat of the community” 

• Creates and provides opportunities for independence 

• Builds pride in community and personal pride “a stepping stone 

to the American Dream” 

Prioritized Housing Needs – Statewide 

Funding, incentives for demolition of substandard housing, infill development, maintenance, retrofitting, new green development (57%) 

Government should commit to provide safe, decent & affordable housing “fund housing needs not politics” (37%) 

“Housing as an economic development tool” (27%) 

State needs a sustainable favorable tax structure – remove disincentives (25%) 

Rural Specific 

Unique funding needs for rural areas, including demolition of dilapidated housing and difficult to establish appraised values (79%) 

More affordable quality housing for renters and homeowners serving all demographics (45%) 

Recognition of need for code enforcement and housing inspection incorporating a regional approach (44%) 

Urban Specific 

Coordinated and collaborative neighborhood and community planning and development (41%) 

Development of affordable housing for the work force (24%) 

Revitalize urban core and minimize urban sprawl (24%) 

New and expanded financing resources to develop and/or revitalize inner city neighborhoods (24%) 

Housing for all; to achieve income and demographic diversity, owner/renter, baby boomer, single, special needs, ethnic, etc. (24%) 



 

Summit Participant Demographics 

Age Participants Nebraska Describe Your Work? Participants 

20-34 18% 28% Home Builder 10% 

35-44 20% 18% Housing Developer 41% 

45-54 32% 20% Other Housing Work 40% 

55-64 27% 14% Lender 19% 

65 or better 3% 19% Service Provider 32%  

   Economic Development 24% 

Gender   Other 24% 

Female 59% 51%    

Male 41% 49% Organizational Affiliation   

   Housing Non-Profit 40% 

Race   Other Non-Profit 15% 

Asian American  0% 1.4% Housing For-Profit/Business 13% 

Black/African-American 5% 3.9% Other For-Profit/Business 9% 

Latino 0% 7.5% Public Sector/Government 21% 

Native American/Indian 3% 0.5% Resident in Affordable Housing 0% 

White/Caucasian 89% 84.7% Other 3% 

Other 3% 1.9%    

   Where do you Work?   

Where do you Live?   Zone 1 Panhandle. 3% 

Zone 1 Panhandle. 3%  Zone 2 North Central 2% 

Zone 2 North Central 1%  Zone 3 Southwest 10% 

Zone 3 Southwest 9%  Zone 4 South Central 6% 

Zone 4 South Central 7%     Zone 5 Northeast 21% 

   Zone 5 Northeast 19%     Zone 6 North Central 6% 

   Zone 6 North Central 6% 
 

Tribal Zone 2% 

Tribal Zone 1% 
 

Omaha 24% 

Omaha 24% 
 

Lincoln 27% 

Lincoln 28% 
 

   

      

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Summit Background 

A steering committee was created to guide the development of the 

strategy, content and design of the summit.  The committee designed 

the event to ensure that its results would be credible, fair, and that it 

would build on previous work in the state.  

This meeting is made possible by the volunteer hours by committee 

members, table facilitators, theme team members, and other 

volunteers, such as the photographer and registration people.  Without 

this strong showing of support and the expertise of AmericaSpeaks, 

this summit would not be possible. 

AmericaSpeaks is a nonprofit organization that engages citizens in 

important public decisions that impact their lives. They are honored to 

be part of the 2009 Build Nebraska Housing Policy Summit. As our 

partner they have guided the development of this 21st Century Summit 

with the hope that engaged stakeholders from all types of 

organizations involved with housing can set a direction for the State of 

Nebraska.  

 

Participants provided feedback on previously developed policies 

and generated many more during the meeting. 



 

 

Feedback on Policy A:  Homebuyer Education 

• Cost effective delivery supported by sufficient resources.  “Who 

bears the cost of not having it?” 

• Content expanded to include foreclosure prevention, RentWise, 

home maintenance, etc. 

• Accessibility enhanced:  culturally appropriate, offered online 

and through expanded partnerships. 

• Limited to publicly-funded entities? 

 

Feedback on Policy B:  Deconstruct/Demolish 

• Policy needs to include prevention first through more 

community involvement and adoption of code enforcement, 

sharing of best practices for current successful programs, 

emphasis on reuse and recycling where possible, and a funding 

source. 

• Approach issue on a more regional basis to share cost associated 

with code enforcement and demolition and to create 

entrepreneurial opportunities to resolve environmental issues 

for disposal. 

• Need to provide a “how to” on getting through the tax 

foreclosure procedures plus a review and perhaps redesign of 

the tax foreclosure policies. 

• Use Community Land Trust model for reuse of land after 

demolition.  Model legal documents available at www.nifa.org 

Feedback on Policy C:  Rental Housing 

• Policy should be revised to focus on low income, the elderly, and 

persons with special needs. 

• Agree with policy 

• Programs and resources need to be more responsive and 

adaptive to local/regional needs/conditions. 

• Expand to include higher income with programs/supports. 

• Less complicated funding programs. 

Feedback on Policy D:  Support for Nonprofits 

• Evaluation to determine quantitative and qualitative measures. 

• Use Senate/Congress model, one based on equal representation, 

encourage regional non-profit collaboration. 

• Take “production” out and replace with “outcomes”. 

• Provide financial, technical assistance, and “professional” 

capacity. 

• Emphasize assistance on performance-based and not assistance 

on “need” only. 

Top Policy Priorities 

New policies proposed by the participants were added to the four 
policies presented in the summit materials.  Everyone chose their top 
two priorities.  Below in order of priority are the polling results for 
the policies deliberated by all participants 
 

1. Provide performance-based operating support for non-profit 
housing development organizations. (36%) 

2. Develop consistent statewide standards for property valuation, 
income standards, and tax structure for rent restricted housing. 
(33%) 

3. Identify strategies to assist communities to demolish/ 
deconstruct vacant or dilapidated housing. (30%)  

4. Identify strategies to support the development of rental housing 
for a variety of income levels. (23%) 

5. The Association to become much more active in statewide 
advocacy and lobbying activities. (21%) 

6. Comprehensive planning processes to include public input with 
broad demographic representation and diverse stakeholders at 
the table. (20%) 

7. Establish a requirement for all publicly funded entities to provide 
homebuyer education that meets REACH standards. (17%) 

8. Develop solid statewide policy on green and sustainable 
development. (14%) 

Vision Statement 

Based on the vision elements (above) a vision statement was drafted 

and shared with the participants.  When polled, 87% of the 

participants said this statement represents their vision for the future 

of housing in Nebraska either well or very well: 

 

A variety of housing options meet a wide range of housing needs 

as a result of citizen-led efforts that have engaged a broad cross 

section of people.  Housing is sustainable, energy efficient and 

part of mixed use communities. 

Local and state level planning and decision making recognize the 

role housing plays as it relates to economic development, job 

creation, health care, utility costs, the environment, 

transportation and other areas that comprise the good life. 

Dilapidated, substandard and vacant housing has been replaced 

by housing that is sustainable.  The investment of public funds to 

assist people to obtain appropriate housing is coupled with 

education that aids the consumer in making informed housing 

choices.  People with special needs have suitable housing and 

appropriate support services. 

 



Three Top Policy Priorities Further Defined 

In the afternoon, participants fleshed out details on the top three policy priorities to determine what changes are needed to existing policies 

or programs or what new programs need to be created.   Detail is very important in policy work.  Percentage indicates percentage of 

participants that selected the detail as one of their top two or three most important details. 

 

1.)  Support for Non-Profits 

1. Create and use a standardized tool to assess performance based on benchmarks that are applicable to both urban and rural 
areas.  Clarify what “operating support” is, duration, and “who” qualifies. (61%) 

2. Funding is needed for both “operating costs” and “capacity building”. (47%) 

3. Engage in honest debate about the merits of needs-based, performance-based, and geography-based funding allocation plans 
and processes. (42%) 

4. Expand funding pool to include local philanthropists, foundations and new federal funds as yet untapped. (31%) 

5. Enhancement of programs which foster leadership development. (8%) 

 

2.)  Consistent Statewide Standards 

1. Set a uniform cap rate for low income housing tax credit properties.  State law currently says assessors “may” use the income 
approach to value Low Income Housing Tax Credit property.  Make it consistent; make it mandatory. (81%) 

2. Increase income limits to serve up to 100% area median income and raise the “floor” of the statewide average. (39%) 

3. Need a full range subsidy program that goes from 0 to 120% area median income to allow for maximum program participation --- 
expand Section 8 (26%) 

4. Need a regional policy for affordable rental housing that could remove the pressure on elected government officials who need 
to make these decisions and don’t want to upset community members. (23%) 

5. Need to educate county assessors on valuing rent restricted projects --- educate county assessors to understand all income-
restricted, rent restricted, low income housing properties. (16%) 

6. Need a more collaborative approach to provide more tax assessment protest tools to affordable housing developers. (6%) 

 

3.)  Deconstruct/Demolish:  Details 

1. Funding sources:  Neighborhood Stabilization Program, Trust Funds, state general funds, local tax revenue, Local Option 
Municipal Economic Development Act, Lead Based Paint $25,000, Tax Increment Financing, incentives for dilapidated property 
owners to donate to city/community land trust. (56%) 

2. Create comprehensive strategy which includes pre- and post-demolition planning. (38%) 

3. Move more quickly with established code enforcement procedures and demolish structures. (38%) 

4. Develop model program for code enforcement. (38%) 

5. Address the one-to-one replacement requirement to allow for non-replacement requirement or allow other public uses. (35%) 

6. Establish community land trust. (25%) 

7. Permit community problem resolution teams to identify buildings/areas which are at risk of deteriorating and intervene. (22%) 

8. Establish procedures to intervene and prevent need for demolition. (21%) 

9. Recycle, reuse deconstructed materials. (13%) 

10. Utilize youth build, youth and community college students for deconstruction. (5%) 

 

The Summit organizer, Nebraska Housing Developers Association, will 

maintain communication with participants through periodic updates 

using technology and other means. If you did not attend the Summit 

and wish to join the Nebraska Housing Developers Association or be 

placed on an e-mail distribution list, call (402) 435-0315 or e-mail 

danielle@housingdevelopers.org. 

 

The Nebraska Housing Developers Association and the participants of 

today’s summit look forward to working together to build housing 

for the people of Nebraska. 

 

2009 Build Nebraska Housing Policy Summit 

 



 


