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Introduction 
Falls City Economic Development and Growth 

Enterprise (EDGE) hired the Marvin Planning 

Consultants (MPC) team to undertake a 

comprehensive housing assessment of the city of 

Falls City. The comprehensive housing assessment is 

sponsored by Falls City EDGE and the Nebraska 

Investment Finance Authority (NIFA). The goal of the 

study is to assess the general health of the housing 

market, current conditions of the housing stock, 

assess and forecast current and future housing 

needs based on projected population and 

employment trends.   

 

The project partners understand the Nebraska 

housing market is tight, which means vacancy rates 

are extremely low, and finding the right housing 

product for current and future residents is a 

challenge. These tight housing markets not only 

affect the confidence of current residents, but a 

tight housing market also becomes a challenge 

when attracting new businesses to locate into a 

community. Housing markets with low vacancies 

and limited housing options, are the difference 

between a business considering expanding within 

their current community, or relocation to a different 

region. A housing market in which the right type of 

housing is not available can also increase 

employee turnover and also cause general 

dissatisfaction. If businesses believe, or know, they 

cannot find adequate housing for their employees 

they may look elsewhere. The project partners 

recognize the housing situation within Falls City may 

not be ideal and has an affect on current 

employers and can be a challenge to attracting 

new employers to the region and grow the 

economic base. 

 

Study Boundaries 
The housing needs assessment included all of the 

city of Falls City, Nebraska.   
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Methodology 
The MPC team used a two-part, data-driven 

approach to undertake the assessment and 

ultimately the recommended outcomes and 

strategy. The team used a variety of data sources 

including: Richardson County Assessor’s data, US 

Department of Housing and Urban Development 

(HUD), US Census, and private sources such as ESRI. 

These data are supplemented with local 

observations and stakeholder interviews. The 

housing assessment process is divided into two 

parts. One is the quantitative data-driven analysis 

(the numbers), and the second is the qualitative 

analysis (perceptions). Quantitative analysis was 

done through analyzing US census data population 

forecasts, employment data locational analysis in 

general trend data. 

 

Local data was also used to supplement National 

level data. This included the Richardson County 

Assessors data as well as the local Board of Realtors 

– Multiple Listing Service (MLS) data. When 

examined in a comprehensive fashion, the national 

and local data paints a picture of what is going on 

in the housing market and what we can expect to 

happen over the next 5 to 10 years if actions are not 

addressed. The goal of the study is to really look at 

what types of housing are needed, what types of 

residents are expected to enter the Falls City area, 

and what is missing from the current housing market 

and then what also can be done to address the 

situation moving forward. 

 

The qualitative data gathering is the second 

element of the study. The MPC team approached 

this task in a variety of manners including focus 

groups with key stakeholders including local 

officials, major employers, housing advocates, local 

bankers, realtors in the Falls City area. These focus 

groups were supplemented with online and written 

surveys which were distributed via SurveyMonkey. 

Over 200 surveys were completed.  The qualitative 

data supplements and provides local context to the 

numbers. It provides insight into how people feel 

about the housing situation in Falls City. The MPC 

team gathered as many points of view as possible 

to create a well-rounded picture of the housing 

situation. When both the qualitative and 

quantitative data are examined the results paint 

the true picture of the housing needs and 

challenges within Falls City. 

 

 

 

 

 

 

Document layout 
The Falls City Housing Needs Assessment Study is laid 

out in the following Chapters: 

1. Introduction 

2. Community Engagement 

3. Existing Conditions  

4. Falls City Demand Analysis 

5. Falls City Recommendations  

Appendix A: Funding Resources  
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2 

Community Engagement 

Introduction 
During the process, the MPC team worked to 

collect information regarding the perceived needs 

and desires in Falls City. The data collection process 

included specific techniques, including:  

• On-line surveys 

• Hard copies of the on-line survey 

• Focus group meetings 

• Special interviews 

• Steering Committee meeting 

 

Survey 
The community engagement portion of the project 

began with developing an on-line survey via 

SurveyMonkey, with hard copies available for those 

not having access to the on-line format.  

 

As part of the community effort to get responses to 

the survey, the team developed postcards and 

posters which were placed around the entire 

community. These items were to help draw 

attention to the survey and the need for input. A 

total of 2,254 postcards were sent out via the United 

States Postal Service on six different routes. In the 

end, 207 persons filled out a survey. The hit rate was 

9.2% of the postcards sent.  

 

 

 

Postcard sample front 
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Postcard sample back 

 

Survey Results  
Overall Number of Replies  

Overall, the survey received 207 responses from 

across the Falls City area. In total, 192 lived in Falls 

City and 15 stated they did not live in Falls City.  

 

Willingness to Move to Falls City 

Those answering “No” to the first question, were 

then asked if they would consider moving to Falls 

City. Interestingly, only 15 answered “No” in 

Question 1 but 26 people answered this question. 

However, the following is the results of the question.  

I currently:  

This is Question 3 which is asking the respondents to 

identify their current living situation. The results are as 

follows. 

 

The majority of the respondents (78.2%) stated they 

currently own their home. While 18% surveyed 

claimed to be renting. A total of four people (2%) 

answered they living with relatives at the time of the 

survey.  

 

Finally, four people answered “other”, unfortunately 

they did not provide a description of what “other” 

meant to them. In some cases, “other” has meant 

people living in their car, RV, or just homeless at the 

time.    

 

Satisfaction with Current Housing Situation 

This is simply what it is says. The survey wanted to 

find out who is or is not satisfied with their current 

housing conditions.  

In all, 82.48% stated they were satisfied with there 

current housing situation; while, 17.52% are not 

currently satisfied.  
 

Question 5, asked “If you answered "No" to Question 

4, please explain”.  
 

This question receive 22 replies; therefore, the 

following is a listing of those issues.  

1. I want to go back to low income housing. 

2. So much work needs to be done  

3. Maintenance services aren't very good-they 

take a while to show up & don't fix things 

properly. It's difficult to make improvements 

such as: adding shelving, closet doors that 

work, and installing water filter system 

because the Board has to approve it (which 

can take a couple months & you may have to 

meet their conditions or be denied). Quite a 

lot of things need repair/replacement. 

4. People need to be fined on the spot for stuff in 

their yard or high grass 

5. I really don't enjoy living with my parents at this 

age 

6. would prefer one level as I'm getting older 

7. House is falling apart, needs a new roof, I never 

get selected for SENCA's help 

8. Would like more affordable housing 

9. House needs a new roof, plus a few other things 

done to it but nothing seems to be in the works 
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or on the calendar to get them done. 

10. Wilderness Falls 

11. House wasn't well cared for. 

12. would rather own a house instead of rent. 

13. No housing needed, no available rentals, few 

when do become available and saturated with 

more needing then available makes hard to 

acquire. 

14. I live with my ex due to lack of options. 

15. I am ready to downsize, do not want to buy, 

would like affordable housing in FC.7 

16. Too much commercial/agricultural traffic 

passes by my house. 

17. Disruptive neighbors/Noisy area of town 

18. Would like to own, but the quality of homes for 

sale are not what we would like 

19. It’s falling apart, and I can’t afford it 

20. We are currently looking for a bigger house to 

live in 

21. Not big enough and lack of viable options for 

larger houses 

22. I need to move to low income housing. I'm on 

the waiting list.   

 

Type of Housing Currently Living In 

The majority of the respondents, 90.8%, live in single-

family dwelling units within Falls City. While 3.07% live 

in apartments; 2.45% live in mobile homes; and 

1.84% live in attached townhouses/duplexes. Other 

key unit types have one living in an upper level 

residence.    

Number of People Residing in Household 

The most often selected number of people residing 

in a house was two-person households with 70 or 

42.42% of the total respondents. The second most 

selected number was one-person households with 

25 households or 15.15% of the total.  

 

When comparing the number of persons per 

household with those answering they were not 

happy with their housing situation, the following 

graphic is the outcome.  

The graph indicates the household size based upon 

individuals stating they were not happy with their 

current living situation. The highest percentages 

were in the two-person households with 37.50% 

unhappy; while, the five-person households 

accounted for 25.0%. The remaining household sizes 

average approximately 38% of the households. 

Several of the household sizes have a considerably 

large percentage unhappy with their current 

situation. This is an issue needing to be examined 

closer.  

 

Current Household Income 

The Household Income question was answered by 

163 respondents. The median income of those 

answering is  between $50,000 and $75,000. Based 

upon the 2018 American Community Survey, the 

Median Household Income in Falls City, as a whole, 

was $43,363 or  approximately 46% of the survey 

respondents.  
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Those households earning $50,000 or less are more 

likely to be unhappy with their housing situation in 

Falls City. However, those earning between $50,001 

and $100,000 average nearly 30% of households 

unhappy with their housing situation. Overall, six of 

the eight household income categories had 

someone unhappy with the situation.   

 

Ideal Housing Type 

Question 13 of the survey asks respondents what 

type of housing they were looking for. The following 

is the overall results. There were 50 total responses 

received on this question. 

Most respondents would prefer to live in a single-

family unit within the community. Other housing 

types identified were acreages, attached 

townhouses or duplexes, 55+ housing development, 

or above ground floor condominium.  

 

Nearly 69% of those wanting to live in a single-family 

dwelling, currently are not happy with their housing 

situation. Plus, 12.5% of those wanting to live in a 

townhouse or duplex are unhappy. Overall, 32.0% 

of those looking for a specific housing type are 

unhappy with their current situation.  

 

Renter Responses 
The following results are from individuals self 

identified as renters in Falls City.  

 

Question 14 of the survey asked the following: As a 

renter, what are some of the issues or barriers you 

experience with obtaining affordable, suitable 

housing for you and your household? Please check 

all that apply. 

 

 

 

 

The comments from this questions are as follows:  

 We currently live in a rental but have recently 

purchased a home. I will note that it is hard to 

find any type of housing that has more than 3 

bedrooms, which is what we were looking for. 

When we moved to Falls City less than a year 

ago, we could not find a house to rent that had 

more than the 3 bedrooms. With 3 children, that 

means we had to significantly down size and 

place quite a bit of our belongings in storage. 

We looked at building a home, but the cost was 

high and this was not something we would be 

able to resell for that value in 15 years when our 

youngest will be in college. We did buy a home 

with enough bedrooms, but it lacks yard space. 

I would say that we have had to compromise 

on a lot of the things that both my husband and 

I wanted in a home in order to live in Falls City. 

Also, I want to add that my husband's job is here 

and I still work in Omaha part time, which is the 

reason my commute is more than 30 miles. 

 Rental Houses are not properly maintained, they 

are run down, needing upgrades. Rent is high 

enough that the landlords should be providing 

some updates to these dilapidated houses  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Barrier Number  

Lack of handicap accessible housing 2 

Cost of Rent 31 

Job Status 8 

Attitudes of landlords and neighbors 16 

Lack of decent rental units in your price 

range 

35 

Excessive application fees and/or rental 

deposits 

21 

Cost of Utilities 25 

Lack of educational resources about tenant 

responsibilities 

7 

Not applicable 1 
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The next questions focused on the ability to 

purchase a home. Respondents were asked: Which 

of these factors may be preventing you from 

owning a home? 

The graphic above indicates the two biggest issues 

facing renters wanting to own a home in Falls City is 

the price of homes (too costly) and a lack of down 

payment for a home. These are very common 

throughout rural areas of Nebraska. In addition, 

nearly 45% of the respondents stated Poor Credit 

History was an issue as well.  

 

Some of the actual comments from this question 

are as follows:  

1. Unsure we will be staying in Falls City 

2. As I mentioned, we have bought a home but 

are not living there yet until it is remodeled in 

order to have enough bedrooms for my family. 

We will stay in our rental until this remodel is 

complete. 

 

Question 16 on the survey asked:  What is the most 

you and your household could afford for a home? 

 

Question 16 looks at the desired price range for 

purchasing a home by the respondents. The largest 

category was the $45,000 to $85,000 range; 

followed by the less than $45,000. A total of nine 

respondents said they could afford a house of 

$136,000 or more.  

 

However, 100.00% of the respondents stated they 

wanted at least 2-bedrooms and 77.1% said they 

wanted 3-bedrooms or more.  

 

Question 18 asked the following: What is the most 

you and your household could afford for a house 

payment? 

 

 

 

 

The chart from Question 18 indicates nearly 80% of 

the respondents could afford no more than $750 

per month for a house payment. After the $750 

mark, the affordability is relatively equally distributed 

amongst some of the remaining ranges.  

 

Question 19 look at the type of home people 

desired. They had six categories to choose from, the 

following are the results.  

 

The common response to this question stated 

respondents wanted a housing unit between 15 

and 25 years of age. Nearly 40% of the respondents 

want a unit newer than 15 years. Based upon the 

responses, most people were thinking about 

residential units with some age and wear and tear.   

 

Renters Wanting to Continue to Rent 

This was a separate category of questions. Not all 

respondents currently renting will want to move into 

an owner-occupied dwelling unit. Therefore, those 

wanting to continue to rent a dwelling answered 

the following questions.  

 

Question 20 asked: What type of home are you 

looking for? 
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Some individuals left specific comments on what 

they were looking for. Theses are: 

1. Ground level townhouse, condo, etc, with 

garage 

2. Freestanding or mobile tiny home 

3. Large Apartment 

 

Question 22 asked: What is the most you and your 

household could afford for rent? 

Based upon the answers to Question 22, nearly 25% 

of the respondents said they could only afford less 

than $350 a month for rent. However, only 13.5% 

indicated they could afford $650 per month or more 

and was split between five different payment 

ranges.   

 

Assuming an individual is spending 30% of their 

income on housing and utilities, rent at $550 per 

month would mean an household would have to 

make approximately $1,200 per month or $26,400 

annually or $12.69 per hour in order for the unit to be 

considered affordable. As far as the upper end of 

$850 per month, a household would have to earn 

between $3200 and $3400 monthly, $40,800 

annually or $19.62 an hour. These numbers are for 

total household, a family or set of roommates.  

 

Homeowners Wanting to Move Up 

The survey asked existing homeowners, if you want 

to move up, what type of housing would you prefer. 

In addition, the survey asked other questions 

regarding barriers to homeownership and housing 

affordability.  

 

Question 23 asked the following: What type of home 

are you looking for? 

The majority of the respondents desired to upgrade 

to a single-family dwelling unit. However, 22.33% 

wanted to move to an acreage which would likely 

see them leave the corporate limits of Falls City. 

More importantly, 14.56% stated they would like to 

move up to a 55+ housing development.  

 

 

 

 

Question 24 asked: As a homeowner, what are 

some of the issues or barriers you experience with 

obtaining affordable, suitable housing for you and 

your household? Please check all that apply. 

 

The respondents felt all of these items were issues 

regarding a barrier to obtainable and suitable 

housing. However, the four standouts are housing 

prices, cost of utility, property taxes, and lack of 

housing choices.  

In addition, the respondents did add a number of 

comments. The following are a summary of those 

comments.  

1. My income has dropped considerably. And 

health issue. I won't be able to maintain a 

house.  

2. Areas in town are sporadic. Some south and 

east are dumpy. Owners that live out of state do 

not keep up on ordinances and allow unvetted 

renters. More needs to be done to enforce 

dumpy looking houses, especially when you 

come into town on the east side of Harlan. I feel 

sorry for the people that keep up their property, 

yet the value of their house is diminished by the 

Respondents were asked to 

selected ALL that applied 
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surrounding neighborhoods.  

3. Supply of one-story, move-in-ready beautiful 

homes priced less than $300,000 

4. Lack of homes within the 0-15 yrs. of age. 

5. Run down neighboring houses 

6. Lack of available housing for senior citizens just 

over the guidelines of Wilderness Falls. I need 

affordable, safe housing like so many others that 

have been turned down.???  

7. Lack of decent houses in the optimal price 

range, huge need for houses in the $50-$75,000 

range that are decent. 

8. I myself as a single mom with a descent job still 

live paycheck to paycheck. Now I have 

medical issue and need to move to low income 

housing. I am on the wait list and hope I can sell 

my house. We need more income housing like 

family units at Eastview.  

 

Question 26 asked the respondents the following:  

What is the most you and your household could 

afford for a home? 

 

According to the respondents, nearly 36% stated 

they could afford a home of $136,000 and more. Of 

these, 6.6% said they could afford a dwelling unit in 

the price range of what is considered affordable 

within the state workforce housing program.  

 

Question 27 asks What is the most you and your 

household could afford for a house payment? 

 

According to the survey results, 23.6% of the 

respondents could afford a house payment of 

$1,000 or more per month. However, nearly 1/3 of all 

respondents said they could afford less than $550 

per month.  

 

 

 

 

 The next question, asked the same individuals 

Which of these factors may be preventing you from 

moving up? 

 

Overall, this question had 83 respondents. A total of 

49 or 59.0% said prices of homes on the market were 

too high; plus, 59.0% also said lack of available 

housing for sale was an issue.  

 

Some of the additional comments from this question 

are:  

1. To sell my home at a descent price. 

2. Lack of jobs > factory for medical masks would 

work good in the heartland of the USA  

3. I'm far below the poverty line and a full time 

mom who is trying to get approved for disability 

seeing as I can hardly walk. 

4. Not ready to leave my home yet.  

5. Don't want to live in government housing or 

houses. Want a home in our original community. 

6. High taxes. 

7. I want to sell & find a decent place to rent. 

8. Upscale house for over 55 

 

Those desiring to move up in homeownership were 

also asked, in Question 29, What age of home would 

you prefer? 

 

Overall, there were 107 respondents to this question.  

The housing age most frequently noted was the 

newer (5 to 15 years old) with 38 responses or 35.5% 

of the total. Second most selected was moderate 

(15 to 25 years old) with 31 responses of 29.0%. 

Overall, 82% of the respondents to this questions 

desired a house 25 year old or newer.   
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Table 2.1: Need for Improved or Additional Housing 

Types 

Source: Marvin Planning Consultants, Inc 2020, SurveyMonkey  

 

Table 2.2: Need for Improved or Additional Housing 

Services 

Source: Marvin Planning Consultants, Inc 2020, SurveyMonkey  

 

Table 2.1 is from Question 31 which asked Please 

indicate the need for improved and/or additional 

housing services in your community (1 = low need; 4 

= high need). 

  

They rated each of the housing condition in the 

table. If it was a high need they were asked to rate 

it a 3 or 4. Overall, Table 2.1 had an average of 156  

 

respondents to Question 31. There was only one 

category with a weighted average of 3 or more. 

However, four categories averaging just below 3.0 

and have a majority response of a “3” or “4”.    

 

These categories included:  

• Housing for disabled residents 

• Housing for senior residents  

• New affordable rental housing 

Any Weighted Average below “3” indicates a  housing type not perceived as important a need 

as those with a weighted average of 3 or more.  

Even though the weighted 

average for housing for 

disabled residents, 66% gave it 

either a “3” or “4” on need. This 

indicates at least a perceived 

need. 

 

 

1  2  3  4  TOTAL Weighted 

Average 

Housing for disabled  

residents 

14.74% 

23 

19.23% 

30 

31.41% 

49 

34.62% 

54 

156 2.86 

Housing for senior  residents 12.34% 

19 

18.83% 

29 

31.17% 

48 

37.66% 

58 

 154 2.94 

New affordable rental housing 12.96% 

21 

14.81% 

24 

26.54% 

43 

45.68% 

74 

 162 3.05 

New rental housing (market rate) 11.61% 

18 

22.58% 

35 

28.39% 

44 

37.42% 

74 

 155 2.92 

New for-sale housing  11.46% 

18 

28.03% 

44 

29.30% 

46 

31.21% 

49 

 157 2.80 

Housing for small households (4 

or less individuals) 

12.26% 

19 

25.81% 

40 

34.19% 

53 

27.74% 

43 

 155 2.77 

Housing for large households (5 

or more individuals) 

8.33% 

13 

26.28%

41 

31.41% 

49 

33.97% 

53 

 156 2.91 

Housing for seniors had an 

average of 2.94; however, 

72.22% gave it a 3 or 4. This 

indicates at least a perceived 

need. 

New affordable rental housing 

received the highest weighted 

average of 3.05. This seems to 

be a big need based upon the 

survey.  

New market-rate rental housing 

received a weighted average 

of 2.92. This seems to be a big 

need based upon the survey.  

 

 

1  2  3  4  TOTAL Weighted 

Average 

Home owner rehabilitation  

assistance  

8.97% 

14 

19.87% 

31 

26.28% 

41 

44.87% 

70 

 156 3.07 

Assistance to purchase a home 

(down payment or counseling) 

5.81% 

9 

21.94% 

34 

28.39% 

44 

43.87% 

68 

 155 3.10 

Fair housing discrimination  

education or enforcement 

20.55% 

30 

33.56% 

49 

21.92% 

32 

23.97% 

35 

 146 2.49 

Lead based paint removal 19.18% 

28 

28.08% 

41 

22.60% 

33 

30.14% 

44 

 146 2.64 

Historic preservation assistance 25.85% 

38 

34.01% 

50 

19.05% 

28 

21.09% 

31 

 147 2.35 

Energy efficiency improvements 5.70% 

9 

12.03% 

19 

28.48% 

45 

53.80% 

85 

 158 3.30 

Monthly housing rent assistance 15.89% 

24 

29.80% 

45 

21.19% 

32 

33.11% 

50 

 151 2.72 

Neighborhood code  

enforcement 

10.46% 

16 

23.53% 

36 

28.76% 

44 

37.25% 

57 

 153 2.93 

Any Weighted Average below “3” indicates a  housing type not perceived as important a need 

as those with a weighted average of 3 or more.  

The primary concerns by the 

respondents are energy 

efficiency, assistance to 

purchase a home (down 

payment or counseling), and 

home owner rehabilitation 

assistance. The weighted 

averages are 3.30, 3.10, and 

3.07 respectively.  

Even though the weighted 

average was only 2.72, a total 

of 54.3% of the respondents 

stated monthly housing rent 

assistance is needed.  

45.89% of the respondents felt 

fair housing discrimination 

education and enforcement 

was needed.  

66.01% of the respondents felt 

neighborhood code 

enforcement was needed. 
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1  2  3  4  TOTAL Weighted 

Average 

Services for neglected children  6.54% 

10 

13.07% 

20 

39.22% 

60 

41.18% 

63 

 153 3.15 

HIV/AIDS counseling or        

assistance  

44.30% 

66 

37.58% 

56 

9.40% 

14 

8.72% 

13 

149 1.83 

Homeless shelters or services  22.44% 

35 

36.54% 

57 

18.59% 

29 

22.44% 

35 

 156 2.41 

Wet shelters (homeless shelters 

for intoxicated individuals)  

32.24% 

49 

28.95% 

44 

23.66% 

36 

15.13% 

23 

152 2.22 

Substance abuse services or 

counseling  

9.27% 

14 

15.23% 

23 

25.17% 

38 

50.33% 

76 

 151 3.17 

Shelters or services for domestic 

violence victims  

10.32% 

16 

20.00% 

31 

36.13% 

56 

33.55% 

52 

 155 2.93 

Services for those with sensory or 

mobility impairments  

14.84% 

23 

23.23% 

36 

34.19% 

53 

27.74% 

43 

 155 2.75 

Centers or services for those with 

mental disabilities  

12.03% 

19 

24.68% 

39 

28.48% 

45 

34.81% 

55 

 158 2.86 

Any Weighted Average below “3” indicates a  housing type not perceived as important a need 

as those with a weighted average of 3 or more.  

Based upon the weighted 

averages, Table 2.3 indicates 

there is fairly strong need for 

services for neglected children 

with a 3.15 average 

HIV/AIDS counseling had the 

lowest weighted average of 

1.83. Therefore, the majority of 

those answering feel there are 

adequate services in the Falls 

City region.    

The weighted average for 

substance abuse is 3.17, and 

had 75.57% rate the need as a 

“3” or “4”. 

Centers or services for those 

with mental disabilities had a 

rating of 2.86, indicating a need 

for additional services in this 

area. 

Shelters or services for domestic 

violence victims has a weighted 

average of 2.93. In addition, 

69.68% rated this a “3” or “4”.  

Table 2.3: Need for Improved or Additional Services 

for Special Needs Types 

 

 

1  2  3  4  TOTAL Weighted 

Average 

Services for neglected children  5.56% 

1 

11.11% 

2 

44,44% 

8 

38.89% 

7 

 18 3.17 

HIV/AIDS counseling or        

assistance  

50.00% 

9 

27.78% 

5 

5.56% 

1 

16.67% 

3 

18 1.89 

Homeless shelters or services  15.00% 

3 

25.00% 

5 

20.00% 

4 

40.00% 

8 

 20 2.85 

Wet shelters (homeless shelters 

for intoxicated individuals)  

21.05% 

4 

21.05% 

4 

42.11% 

8 

15.79% 

3 

19 2.53 

Substance abuse services or 

counseling  

5.56% 

1 

0.00% 

0 

27.78% 

5 

66.67% 

12 

 18 3.56 

Shelters or services for domestic 

violence victims  

5.26% 

1 

10.53% 

2 

31.58% 

6 

52.63% 

10 

 19 3.32 

Services for those with sensory or 

mobility impairments  

5.26% 

1 

26.32% 

5 

26.32% 

5 

42.11% 

8 

 19 3.05 

Centers or services for those with 

mental disabilities  

10.00% 

2 

15.00% 

3 

30.00% 

6 

45.00% 

9 

 20 3.10 

Any Weighted Average below “3” indicates a  housing type not perceived as important a need 

as those with a weighted average of 3 or more.  

 

Adding the cross-reference of 

individuals not happy with their 

current housing condition, a 

number of the weighted 

averages increased as well. 

Services for neglected children 

increased from a 3.15 to 3.17 or 

0.6% 

The weighted average for 

substance abuse was 3.17 and 

has jumped to 3.56 with 94.45% 

giving it a "3" or "4". 

Centers or services for those 

with mental disabilities had a 

rating of 2.86 and increased to 

3.10 on this table. In addition, 

75.0% indicated a "3" or "4" on 

this question, indicating a need 

for additional services in this 

area. 

Shelters or services for domestic 

violence victims had a 

weighted average of 2.93 and 

in analysis it jumped to 3.32 or 

Table 2.4: Need for Improved or Additional Services 

for Special Needs Types - Cross-Referenced  
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31.3% 

Table 2.1 is from Question 30 which asked Please 

indicate the need for improved and/or additional 

housing services in your community (1 = low need; 

4 = high need). 

 

They rated each of the housing condition in the 

table. If it was a high need they were asked to 

rate it a 3 or 4. Overall, Table 2.1 had an average 

of 156 respondents. There was one category with 

a weighted average of 3 or more. However, 

every category had a weighted average of 2.5 or 

greater meaning there were more 3's and 4's than 

l's and 2's. 

 

The categories included: 

• New affordable rental housing 

• Housing for senior residents 

• New rental housing (market rate) 

• Housing for large households (5 or more 

individuals) 

 

These categories have been a theme seen 

throughout the survey and may be the areas of 

focus during this housing planning period. 

However, these comments need to eventually be 

compared to the numeric data within the study. 

 

Table 2.2 is from Question 31 which asked Please 

indicate the need for improved and/or additional 

housing services in your community (1 = low need; 4 

= high need). 

 

Table 2.2 had three of eight categories with a 

weighted average of 3.0 or more; plus an additional 

three above 2.50. These issues rank as follows: 

• Energy efficiency improvements 

• Assistance to purchase a home (down payment 

or counseling) 

• Homeowner rehabilitation assistance 

• Neighborhood code enforcement 

• Monthly housing rent assistance 

• Lead-based paint removal 

 

Table 2.3 is from Question 32 which asked Please 

indicate the need for improved and/or additional 

services for those with special needs in your 

community (1 = low; 4 = high). 

 

Similar to the previous tables, Table 2.3 also 

contains weighted averages of the programs 

needed in Falls City. Overall, two of the eight 

categories were rated at 3 or more; while, another 

three categories were above 2.5 on the scale. The 

following are the five categories in order of their 

weighted average: 

• Substance abuse services or counseling 

• Services for neglected children 

• Shelters or services for domestic violence victims 

• Centers for services for those with mental 

disabilities 

• Services for those with sensory or mobility 

impairments 

• Table 2.4 is the same as Table 2.3 but only 

includes individuals unhappy with their living 

situation. Due to the narrowing of these results, 

there are fewer numbers in the outcome but it 

provides a better focus on those needing these 

services. 

• With the cross-referencing, the number of 

weighted averages at "3" or more increased to 

five out of eight categories and a total of seven 

categories over 2.5. The categories in order are: 

• Substance abuse services or counseling 

• Shelters or services for domestic violence victims 

• Services for neglected children 

• Centers for services for those with mental 

disabilities 

• Services for those with sensory or mobility 

impairments 

• Homeless shelters or services 

• Wet shelters (homeless shelters for intoxicated 

individuals) 

 

Question 33 asked Would you support a Rental 

Inspection program by the City? 

 

Question 33 had 171 people answer. The results 

show 105 people or 61.4% favor a rental inspection 

program in Falls City; while, 17 people or 9.94% said 

they did not support such a program. In addition, 49 

people or 28.65% were not sure if they support such 

a program. 

 

This question was compared to those unhappy with 

their housing situation and the results were very 

similar. 
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Question 34 asked Would you support the use of 

City Incentives for the rehabilitation of existing 

housing? 
 

Question 34 had 169 people answer. The results 

show 129 people or 76.33% favor the use of 

incentives for the rehabilitation of existing housing 

in Falls City; while, seven people or 4.14% said they 

did not support such a program. In addition, 33 

people or 19.53% were not sure if they support such 

a program. 

Question 35 asked Do you support a pro-active 

approach to workforce housing? 
 

Question 35 had 168 people answer. The results 

show 104 people or 61.90% favor a pro-active 

approach to workforce housing in Falls City; while, 

nine people or 5.36% said they did not support such 

a program. In addition, 55 people or 32.74% were 

not sure if they support such a program. 

 

Question 36 asked Should the City's zoning code 

allow for Accessory Dwelling Units in residential 

areas? (small apartments in backyards, over 

garages, etc.)? 
 

This specific question was focused on determining 

support for accessory dwelling units (ADU) within 

residential zoning district. ADU's may be a separate 

dwelling in the backyard or above a garage, and 

even connected directly to the primary dwelling 

unit. 

 

Question 36 had 168 people answer. The results 

show 89 people or 52.98% favor this type of 

dwelling unit in Falls City; while, 36 people or 21.43% 

said they did not support these dwelling units. In 

addition, 43 people or 25.60% were not sure if they 

support such a dwelling unit. 

Question 37 asked Should the City's Zoning Code 

allow for houses 600 square foot in size? 

 

This is a spin off question from number 36. If Falls City 

is to allow ADU's then a number of them may be 

smaller units including 600 square feet. 

 

Question 37 had 168 people answer. The results 

show 96 people or 57.14% favor this type of 

dwelling unit in Falls City; while, 26 people or 15.48% 

said they did not support these dwelling sizes. In 

addition, 46 people or 27.38% were not sure if they 

support such a dwelling size. 
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Question 38 asked Would you live in a 'Tiny 

House" (600 square feet) house? 
 

This is a spin off question from numbers 36 and 37. It 

is asking people if they would live in a 600 square 

foot home if they are allowed. 
 

Question 38 had 172 people answer. The results 

show 53 people or 30.81% said they would live in a 

unit this small; while, 91 people or 52.91% said they 

live in a smaller unit. In addition, 28 people or 16.28% 

were not sure. 

However, when this question is once again cross-

referenced with those unhappy with their current 

living situation, 11 of 22 (50.0%) were willing to live in 

a smaller unit. Of the total 22 answers, eight or 

36.36% said No and 3 or 13.64% were unsure. 
 

Stakeholder Focus Group Results 

On August 6, 2020 there were a number of Focus 

Group meetings held both face to face and 

virtually. The MPC team met with the EDGE Board, 

Realtors/Housing Authority, City staff and officials. 
 

The questions were tailored for each focus group 

and they will be listed in each group. 
 

EDGE Board Focus Group 

What do you think is the greatest housing need in 

Falls City? 

• Dilapidated Renal Properties - Problem $200 to 

300/month 

• Mid-level Rental Housing is a struggle $600 to 

$1000/month rentals 

• For young professionals/family  

• Single People 

• Age of Housing 

• Local Commercial/Entertainment availability 

• Starter home availability 

• Missing $150 to 160k housing - not being 

updated 

• Wilderness Falls had some push back 

 

Has lack of housing been an issue regarding 

recruiting people? 

• Attorney moves in Hiawatha, KS - 18m 

• Pharmacists & husband moved to Auburn - 33 

miles 

• No aggressive code enforcement 

• Working on occupancy permit 

• Ordinance being written by City 

• Inspection program for rental & owner ­

occupied 

• Fiber to the home 

• Creep - bad condition of homes moving 

throughout the community 

• Pressure from landlords regarding the 

occupancy ordinance 
 

Are Appraisals impacting housing prices and sales 

• Only on high end housing 

• Comparable are difficult to find for the high-end 

housing 
 

Impacts of economic development efforts on 

housing. 

• Housing has not been an issue but work force 

has been (housing could be directly impacted 

by lack of work force) 

• Electricity is a barrier - other constraints 

• Builders/contractors 

 Complaining about workforce? Skilled trades 

persons 

 Lack of young people getting into the trades 

• Housing Incentives 

 Similar to most rural communities - income 

based 

 

What are some of your past strategies? 

• Wilderness Falls - Several housing projects 

• Spec Building - Grant 

• Champions Crossing 

• Owner occupied rehabilitation 

 

Realtors/Housing Authority Focus Group 

The realtor sector was joined by the executive 

director of the Falls City Housing Authority. 

 

What is greatest housing needs in Falls City? 

• Affordable housing 

 used to be close to 85% occupancy 

 Working to take off 13 total units 

• Market rate 

 mid-income around $18 to $19/hour 

incomes 

• Property management 
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• Builder want to build but costs are too high to 

make things work 

• 2BR Houses are bought up quickly 

• Private Management 

 Managing 25 units - no vacancies 

 Return On Investment - Investors are happy 

with RO1 

 Buying 2BR home for $25-30K renting out for 

$150+/Month 

 Pushed rental rates up by approx. 

$100/ month 

 Buying a higher quality home and getting 

a better rent 

 Sweet spot for new building rental - 120% of 

MHI 

 Biggest issues adding to housing cost 

 New Construction 

 Concrete costs are high 

 

• MLS report for Falls City area    

  

 53 active listings in Falls City 

 Ranches sale better the 2-story 

 

Are Comps an issue regarding loans? 

• Appraisers always get the job done 

• It always works out - only 2 houses in 8 years 

have had appraisals fail. 

 

Housing Authority going through Rental Assistance 

Demonstration (RAD) 

• Some subsidized & market rate (30% of income) 

 

City Focus Group 

What is greatest housing needs in Falls City? 

• Tiny Homes 

• Landlord/Tenant - very high utility bills = poor 

housing conditions 

• Benefit for upgraded properties & new rentals 

• Rentals are snatched up almost immediately 

• If there is money available to upgrade ­

landlords probably would not take it 

• Fair Housing Ordinance 

• Conditions are typically known due to utility 

employees, doctors, and teachers 

• Rents are low enough that people can afford 

• Monthly - 40 people move in - move out/ a high 

transient population 

• General increase in deterioration of the exteriors 

of existing housing (tired housing) 

 

What has been the effectiveness of past strategies 

(public & privately funded)? 

• Manpower is an issue - missing paint is not 

enforced as heavily as structural conditions 

• Large demands for owner - occupied rehab 

funds CDBG funds 

• Rental rehab - funds - discussed but the City has 

not gone down that path yet 

• Have not used CDBG as "gap" financing 

• Used CDBG for demolition (reuse funds) 

• All utilities are city owned/operated 

 

What has not worked in the past? 

• City has wanted to get landlords to pay past 

due utilities to get them turned back on 

• Occupied Permit - what is the political will 

• Issues with getting people to comply with 

abatement orders 

• Mowing of vacant properties is an issues 

• Better amenities and options 

 

 



 

16                                                                               City of Falls City Housing Needs Assessment  2021



 

City of Falls City  Housing Needs Assessment  2021       17

Introduction 
This Chapter of the Housing Needs Assessment 

Study examines the existing conditions for the city of 

Falls City.  It will examine demographic data as well 

as the physical condition and age of structures in 

the community.  
 

Falls City is the county seat and largest community 

within Richardson County. It is a major economic 

hub in southeast Nebraska. It is home to several 

employers and has a strong agricultural base. In 

addition, to education and major employers, Falls 

City is home to major recreational facilities such as 

the Dallas Jones Memorial Park.   
 

Falls City is approximately 23 miles west of Interstate 

29 along US Highway 159, 55 miles southeast of 

Nebraska City, and 99 miles south of Omaha. Falls 

City’s location is both a draw and a distraction for 

residents due to their location in southeast 

Nebraska. The area has some electrical limitations 

due to being at the end of the services line for 

Omaha Public Power District.  
 

Because of Falls City’s location, size and employer 

base, it is a hub for people to live as well. The 

community, due to Interstate 29, has quick access 

to the Omaha-Council Bluffs Metropolitan Area and 

the St. Josephs Metropolitan Area in Missouri. 

However, Falls City is not different from a majority of 

the United States with a housing shortage. Based 

upon the information obtained through the survey 

and focus group meetings, there is at a minimum a 

perceived shortage of quality, affordable housing 

($135,000 to $175,000) in the area. In addition, 

based upon the answers, there is demand for 

homes in the $45,000 to $85,000 price range; these 

homes will likely require light to heavy rehabilitation 

to create a safe, habitable structure.  
 

This study examines the existing conditions both via 

data and physical conditions. As stated earlier, 

these data have come from multiple sources 

including US Census, HUD, the Richardson County 

Assessors database, and more. In a number of 

cases these data have been field verified, 

especially on condition analysis.  
 

Ultimately, the Demand Analysis will be based upon 

several factors including:  

• US Census data 

• HUD data 

• Condition of structure (structures needing to be 

replaced)  



 

18                                                                               City of Falls City Housing Needs Assessment  2021

Housing Market: Current Conditions/Trends 
Population and Household trends 

The population of Richardson County and Falls City  

has been declining over the past few decades, and 

the trend is expected to continue during this 

planning period. The 5-year projection between 

2020 – 2025 anticipates a decrease in the total 

population of Falls City and similar decreases at the 

county level, but when you factor in margin of error, 

this is essentially a no-growth/no-loss scenario.   

 

However, these projections assume there are no 

major changes in the employment base i.e., no 

major employers relocate to or from Falls City or 

Richardson County. If there are major changes to 

the economic base of the area within the next five 

years, it will likely have an impact on population 

and household growth, and also housing demand.  

 

Current Vacancy Rate 

The single family for-sale market in Richardson 

County and Falls City is remarkably tight due to lack 

of available supply and based upon input, a lack of 

affordable quality housing within the community. 

Figure 3.1, illustrates the continued tightening of the 

Falls City housing market between 2010 and 2019. 

The most recent Census estimate, the 2015-2019 

American Community Survey indicates both the for-

sale and rental vacancy rate in Falls City remained 

extremely tight at 0.0% and 0.0% respectively. This is 

even tighter than the historic Midwest average sales 

vacancy rate of 2% and a historic rental vacancy 

rate of 10%.      

Figure 3.1 indicates the for-sale vacancy rate in Falls 

City has been tight since 2016 when it drop from a 

recent peak of 7.4% in 2014 and 2015. However, the 

Figure also shows the rental vacancy rate in 2010 

was relatively good at 6.6%, but dropped off 

completely in 2015 and has remained at 0% since. 

 

In the case of Falls City, the estimated overall 

effective housing vacancy rate of only 0.0%.1 These 

low rates are due to a lack of housing product 

available within the Falls City market. A healthy 

housing market should have an effective vacancy 

rate of between 5% and 7%. This ensures there is 

adequate product for new households moving into 

a community, and for existing residents to move up 

or change tenure if desired. A constrained housing 

market leads to price escalation, potential 

difficulties in attracting workers to a region, 

exasperating a tight labor market and hampering 

economic growth. The lack of available housing 

product may also cause frustration from existing 

residents who may not be able to find the desired 

product for their current lifestyle and may chose to 

leave the region in search of housing that fits their 

needs.  

  

 2010 Total Population 2020 Total Population 2025 Total Population 

2020-2025 Population 

Growth Rate 

Richardson County 9,531 8,099 7,911 -0.47% 

Falls City 4,325 4,167 4,052 -0.56% 

Nebraska 1,826,341 1,978,609 2,048,459 0.70% 

Source:  U.S Census Bureau: 2010 Decennial Census 

ESRI Population Estimates 

 2020 Total Households 2025 Total Households 

5-year household 

change (projected) 

2020 Average 

Household Size 

Richardson County 4,393 4,374 -19 2.18 

Falls City  2,178 2,158 -20 2.16 

Nebraska 861,375 893,696 32,321 2.46 

Source: ESRI Population Estimates 

1 The effective vacancy rate is a measure of the actual number of vacant properties that are available for sale or rent.  The 

effective vacancy rate excludes properties that are for occasional or seasonal use, housing for migrant workers, and properties that 

fall into the “other” category which are ones that are neither for sale or rent and are typically abandoned properties.   

 

Table 3.1: Population 2010 and 2020 

Table 3.2: Household Data 
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Falls City - Other Vacant Units 2010-2019 

2010:   72 units 

2011: 110 units 

2012:  130 units 

2013:  143 units 

2014:  173 units 

2015:  137 units 

2016:  148 units 

2019: 182 units 

 

 

Employment and Household Income 

There are two main sources of data for employment 

and household income, the American Community 

Survey and the Economic Census.  While both are 

products of the U.S. Census Bureau, they have very 

different methods of data collection. The American 

Community Survey respondents are individual 

households, while the Economic Census collects 

information directly from businesses. While related, 

those are fundamentally two distinct data sources. 

Taken together, their analysis provides a snapshot of 

a community’s economic health, including job and 

employment sector trends, including the number of 

businesses,  job growth or decline, average sector 

wages, household income, types of income, and 

poverty indicators. Since housing affordability, and 

the ability to maintain a house is directly related to 

income, analyzing employment and household 

incomes are crucial  to a comprehensive housing 

analysis.  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Household Income Ranges 

Table 3.3 illustrates the estimated the number of 

households by income range.   

 

Table 3.3: Household Income Ranges - Falls City 

Source: ESRI Income Estimates   

 

The biggest takeaway from Table 3.3 is the amount 

of households earning less than $50,000 annually. 

Overall, 51.54% of the households in Falls City in 

2019 made less than $50,000. Using the old 3:1 ratio 

(home value: household income), this mean the 

maximum that 1/2 of the households in Falls City 

could  afford is less than $150,000.00 or less.  

 

This becomes especially concerning when the 

definition of Workforce Housing includes homes as 

high as $250,000.00. Less than 30% of the 

households in Falls City could afford a home valued 

at $250,000 or more.  
 

Table 3.4 illustrates the estimated growth of annual 

per capita and household income growth within 

Falls City. The current annual household income 

growth rate is estimated at 2.30%, which is a modest 

5-year growth rate. Whether this increase turns into 

an actual increase in real buying power among the 

households will depend on the inflation rate over 

the next five years.    

 

Table 3.4: Per Capita and Household Income 

Growth - Falls City 

Source: ESRI Income Estimates   

 

 

 

 

 

 

 

2019 Household Income Range  Falls City 
Percent of 

Households 

Less than $15,000 289 15.32% 

$15,000-$24,999 221 11.72% 

$25,000-$34,999 221 11.72% 

$35,000-$49,999 241 12.78% 

$50,000-$74,999 352 18.66% 

$75,000-$99,999 313 16.60% 

$100,000-$149,999 175 9.28% 

$150,000-$199,999 41 2.17% 

$200,000 or greater 3 1.75% 

2019 Households by Income Base 1,886 100% 

  Falls City 

2020-2025 Per Capita Income:  

Annual Growth Rate 2.30% 

2020-2025 Median Household Income:  

Annual Growth Rate 2.05% 

Figure 3.1: Vacancy Rates 
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At Risk Households 

Another key factor to examine are those 

households at risk of entering into a housing crisis, 

becoming homeless, or due to income constraints 

not able to maintain their housing. The poverty rate 

estimate in Falls City is 126% of the overall state of 

Nebraska poverty rate estimate (15.2% v. 12.0%). 

Those households tend to be the highest risk for 

homelessness because they are living on the 

financial edge and may have issues of income, 

food and housing insecurity. The households likely 

require deeply subsidized housing to keep their 

housing expenses below 30% of the household 

income. This subsidy can be in the form of public 

housing, or private housing with rent subsidy 

contracts.  

 

Table 3.5: At Risk Households– Falls City 

Employment and Jobs 

The regional economy has a direct effect on the 

housing market. Job growth without the 

corresponding increase in housing units can create 

pressures on the housing market leading to price 

inflation and dissatisfaction with the perceived 

value of the neighborhood. Existing homeowners 

during these periods of price escalation, may see 

the upward movements of prices as a great return 

on their investment, while renters may see the 

opportunities for homeownership shrink. In addition, 

potential new residents may see the high housing 

costs as a reason to look to other communities for 

employment. Conversely, if there is an economic 

downturn and corresponding loss of jobs within a 

community, there will be downward pressures on 

the housing market pushing values lower because 

demand has lessened. Homeowners may see this 

as a loss in their equity, while renter households may 

see this as an opportunity to move into 

homeownership where previously they were priced 

out.   

 

Falls City’s economy has been stable over the 

years, but business and community leaders, raised 

concerns about the impact of the current housing 

market on business retention and expansion efforts.   
 

Increasing Jobs 

According to Census estimates Richardson County 

lost a net 33 jobs between 2010 and 2019.  
 

Top three sectors for job increase were: 

• Construction (144 jobs) 

• Manufacturing (83 jobs) 

• Educational services, and health care and 

social assistance(51 jobs) 
 

The top three sectors for job losses during the same 

time period were: 

• Public Administration (-87 jobs) 

• Wholesale Trade (-30 jobs) 

• Retail Trade (-16 jobs) 

• Information (-16 jobs) 
 

During this time period, housing production and 

jobs were negatively impacting the community. The 

other factor impacting the housing market is the 

type of job and corresponding salaries. According 

to the 2018 County Business Pattern Data, the most 

current data available at time of writing, there were 

1,768 employees with a combined annual payroll of 

$55,891,000.00 in Richardson County. This equates 

to an average annual salary of $31,612.56.  
 

Of course, not all jobs pay equally, and Table 3.6 

breaks down the average salary by employment 

sector. The top average salary in 2018 was in the 

Information Sector with an average salary of 

53,731.71. The second highest average salary was in 

manufacturing at $47,044.12. Finally, wholesale 

trade had the third highest average salary at 

$43,427.54. 
 

While there are a large number of jobs, there is also 

a wide variance between average salaries among 

the jobs in Richardson County. Nearly three-

quarters (71.2% or 1,259) of the jobs have an 

average salary of less than $40,000.00, as reported 

by business establishments. Just slightly less 4 in 10 

(39.6% or 700 jobs) earn salaries less than $30,000.00. 

It is important to note three of the top four 

employment sectors has an average salary less 

than $40,000.00. These working households are likely 

those with the highest housing cost burden, and the 

high housing costs in Richardson County 

exasperate this situation.  

 

Variable 

Falls 

City 

2015-2019 ACS Households Below the Poverty Level 613 

Percent below the poverty level 15.15% 

2015-2019 ACS Households with 1+ Persons with a  

Disability 653 

2015-2019 ACS Households at or Above the Poverty 

Level 3,432 

2015-2019 ACS Married Couple Families below  

Poverty Level 0 

2015-2019 ACS Households with Social Security  

Income 696 

2015-2019 ACS Households with No Social Security 

Income 1,264 

2015-2019 ACS Households with Retirement Income 170 

2015-2019 ACS Households with No Retirement  

Income 1,790 

2015-2019 ACS Households with Public Assistance 

Income 112 

2015-2019 ACS Households with No Public Assistance 

Income 1,848 

2015-2019 ACS Total Households 1,960 
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Housing policies should be focused on addressing 

the cost burden and housing quality of those 

households.  

 

Housing Age, Quality and Abandonment 

The housing stock in Falls City continues to age and 

many units are showing signs of disrepair. As each 

year goes the housing stock ages, and if new units 

are not placed in service or existing units are not 

maintained or renovated, neighborhoods can 

deteriorate, which leads to disinvestment and 

possible abandonment. The table below illustrates 

the number of housing units by year constructed. It 

is important to note the median age of the housing 

stock in Falls City is nearly 90 years. These structures 

can show signs of significant wear and major 

mechanical systems are well past their useful life.   

 

Some of this deterioration is manifesting itself 

through exterior conditions and visible signs of 

failing systems. According to Table 3.10, 651 

residential units are considered to be less than 

average condition; this represents 35.0% of the 

housing stock. However, 69 units or 3.7% were rated 

as “Badly Worn to “Worn Out” or “Worn Out”.  

Overall, more than 1 in every 3 residential units in 

Falls City are considered worse than average 

regarding their condition. These different conditions 

are defined by the County as follows: 

• Worn Out: A conditional worse than “Badly Worn”  

• Badly Worn: Repair and overhaul needed on painted 

surfaces, roofing, plumbing, heating, numerous functional 

 Falls City 

Units Built in 2014 or Later 0 

Units Built in 2010-2013 78 

Units Built in 2000-2009 0 

Units Built in 1990-1999 124 

Units Built in 1980-1989 79 

Units Built in 1970-1979 365 

Units Built in 1960-1969 210 

Units Built in 1950-1959 156 

Units Built in 1940-1949 230 

Units Built in 1939 or Earlier 1,071 

Median Year Structure Built 1933 

Source: US Census 2015– 2019 American Community Survey 

NAICS 

Code 

Employment Sector Year Establishments Employees 1st Quarter 

Payroll 

(1,000) 

Annual  

Payroll (1,000) 

Average Salary 

0 Total for all sectors 2018 261 1,768  $12,817  $55,891  $31,612.56 

52 
Finance and  

insurance 
2018 12 72  $664  $2,846  $39,527.78 

23 Construction 2018                     28 77  $546  $2,605  $33,831.17 

48-49 
Transportation and 

warehousing 
2018 23 51  $232  $1,071  $21,000.00 

62 
Health care and  

social assistance 
2018 21 410  $3,377  $13,940  $34,000.00 

11 
Agriculture, forestry, 

fishing and hunting 
2018 (D) (D)  (D)  (D)  (D) 

42 Wholesale trade 2018 30 138  $1,293  $5,993  $43,427.54 

51 Information 2018 5 41  $535  $2,203  $53,731.71 

56 

Administrative and 

support and waste 

management and 

remediation services 

2018 7 24  $119  $611  $25,458.33 

54 

Professional, scientific, 

and technical  

services 
2018 11 60  $436  $1,607  $26,783.33 

31-33 Manufacturing 2018 12 272  $2,710  $12,796  $47,044.12 

53 
Real estate and rental 

and leasing 
2018 4 8  $42  $186  $23,250.00 

44-45 Retail trade 2018 40 280  $1,686  $7,074  $25,264.00 

81 

Other services 

(except public  

administration) 
2018                   36 108  $376  $1,619  $14,990.74 

61 Educational services 2018 (D) (D)  (D)  (D)  (D) 

72 
Accommodation and 

food services 
2018 22 155  $455  $1,886  $12,167.74 

71 
Arts, entertainment, 

and recreation 
2018 3 12  $44  $208  $17,333.33 

99 
Industries not  

classified 
2018                       4 2 $5 $43 $21,500.00 

Table 3.7: Number of Units by Year Built 

Table 3.6: Employment and Income – Richardson County  
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inadequacies, substandard utilities, etc. This condition is 

found only in extraordinary circumstances. Excessive 

deferred maintenance and abuse, limited value-in-use, 

approaching abandonment or major reconstruction, reuse 

or change in occupancy is imminent. Effective age of the 

residence is near the end of the scale regardless of the 

actual chronological age. 

• Average: Some evidence of deferred maintenance and 

normal obsolescence with age in that a few minor repairs 

are needed, along with some refinishing. But with all major 

components still functional and contributing toward an 

extended life expectancy, effective age and utility is 

standard for like properties of its class and usage. 

• Good: No obvious maintenance required but neither is 

everything new. Appearance and utility are above the 

standard, and the overall effective age will be lower than 

the typical property. 

• Very Good: All items well maintained, many having been 

overhauled and repaired as they've showed signs of wear, 

increasing the life expectancy and lowering the effective 

age with little deterioration or obsolescence evident with a 

high degree of utility. 

• Excellent: All items that can normally be repaired or 

refinished have recently been corrected, such as new 

roofing, paint, furnace overhaul, state-of-the-art 

components, etc. With no functional inadequacies of any 

consequence and all major short-lived components in like-

new condition, the overall effective age has been 

substantially reduced upon complete revitalization of the 

structure regardless of the actual chronological age. 

 

If properties are allowed to fall into disrepair either 

because the owner does not have the resources to 

maintain the structure, or simply through neglect, 

properties can become extremely delipidated.  At 

some point, if there is no intervention, it may cost 

more to rehabilitate a structure than it is 

economically feasible, and in many cases those 

properties become abandoned.  The 2014 – 2019 

ACS 5-year survey identified 182 housing units 

classified as “Vacant – Other” in Falls City. Those 

units are neither for sale or rent and tend to be off 

the market due to poor condition or abandonment. 

The number of Vacant-Other have basically 

increased between 2010 and 2019 with a low of 72 

units in 2010 and a high of 182 units in 2019. The 182 

units identified by the ACS Census survey is higher 

than the 69 units identified in Table 3.10 with 

Income Distribution Overview Owner Renter Total 

Household Income <= 30% HAMFI 175 125 300 

Household Income >30% to <=50% HAMFI                 270  105 375 

Household Income >50% to <=80% HAMFI 190 75 365 

Household Income >80% to <=100% HAMFI 150 30 180 

Household Income >100% HAMFI 700 90 790 

Total 1,480 430 1,910 

Housing Problems Overview 1 Owner Renter Total 

Household has at least 1 of 4 Housing Problems 350 130 480 

Household has none of 4 Housing Problems 1,135 300 1,435 

Cost burden not available - no other problems 0 0 0 

Total 1,480 430 1,910 

Severe Housing Problems Overview 2 Owner Renter Total 

Household has at least 1 of 4 Severe Housing Problems 140 75 215 

Household has none of 4 Severe Housing Problems 1,340 355 1,695 

Cost burden not available - no other problems 0 0 0 

Total 1,480 430 1,910 

Housing Cost Burden Overview 3 Owner Renter Total 

Cost Burden <=30% 1,130 325 1,455 

Cost Burden >30% to <=50% 220 55 275 

Cost Burden >50% 125 50 175 

Cost Burden not available 0 0 0 

Total 6,545 430 1,910 

Nearly 26% of renter households 

earn less than 30% the HUD Area 

Median Family Income (HAMFI). 

Only 7.2% of owner households 

meet the same criteria. Overall, 

65% of renter occupied made less 

than 80% of the HAMFI.  

Nearly 40% of renter households 

had at least 1 of 4 housing 

problems present in the place of 

residence. While only 17% of 

owner-occupied units met this 

criteria. In reality, no housing unit 

should be meeting any of the 

housing problems. 

Nearly 35% of renter households 

had at least 1 of 4 severe housing 

problems present in the place of 

residence.  Therefore, nearly 65% 

had no issues identified in a rental 

unit. While only 6.4% of owner-

occupied units met this criteria. In 

reality, no housing unit should be 

meeting any of the housing 

1.     The four housing problems are: incomplete kitchen facilities; incomplete  plumbing 

facilities  more than 1 person per room; and cost burden greater than 30%. 

2.     The four severe housing problems are: incomplete kitchen facilities; incomplete plumbing 

facilities; more than 1 person per room; and cost burden greater than 50%. 
3.     Cost burden is the ratio of housing costs to household income. For renters- housing cost is 

gross rent (contract rent plus utilities) 
        For owners- housing cost is "select monthly owner costs" which includes mortgage 

payment; utilities; association fees; insurance; and real estate taxes. 

Nearly 35% of renter households 

have been identified to have a 

housing cost burden; the majority 

are paying over 50% of their 

income in rent and other 

associated items.  While nearly 

84% of owner occupied units had 

NO housing cost burden.  

Table 3.8: Comprehensive Housing Affordability Strategy (CHAS) 
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Table 3.9: Comprehensive Housing Affordability Strategy (CHAS) cont. 

 

 

 

 

Income by Housing Problems  

(Owners and Renters) 

Household 

has at least 

1 of 4 

Housing 

Problems 

Household 

has none of 

4 Housing 

Problems 

Cost Burden 

not 

available - 

no other 

housing 

problems 

Total 

Household Income <= 30% HAMFI 235 65 0 300 

Household Income >30% to <=50% HAMFI 170 205 0 375 

Household Income >50% to <=80% HAMFI 45 215 0 265 

Household Income >80% to <=100% HAMFI 0 180 0 180 

Household Income >100% HAMFI 25 765 0 790 

Total 480 1,435 0 1,910 

Income by Housing Problems  

(Renters only) 

Household 

has at least 

1 of 4 

Housing 

Problems 

Household 

has none of 

4 Housing 

Problems 

Cost Burden 

not 

available - 

no other 

housing 

problems 

Total 

Household Income <= 30% HAMFI 60 65 0 125 

Household Income >30% to <=50% HAMFI 40 65 0 105 

Household Income >50% to <=80% HAMFI 0 75 0 75 

Household Income >80% to <=100% HAMFI 0 30 0 30 

Household Income >100% HAMFI 25 65 0 90 

Total 130 300 0 430 

Income by Housing Problems  

(Owners only) 

Household 

has at least 

1 of 4 

Housing 

Problems 

Household 

has none of 

4 Housing 

Problems 

 Cost 

Burden not 

available - 

no other 

housing 

problems 

Total 

Household Income <= 30% HAMFI 175 0 0 175 

Household Income >30% to <=50% HAMFI 130 140 0 270 

Household Income >50% to <=80% HAMFI 45 140 0 190 

Household Income >80% to <=100% HAMFI 0 150 0 150 

Household Income >100% HAMFI 0 700 0 700 

Total 350 1,135 0 1,480 

Income by Cost Burden  

(Owners and Renters) 

Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 235 135 300  

Household Income >30% to <=50% HAMFI 170 30 375  

Household Income >50% to <=80% HAMFI 45 10 265  

Household Income >80% to <=100% HAMFI 0 0 180  

Household Income >100% HAMFI 0 0 790  

Total 450 175 1,910  

Income by Cost Burden  

(Renters only) 

Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 65 50 125  

Household Income >30% to <=50% HAMFI 40 0 105  

Household Income >50% to <=80% HAMFI 0 0 75  

Household Income >80% to <=100% HAMFI 0 0 30  

Household Income >100% HAMFI 0 0 90  

Total 105 50 430  

Income by Cost Burden  

(Owners only) 

Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 170 85 175  

Household Income >30% to <=50% HAMFI 130 30 270  

Household Income >50% to <=80% HAMFI 45 10 190  

Household Income >80% to <=100% HAMFI 0 0 150  

Household Income >100% HAMFI 0 0 700  

Total 345 125 1,480  

When examining housing 

problems vs. income, 87% of ALL 

HOUSEHOLDS with at least 1 of 4 

identified housing problems 

belonged to households earning 

less than 80% of the Median 

Income.; 41% of them earned less 

than 30% of the HAMFI. Overall, 

45% of ALL Households were 

earning less than 80% of HAMFI 

and living in a house with 1 of 4 

housing problems.   

Applying the same concepts to 

rentals only, 97% of renters in a 

homes reporting at least 1 of 4 

housing problems were earning 

80% OR LESS of the HAMFI for Falls 

City. Nearly 73% of ALL RENTERS 

earned 80% of HAMFI and lived in 

a housing unit with at least 1 of 

the 4 housing problems. 

Nearly 73% of all owner-occupied 

households with at least 1 of 4 

housing problems were earning 

80% or less of the local HAMFI. 

Overall, nearly 30% of all owner-

occupied households were 

earning 80% or less of the HAMFI.  

Overall, 45% of ALL HOUSEHOLDS 

earning 80% or less of the HAMFI 

had a Housing Cost Burden. In 

addition, 12% of ALL HOUSEHOLDS 

were earning less than 30% of the 

HAMFI.   

Rental households with a cost 

burden had nearly 73% of 

households earning 80% or less of 

the HAMFI. Nearly 17% were 

earning over 100% of the HAMFI.   

Regarding owner-occupied 

households having a housing cost 

burden, only 29.6% earned 80% or 

less of the HAMFI. However, 58% 

were earning a rate greater than 

100% of the HAMFI.  
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conditions of “Worn Out” or “Worn Out to Badly 

Worn”; therefore, some of the units within the “Badly 

Worn” category fit into the Vacant-other listing.  

 

In order to improve the quality of the housing stock 

in Falls City, these units will need to be addressed.  

This can be done through either demolition or 

rehabilitation. Each structure will need to be 

evaluated for market potential and economic 

feasibility of renovation.   

 

The data in Table 3.10 and Table 3.11as well as the 

conversations with the different groups within Falls 

City confirm one another; there is more than a 

housing shortage in Falls City, there is a shortage of 

decent, affordable housing for those in the lowest 

income levels. The following data and maps will 

provide more information on the need for better 

quality housing in Falls City.  

 

The following maps indicate the quality of 

residential dwelling units by City Council Ward 

throughout Falls City. The data for the maps are 

based on the data within the Richardson County 

Assessor’s database.   

 

 

Falls City Housing by City Council Ward 
The housing conditions are broke down into even 

more detail by examining the overall data at the 

City Council Ward and Precinct level. The following 

pages are divided into each Ward and then into 

each precinct of the Ward.   

 

Key Terminology  
Average condition is the average as calculated on 

the condition rating from the Richardson County 

Assessor’s Office. The scale is as follows: 

Very Good = 50 

Good to Very Good = 45 

Good = 40 

Average to Good = 35 

Average = 30 

Badly Worn to Average = 25 

Badly Worn = 20 

Worn Out to Badly Worn = 15 

Worn Out = 10 

 

 

 

 

 

Table 3.11: Residential Building Conditions by Ward 

Table 3.10: Single-family Homes by Year Built and Condition - Richardson County 

2020 PAD Data 

Condition Before 
1930 

1931- 
1960 

1961- 
1970 

1971- 
1980 

1981- 
1990 

1991- 
2000 

2001- 
2010 

2011- 
2016 

Total 

Worn Out 1 2 0 0 0 0 0 0 14 

Worn out-Badly Worn 47 2 0 6 0 0 0 0 55 

Badly Worn 159 17 2 6 1 0 0 0 185 

Badly Worn-Average 313 58 8 16 1 1 0 0 397 

Average 281 101 24 30 2 8 3 4 453 

Average-Good 217 110 85 77 5 20 3 1 518 

Good 70 44 25 36 7 13 5 2 202 

Good-Very Good 2 5 0 6 2 6 5 5 31 

Very Good 0 1 0 0 0 0 0 6 7 

Total 1,090 340 144 177 18 48 16 18 1,862 

 

Worn 

Out  

(10) 

%  

Worn 

Out 

Worn  

Out to 

Badly 

Worn  

(15) 

%  

Worn  

Out to 

Badly 

Worn 

Badly 

Worn  

(20) 

%  

Badly 

Worn 

Badly 

Worn to 

Average 

(25) 

%  

Badly 

Worn to 

Average 

Average 

(30) 

%  

Average 

Average 

to  

Good 

(35) 

%  

Average 

to  

Good 

Good 

(40) 

%  

Good 

Good  to 

Very 

Good 

(45) 

%  

Good   

to Very 

Good 

Very 

Good 

(50) 

%  

Very 

Good 

Total  

Residential 

Structures 

First Ward  0.0%  0.0% 6 1.4% 29 6.9% 65 15.5% 186 44.3% 102 24.3% 27 6.4% 5 1.2% 420 

Second 

Ward 
4 0.8% 11 2.3% 36 7.4% 105 21.6% 145 29.9% 131 27.0% 50 10.3% 3 0.6%  0.0% 485 

Third Ward 4 0.8% 13 2.7% 45 9.5% 102 21.6% 132 27.9% 137 29.0% 38 8.0%  0.0% 2 0.4% 473 

Fourth 

Ward 
6 1.2% 31 6.4% 98 20.2% 161 33.3% 111 22.9% 64 13.2% 12 2.5% 1 0.2%  0.0% 484 

Total  

Residential 

Structures 

14 0.8% 55 3.0% 185 9.9% 397 21.3% 453 24.3% 518 27.8% 202 10.8% 31 1.7% 7 0.4% 1,862 

Source: Richardson County Assessor’s Database, MPC and CPI 2021 

 Source: Richardson County Assessor’s Database, MPC and CPI 2021 
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Falls City: Ward 1 
Ward 1 covers the northern portion of Falls City 

(north of a line crossing 21st and 23rd Streets). 

Overall, Ward 1 has a total of 420 total residential 

structures. See Figure 3.2 for a map of the entire 

Ward 1.  
 

On a scale of 10 to 50, with “50” being Very Good 

and “10” being Worn Out, the overall condition 

average for Ward 1 is 35.4 or slightly better than 

“Average to Good”; however, Ward 1 as a whole is 

considerably better than Falls City as a whole which 

has a 30.14 (Average Condition) average. The 

Ward has a total of six residential units rated as 

Badly Worn and none in worse condition. These 

conditions represent 1.4% of all residences in the 

Ward.  
 

The average year residential structures in Ward 1 

were constructed was 1953. Therefore the average 

age of a residential structure in Ward 1 is 68 years 

old. This indicates a potential need for rehabilitation 

and energy efficiency upgrades in the majority of 

the homes in Ward 1.  The oldest residences in Ward 

1 date to 1866 with a total of six residences 

constructed pre 1900’s. 
 

In addition to Table 3.11, there are maps for each 

individual Ward with the units identified. The 

individual units are color coded with Table 3.11; 

therefore, the conditions and location of specific 

units are identified.   
 

Falls City: Ward 1 Conclusions 

Ward 1 is by far the Ward with the newest and 

overall best kept housing within Falls City. Housing 

stock in Ward 1 constructed prior to 1940 represents 

32.9% of the housing stock in the Ward. However, it 

is balanced by 52 units or 12.4% of Ward 1 which 

were constructed after 1980.  
 

Redevelopment is a major component in a 

comprehens ive hous ing st rategy. The 

redevelopment portion of this strategy involves a 

couple of approaches, including: 

• Condemnation, demolition, and infill 

• Rehabilitation 

• Energy efficiency upgrades 

There are different mechanisms available for 

funding each of these approaches, these will be 

discussed in more detail in the Funding Chapter.  
 

Overall, the Ward 1 has 420 residential units; 

however, 318 or 75.7% of these units are rated 

above Average Condition. At a minimum, within 

Ward 1 there is between one and six units needing 

to be evaluated and seriously considered for 

demolition.  

Falls City: Ward 2 
Ward 2 covers the heart of the community 

including the downtown area. Overall, Ward 2 has 

a total of 484 total residential structures. See Figure 

3.4 for a map of Ward 2.  

 

On a scale of 10 to 50, with “10” being Worn Out 

and “50” being Very Good, the overall condition 

average for Ward 2 is 41.5 or slightly better than 

“Good” condition. However, there are 157 

residences or 32.4% rated in worse condition than 

Average. The overall rating for Ward 2 is “Good” 

but a large number of the residences need some 

remodeling and rehabilitation and in some cases 

demolition.   

 

The majority of Ward 2’s “Worn Out” and “Worn Out 

to “Badly Worn” residential structures were built in 

1900 and 1910. Only one structure pre-dates 1900 

(1890) while, one was constructed after 1910 (1924).   

 

The average year residential structures in Ward 2 

were constructed was 1924. The average residence 

in Ward 2 is 97 years old. This is one of the original 

parts of the community dating back to the city’s 

founding. The average age versus the average 

condition means there has been some 

rehabilitation in the past. The oldest residence in 

Ward 2 was constructed in 1851. Overall, Ward 2 

has 12 residences built prior to the 1900’s. In 

addition, Ward 2 has seen only 15 new residential 

structure erected since 1980.  

 

However, there is some future rehabilitation 

needing to be accomplished; in some cases, 

demolition may be warranted.  

 

Falls City: Ward 2 Conclusions 

The data found in Table 3.11 examines the same 

housing conditions, but in tabular form, in Falls City 

by Ward. The data has been downloaded from the 

Richardson County Assessor’s database. These 

data are critical since the future demand for 

housing is not simply limited to the demand but also 

includes the need for replacement units.  

 

Overall, Ward 2 likely has 15 residential structures 

needing to be demolished during this planning 

period. It is difficult to cross-reference data to 

determine if these 15 structures are considered to 

be part of the “other-Vacant” units from the 

Census. If they are then the need for relocation of 

residents will not be an issues; however, if there are 

residents, the strategy needs to focus on relocation 

of residents to better housing conditions.  
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Figure 3.2: Structure Condition - Ward 1 
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Figure 3.3: Structure Age - Ward 1 
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Figure 3.4: Structure Conditions - Ward 2 
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Figure 3.5: Structure Age - Ward 2 
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Redevelopment is a major component in a 

comprehensive hous ing st rategy. The 

redevelopment portion of this strategy involves 

several approaches, including: 

• Condemnation, demolition, and new infill 

• Rehabilitation 

• Demolition 

There are different mechanisms available for 

funding each of these approaches, these will be 

discussed in more detail in the Funding Chapter.  

 

Falls City: Ward 3 
Ward 3 covers the south central portion of Falls City. 

Overall, Ward 3 has a total of 473 total residential 

structures. See Figure 3.6 for a map of the entire 

Ward 3.  
 

Ward 3 has the second greatest number of 

residences rated as “Worn Out” or “Worn Out to 

Badly Worn” with 17 structures or 24.6% of all 

structures rated as such. On a scale of 10 to 50, with 

“10” being “Worn Out” and “50” being “Very 

Good”, the overall condition average for Ward 3 is 

29.7 or a condition slightly below Average. Ward 3’s 

average is slightly below the community-wide 

average of 30.14.  
 

The structures rated a “10” or “15” were spread out 

amongst structures built between 1900 and 1945. 

Over half, 58.8% were constructed in the years 1900 

and 1910.  
 

The average year residential structures were 

constructed in Ward 3 was 1932 and 1933 (average 

is 1932.974). The oldest residential structure in Ward 

3 is dated 1840, plus, a total of 14 structures 

constructed prior to 1900.  However, there have 

been 17 new residential structures built since 1980 in 

this Ward.  
 

However, there is some future rehabilitation 

needing to be accomplished; in some cases, 

demolition may be warranted.  
 

Falls City: Ward 3 Conclusions 

The data found in Table 3.11 examines the same 

housing conditions, but in tabular form, in Falls City 

by Ward. The data has been downloaded from the 

Richardson County Assessor’s database. These 

data are critical since the future demand for 

housing is not simply limited to the demand but also 

includes the need for replacement units.  
 

Overall, Ward 3 likely has 17 residential structures 

likely needing to be demolished during this 

planning period. The majority of these homes were 

constructed in 1900 or 1910. It is difficult to cross-

reference data to determine if these structures are 

considered to be part of the “other-Vacant” units 

from the Census. If they are then the need for 

relocation of residents will not be an issues; 

however, if there are residents, the strategy needs 

to focus on relocation of residents to better housing 

conditions.  
 

Redevelopment is a major component in a 

comprehensive hous ing st rategy. The 

redevelopment portion of this strategy involves 

several approaches, including: 

• Condemnation, demolition, and new infill 

• Rehabilitation 

• Demolition 

There are different mechanisms available for 

funding each of these approaches, these will be 

discussed in more detail in the Funding Chapter.  
 

Falls City: Ward 4 
Ward 4 covers the remaining portion of the city on 

the south side. See Figure 3.8 for a map of the entire 

Ward 4. In total there are 484 residences in Ward 4.  
 

Ward 4 has the greatest number of residences 

rated as “Worn Out” or “Worn Out to Badly Worn” 

with 37 structures or 55.2% of all structures rated as 

such. On a scale of 10 to 50, with “10” being “Worn 

Out” and “50” being “Very Good”, the overall 

condition average for Ward 4 is 26.0 or a condition 

below “Average” and nearly considered to be 

“Badly Worn” to “Average”. Ward 3’s average is 

considerably below the community-wide average 

of 30.14. Ward 4 has the worst housing conditions as 

a whole compared to all other Wards within Falls 

City.  
 

The structures rated a “10” or “15” were spread out 

amongst structures built between 1890 and 1977. 

Over half, 62.2% were constructed in the years 1900 

and 1910.  
 

The average year residential structures were 

constructed in Ward 3 was 1924. The oldest 

residential structure in Ward 3 is dated 1875, plus, a 

total of seven structures constructed prior to 1900.  

However, there have been 18 new residential 

structures built since 1980 in this Ward, these are 

predominately on the east edge of Falls City and 

along 13th Street.  
 

However, there is some future rehabilitation 

needing to be accomplished; in some cases, 

demolition may be warranted.  
 

Falls City: Ward 4 Conclusions 

The data found in Table 3.11 examines the same 

housing conditions, but in tabular form, in Falls City 

by Ward. The data has been downloaded from the 
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Richardson County Assessor’s database. These 

data are critical since the future demand for 

housing is not simply limited to the demand but also 

includes the need for replacement units.  
 

Overall, Ward 4 likely has 37 residential structures 

likely needing to be demolished during this 

planning period. The majority of these homes were 

constructed in 1900 or 1910. It is difficult to cross-

reference data to determine if these structures are 

considered to be part of the “other-Vacant” units 

from the Census. If they are then the need for 

relocation of residents will not be an issues; 

however, if there are residents, the strategy needs 

to focus on relocation of residents to better housing 

conditions.  
 

Redevelopment is a major component in a 

comprehens ive hous ing st rategy. The 

redevelopment portion of this strategy involves 

several approaches, including: 

• Condemnation, demolition, and new infill 

• Rehabilitation 

• Demolition 

There are different mechanisms available for 

funding each of these approaches, these will be 

discussed in more detail in the Funding Chapter.  
 

Community-wide Assessment 
Community-wide, Falls City has some properties in 

seriously bad condition. The vast majority of these 

poor properties are south of the Burlington Santa Fe 

Railroad mainline in Ward 1. However, Table 3.12 

indicates condition issues within all four Wards of 

Falls City. Overall, there are 1,676 units rated as 

Below Normal and worse, including 77 rated as 

Poor or Very Poor.  
 

Table 3.12: Poor to Very Poor Residences by City 

Council Ward 

 

The overall breakdown of Worn Out and Worn Out 

to Badly Worn Conditions by Ward are as follows: 

• Ward 1      6 structures 

• Ward 2   51 structures 

• Ward 3   62 structures 

• Ward 4  135 structures 

Overall, the structures rated Badly Worn or worse 

accounted for 13.6% of all residential structures in 

Falls City at the time of this study.  

 

According to the data from the Richardson  County 

Assessor’s office, Falls City needs to seriously 

examine a minimum of 69 residences in the 

community for possible demolition. This is just the 

start, the City also needs to do a thorough review of 

the 254 residences considered to be “Badly Worn” 

or worse. Based upon the 2018 ACS Census Data, 

there were 182 Other Vacant units within Falls City. 

These data suggest these 182 vacant structures fall 

into the 254 in need of further review.  

 

Digging deeper into the Richardson County 

Assessor’s data, indicates the worst of the 

residences are not strictly limited to the older 

structures in Falls City. The data indicate residences 

constructed recently as 1977 are considered to be 

in Worn Out to Badly Worn condition.  

 

Figures 3.10 and 3.11 are community-wide views of 

the residential conditions and age. This is strictly for 

a getting a more detailed view of these two data.  

 

Hot Spot Analysis 
Hot Spot Analysis works by assessing the condition 

value of each residential property within the 

context of the neighboring residential condition 

value. The analysis tool looks for clusters of 

statistically significant spatial clusters of high values 

(hot spots) or low values (cold spots). This analysis is 

useful for quickly finding clusters of poor-quality 

structures that may need targeted for rehabilitation 

or targeted code enforcement activities including 

both demolition or rehabilitation. Each structure will 

need to be evaluated for market potential and 

economic feasibility of renovation.  Figure 3.12 

shows the Hot Spot conditions for Falls City.  
 

 

Ward Worn Out 

Condition 

Badly 

Worn 

Condition 

Total Worn Out 

to Badly 

Worn 

Condition 

1 0 6 6 0 

2 4 36 51 11 

3 4 45 62 13 

4 6 98 135 31 

Total 14 185 254 55 
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Figure 3.6: Structure Conditions - Ward 3 
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Figure 3.7: Structure Age - Ward 3 
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Figure 3.8: Structure Conditions - Ward 4 
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Figure 3.9: Structure Age - Ward 4 
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Figure 3.10: Structure Conditions - Community-wide 
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Figure 3.11: Structure Age - Community-wide 
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Figure 3.12: Hot Spot Analysis 
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The demand for additional housing, and housing to 

support Falls City’s employment base is strong, and 

the need will not be filled under the current rate of 

new construction. The addition of new housing 

product can be completed through new 

construction, or the substantial rehabilitation of units 

not currently on the market. As discussed, 

previously, the housing market has further 

tightened, and the current combined sales and 

rental vacancy rates in Falls City equate to an 

overall effective housing vacancy rate of only 0.0%. 

These low rates are due to a lack of housing 

product including to some extent quality rental 

housing within the Falls City market. A healthy 

housing market should have an effective vacancy 

rate of between 5% and 7%.  Below, we discuss the 

potential housing demand and production needs 

to achieve an effective vacancy rate between 5% 

and 7%.  

 

 

 

 

 

Falls City Demand Analysis 
The housing demand for Falls City is determined by 

a four major elements: Current needs, projected 

household change, pent up demand, and 

commuter capture.  

 

1. Current Needs: Current Needs are the net 

number of housing units needed to bring the 

housing market into a healthy vacancy rate.  It 

is the difference between units needed and 

existing units that are for-sale or for rent. 

2. Projected Household Change: This is the 

forecasted change in the number of 

households in Falls City. The five-year projection 

indicates a small increase in housing units are 

expected. This growth can be accommodated 

by either new construction or the renovation of 

vacant units that are currently off the market. 

3. Pent-Up Demand:  Pent-up demand is demand 

that exists within existing households whose 

housing situation is less than ideal. Pent-up 

demand is comprised of two main sources: 

those households who are living in substandard 

conditions (overcrowding, poor condition, etc.)

1 The effective vacancy rate is a measure of the actual number of vacant properties that are available for sale or rent.  The effective 

vacancy rate excludes property 

es that are for occasional or seasonal use, housing for migrant workers, and properties that fall into the “other” category which are 

ones that are neither for sale or rent and are typically abandoned properties.   
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and those who are cost-burdened and looking 

for a more affordable housing alternative. 

 

Over the next five years, Falls City’s population is 

expected to decline to 4,052 people within 1,842 

households.  This is a relatively flat decline when the 

margin of error is considered. While the number of 

households is expected to decrease, however, the 

number of vacant units is expected to increase 

during the same period. A rehabilitation incentive 

program should be an element of the housing 

strategy to decrease the growing number of 

vacant structures.  

Source: MPC and CPI 2020 

 

Table 4.2 illustrates the current needs based on 

existing vacancy rates. In Falls City, the rental 

housing vacancy rate is estimated to be 0.0% and 

the homeowner vacancy rate is 0.0% based upon 

the 2019 ACS reports from the US Census. Based on 

these rates, at any given time, there are nearly zero 

for-sale units and near zero for-rent units available in 

the community. The Net Demand illustrates the 

number of new needed for sale or rental units to 

satisfy the current Needs. These needs are based 

on current vacancy rates.  

 

 

 

 

 

Falls City Potential Housing Demand 
Within the city of Falls City, there currently is solid 

demand for new housing units. Table 4.3 indicates 

the Current Housing Demand is a total demand for 

between 45 and 79 new units needed depending 

upon the Effective Vacancy Rate. Most of this 

demand is in the form of rental housing units which 

ranges between 31 and 52 new units needed.   

 

 

 

 

The table above outlines the potential housing 

demand in Falls City, including current need and 

pent up demand.  

 

Housing demand by 2025 will increase slightly over 

the demand seen in 2020. Using the same factors, 

the overall owner-occupied demand increases by 

approximately six units with this demand all seen in 

the rental housing market. However, the overall 

demand is still high for a community the size of Falls 

City and needs to be actively eliminated through 

new construction.  

 

 

 

 

 

 
Falls City, NE  

 Census 

2010 

 2020  2025   

Housing Units by Occupancy  

Status and Tenure 

Number % Number % Number % % change 

        

Total Housing Units 2,190 100.0% 2,178 100.0% 2,158 100.0% -1.5% 

Occupied 1,931 88.2% 1,883 86.4% 1,842 85.4% -4.6% 

Owner 1,360 63.8% 1,359 62.4% 1,330 61.6% -2.2% 

Renter 571 26.1% 524 24.1% 512 23.7% -10.3% 

Vacant  0.0% 295 13.5% 316 14.6% 7.1% 

Table 4.1: Falls City Housing Units by Tenure 

Source: MPC and CPI 2021 

Table 4.2 Vacancy Rates by Tenure 

    Current Needs Current Demand 

Falls City 

Current 

Rates Target Low 

Target 

Average 

Target 

High 

Low 

vacancy 

Average 

Vacancy 

High 

Vacancy 

Rental Vacancy Rate 0.0% 6% 8% 10% 6%  8% 10% 

Ownership Vacancy Rate 0.0% 1.0% 1.5% 2%  1.0% 1.5% 2.0% 

Effective Vacancy Rate 0.0%             

                

For sale units 0 13 20 27 13 20 27 

Rental Units 0 31 42 52 31 42 52 

Total Available Units 0 45 62 79 45 62 79 

Effective Vacancy Rate   3.0% 4.0% 5.0% 0.0% 1.0% 2.0% 
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Gap plus Residential Conditions 

The overall demand is likely higher than the 

numbers in Table 4.3 and Table 4.4 due to the 

number of deteriorated housing units found in the 

community, especially in Ward 4. Based upon the 

data in Table 3.11, there is an additional 69 to 254 

residential units that may be in need of 

replacement. If there are people living in those 69 

to 254 units, they will need to be relocated if the 

units is demolished. Therefore, based upon current 

need and the replacement need, Falls City needs 

approximately 182 to 401 new units. This will be less, 

IF, the Other Vacant Units are part of the 254 units 

considered to be Badly Worn or worse. 

 

Falls City Potential Workforce Housing 

Demand 
The previous section discussed the overall housing 

demand presently and in 2025. This section 

examines the portion of the demand focused on 

workforce housing. Workforce housing demand is 

similar to the overall housing demand, but 

accounts for households in certain income ranges. 

Pent-up demand is limited to those households 

earning over 80% AMI.  

 

Tables 4.5 and 4.6 examine the portion of the total 

housing demand that is actually workforce housing. 

Table 4.5 is the current demand; while, Table 4.6 is 

the anticipated demand in 2025.  

 

The current total workforce housing demand, 

depending upon the effective vacancy rate, 

ranges from 75 total units to 108 total units. These 

numbers account for between 66.4% to 73.5% of 

the total housing demand in Falls City. The majority 

of the demand will be in the rental side of the 

housing market.   

 

By 2025, the workforce housing demand will remain 

the same in Falls City. This is true even with a need 

for six total new units between 2020 and 2025.  

Falls City Current Demand (Gap) 

Effective Ownership Vacancy Rate 1.0% 1.5% 2% 

New For sale units 13 20 27 

10% of substandard ownership 

units (80% AMI)  
38 38 38 

 
Total Potential Ownership      

Demand 
51 57 64 

Current Available For Sale Units = 0 

(2019 ACS) 
   

Effective Rental Vacancy Rate 6% 8% 10% 

New Rental Units 31 42 52 

15% of cost burdened renters (80% 

AMI)  
18 18 18 

10% of substandard rental units 

(80% AMI)  
13 13 13 

Total Potential Rental Demand 62 73 83 

Current Available For Rent Units = 0 

(2019 ACS) 
   

Total potential housing demand  113 130 147 

Table 4.3: Current Housing Demand - 2020 

Source: 2019 ACS, MPC and CPI 2021 

Falls City 2025 Demand (Gap) 

Effective Ownership Vacancy Rate 1.0% 1.5% 2% 

New For sale units 13 20 27 

10% of substandard ownership 

units  
38 38 38 

 
Total Potential Ownership      

Demand 
51 57 64 

Current Available For Sale Units = 0 

(2019 ACS) 
   

Effective Rental Vacancy Rate 6% 8% 10% 

New Rental Units 31 41 51 

15% of cost burdened renters  18 18 18 

10% of substandard rental units  19 19 19 

Total Potential Rental Demand 68 78 88 

Current Available For Sale Units = 0    

Total potential housing demand  119 136 153 

Table 4.4: Housing Demand - 2025 

Source: 2019 ACS, MPC and CPI 2021 

Falls City Current Demand (Gap) 

Effective Ownership Vacancy Rate 1.0% 1.5% 2% 

New For sale units 13 20 27 

10% of substandard ownership 

units (80% AMI) 
2 2 2 

 
Total Potential Ownership      

Demand 
15 21 28 

 Percent of Total Demand 29.4% 36.8% 43.8% 

Current Available For Sale Units = 0 

(2019 ACS) 
   

Effective Rental Vacancy Rate 6% 8% 10% 

New Rental Units 31 41 51 

15% of cost burdened renters (80% 

AMI) 
26 26 26 

10% of substandard rental units 

(80% AMI) 
3 3 3 

Total Potential Rental Demand 60 70 80 

Percent of Total Demand 96.8% 95.9% 96.4% 

Current Available For Sale Units = 0 

ACS 
   

Total potential workforce housing 

demand  
75 91 108 

% of total housing demand 66.4% 70.0% 73.5% 

Table 4.5: Current Workforce Housing Demand - 2020 

Source: 2019 ACS, MPC and CPI 2021 
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Again, the majority of the demand will be in the 

rental side of the market.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

5 Date from ERSI Business Analyst – Lincoln County, Nebraska Community Profile.  

Falls City 2025 Demand (Gap) 

Effective Ownership Vacancy Rate 1.0% 1.5% 2% 

New For sale units 13 20 27 

10% of substandard ownership 

units (80% AMI) 
2 2 2 

 
Total Potential Ownership      

Demand 
15 21 28 

 Percent of Total Demand 29.4% 36.8% 43.8% 

Current Available For Sale Units = 0 

(2019 ACS) 
   

Effective Rental Vacancy Rate 6% 8% 10% 

New Rental Units 31 41 51 

15% of cost burdened renters (80% 

AMI) 
26 26 26 

10% of substandard rental units 

(80% AMI) 
3 3 3 

Total Potential Rental Demand 60 70 80 

Percent of Total Demand 88.2% 89.7% 52.3% 

Current Available For Sale Units = 0 

ACS 
   

Total potential housing demand  75 91 108 

% of total housing demand 63.0% 66.9% 70.5% 

Table 4.9: Workforce Housing Demand - 2025 

Source: 2019 ACS, MPC and CPI 2021 
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The previous chapters discussed the existing and 

past conditions regarding housing and related 

economics within Falls City. The immediately 

preceding chapter discusses the actual demand 

for new and replacement housing for Falls City.  

 

As Falls City moves forward with meeting these 

demands there are several things needing done in 

order to better meet this demand in the next three 

to five years. The following pages are 

recommendations for better implementing the 

findings of this Housing Needs Assessment.    

 

An important item to remember regarding the 

analysis and recommendations in this study is the 

circumstances in Falls City have taken decades to 

become the way they are currently. There are no 

fingers to be pointed in this situation, only solutions. 

The next three to five years will not solve all the 

issues identified, but it will take a decade or so to 

begin seeing major turnaround.  

 

Some people may say it is not the role of 

government to provide safe, decent housing in the 

community; however, it is the role of government to 

aid to bringing programs to the community to be 

available to the residents and developers. It is also 

the role of government to ensure a sound fiscal 

government; therefore, decent, quality housing will 

only increase the overall property values of the 

community. Since Nebraska communities are so 

dependent upon property taxes, increases of this 

nature will aid in balancing the overall tax burden 

of Falls City. 

 

Finally, if a specific program, currently underway, is 

not mentioned such as the current Workforce 

Housing program, it does not mean the program 

should not be a part of these recommendations. It 

means the existing programs such as these should 

be continued as part of the future mix of tools and 

strategies. The following recommendations are 

purely new tools being recommended to the areas 

tool kit for housing.  

 

Public Policy Recommendations 
Code Enforcement 

Property maintenance and code enforcement 

issues are difficult issues for smaller communities 

such as Falls City. However, it is critical that these 

programs become more aggressive in the future in 

order to keep further deterioration from occurring.  
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The City along with EDGE need to identify these 

specific properties and the owners of said 

properties and determine if there are certain 

landowners living in Falls City or absentee landlords 

allowing the properties to deteriorate.  

 

Key recommendations:  

1. The City should take a more proactive 

approach towards its property maintenance 

enforcement. While this may cause initial 

concern by the investment community, as we 

have stated in this report, the housing stock in 

Falls City continues to age and deteriorate. All 

efforts are necessary to maintain a high-quality 

housing product to protect the neighborhoods 

from losing value and protect residents from 

unsanitary or unsafe living conditions.  

2. Funding needs to be found in order to staff this 

property maintenance issue in the future. As 

seen in the various condition maps for all four 

wards, there are nearly 650 units classified as a 

condition of Badly Worn or worse and accounts 

for over 34% of the housing stock in Falls City. 

This staff addition, after the landlords 

understand this is a serious endeavor, will likely 

be covered by the increases in property taxes 

city-wide.   

 

Inclusive Housing Requirements for Large 

Projects 
Explore creating an inclusive housing ordinance 

requiring a certain number of units in larger 

residential projects be set aside for low- and 

moderate-income households. We recommend 

projects with 10 or more units be required to set 

aside 20% of the units for households at 80% AMI or 

below for rental projects, and 120% below for 

ownership developments. The affordability would 

be enforced by deed restriction running with the 

land for a term not less than 30 years.   

 

Key recommendations:  

1. If Tax Increment Financing or other public 

funding source is used via the City or EDGE then 

this set aside should be required.       

2. In exchange for the exaction, the developer 

would be granted a density bonus to offset the 

lost revenue due to the lower sales prices of the 

income restricted units.  

 

Land Banking and Redevelopment 
There is a growing number of vacant and 

abandoned properties needing to be addressed in 

Falls City. Within Falls City, approximately 180 

properties are categorized by the U.S. Census as 

“Vacant – Other”, indicating those properties are 

neither for-sale or for-rent. Unfortunately, many of 

these properties are likely abandoned, and 

intervention will be necessary to arrest the decline 

of the individual properties and the surrounding 

neighborhood.  

 

Nebraska Revised Statue 19-5201 – 19-5218, known 

as the Nebraska Municipal Land Bank Act, 

authorizes municipalities within Nebraska to 

establish land banks for the purpose of facilitating 

the return of vacant, abandoned and tax 

delinquent property to productive use. Land banks 

have been an effective tool around the country to 

intervene in housing market in order to facilitate the 

redevelopment of vacant and abandoned 

property. Legislative Bill 424 was approved by the 

Governor on August 15, 2020 authorizing to develop 

a land banking in smaller municipalities in 

Nebraska. This is a powerful tool, and the passage 

of LB 424 provides Falls City with a new tool for 

developing and redeveloping real property in the 

community.   

 

LB 424 gives land banks the following powers and 

responsibilities: 

• Can acquire real property 

• Can accept real property from other political 

subdivisions. 

• Can only own property within the jurisdictional 

boundaries of the municipality excluding any 

extraterritorial zoning jurisdiction. 

• Can hold title to 5% of the parcels in a city of 

the first class and no more than 5% of that 

number can be zoned for commercial use. Any 

commercial parcels owned by the land bank 

must have been vacant for 3 years prior to 

acquisition. 

• Can hold title to a property for a nonprofit 

corporation for up to 1 year for the purpose of 

clearing title to such real property. 

• Are exempt from all taxation by the state or any 

political subdivision. 

• Shall hold all real property transferred to the 

land bank in its own name. 

• May receive funding from grants and loans 

from the municipalities that created the land 

bank, from other municipalities, from the state, 

from the federal government and from other 

public and private sources. 

• May receive and retain payments for services 

rendered. 

• May be allocated 50% of the real property 

taxes collected on real property conveyed by 

the land bank for a period of up to 5 years after 

conveyance (subject to some limitations). 

• Records are public records and board meetings 

are subject to the open meetings act. 
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• Shall provide monthly reports to the 

municipalities that created the land bank and 

an annual report to the Speaker of the 

Legislature and chair of the Executive Board of 

the Legislative Council. 

• Can extinguish and discharge lien, claims for 

real property taxes or special assessments owed 

to political subdivisions with certain exceptions 

and limitations.  

• May bid on property sold for nonpayment of 

taxes in an amount equal to the total taxes, 

interest and costs due on the property. 

• May purchase tax sale certificates. 

• May acquire a tax deed for properties under 

certain conditions. 

• Foreclose on liens represented by the tax 

certificate. 

• Bid on property at tax foreclosure sales. 

 

The Land Bank can become self-funding or partially 

self-funding through the capture of a portion of the 

property taxes collected on properties they have 

sold for redevelopment. They can also be funded 

by grants, gifts and loans. 

 

The Land Bank can buy tax certificates without any 

other special permission. This would be a wonderful 

technique when the City wishes to  purchase tax 

certificates for problem properties; however, those 

purchases need to be authorized by the City 

Council prior to the purchase and the timing of can 

be awkward.  

 

A land bank is a quasi-governmental organization 

whose sole purpose is to address issues of vacant 

property and facilitate the redevelopment of 

neighborhoods. The land bank is overseen by a 

seven-member board and has all the authority of 

private corporation to acquire, sell, lease 

rehabilitate, and construct or demolish real and 

personal property. Typically, land banks work with 

the County to acquire vacant, tax delinquent 

properties through tax lien sales. The benefit of a 

land bank is the County can sell the lien directly to 

the land bank, instead of opening the bids to 

outside real estate speculators who may do 

nothing and allow the properties to continue to 

languish.  

 

The land bank has the ability to acquire debt to 

facilitate the redevelopment efforts and hold the 

property in a tax-exempt manner while the 

property is being redeveloped. In addition, since 

the land bank acts like a private entity, it can often 

be more responsive and faster than a municipality.  

There is also a self-funding mechanism in place to 

facilitate the operations of the land bank. For a 

period of five years after a property is redeveloped 

and sold, the land bank receives up to 50% of the 

property tax revenue generated by said property. 

This funding mechanism incents the landbank to 

undertake redevelopment actions and not 

speculatively hold property.  

 

Recommendations: 

1. Establish a committee to begin the process of 

evaluating the feasibility of organizing a Falls 

City Land Bank, its purpose, mission and 

operating parameters.  

2. Develop a local Land Bank for the sole purpose 

of redeveloping existing dilapidated 

neighborhoods.  

3. Begin discussions with the County Treasurer on 

establishing a land bank and working through 

the logistics of authorizing the land bank to give 

automatically accepted bids to the Treasure 

tax liens; 

 

Modular and Manufactured Housing 

Today’s modular and manufactured housing 

factories can modify almost any set of plans and 

home design to be constructed in an off-site 

manufacturing facility. Designs can be 

contemporary or modern. All of the pictures on this 

page are examples of modular homes constructed 

in Indiana.   

 

One of the many concerns expressed was the high 

cost of construction and lack of quality 

subcontractors. Modular and manufactured 

housing (industrialized units) can help bridge this 

gap. Typically, there are two types of industrialized 

housing products: modular housing, which is 

constructed using a state adopted building code, 

and manufactured housing, which is constructed 

using a HUD approved building code. For the 

purposes of this report we will use the generic term 

“industrialized housing” to refer to both.  

 

Generally speaking, industrialized housing can cost 

between 10% - 20% less than conventional site-built 
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housing, and depending on the type of product, 

can be more energy-efficient than conventionally 

constructed housing. Note however, the 

customization options are significantly limited, so 

this is probably not a product for the upper-end 

price points, but is a good option for entry-level and 

moderately priced new construction.  

Recommendations: 

1. Explore partnerships with the Nebraska 

Manufactured Housing Association to work with 

local housing manufactures to develop a 

palette of neighborhood context sensitive 

home plans that can be constructed on infill 

lots;  

Existing Comprehensive Plan 
The City needs to update the comprehensive plan 

due to LB 866 from 2020. However, LB 866 does not 

actually apply to communities the size of Falls City 

but the concept behind what it is trying to achieve 

is good for the community.   

 

The comprehensive plan amendment needs to 

begin addressing the new “Missing Middle Housing 

legislation found in NRS §19-901 (1) which was 

passed under LB 866 in 2020. The new legislation 

applies specifically to cities of the First Class to 

comply to specific reporting requirements and 

eventually develop a plan for addressing the 

“Missing Middle Housing”.  

 

 

Currently, Falls City may have good examples of 

these housing concept, but it is an excellent means 

to address “affordable housing” 

 

Existing Zoning Regulations 
Once the comprehensive plan is updated, the city 

needs to complete an amendment to the zoning 

regulations. There are a number of items needing to 

be examined in the new regulations. These are:  

1. Include language meeting the requirements 

from LB866 “Missing Middle Housing” in 2020.  

2. Ensure all residential districts are fair and equal 

and no specific exclusionary language exists in 

one district or another.  

3. Ensure the inclusive residential districts are 

equally allocated within all portions of the 

community.  

4. Residential types, stick-built and manufactured 

homes, should be equally allowed in all 

residential districts. Any limitations should be 

controlled specifically by covenants apply by 

the developer or a home owners association.  

5. The City should examine developing a 

residential district which allows for smaller lots 

and homes.  

6. Allow accessory dwellings throughout the 

different residential districts.  

 

Financial Tools and Incentives 
Continuation of Existing Programs 

First and foremost the organizations currently 

involved in providing housing assistance must 

continue the programs they are currently offering.  

 

Falls City Housing 

The Housing Authority adopts and administers fair 

and equitable policies in establishing a plan for 

selection of housing applicants. The Housing 

Authority operates two outstanding affordable 

housing facilities; Pioneer Plaza located at 18th and 

Barada Street, and East View Apartments located 

on East 21st Street.  
Source: Falls City, NE Housing Agency (fallscitynebraska.org)  

 

Falls City Housing Board 

The Housing Board shall address housing issues 

throughout the community, including but not 

limited to, soliciting and working with developers 

and builders; providing reference and information 

on housing rehabilitation programs; serve as City 

liaison with the Falls City Affordable Housing 

Council, inc. and act as a housing advocate for 

Falls City with state and federal agencies. 

The City of Falls City operates in accordance with 

the Federal Fair Housing Law. It is illegal to 

discriminate again any person because of race, 

http://www.fallscitynebraska.org/boards-&-staff/housing-agency


 

City of Falls City  Housing Needs Assessment  2021       47

color, religion, sex, handicap, familial status or 

national origin in the sale or rental of housing or 

residential lots, in advertising the sale or rental of 

housing, in the financing of housing, in the provision 

of real estate brokerage services, and in the 

appraisal of housing.  Block busting is also illegal. 

 

Expand private financing options 
Local banks and lending institutions play a major 

role in the housing market within Falls City. During 

our stake holder interviews, it was clear the banking 

representatives understood constraints of the tight 

housing market and the need for additional 

housing in Falls City.  

 

FHA 203K Rehabilitation Loans 
A FHA 203K loan combines the cost of the initial 

purchase plus the cost of renovations or expansions 

into one loan product that is insured by FHA. This 

unique loan product is particularly well suited for 

those interested in purchasing a vacant house, or 

one needing substantial renovations. The benefit of 

the loan product is the interest rates are fixed, and 

the loan amount is based on the current purchase 

price, plus the cost of the improvements. When we 

discussed the 203K product with the banking focus 

group, must had never heard of the program. This is 

not surprising since there are only five banks in 

Nebraska having originated a 203K loan in the past 

12 months: 

• First National Bank           Omaha 

• Guild Mortgage Company         Omaha 

• Movement Mortgage LLC          Omaha 

• Prime Lending (A Plains Capital CO)    Lincoln 

• Regent Financial Group, Inc         Omaha 

 

The FHA 203K loan product could be a very useful 

tool for those who wish to purchase and 

rehabilitate a home in Falls City. Since the program 

has not been utilized here, there will be a learning 

curve for all parties involved.   

 

Recommendations: 

1. Explore partnerships with local banks, or those in 

Omaha and Lincoln, to originate FHA 203K 

rehabilitation loans. The CRA, EDGE, and City 

could play a role in facilitating the 

conversations and the 203K program should 

also be included in any first-time homebuyer 

counseling programs, once a lender pipeline is 

established.   

 

 

 

 

 

Shared risk loan pool  
Many communities have recently funded targeted 

shared-risk loan pools that are used to spread the 

risk in emerging markets. The concept revolves 

around a loan fund that is seeded through 

contributions by local banks, businesses, or federal 

programs (CDFI).  

  

We recommend creating shared risk pool designed 

to invest in all types of housing, not just single-family 

for-sale housing. These funds can also be a head 

start in creating opportunity funds, authorized by 

the 2017 tax reform laws. Many businesses 

expressed frustration with the housing situation in 

Falls City, and many are already incurring housing 

costs, such as the hospital, so they may be 

amenable to investing in a shared risk pool that 

benefits their business.  

 

The loan fund would invest in various housing 

projects as determined by a governing board. The 

investment capital would be structured as patient 

capital that is in a subordinate position to the 

primary debt. This is not a grant. The purpose of the 

investment is to lower the amount of primary debt 

the project needs to service, thus making the 

project more financially feasible. When a project is 

refinanced, in the future, the fund would recoup its 

investment. Alternatively, the fund could be the 

primary lender and each investor in the fund would 

only risk a pro-rata share of the investment.  

 

Recommendations: 

1. Explore the creation of shared-risk loan pools to 

help offset and encourage the construction of 

new housing, or the renovation of upper-story 

housing in downtown.  

2. Raise $1Million to initially seed the loan pool.  

  

Community Land Trusts 
Community Land Trusts are designed to ensure the 

long-term affordability of housing within a particular 

development. A community land trust is a 

development where the underlaying land is owned, 

typically, by a trust or community non-profit whose 

mission is to create affordable housing. The 

homebuyer owns the improvement and is usually 

granted a long-term lease that is at least the term 

of the mortgage or 99 years. The key distinction is 

there is a deed restriction or restrictive covenant 

running with the land, thus, ensuring affordability by 

limiting the income of the subsequent home buyers, 

thus ensuring long-term affordability. The Land Trust 

is established to enforce the restrictions, which are 

civil matters and not under the jurisdiction of the 

City or County. In lieu of establishing a single-

purpose entity for administration of the trust, that 
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function could be carried out by the EDGE or the 

Falls City CRA.    

 

Expand public financing options 
In Order to make any meaningful movement in the 

Falls City housing market, the City and County must 

get more engaged in promoting housing 

development and change their policy on housing 

and neighborhood investment. There are a number 

of tools the City can use to promote housing 

development which are either under-utilized or 

have not been authorized.  
 

Falls City Economic Development and 

Growth Enterprise 
The Falls City Economic Development and Growth 

Enterprise plays a  major role in all forms of 

development within Falls City  
 

Expand the Community Redevelopment 

Authority Activities 
The State of Nebraska grants broad powers to 

Community Redevelopment Authorities (CRA) 

under the Community Development Laws to affect 

redevelopment of blighted and substandard areas 

within a community. As mentioned previously, to 

meaningfully impact the housing market, the City 

must become a more active participant in the 

housing market. To that end we recommend the 

Falls City Community Redevelopment Authority 

continue to expand its activities.  

 

These expanded activities could include:  

1. Developing Redevelopment Plans for the 

different council wards or other areas outlined 

in this report that have high concentrations of 

poor-quality housing; 

2. The CRA may be an alternate/temporary 

means to land banking in Falls City. Under the 

statutes governing CRA’s, they are allowed to 

acquire, hold, and sell land;   

3. Continue to identify, acquire and solicit private 

sector land developers to create new 

subdivisions in Falls City, or soon to be annexed 

land. TIF funds can be used to extend public 

infrastructure and utilities, and the CRA will have 

lower holding costs because the land will be tax 

exempt until it is sold to a homebuilder, except 

for an annual in lieu of tax payment required 

under 18-2137. The CRA will help mitigate 

builder risk by acting as the master developer.  
 

 

 

 

 

 

Workforce Housing Development Fund 
Establish a dedicated funding stream to offset the 

high cost of housing construction and provide a 

stable stream of funding for redevelopment 

projects. We recommend establishing a Workforce 

Housing Development Fund whose funding comes 

from a 1.5% sales tax based on on-site consumption 

of food and beverages. Based on Consumer 

Expenditure Survey data, a 1.5% sales tax limited to 

on-site consumption of food and beverages would 

generate approximately $66,000 annually. This is 

based on an estimated annual sale of $4,432,585 in 

food and beverages in Falls City, not consumed at 

home. 
 

These funds could be used to: 

1. Provide loans and grants to developers to 

construct new multi- and single-family housing; 

2. Match private funds in the shared risk pool 

mentioned above; 

3. Provide grants or loans to existing homeowners 

to make necessary repairs; 

4. Provide capital for redevelopment efforts such 

property acquisition, demolition, etc.; and, 

5. Provide a revenue stream to pay off bonds 

issued for larger housing development 

initiatives.  
 

As the title describes, this fund should be restricted 

to assisting those households earning less than 100% 

of the area median income. Since the funds are 

being generated from food and beverage tax, we 

recommend these funds be initially targeted to 

those employed in the food and accommodation 

service sectors. Based on 2018 US Census, County 

Business Patterns data, there were 155 jobs in the 

accommodations and food service sector, with an 

average salary of $12,167.74. These employees are 

the working poor. A number of cities around the 

country use hotel/motel, and food and beverage 

taxes, often paid by tourists.  
 

This is a local funding source, so the eligibility criteria 

is set locally, and subject to change as the housing 

market in Falls City evolves. These funds can also be 

used to leverage federal and state grants that 

often require a non-federal match. Finally, it is 

critical that the sales tax proposal have a solid legal  

Nexxus in order to undertake these activities.  
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Public Policy 

Action Items 
 $$$ 
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HPP-1.1 Code Enforcement – The City should continue plus get 

more aggressive regarding property maintenance 

enforcement 

1,3,7,8 1,4,6      

HPP-1.2 Code Enforcement – Amend the penalties section of the 

property maintenance to make violations of the Housing 

Maintenance and Occupancy Code a criminal penalty 

rather than civil violations.  

1 -      

HPP-1.3 Inclusive Housing – Create a LMI set aside requirement for 

larger developments 

1,4,7,8 -      

HPP-1.4 Land Banking- Develop a local land bank based upon 

the recently passed legislation by the Nebraska 

legislature. 

1,4,7,8 1      

HPP-1.5 Begin discussions with the County Treasurer on 

establishing a land bank and working through the 

logistics of authorizing the land bank to give 

automatically accepted bids to the Treasurer tax liens. 

1,2, 3, 4,7,8, 

9, 10 

1,2      

HPP-1.6 Modular and Manufactured Housing – Explore 

partnerships with the Nebraska Manufactured Housing 

Association to work with local housing manufactures to 

develop a palette of neighborhood context sensitive 

home plans for infill development. 

1,2, 3, 4,7,8, 

9, 10 

1,3      

HPP-1.7 Zoning - Ensure all residential districts are fair and equal 

and that no specific exclusionary language exists in one 

district or another.  

1,11 1      

HPP-1.8 Zoning – Ensure the inclusive residential districts are 

equally allocated within all portions of the community. 

1,11 1      

HPP-1.9 Zoning – Residential types, stick-built and manufactured 

homes, should be equally allowed in all residential 

districts.  

1,11 1      

 
Organization: 

1 City of Falls City 

2 Richardson County 

3 Falls City Community Redevelopment Authority 

4 Falls City Housing Authority 

5 NEDED 

6 NIFA 

7 Falls City EDGE 

8 Private Businesses 

9 Developers 

10 Consultants 

11 Nebraska Department of Transportation 

12 OPPD 

13 Local Organizations 

14 Housing and Urban Development 

Funding Sources: 

1     General Funds 

2     Bonding 

3     TIF 

4     Grants 

5     Private Funds 

6     Sales Tax/Occupation Taxes 
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Financial Tools and Incentives 

Action Items 
 $$$ 
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HFT-1.1 FHA 203K – Explore partnerships with local banks, or those 

in Omaha and Lincoln, to originate FHA 203K 

rehabilitation loans.  

7,8,9 -      

HFT-1.2 Shared Risk – Explore the creation of shared-risk loan 

pools to help offset and encourage the construction of 

new housing, or renovation of upper-story housing in 

downtown. 

7,8,9 1,3,4,5,6      

HFT-1.3 Raise $1 Million to initially seed the loan pool 7,8,9 -      

HFT-1.4 Develop a Community Land Trust 7,8,9 1,3,4,5,6      

HFT-1.5 CRA – Develop Redevelopment Plans for key areas, as 

indicated on the Housing Condition Maps by Council 

Ward or other areas outlined in this report having high 

concentrations of poor-quality housing 

1,3,5,6,7,8,9,

10,14 

1, 3,4,5      

HFT-1.6 CRA - Establish the CRA as a temporary means of land 

banking until such legislation is passed in the Unicameral. 

1 -      

HFT1.7 CRA - Identify, acquire and solicit private sector land 

developers to create new subdivisions in Falls City, or 

soon to be annexed property. 

1,3,7,8,9, 10 1,3,4      

HFT-1.8 Workforce Housing Development Fund – Establish a 

dedicated fund using an Occupation Tax on food and 

beverages consumed on-site. Fund will be used for the 

creation of workforce housing focused on the service 

industries.   

1,7,8,9,10 1, 6      

 

Organization: 

1 City of Falls City 

2 Richardson County 

3 Falls City Community Redevelopment Authority 

4 Falls City Housing Authority 

5 NEDED 

6 NIFA 

7 Falls City EDGE 

8 Private Businesses 

9 Developers 

10 Consultants 

11 Nebraska Department of Transportation 

12 OPPD 

13 Local Organizations 

14 Housing and Urban Development 

Funding Sources: 

1     General Funds 

2     Bonding 

3     TIF 

4     Grants 

5     Private Funds 

6     Sales Tax/Occupation Taxes 
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The following pages layout many different funding 

sources available to be used for different aspects of 

housing and community development. In total 

there are 15 pages of funding; however, not all of 

the programs will be appropriate for North Platte or 

Lincoln County but may be something the smaller 

villages could use.  

 

As this Housing Study is implemented, it will be 

critical for the entities to take advantage of all the 

programs they can in order to lower the overall out 

of pocket costs on projects.  

 

The list of funding sources, DOES NOT include local 

funding tools such as Tax Increment Financing, 

Sales Tax, Occupation Taxes, Revenue Bonds, and 

many others. Therefore, these sources are in 

addition to many of the local funds that could be 

used as well. It should also be noted some of these 

funding programs, such as CROWN may be already 

in use in Lincoln County.  
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The following pages in Appendix B contain the 

questions and answers to the Falls City Housing 

Survey.  

 

 


