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Introduction 
The City of North Platte, NE procured the Marvin 

Planning Consultants (MPC) Team to undertake a 

comprehensive housing assessment of Lincoln 

County, Nebraska the City of North Platte and the 

surrounding villages. The comprehensive housing 

assessment is sponsored by the City of North Platte 

in partnership with the North Platte area Chamber 

of Commerce and Development Corporation, 

Lincoln County Community Development 

Corporation, the Mid-Nebraska Community 

Foundation 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. A tight housing market with low 

vacancies and limited housing options, can also be 

the difference between a challenge for those 

businesses considering expanding within their 

current community, or relocation to a different 

region.  A tight housing market or housing market in 

which the right type of housing is not available can 

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.  It was with 

this in mind that the project partners undertook this 

comprehensive housing study and action plan. The 

project partners recognize that the housing situation 

within North Platte and Lincoln County is not ideal 

and is affecting current employers and also as a 

challenge to attracting new employers to the 

region and grow the economic base. 

Chapter 1 

Introduction and  

Methodology 
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Study Boundaries 
The housing needs assessment included all of North 

Platte, Lincoln County, and the villages of Brady 

Hershey, Maxwell, Sutherland, Wallace, and 

Wellfleet. All of these entities play a role in the 

housing market of Lincoln County. The following 

analysis and recommendations will to be applied to 

each entity.   

 

Methodology 
The MPC team used a two-part, data-driven 

approach to undertake the assessment and 

ultimately the recommended realistic outcomes 

and strategy. The team used a variety of data 

sources including: Lincoln County Assessor’s data, 

US Department of Housing and Urban Development 

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

This data was 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 Lincoln County 

Assessors data as well as the local North Platte/

Lincoln County 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 is needed what types of residents are 

expected to enter the North Platte and Lincoln 

County region, 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, housing developers, and also 

young professionals in the North Platte and Lincoln 

County area. These focus groups supplemented 

online and written surveys that were distributed via 

SurveyMonkey. Over 560 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 

North Platte and Lincoln County. 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 Lincoln County and the City of 

North Platte. 

 

Document layout 
The North Platte/Lincoln County Housing Needs 

Assessment Study is laid out in the following 

Chapters: 

1. Introduction 

2. Community Engagement 

3. Existing Conditions  

4. Demand Analysis 

5. Summary 
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Figure 1.1: Study Area 

Source: Google Earth and MPC 2018 
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Chapter 2 

Community Engagement 

Introduction 
During the process, the MPC team worked to 

collect information regarding the perceived needs 

and desires throughout Lincoln County. The data 

collection process included specific techniques, 

including:  

• On-line surveys 

• Hard copies of the on-line survey 

• Discussions via Facebook page 

• Focus group meetings 

• Town Hall Meetings 

• Steering Committee meeting 

 

Survey 
The community engagement portion of the project 

began with developing an on-line survey via 

SurveyMonkey which could also be used as a hard 

copy. The survey kick-off was held at the North 

Platte Homebuilders Show between February 16 

and 18, 2018. Team members attended the show 

including renting a booth space in order to discuss 

the project and the survey with attendees.  

 

As part of the booth and community effort to get 

responses to the survey, the team developed and 

postcard and posters which were placed around 

the entire county. These items were to help draw 

attention to the survey and the need for input.  

 

Postcard sample front 

 

In order to incentivize the filling out of the survey, 

North Platte Chamber of Commerce and MPC 

each donated $100 in “Chamber Bucks”. At the 

end there would be two different winners; however, 

a person needed to completely fill out the survey 

and provide the group with their name and at least 

an email address. This successful and drove a lot of 

people to the survey; however, not everyone 

provided a name or contact information.  
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Postcard sample back 

 

Overall, the survey received 577 responses from 

across the Lincoln County, the majority of which 

were from North Platte. A summary and synopsis of 

the survey results will be on the following pages. 

 

Survey Results - Cross-referenced 
 

Age of Respondents 

Question 3 is where some key questions started to 

build a profile of the housing stock and occupants 

for North Platte, Lincoln County, the villages. This 

question focused on the age of the respondent. 

Age was broken into 12 specific ranges starting at 

Under 19 years and going to 75 years or more. 

Overall, the typical dependent age groups, as far 

as housing (Under 25 years and 65 years and over) 

accounted for only 15.98 % of the respondents; 

therefore 84.02% of the respondents were between 

25 years and 65 years of age. The top five age 

groups responding are: 

• 40 to 44 years with 12.85% 

• 35 to 39 years with 12.33% 

• 55 to 59 years with 11.46% 

• 30 to 34 years with 11.28%, and  

• 25 to 29 years with 10.59% 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2.1 

Age Breakdown of Respondents  

Source: Marvin Planning Consultants, Inc 2018  
 

These age groups account for 58.51% of the total 

respondents. The overall survey has a very solid 

balance regarding the ages of people responding.  

 

Sex of Respondents 

The survey was answered predominately by 

females. Overall, 379 (66.26%) respondents were 

female and 194 (33.92%) were male. Considering 

some of the responses on other questions, there 

appears to be a large single person female 

population and/or a large single mother with 

children population base in the area.   

 

Figure 2.2 

Sex Breakdown of Respondents 

Source: Marvin Planning Consultants, Inc 2018 
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Rent versus Ownership 

Respondents were asked to identify if the rented or 

owned their place of residence. In addition, if for 

some reason, neither of those applied “Other” and 

what “other” meant. Overall, 170 (29.72%) rented 

their residence and 369 (64.51%) owned their place 

of residence. However, 33 (5.77%) did identify other.  

 

Figure 2.3 

Ownership versus Rental 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 

Cross tabulating the data shows of the 170 

respondents indicating they rented, 126 (75.45%) of 

those were female respondents.  However, 228 

(62.30%) of the home ownership identified was also 

by female respondents. Finally, 21 (63.64%) of those 

responding as “other” were also  

 

Comparing rental properties to overall household 

income provides interesting results as well. Table 2.1 

indicates 85 (51.52%) indicating they rent have a 

total household income of under $25,000 per year; 

moreover, 107 (64.85%) have a household income 

of $34,000 or less.  In addition, not surprisingly, 13 

(40.63%) of the “Other” category have a household 

income of less than $25,000 annually.  

 

 

 

Regarding home ownership, 11 (3.01%) of those with 

homeownership indicated a household income of 

less than $25,000. On the top end, 214 (58.63%) of 

those indicating homeownership had a household 

income greater than $75,000 annually.  

 

Figure 2.4 

Ownership/Rental by Sex 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey  

 

Based on some of the answer in Question 6, it is 

possible to identify residences for some of the 33 

“others”. Some identified their place of residence as 

a domestic shelter, RV, Mobile Home (paid for and 

paying lot rent).  

 

Question 10 on the survey asked the respondents 

the following, “On a scale of 1 to 4 with 1 being low 

and 4 being high), how well do you think the current 

housing market in Lincoln County meets the needs 

for the following households?”. The following are the 

results.  
 

 

 

 

Table 2.1: Housing Tenure by Household Income  

 
Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey  
 

Median Income from 

Survey 
Homeownership increases with income 

People renting increases with less income 
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Based on some of the answer in Question 6, it is 

possible to identify residences for some of the 33 

“others”. Some identified their place of residence as 

a domestic shelter, RV, Mobile Home (paid for and 

paying lot rent).  

 

Question 10 on the survey asked the respondents 

the following, “On a scale of 1 to 4 with 1 being low 

and 4 being high), how well do you think the current 

housing market in Lincoln County meets the needs 

for the following households?”. The following are the 

results.  

 

Table 2.2: Housing Market Needs by Tenure 

 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Any Weighted Average below “3” indicates a less than average ability to meet the 

needs of those in homeownership, renting, other. These data are for across Lincoln 

County; however, most of it applies to North Platte. 

The weighted averages for 

Single Professional ranged 

from 2.00 to 2.17, all below 

average  regarding meeting 

the needs of the market.  

The weighted averages for 

Young Singles and couples 

without children ranged 

from 2.15 to 2.22, all below 

average  regarding meeting 

The weighted averages for 

Families with children 

ranged from 2.07 to 2.16, all 

below average  regarding 

meeting the needs of the 

The weighted averages for 

Multi-generational Families 

ranged from 1.96 to 2.12, all 

below average  regarding 

meeting the needs of the 

The weighted averages for 

Empty Nester ranged from 

2.54 to 2.56, all below 

average  regarding meeting 

the needs of the market. 

However, this market faired 

better than the others. 

The weighted averages for 

Elderly Singles or Couples 

ranged from 2.34 to 2.12, all 

below average  regarding 

meeting the needs of the 
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Question 11 on the survey asked the respondents 

the following, “On a scale of 1 to 4 (1 being low 

and 4 being high), how would you rate Lincoln 

County housing on the following topic areas?”. The 

following are the results.  

 

Table 2.3: Housing Needs by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey  

 

Question 12 on the survey asked the respondents to 

indicate how satisfied they were with where they 

lived. They were asked to indicate as 1 (Not 

Satisfied), a 2 (Somewhat Satisfied), 3 Satisfied), a 4 

(Very Satisfied) or Not Sure. Again, these answers 

have been cross-tabulated with their status a Renter

-Occupied or Owner-Occupied. The following are 

the results: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Any Weighted Average below “3” indicates a less than average ability to meet the needs 

of those in homeownership, renting, other. These data are for across Lincoln County; how-

ever, most of it applies to North Platte. 

Both renters and home owners 

rate Housing Affordability as Low. 

Overall, 40.3% of the respondents 

rated affordability as low.  

Renters are slightly more positive 

than homeowners regarding the 

availability of Senior Housing in 

Lincoln County.   

63.39% of renters rated Residential 

Property Maintenance as a 1 or 2 

(Below Average); while, 64.44% of 

home owners felt it was an issue in 

Lincoln County   

Nearly 70% of renters felt housing 

quality was below average, the 

weighted average was below 

2.00. 65.38% of homeowners 

agreed.   

Nearly 75% of renters felt the hous-

ing supply was below average, 

the weighted average was 1.77. In 

addition, over 75% of homeowners 

felt the same way. The homeown-

er weighted average was 1.94.   
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Table 2.4: Housing Satisfaction by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 

The respondents which were renters were less 

satisfied with where they lived. In total, 55.48% were 

either “Somewhat Satisfied” or “Not Satisfied”. Those 

respondents which owned their residence were 

more likely to be “Satisfied” or “Very Satisfied, with 

74.22% feeling this way. Finally, considering the 

comments by some that answered “other” on their 

living arrangement, 48.48% were “Not Satisfied” or 

only “Somewhat Satisfied”. 

 

Question 14 asked respondents to identify in what 

type of housing they would prefer to live. Their 

choices were Single-family, Multi-family/

condominium development with on-site amenities, 

Townhouse/Duplex/attached units (double, triple, 

etc.), or Other.  

 

Table 2.5: Housing Satisfaction by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 

Overwhelmingly, single-family home was the 

favorite regardless of the respondent’s current status 

as a renter, home-owner, or other. There were 484 

(88.2%) of the total 549 respondents that would 

prefer to live in a single-family home. This result is not 

completely unexpected since the “American 

Dream” is to live in and even own a single-family 

home.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

Question 15 asked respondents how many 

bedrooms you would prefer in your specific place of 

residence. The majority answered with either 2-

bedrooms or 3-bedrooms. The results show that 

75.45% of renters preferred 2- or 3-bedrooms, 68.14% 

of homeowners wanted 2- or 3-bedroom homes. 

Overall, 386 (69.9%) of respondents preferred 2- or 3-

bedrooms. Finally, 23.6% of respondents did prefer 4 

or more bedrooms.  
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Table 2.6: Preferred Number of Bedrooms by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 

Table 2.7: Importance of Features by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The weighted average 

under cost was above 3.00, 

indicating cost is extremely 

important to all groups. 

The weighted average 

under cost was a 3.00, indi-

cating quality of construc-

tion is extremely important 

to all groups. 

Privacy/distance between 

homes and size of resi-

dence, based upon the 

weighted averages, is lees 

important to those renting 

and listed as “other” than 

to those owning their home.  

Historic character and ar-

chitectural features are less 

important to all groups. All 

three groups have a 

weighted average of under 

2.00 

Low maintenance resi-

dences are important to all 

those answering the ques-

tion, with a weight for all 

three groups near or over 

3.00. However, low mainte-

nance is more important to 

homeowners as opposed 

to renters.  
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Another question asked the respondents if they felt 

their desired housing type existed anywhere in 

Lincoln County. The renters had 41.51% saying “yes”, 

28.30% saying “No”, and 30.19% “Not Sure”. While 

homeowners tabulated out as 51.11% “Yes”, 19.17% 

“No”, and 29.72% as “Not Sure”. Those classified as 

other were less sure with 29.03% saying “Yes”, 22.58% 

saying “No”, and 48.39% saying they were “Not 

Sure”.  

 
Table 2.8: Preferred Housing Availability by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 
The final question asked the respondents their 

opinion on the type of housing that should be 

developed throughout Lincoln County. Their 

choices were “Affordable Apartments”, “Affordable 

Single-family Homes”, Housing for Seniors or Disabled 

Individuals”, “Apartment Communities with 

Amenities”, “Upper Scale Apartments” or “Upper 

Scale Single-family Homes (greater than $250,000). 

The question in Table *.* asked the respondents to 

select all that applied; therefore, all of the 

categories will exceed 100%.   

 
Table 2.9: Preferred Housing Type by Tenure 

Source: Marvin Planning Consultants, Inc 2018, SurveyMonkey 

 
The vast majority of respondents agreed there 

needs to be a mixture of new housing constructed 

throughout Lincoln County. The blue shaded area in 

Table *.* indicates the housing types a moderate to 

heavy number of participants felt should be 

constructed throughout the county. Overwhelming 

agreement occurred in the category of Affordable 

Single-family Homes with 81.53% of renter, 84.42% of 

homeowners, and 78.13% of those classified as other 

felt this was the most important housing type; 

overall, 451 (83.2%) of the 542 respondents replied in 

this housing type. Affordable Single-family Homes 

was followed by Affordable Apartments and 

Housing for Seniors or Disabled Individuals.    

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Survey Summary 

Based upon the information shared by the survey 

respondents, there was a good mixture of 

individuals representing renters and homeowners. 

However, the survey did reach a number of people 

that classified themselves as “Other”. The “others” 

included: 

• individuals owning a mobile home but renting a 

lot in a mobile home park; 

• individuals living in their Recreational Vehicles; 

and 
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• Individuals in various shelters including a 

domestic abuse shelter.  

 

When asked if the respondents planned to move 

within 5-years, 6 to 10 years, or not at all, the 

majority, 69.38%, of renters would be moving within 

5-years and 24.38% did not anticipate moving within 

the next 10-years. Homeowners were more willing to 

stay where they are currently. Only 34.64% 

anticipate moving in the next 5-years and 41.90% 

do not plan to move within the next 10-years. 

However, 75.00% of those classified as “other” 

planned to move within the next 5-years. If these 

statistics are expanded across North Platte and 

Lincoln County, the large number of people stating 

they intend to move with the next 5-years should be 

a concern, since it is not known why, or where they 

may move. If it is out of county, the county stands to 

loss a good portion of the population base.   

 

Most people agree they want a single-family home, 

but that quality and cost of a home is critical. 

However, a majority believe the type of housing 

they want is either not available in Lincoln County or 

they are not sure it exists. When these respondents 

were asked what type of housing they thought was 

needed in Lincoln County, there was a variety of 

housing types identified; however, a key word in 

most of the answers was “Affordable”.  

 

The survey and the interviews conducted with 

various groups had one major theme. Good (not 

excellent), affordable housing was in desperate 

need in North Platte and Lincoln County. One 

additional theme is, everybody’s definition of 

affordable seems to be different and the definition 

is seriously different depending upon one’s 

viewpoint and employment/income level.  

 

All engagement approaches seem to point to the 

need for multiple levels of housing availability; 

however, the key discussion will be focused on how 

to make housing affordable for everyone while 

providing quality livable structures.  

 

Stakeholder Focus Group Results 
Over a three-day period in March 2018, the MPC 

team undertook a series of stakeholder focus groups 

and interviews to understand and get a broad 

picture of various stakeholders’ thoughts on the 

Lincoln County and North Platte housing market, the 

challenges this community faces and what should 

be done moving forward. Six focus groups were 

convened which included representatives from 

major employers, realtors, young professionals, 

bankers, homebuilders, affordable housing 

advocates, and the Mayor’s Housing Task Force. 

While the questions were tailored for each focus 

group, the questions followed these general 

themes: 

1. What are the greatest housing needs in Lincoln 

County and North Platte from your perspective? 

2. What are your thoughts on the effectiveness of 

past strategies or priorities to address housing 

needs? 

3. What are the biggest challenges, barriers or 

constraints facing your constituents and/or your 

organization? 

4. What can we do about these barriers and 

constraints? 

5. What priorities do you feel should be addressed 

over the next five years? 

6. What strategies should we undertake to address 

the affordable housing and general housing 

needs in our community? 

7. What activities should we undertake over the 

next 10 years? 

8. Other thoughts, concerns or recommendations? 

 

A common theme among all focus groups is the 

recognition that the community faces significant 

housing challenges. These challenges not only 

impact current residents and employers but impact 

the future economic expansion opportunities of the 

region and its quality-of-life. Below are the key 

points gleaned from the six focus groups.  The key 

themes across all the focus groups are:  

• The housing in North Platte and Lincoln County is 

expensive and the value for your dollar is low; 

• There are few amenities to attract or retain 

young professionals; 

• The rental market seems is highly overpriced, 

and many people are living in substandard 

rental housing; 

• There is a feeling the City allows slumlords to 

operate with impunity; 

• Housing availability is a widely recognized 

problem, is a key impediment to employee 

retention and attraction, and hinders economic 

development in the region; 

• There should be an emphasis on creating 

“affordable” housing, with housing price points 

below $200,000; 

• The City and County are doing a poor job 

enforcing local housing codes, especially 

among investor-owned properties; and, 

• The City and County need to be a more active 

players in the housing market; 

• There is a wide recognition that the City should 

be using TIF, or other incentives, as a means to 

encourage housing development. 
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Affordable Housing Focus Group 

A few notable themes from the affordable housing 

focus group are listed below:  

• Quality rental units are hard to find, and the 

prices are high for what you get (low value) 

• There are too many people living in substandard 

housing and social service agencies have a 

hard time finding affordable rental units in good 

shape for their clients 

• The community should develop additional rental 

units and enforce the housing codes on existing 

rental units 

• Low income tenants are being preyed upon by 

landlords because there is little to no 

enforcement.  The group expressed concern 

that when tenants complain landlords simply 

evict tenants, rather than fixing the issues, 

because there is always someone ready to 

lease their unit.  

• It was said: “If you’re a landlord in this town, it’s 

a great business plan just to have a pile of crap, 

because somebody is going to be renting that 

thing, people are lined up around the block, so 

they don’t care if you get evicted or paying 

rent, because they know within a week 

somebody else is going to be living there.” 

• There is a need to develop affordable housing 

for those earning 80% AMI or below (workforce 

housing).  

• Community Development in general is not a 

priority for local administration (at least in the 

last five year, and there is a sense the City isn’t a 

real player in the housing market.   

• Lack of political will and business leadership to 

utilize all the tools available to the City to 

encourage development. 

• There does not seem to be a plan to address 

housing and community development issues. 

• There is a need for a CROWN project (rent-to-

own project funded by tax credits) 

• General concern about the aging housing stock 

and conditions of mobile home parks.  There are 

many people living in trailer parks that are living 

on a thread, and we need to help people 

improve their mobile homes. 

• Evictions starts a downward spiral for families 

(education consistency, homelessness, etc.) 

• Need for senior and special needs housing 

 There should be efforts to help seniors age in 

place 

 Not enough transitional housing 

 Many people living in former motels, turned 

into makeshift apartments  

 Homeless shelter at capacity and has 

waiting list 

 

 

Homebuilders Focus Group  

A few notable themes from the homebuilders focus 

group:  

• There is a lack of quality subcontractors and 

competition for them is fierce, which raises costs. 

• There are not a lot of available buildable lots, 

and there is very little profit in land 

development, so almost no speculative 

subdivisions are being developed. 

• The Shot in the Arm was a great program and 

needs to continue 

• Cost of renovation, related to subcontractor 

costs, keeps it from happening by the market, so 

segment needs to be incentivized. 

• There is a need for affordable housing in North 

Platte, housing in which people are not paying 

more than 30% of income. 

• Homebuilders are concerned with their 

reputation, so they do  not want to build at entry 

level housing price points. 

• Builders concerned about appraisal process 

 North v. South 

 Concerned about getting the appraisals in 

redevelopment neighborhoods 

 Hard to get appraisal above $270,000, even 

though homes are selling at this price or 

higher 

• Very few builders doing spec homes (most only 

construct 5 – 6 annually) 

• Union Pacific is a catch 22 for the community.  A 

big employer, but also competes for labor.  

• Under the current assessment process, there are 

high carrying costs for new subdivisions – home 

buildings suggest the assessor should wait until 

the house sells for the assessment to increase, 

not at the point in which roads and utilities are in 

place. 

 

Bankers Focus Group 

A few notable themes from the bankers focus 

group:  

• There is a lack of inventory in homes ranging 

from $135,000 - $175,000. 

• Lower end ($70,000) for-sale, starter housing 

rarely hits the market, because it is bought by 

investors.   

• “Trickle-down” housing opportunities do not 

happen that often with move-up sellers 

because rental rates are so high, so it makes 

sense to keep home as rental, not put it on the 

market.  

• Shot in the arm program worked well but did not 

always open up housing for new owners. 

• Underwriting potential home buyers is not a 

problem, housing stock availability is the 

problem.  

• The appraisal industry is a problem  
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 Most appraisers are too seasoned in the 

area, and do not  think the homes should 

cost as much as they due, thus builders and 

homebuyers struggle getting good 

comparable that match the purchase offer.  

• Buyers struggle to find quality contractors for 

rehabilitation needs. 

• Need to share risk to develop top end homes to 

loosen lower priced homes – move up housing 

• City has been helping with demolition, but slow 

process to acquire substandard housing.  The 

pace at which dilapidated housing is acquired 

and addressed needs to increase.  

• Need to look at surrounding communities within 

the County (Wallace, Maxwell, Brady) because 

there are a number of substandard homes.   

There is a need for homes priced at $150,000 - 

$175,000 to be built there. 

• The City killed a deal 10 years ago over sewer 

and road infrastructure costs.  

 Engineering and subdivision requirements 

are over the top 

 

Mayor’s Housing Task Force 

A few notable themes from the Mayor’s Housing 

Task Force:  

• North Platte has every housing problem: 

quantity and quality, lack of land availability for 

new construction.  

• Due to costs, workforce housing cannot be 

constructed without some sort of public subsidy. 

• Existing businesses and employers within the 

community have difficulty attracting talent to 

North Platte, and without question housing is the 

most critical issue in addition to talent 

acquisition.  

• There is a lack of skilled construction labor and 

subcontractors. 

• There has been neighborhood opposition for 

past affordable housing developments:  Crown 

Program (rent to own), multi -family 

development, and Habitat for Humanity.  

• Habitat for Humanity has a hard time finding 

families below 80% AMI that can afford the 

payments 

 Credit card debt, etc.   

 $250,000 is not affordable 

• The City will pay to help the local CDC demolish 

blighted property, but this is relatively low 

volume (approximately four annually). 

• Historically, the City has not been aggressive in 

acqui r ing d i lap idated hous ing for 

redevelopment (too time consuming, lack of 

staff).  

 

 

 

Major Employers Focus Group 

A few notable themes from the major employers 

focus group: 

• The hospital loses many quality candidates 

because they cannot find the housing they like.  

 The hospital is spending $6M on contract 

labor from outside of Lincoln County (money 

leaving the community). 

 No room for student housing at the hospital, 

or the community, which hampers the 

recruiting of young doctors and nurses.  

 25 rooms in the hospital is being used to 

house people 

• Not a great value in the rental market, effects 

young professionals 

• Want more amenities in apartment complexes 

• Many participants were surprised at the lack of 

code enforcement and tenant protections from 

the City 

• Walmart manager’s do not stay long because 

of high housing costs in region 

 Nearly 100 hourly employees travel 60 miles 

from Lexington because the housing cost is 

substantially lower 

 Some employees pooled their money and 

bought a bus for their commute due to the 

high housing costs in North Platte. 

• Union Pacific has close to 200 open positions 

 Housing is a key factor on why people do 

not stay in the jobs long-term 

 Many from outside the community look at 

this job as a temporary assignment because 

of housing costs and lack of amenities 

• Masonite:  

 Many of their employees are living in 

substandard housing, and the ones being 

evicted or preyed upon by unscrupulous 

landlords.  

 They are raising kids in substandard housing, 

and lack of code enforcement is a problem 

 There is a strong need to build workforce 

housing for their employees, or employees in 

similar industries. 

• Power Co: Lack of employees are keeping 

companies away…. housing contributes to that. 

 The local economy struggles to grow due to 

lack of employees 

 Housing, property tax, and income tax can 

be a perceived impediment for some to 

locate to the region. 

• Budget should be reprioritized to put more 

money into housing development 

• City should do more TIF or housing incentives 

 Employers will provide political cover for TIF 

efforts toward housing development 

• The schools deal with the fallout of the housing 

market because families are unstable (evictions 
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lead to attendance issues and lost learning 

opportunities) 

 Will support a TIF 

• Masonite needs housing for people earning $14/

hr. 

• Businesses are interested in helping solve these 

issues, but the City must use all the tools at their 

disposal. 

 

Realtors Focus Group 

A few notable themes from the Realtors focus 

group: 

• There is a lack of housing priced below 

$100,000.00 

• There is a need for a rehabilitation financing 

program that is more readily available to North 

Platte and Lincoln County residents. 

 FHA 203K - no lender in North Platte.   

• Appraisal issues – low appraisals coming in at 

the 11th hour, despite multiple offers on homes, 

often above asking price 

 Anything above $270,000 has an appraisal 

issue 

• Shot in the arm is a good program and should 

continue. 

• Concern with infrastructure requirements from 

City/County – over engineered 

• Everyone recognizes a need for housing 

construction 

• Workforce housing is dated, and quality is 

lacking 

• High inventory of high-end homes on the 

market, few buyers in the $300,000+ 

 No reason to build at that level 

• Need to consider expanding homeowner repair 

program 

 Medium income homeowners get left out 

$100 - $150K…cannot get grants, cannot 

afford the repairs 

• Shot in the arm does not help core people 

between $150,000 and $200,000 

 Trickle-down effect 

 Trickle down homes still dated and need 

improvements 

 Flip incentive 

• Need to condemn and demolish more 

dilapidated housing in North Platte at a faster 

rate. 

• County will not accept new roads, but must 

build to County standards 

 Must have HOA to maintain the road 

• Many subdivision covenants do not allow 

modular construction, or off-site construction 

• More / better amenities would go a long way to 

attracting more residents and a better 

workforce 

 

Young Professionals Focus Group 

A few notable themes from the young professionals 

focus group: 

• It’s very hard to find houses that you like in North 

Platte, they sell too fast 

 Hard to find 3 – 4-bedroom affordable house 

with updates 

• The rental market is way too tight, and many 

units are in terrible condition 

• Hard to find investment properties in $40 - $80K 

range in good condition 

• Too many slumlords 

 The rentals are next to crappy neighbors or 

in not desirable areas.   

 Low income rentals (public housing) are in 

better shape than the private market 

• There is a need to develop apartment 

complexes that have amenities geared toward 

younger people (1 – 2 bedroom), not just 

families.  Need to attract young professionals, 

building housing at same stage of life (young 

people want to be near young people) 

• Many people live in homes they like, don’t love 

• “you must pick your priority about what you 

want”, you won’t find everything you want in 

North Platte 

• There should be a focus on renovating the 

Pawnee Hotel into housing, or develop more 

housing in areas close to the bars and 

restaurants 

• Many young professionals feel pushed into 

homeownership because of the poor rental 

market 

 North Platte is not the place to be if you 

want to spend money on travel, etc. 

 Need more pet friendly rental places if we 

are going to attract young people 

• Accelerate redevelopment of dilapidated 

properties 

• There needs to be more amenities geared 

toward younger residents (shopping, night life, 

etc.) 

 No bars cater to the 22 – 25 age 

demographic. 

• Would be nice to have an entertainment district 

downtown 

• The recreation center needs to be updated with 

better amenities and options  
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Introduction 
This Chapter of Housing Needs Assessment Study 

examines the existing conditions for North Platte, 

Lincoln County, the villages of Brady, Hershey, 

Maxwell, Sutherland, Wallace, and Wellfleet.  

 

North Platte is the county seat and largest 

community within Lincoln County. It is a major 

economic hub in West Central and Western 

Nebraska. It is home to the world’s largest single 

classification rail switching yard (Union Pacific 

Railroad), a major regional medical center, several 

major financial institutes, a Wal-Mart Distribution 

Center, and many other employment generators.  

 

Because of North Platte’s location, size and 

employer base, it is a major hub for people to live 

as well. However, North Platte 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 ($130,000 to $200,000) in 

the area.  

 

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 Lincoln 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)  

 

Photo 1.1: View over Bailey Yard in west North Platte 
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Housing Market: Current Conditions/Trends 
 

Population and Household trends 

The population in Lincoln County, North Platte and 

the villages has remained relatively constant over 

the past few decades, and that trend is expected 

to hold steady for at least the next five years.  The 5-

year projection between 2018 – 2023 anticipates a 

slight decrease in the total population of North 

Platte, and modest increases in the surrounding 

villages, 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 North Platte or 

Lincoln County.  If there are major changes to the 

economic base of Lincoln County occur within the 

next five years, that will likely have an impact on 

population and household growth, and also 

housing demand.  

 

Table 3.1: Population 2010 and 2018 

 

Table 3.2: Household Data 

 

 

 

 

Current Vacancy Rate 

The single family for-sale market in Lincoln County 

and North Platte is remarkably tight due to lack of 

available supply and purchaser demand.   The 

graph below illustrates the continued tightening of 

the Lincoln County housing market between 2010 

and 2016.  The most recent Census estimate, the 

2012-2016 American Community Survey indicates 

both the for-sale and rental vacancy rate in Lincoln 

County remained tight at 0.8% and 8% respectively.    

 

The North Platte for-sale market is tighter than the 

County as a whole.  According to the 2012-2016 

American Community Survey the for-sale vacancy 

rate was estimated to be 0.3% and the rental 

vacancy rate 8.0%, the same as Lincoln County.  

This compares to a historic Midwest average sales 

vacancy rate of 2% and a historic rental vacancy 

rate of 10%.  Lincoln County Nebraska has a sales 

vacancy rate that is over ½ of the historic Midwest 

averages and North Platte is even tighter.     

 

 

 

 

 

 

 

  2010 Total Population 2018 Total Population 2023 Total Population 

2018-2023 Population 

Growth Rate 

Lincoln County 36,288 36,315 36,075 -0.13% 

North Platte 24,733 24,303 24,001 -0.25% 

Brady 428 485 498 0.53% 

Hershey 665 692 695 0.09% 

Maxwell 312 304 299 -0.33% 

Sutherland 1,288 1,428 1,464 0.50% 

Wallace 366 404 411 0.34% 

Wellfleet 78 86 88 0.46% 

Source:  U.S Census Bureau: 2010 Decennial Census 

ESRI Population Estimates 

 2018 Total Households 2023 Total Households 

5-year household 

change (projected) 

2018 Average 

Household Size 

Lincoln County 15,135 15,064 -71 2.36 

North Platte 10,471 10,366 -105 2.27 

Brady 178 183 5 2.72 

Hershey 279 281 2 2.48 

Maxwell 118 117 -1 2.58 

Sutherland 529 542 13 2.63 

Wallace 156 159 3 2.59 

Wellfleet 33 34 1 2.61 

Source: ESRI Population Estimates 
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Figure 3.1: Vacancy Rates 

Source: US Census 

 

The previous study completed in 2010 found an 

effective housing vacancy rate of 4.3%. Over the 

last seven years, the housing market has further 

tightened, and the current combined sales and 

rental vacancy rates in Lincoln County equate to 

an estimated overall effective housing vacancy 

rate of only 3.3%1 and North Platte has an 

estimated effective housing vacancy rate of 3.4%.  

These low rates are due to a lack of housing 

product available within the Lincoln County and 

North Platte 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.  

 

Housing Age, Quality and Abandonment 

The housing stock in Lincoln County continues to 

age and many units are showing signs of disrepair.  

As each year goes the housing stock ages, and if 

new units are placed in service or existing units are 

not maintained or renovated, neighborhoods can 

deteriorate, which leads to disinvestment and 

possible abandonment.  The housing stock in 

Lincoln County, North Platte and the villages 

continues to age.  The tables below illustrate the 

number of housing units by year constructed.  It’s 

important to note that the median age of the 

housing stock in most Lincoln County communities is 

well over 45 years.  These structures can show signs 

of significant wear and major mechanical systems 

are well past their useful life.   

 

 

 

 

 

 

 

 

 

 

 

 

Table 3.3: Number of Units by Year Built 

 Lincoln County North Platte Brady Hershey 

Units Built in 2014 or Later 36 0 0 0 

Units Built in 2010-2013 178 150 0 2 

Units Built in 2000-2009 1,361 524 21 4 

Units Built in 1990-1999 1,474 797 32 35 

Units Built in 1980-1989 1,065 641 16 21 

Units Built in 1970-1979 4,015 2,844 38 88 

Units Built in 1960-1969 1,964 1,583 16 20 

Units Built in 1950-1959 1,735 1,343 14 24 

Units Built in 1940-1949 1,404 1,156 2 21 

Units Built in 1939 or Earlier 3,400 2,281 38 56 

Median Year Structure Built 1969 1966 1975 1972 

Source: US Census 2012 – 2016 American Community Survey 

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.   
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Table 3.3: Number of Units by Year Built cont. 

Some of this deterioration is manifesting itself 

through exterior conditions and visible signs of 

failing systems. According to Table II.56.17 in the 

Lincoln County Profile dated March 13, 20172   

(Table 3.4 below), 748 single-family homes are in 

“Worn Out” or “Badly Worn” condition. That 

represents 10% of the single-family housing stock in 

Lincoln County.  In fact, only 31% of the single-

family homes in Lincoln County have been assessed 

as rated “Good” or higher.   (need definition of 

these condition categories)  

 

 

 

 

Table 3.4: Single-family Homes by Year Built and       

Condition - Lincoln County/Fiscal Years            

1999-2016 PAD Data 

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’s 

economically feasible, and in many cases those 

properties become abandoned.  The 2012 – 2016 

ACS 5-year survey identified 707 housing units 

classified as “Vacant – Other” in Lincoln County 

and 404 units in North Platte. Those units are neither  

for sale or rent and tend to be off the market due 

to poor condition or abandonment.  The 707 units 

identified by the ACS Census survey correlate with 

the 748 single-family homes in poor condition 

identified by the Lincoln County Assessor.  

Unfortunately, the “Vacant – Other” category has 

been increasing since 2010 in both Lincoln County  

overall and North Platte itself:    

 

Lincoln County  North Platte 

2010: 364 Units  2010: 170 Units 

2011: 425 Units  2011: 215 Units  

2012: 477 Units  2012: 195 Units 

2013: 530 Units  2013: 200 Units 

2014: 529 Units  2014: 254 Units 

2015: 658 Units  2015: 405 Units 

2016: 707 Units  2016: 404 Units 

In order to improve the quality of the housing stock 

in Lincoln County and North Platte, 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.   

 

 

 

 

 

 

 Maxwell Sutherland Wallace Wellfleet 

Units Built in 2014 or Later 0 1 0 0 

Units Built in 2010-2013 0 0 0 0 

Units Built in 2000-2009 7 78 13 2 

Units Built in 1990-1999 8 42 13 1 

Units Built in 1980-1989 5 27 6 7 

Units Built in 1970-1979 12 118 22 11 

Units Built in 1960-1969 4 98 15 0 

Units Built in 1950-1959 13 30 12 2 

Units Built in 1940-1949 3 36 6 2 

Units Built in 1939 or Earlier 71 192 53 5 

Median Year Structure Built 1939 1965 1959 1975 

Source: US Census 2012 – 2016 American Community Survey 

Condition Before 
1930 

1931- 
1960 

1961- 
1970 

1971- 
1980 

1981- 
1990 

1991- 
2000 

2001- 
2010 

2011- 
2016 

Missing Total 

Worn Out 82 43 6 17 4 0 0 0 0 152 
Badly Worn 250 216 37 64 12 17 0 0 0 596 
Average 1,035 1,488 522 1,007 136 534 281 1 0 5,004 
Good 354 580 242 400 38 159 169 6 0 1,948 
Very Good 114 201 84 129 9 33 49 5 0 624 
Excellent 3 5 0 1 0 2 9 12 0 32 
Missing 17 15 3 12 4 8 6 6 0 71 
Total 1,855 2,548 894 1,630 203 753 514 30 0 8,427 

 

 2 http://www.westernes.com/pdfs/Lincoln%20County.pdf 

 

 



 

North Platte and Lincoln County Housing Needs Assessment       19 

North Platte Housing Data 
Table 3.4: Comprehensive Housing Affordability Strategy (CHAS) 

 

 

 

 

 

 

 

 

 

 

Income Distribution Overview Owner Renter Total 

Household Income <= 30% HAMFI                   450               1,085               1,535  

Household Income >30% to <=50% HAMFI                 675                 745               1,420  

Household Income >50% to <=80% HAMFI                1,040                  895               1,935  

Household Income >80% to <=100% HAMFI                   910                  480             1,390  

Household Income >100% HAMFI                3,195                  995               4,190  

Total               6,270               4,195             10,465  

Housing Problems Overview 1 Owner Renter Total 

Household has at least 1 of 4 Housing Problems 1,065 1,650 2,715 

Household has none of 4 Housing Problems 5,205 2,525 7,730 

Cost burden not available - no other problems 0 20 20 

Total                6,270              4,195            10,465  

Severe Housing Problems Overview 2 Owner Renter Total 

Household has at least 1 of 4 Severe Housing Problems 400 1,080 1,480 

Household has none of 4 Severe Housing Problems 5,870 3,095 8,965 

Cost burden not available - no other problems 0 20 20 

Total                6,270              4,195             10,465  

Housing Cost Burden Overview 3 Owner Renter Total 

Cost Burden <=30% 5,250 2,745 7,995 

Cost Burden >30% to <=50% 665 640 1,305 

Cost Burden >50% 355 795 1,150 

Cost Burden not available 0 20 20 

Total                6,270               4,195             10,465  

Substandard only 45 215 260 

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.  
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Table 3.4: 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 1,240 275 20 1,535 

Household Income >30% to <=50% HAMFI 655 765 0 1,420 

Household Income >50% to <=80% HAMFI 590 1,345 0 1,935 

Household Income >80% to <=100% HAMFI 100 1,290 0 1,390 

Household Income >100% HAMFI 140 4,055 0 4,190 

Total 2,715 7,730 20 10,465 

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 880 185 20 1,085 

Household Income >30% to <=50% HAMFI 425 320 0 745 

Household Income >50% to <=80% HAMFI 320 575 0 895 

Household Income >80% to <=100% HAMFI 15 465 0 480 

Household Income >100% HAMFI 15 980 0 995 

Total 1,650 2,525 20 4,195 

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 360 90 0 450 

Household Income >30% to <=50% HAMFI 230 445 0 675 

Household Income >50% to <=80% HAMFI 270 770 0 1,040 

Household Income >80% to <=100% HAMFI 85 825 0 910 

Household Income >100% HAMFI 125 3,075 0 3,195 

Total 1,065 5,205 0 6,270 

Income by Cost Burden (Owners and 

Renters) 

Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 1,215 895 1,535  

Household Income >30% to <=50% HAMFI 655 195 1,415  

Household Income >50% to <=80% HAMFI 400 50 1,935  

Household Income >80% to <=100% HAMFI 100 10 1,390  

Household Income >100% HAMFI 95 0 4,190  

Total 2,465 1,150 10,465  

Income by Cost Burden (Renters only) 
Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 850 635 1,085  

Household Income >30% to <=50% HAMFI 425 160 745  

Household Income >50% to <=80% HAMFI 145 0 895  

Household Income >80% to <=100% HAMFI 15 0 480  

Household Income >100% HAMFI 0 0 995  

Total 1,435 795 4,195  

Income by Cost Burden (Owners only) 
Cost burden 

> 30%  

Cost 

burden > 

50%  

Total  

Household Income <= 30% HAMFI 360 260 450  

Household Income >30% to <=50% HAMFI 225 35 675  

Household Income >50% to <=80% HAMFI 255 50 1,040  

Household Income >80% to <=100% HAMFI 85 10 910  

Household Income >100% HAMFI 95 0 3,195  

Total 1,020 355 6,270  

When examining housing 

problems vs. income, 92% of ALL 

HOUSEHOLDS with at least 1 of 4 

identified housing problems 

belonged to households earning 

less than 80% of the Median 

Income.; nearly 1/2 of them 

earned less than 30% of the 

HAMFI. Overall, 24% 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, nearly 99% of renters 

in a homes reporting at least 1 of 

4 housing problems were earning 

80% OR LESS of the HAMFI for 

North Platte. Nearly 39% of ALL 

RENTERS earned 80% of HAMFI 

and lived in a housing unit with at 

least 1 of the 4 housing problems. 

Nearly 81% of all owner-occupied 

households with at least 1 of 4 

housing problems were earning 

80% or less of the local HAMFI. 

Overall, nearly 14% of all owner-

occupied households were 

earning 80% of the HAMFI.  

Overall, 47% of ALL HOUSEHOLDS 

earning 80% or less of the HAMFI 

had a Housing Cost Burden. In 

addition, 15% of ALL HOUSEHOLDS 

were earning less than 30% of the 

HAMFI.   

Rental households with a cost 

burden, 65% of these households 

were earning 80% or less of the 

HAMFI. Nearly 24% were earning 

over 100% of the HAMFI.   

Regarding owner-occupied 

households having a housing cost 

burden, only 34.5% earned 80% or 

less of the HAMFI. However, 51% 

were earning a rate greater than 

100% of the HAMFI.  
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The data in Table 3.4 and the conversations with 

the different groups within North Platte confirm one 

another; there is more than a housing shortage in 

North Platte, 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 North Platte.  

 

The following maps indicate the quality of 

residential dwelling units by neighborhood 

throughout North Platte. The data for the maps is 

based on the data within the Lincoln County 

Assessor’s database.  The data, as mentioned 

previously, in North Platte is by neighborhood.  

 

North Platte: Neighborhoods 
 

Table 3.5: Residential Building Conditions/ 

Neighborhood 

Source: Lincoln County Assessor’s Database, Knotwell 

GeoAnalytics, MPC, 2018 

Neighborhood # Poor 

Condition 

% Poor 

Condition 

# Fair 

Condition 

% Fair 

Condition 

# Avg. 

Condition 

% Avg 

Condition 

# Good 

Condition 

% Good 

Condition 

# Exc. 

Condition 

% Exc. 

Condition 

N-1 87 30.40% 46 16.10% 98 34.30% 55 19.20% 0 0.00% 

N-2 76 16.00% 90 19.00% 153 32.10% 154 32.30% 3 0.60% 

N-3 29 7.70% 80 21.20% 176 46.70% 91 24.10% 1 0.30% 

N-4  57 11.00% 110 21.20% 228 44.00% 121 23.40% 2 0.40% 

N-5 27 27.50% 25 25.50% 32 32.60% 14 14.30% 0 0.00% 

S-1 9 5.70% 30 19.00% 73 45.60% 27 17.10% 20 12.70% 

S-2 34 7.00% 128 26.40% 221 45.70% 98 20.20% 3 0.60% 

S-3 40 2.90% 112 8.10% 608 44.10% 604 43.80% 17 1.20% 

S-4 0 0.00% 11 1.60% 322 45.10% 346 48.50% 33 4.60% 

S-5 0 0.00% 10 0.60% 533 30.70% 1079 62.10% 115 6.60% 

S-6 0 0.00% 0 0.01% 16 7.60% 126 61.10% 64 31.10% 

S-7 0 0.00% 0 0.01% 13 7.60% 108 61.10% 55 31.10% 

S-8 1 1.30% 15 19.00% 37 46.80% 26 32.90% 0 0.00% 

S-9 67 6.60% 137 13.50% 408 40.20% 383 37.70% 20 2.00% 

S-10 0 0.00% 4 4.60% 14 16.10% 57 65.50% 12 13.80% 

S-11 13 15.70% 24 28.90% 35 42.20% 11 13.30% 0 0.00% 

S-12 1 0.40% 5 2.10% 98 42.10% 117 50.20% 12 5.20% 

Totals 443  827  3,065  3,417  357  

% of City Total 5.46%  10.2%  37.8%  42.14%  4.4%  

City Total  

8,109 
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The date found in Table 3.5 examines the housing 

conditions in North Platte by neighborhood. The 

data has been download from the Lincoln County 

Assessor’s database. This data is critical since the 

future demand for housing is not simply limited to 

the demand but also includes the need for 

replacement units.  

 

Redevelopment is a major component in a 

comprehensive hous ing st rategy. The 

redevelopment portion of this strategy involves a 

couple of approaches, including: 

• Condemnation and demolition 

• Rehabilitation 

There are different mechanisms available for 

funding each of these approaches, these will be 

discussed in more detail in the Funding Chapter.  

 

In addition to Table 3.5, there are maps for each 

individual neighborhood with the units identified. 

The individual units are color coded with Table 3.5; 

therefore, the conditions and location of specific 

units are identified.  The following is a summary of 

the conditions found in each neighborhood in 

North Platte. All neighborhoods identified with an 

“N” are located north of the Union Pacific Railroad 

and those with an “S” are south of the railroad.  

 

North Platte: Neighborhood N-1 

Within Neighborhood N-1, the residential make-up is 

as follows: 

• Single-family 32.9% 

• Multiple Units   0.2% 

• Manufactured  10.4% 

• Mobile Homes 11.6% 

These locations are on Figure 3.2.  

 

Overall, the single-family dwelling are only 1/3rd the 

concentration in N-1 compared to all of North 

Platte. Manufactured Housing is 3.5 times more 

concentrated in this neighborhood versus North 

Platte as a whole. Mobile Homes are 5.5 times more 

concentrated than North Platte as a whole.   

 

Neighborhood N-1 is located in the western portion 

on the community. The Assessor’s data indicates 87 

structures in this area are considered “poor” in 

condition rated either a 2.0, 2.5 or 3.0 under the 

condition analysis. This is 30.40% of all residential 

structures in this part of the community. 

Furthermore, 46 or 16.10% are considered in “Fair” 

condition. This equates to 133 structures or 46.50% of 

the housing is considered to be in less than 

“Average” condition.    

 

Figure 3.3 indicates the Mean Housing Value within 

this neighborhood is $57,030 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood N-1’s Mean Housing Value is 64% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.3 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.3 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood N-1 the ratio is equal to 

0.41, meaning the residential units rated Good or 

Excellent in the neighborhood account for 41% of 

the Fair or Poor units. Thus, the neighborhood is 

being highly influenced by the units rated Fair or 

Poor.  

 

North Platte: Neighborhood N-2 

Within Neighborhood N-2, the residential make-up is 

as follows: 

• Single-family 62.2% 

• Multiple Units   1.5% 

• Manufactured  19.1% 

• Mobile Homes   8.9% 

These locations are on Figure 3.5.  

 

Overall, the single-family dwelling are only 2/3rd the 

concentration in N-2 compared to all of North 

Platte. Manufactured Housing is 1/3rd the 

concentration in this neighborhood versus North 

Platte as a whole. Mobile Homes are 4.0 times more 

concentrated than North Platte as a whole.   

 

Neighborhood N-2 is located in the west-central 

portion on the community. The Assessor’s data 

indicates 76 structures in this area are considered 

“poor” in condition rated either a 2.0, 2.5 or 3.0 

under the condition analysis. This is 16.00% of all 

residential structures in this part of the community. 

Furthermore, 90 or 19.00% are considered in “Fair” 

condition. This equates to 166 structures or 35.00% of 

the housing is considered to be in less than 

“Average” condition.    

 

Figure 3.6 indicates the Mean Housing Value within 

this neighborhood is $61,461 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood N-2’s Mean Housing Value is 69% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.6 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.6 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood N-2 the ratio is equal to 
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Figure 3.2: Residential Type-Neighborhood N-1 
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Figure 3.3: Condition Analysis-Neighborhood N-1 
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Figure 3.4: Age of Structure-Neighborhood N-1 
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Figure 3.5: Residential Type-Neighborhood N-2 
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 Figure 3.6: Condition Analysis-Neighborhood N-2 
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Figure 3.7: Age of Structure-Neighborhood N-2 
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0.94, meaning the residential units rated Good or 

Excellent in the neighborhood are nearly equal in 

number Thus, the neighborhood is balanced but 

there should be fewer units considered Poor or Fair 

in condition.   

 

North Platte: Neighborhood N-3 

Within Neighborhood N-3, the residential make-up is 

as follows: 

• Single-family 88.5% 

• Multiple Units   3.4% 

• Manufactured    7.7% 

• Mobile Homes   0.4% 

These locations are on Figure 3.8.  

 

Overall, the single-family dwellings are about the 

same as the rest of North Platte. Manufactured 

Housing is approximately 80% the concentrated in 

this neighborhood versus North Platte as a whole. 

Mobile Homes are sparsely concentrated than 

North Platte as a whole.   

 

The Assessor’s data indicates 29 structures in this 

area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 7.70% of all residential structures in this part of 

the community. Furthermore, 80 or 21.20% are 

considered in “Fair” condition. This equates to 109 

structures or 28.90% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.9 indicates the Mean Housing Value within 

this neighborhood is $58,946 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood N-3’s Mean Housing Value is 66% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.9 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.9 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood N-2 the ratio is equal to 

0.84, meaning the residential units rated Good or 

Excellent in the neighborhood account for 84% of 

the Fair or Poor units. Thus, the neighborhood is 

being highly influenced by the units rated Fair or 

Poor.  

 

North Platte: Neighborhood N-4 

Within Neighborhood N-4, the residential make-up is 

as follows: 

• Single-family 92.7% 

• Multiple Units   2.3% 

• Manufactured    2.7% 

• Mobile Homes   2.3% 

These locations are on Figure 3.11.  

 

Overall, the single-family dwelling are slightly more 

concentrated in N-4 compared to all of North 

Platte. Manufactured Housing is about 1/2 the 

concentration in this neighborhood versus North 

Platte as a whole. Mobile Homes are slightly more 

concentrated than North Platte as a whole.   

 

The Assessor’s data indicates 57 structures in this 

area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 11.00% of all residential structures in this part of 

the community. Furthermore, 110 or 21.20% are 

considered in “Fair” condition. This equates to 167 

structures or 32.20% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.12 indicates the Mean Housing Value within 

this neighborhood is $55,893 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood N-4’s Mean Housing Value is 62% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.12 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.12 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood N-4 the ratio is equal to 

0.74, meaning there are 26% more residential units 

rated Poor or Fair than Good or Excellent in the 

neighborhood.   
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Figure 3.8: Residential Type-Neighborhood N-3 
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Figure 3.9: Condition Analysis-Neighborhood N-3 
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Figure 3.10: Age of Structure-Neighborhood N-3 
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Figure 3.11: Residential Type-Neighborhood N-4 
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Figure 3.12: Condition Analysis-Neighborhood N-4 
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Figure 3.13: Age of Structure-Neighborhood N-4 
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North Platte: Neighborhood N-5 

Within Neighborhood N-5, the residential make-up is 

as follows: 

• Single-family 70.4% 

• Multiple Units   1.0% 

• Manufactured    7.1% 

• Mobile Homes   7.3% 

These locations are on Figure 3.14.  

 

Overall, the single-family dwellings are about 3/4th 

less than the rest of North Platte. Manufactured 

Housing is approximately 1/4th as many in this 

neighborhood versus North Platte as a whole. 

Mobile Homes is about 3.5 times more than North 

Platte as a whole.   

 

The Assessor’s data indicates 27 structures in this 

area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 27.50% of all residential structures in this part of 

the community. Furthermore, 25 or 25.50% are 

considered in “Fair” condition. This equates to 52 

structures or 53.00% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.15 indicates the Mean Housing Value within 

this neighborhood is $45,478 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood N-5’s Mean Housing Value is 51% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.15 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.15 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood N-5 the ratio is equal to 

0.27, meaning the residential units rated Good or 

Excellent in the neighborhood account for 27% of 

the Fair or Poor units. Thus, the neighborhood is 

being highly influenced by the units rated Fair or 

Poor.  

 

North Platte: Neighborhood S-1 

Within Neighborhood S-1, the residential make-up is 

as follows: 

• Single-family 83.0% 

• Multiple Units 17.0% 

• Manufactured    0.0% 

• Mobile Homes   0.0% 

These locations are on Figure 3.17.  

 

Overall, the single-family dwelling are slightly less 

concentrated in S-1 compared to all of North 

Platte. Multi-family units in this neighborhood are 

approximately 4 times more concentrated than the 

rest of North Platte.  

 

The Assessor’s data indicates 9 structures in this area 

are considered “poor” in condition rated either a 

2.0, 2.5 or 3.0 under the condition analysis. This is 

5.70% of all residential structures in this part of the 

community. Furthermore, 30 or 19.00% are 

considered in “Fair” condition. This equates to 39 

structures or 24.70% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.18 indicates the Mean Housing Value within 

this neighborhood is $59,286 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-1’s Mean Housing Value is 66% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.18 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.18 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-1 the ratio is equal to 

1.21, meaning there are 21% more residential units 

rated Good or Excellent compared to Poor or Fair 

in the neighborhood.   

 

North Platte: Neighborhood S-2 

Within Neighborhood S-2, the residential make-up is 

as follows: 

• Single-family 91.1% 

• Multiple Units   5.9% 

• Manufactured    1.6% 

• Mobile Homes   2.1% 

These locations are on Figure 3.20.  

 

Overall, the single-family dwelling are 

approximately the same in S-2 compared to all of 

North Platte. Multi-family units in this neighborhood 

are somewhat more concentrated than the rest of 

North Platte. manufactured housing is 

approximately 1/2 the North Platte average. Finally, 

mobile dwellings concentration is nearly the same 

as all of the average in North Platte. 

 

The Assessor’s data 34 structures in this area are 

considered “poor” in condition rated either a 2.0, 

2.5 or 3.0 under the condition analysis. This is 7.00% 

of all residential structures in this part of the 

community. Furthermore, 128 or 26.40% are 

considered in “Fair” condition. This equates to 162 

structures or 33.40% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.21 indicates the Mean Housing Value within 

this neighborhood is $74,529 compared to North 
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Figure 3.14: Residential Type-Neighborhood N-5 



 

38                                                                                North Platte and Lincoln County Housing Needs Assessment 

Figure 3.15: Condition Analysis-Neighborhood N-5 
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 Figure 3.16: Age of Structure-Neighborhood N-5 
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Figure 3.17: Residential Type-Neighborhood S-1 
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Figure 3.18: Condition Analysis-Neighborhood S-1 
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Figure 3.19: Age of Structure-Neighborhood S-1 
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Figure 3.20: Residential Type-Neighborhood S-2 
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Figure 3.21: Condition Analysis-Neighborhood S-2 
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Figure 3.22: Age of Structure-Neighborhood S-2 
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Platte’s Mean Housing Value of $89,446. 

Neighborhood S-2’s Mean Housing Value is 83% of 

North Platte as a whole. Figure 3.21 also indicates 

the assessed valuation range for each residential 

structure in the neighborhood. In some cases, 

condition has a direct impact on valuation.  

 

Figure 3.21 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-2 the ratio is equal to 

0.62, meaning there are 38% fewer dwellings rated 

Good or Excellent compared to Poor or Fair in the 

neighborhood.   

 

North Platte: Neighborhood S-3 

Within Neighborhood S-3, the residential make-up is 

as follows: 

• Single-family 93.5% 

• Multiple Units   6.5% 

• Manufactured    0.0% 

• Mobile Homes   0.0% 

These locations are on Figure 3.24.  

 

Overall, the single-family dwellings are slightly more 

concentrated in this neighborhood than the city as 

a whole. Multi-family is approximately 150% more 

concentrated than the city as a whole.  

 

The Assessor’s data 40 structures in this area are 

considered “poor” in condition rated either a 2.0, 

2.5 or 3.0 under the condition analysis. This is 2.90% 

of all residential structures in this part of the 

community. Furthermore, 112 or 8.10% are 

considered in “Fair” condition. This equates to 152 

structures or 11.00% of the housing is considered to 

be in less than “Average” condition.  The 

percentage is actually low; however, the overall 

quantity needs to be addressed in the future.   

 

Figure 3.23 indicates the Mean Housing Value within 

this neighborhood is $74,529 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-3’s Mean Housing Value is 83% of 

North Platte as a whole, this is significantly less since 

we are discussing the overall average. Figure 3.23 

also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.23 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-3 the ratio is equal to 

4.09, meaning there are 4 times more residential 

units rated Good or Excellent in the neighborhood 

compared to the Fair or Poor units. The overall 

quality of  Neighborhood S-3 is good but some 

dwelling units need to be replaced or updated.  

 

North Platte: Neighborhood S-4 

Within Neighborhood S-4, the residential make-up is 

as follows: 

• Single-family 97.0% 

• Multiple Units   2.9% 

• Manufactured    0.1% 

• Mobile Homes   0.0% 

These locations are on Figure 3.26.  

 

Overall, the single-family dwelling are slightly more 

concentrated in S-4 compared to all of North 

Platte.  

 

The Assessor’s data indicates no structures in this 

area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 0.00% of all residential structures in this part of 

the community. Furthermore, 11 or 1.60% are 

considered in “Fair” condition. This equates to only 

11 structures or 1.60% of the housing is considered 

to be in less than “Average” condition. This 

neighborhood is in good shape.     

 

Figure 3.27 indicates the Mean Housing Value within 

this neighborhood is $104,068 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-4’s Mean Housing Value is 116% of 

North Platte as a whole, this is considerably higher 

since we are discussing the overall average. Figure 

3.27 also indicates the assessed valuation range for 

each residential structure in the neighborhood. In 

some cases, condition has a direct impact on 

valuation.  

 

Figure 3.27 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-4 the ratio is equal to 

33.19, meaning there are 3300% more residential 

units rated Good or Excellent compared to Poor or 

Fair in the neighborhood.   

 

North Platte: Neighborhood S-5 

Within Neighborhood S-5, the residential make-up is 

as follows: 

• Single-family 98.3% 

• Multiple Units   1.2% 

• Manufactured    0.5% 

• Mobile Homes   0.0% 

These locations are on Figure 3.28.  

 

Overall, the single-family dwelling are concentrated 

slightly more than North Platte as a whole.  

 

The Assessor’s data no structures in this area are 

considered “poor” in condition rated either a 2.0, 

2.5 or 3.0 under the condition analysis. This is 0.00% 

of all residential structures in this part of the 

community. Furthermore, 10 or 0.60% are 
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Figure 3.23: Residential Type-Neighborhood S-3 
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Figure 3.24: Condition Analysis-Neighborhood S-3 
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Figure 3.25: Age of Structure-Neighborhood S-3 
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Figure 3.26: Residential Type-Neighborhood S-4 
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Figure 3.27: Condition Analysis-Neighborhood S-4 
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Figure 3.28: Age of Structure-Neighborhood S-4 
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Figure 3.29: Residential Type-Neighborhood S-5 
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Figure 3.30: Condition Analysis-Neighborhood S-5 
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Figure 3.31: Age of Structure-Neighborhood S-5 
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considered in “Fair” condition. This equates to only 

10 structures or 0.60% of the housing is considered 

to be in less than “Average” condition.    

 

Figure 3.29 indicates the Mean Housing Value within 

this neighborhood is $141,606 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-5’s Mean Housing Value is 158% of 

North Platte as a whole. Figure 3.29 also indicates 

the assessed valuation range for each residential 

structure in the neighborhood. In some cases, 

condition has a direct impact on valuation.  

 

Figure 3.29 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-5 the ratio is equal to 

33.19, meaning there are 3300% more residential 

units rated Good or Excellent compared to Poor or 

Fair in the neighborhood.   

 

North Platte: Neighborhood S-6 and S-7 

The data for Neighborhoods s-6 and S-7 were small 

enough that they were combined for this analysis. 

Within Neighborhood S-6 and S-7, the residential 

make-up is as follows: 

• Single-family 87.0% 

• Multiple Units 13.0% 

• Manufactured    0.0% 

• Mobile Homes   0.0% 

These locations are on Figure 3.32.  

 

Overall, the single-family dwellings are slightly less 

concentrated in these neighborhoods than the city 

as a whole. Multi-family is approximately 3 times 

more concentrated than the city as a whole.  

 

The Assessor’s data indicates no structures in these 

areas considered “poor” in condition rated either a 

2.0, 2.5 or 3.0 under the condition analysis. 

Furthermore, there are no structures considered in 

“Fair” condition.  

 

Figure 3.33 indicates the Mean Housing Value within 

this neighborhood is $234,937 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-6 and S-7’s Mean Housing Value is 

262% of North Platte as a whole, this is significantly 

less since we are discussing the overall average. 

Figure 3.33 also indicates the assessed valuation 

range for each residential structure in the 

neighborhood. In some cases, condition has a 

direct impact on valuation.  

 

Figure 3.33 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhoods S-6 and S-7 there is only 

one house rated below average.  

 

 

North Platte: Neighborhood S-8 

Within Neighborhood S-8, the residential make-up is 

as follows: 

• Single-family 85.0% 

• Multiple Units 15.0% 

• Manufactured    0.0% 

• Mobile Homes   0.0% 

These locations are on Figure 3.34.  

 

Overall, the single-family dwelling are slightly less 

concentrated in S-8 compared to all of North 

Platte. Multi-family, however, is approximately 3 

times more concentrated in S-8 than the 

community on average.  

 

The Assessor’s data indicates 1 structure in this area 

are considered “poor” in condition rated either a 

2.0, 2.5 or 3.0 under the condition analysis. This is 

1.30% of all residential structures in this part of the 

community. Furthermore, 15 or 19.00% are 

considered in “Fair” condition. This equates to only 

16 structures or 20.30% of the housing is considered 

to be in less than “Average” condition. This 

neighborhood is in good shape.     

 

Figure 3.35 indicates the Mean Housing Value within 

this neighborhood is $63,900 compared to North 

Platte’s Mean Housing Value of $89,446. 

Neighborhood S-8’s Mean Housing Value is 71% of 

North Platte as a whole. Figure 3.35 also indicates 

the assessed valuation range for each residential 

structure in the neighborhood. In some cases, 

condition has a direct impact on valuation.  

 

Figure 3.35 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-8 the ratio is equal to 

1.62, meaning there are approximately 62% more 

residential units rated Good or Excellent compared 

to Poor or Fair in the neighborhood.   

 

North Platte: Neighborhood S-9, S-10, and S-11 

Neighborhoods S-9, S-10, and S-11 are smaller areas 

and have been combined within this analysis.  

 

Within Neighborhoods S-9, S-10, and S-11 the 

residential make-up is as follows: 

• Single-family 90.00%/94.00%/98.00% 

• Multiple Units   6.3%/5.7%/2.4% 

• Manufactured   1.1%/0/0     

• Mobile Homes   8.7%/0/0 

These locations are on Figure 3.37.  

 

Overall, the single-family dwelling are the same 

concentration or slightly more than North Platte as 

a whole. Multi-family dwellings is roughly 1.5 times 

more concentrated in these areas than the city as 

a whole.  
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Figure 3.32: Residential Type-Neighborhoods S-6/S-7 
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Figure 3.33: Condition Analysis-Neighborhoods S-6/S-7 
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Figure 3.34: Age of Structure-Neighborhood S-6/S-7 
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Figure 3.35: Residential Type-Neighborhoods S-8 
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Figure 3.36: Condition Analysis-Neighborhoods S-8 
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Figure 3.37: Age of Structure-Neighborhood S-8 
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Figure 3.38: Residential Type-Neighborhoods S-9/S-10/S-11 
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Figure 3.39: Condition Analysis-Neighborhoods S-9/S-10/S-11 



 

North Platte and Lincoln County Housing Needs Assessment       65 

Figure 3.40: Age of Structure-Neighborhood S-9/S-10/S-11 
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The Assessor’s data shows there are 80 structures in 

this area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 6.7% of all residential structures in these 

neighborhoods. Furthermore, 165 or 13.92% are 

considered in “Fair” condition. This equates to 245 

structures or 20.62% of the housing is considered to 

be in less than “Average” condition.    

 

Figure 3.38 indicates the Mean Housing Value within 

each neighborhood. The only neighborhood 

exceeding the Mean Housing Value for North Platte 

is Neighborhood S-10 which has a mean of $118,222  

compared to North Platte’s Mean Housing Value of 

$89,446. Neighborhood S-10’s Mean Housing Value 

is 132% of North Platte as a whole. Figure 3.38 also 

indicates the assessed valuation range for each 

residential structure in the neighborhood. In some 

cases, condition has a direct impact on valuation.  

 

Figure 3.38 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhoods S-9/S-10/S-11 the ratio 

are equal to 1.88/17.2/0.29 respectively. Two of the 

three neighborhoods have considerably more 

homes rated as Good or Excellent than rated as 

Poor or Fair.  

. 

North Platte: Neighborhood S-12 

Within Neighborhood S-12 the residential make-up is 

as follows: 

• Single-family 98.3% 

• Multiple Units   0.4% 

• Manufactured   1.3%    

• Mobile Homes   0.0% 

These locations are on Figure 3.41.  

 

Overall, the single-family dwellings slightly higher in 

concentration in this neighborhood compared to 

North Platte as a whole. The concentration of Multi-

family dwellings is roughly 10% of the city as a 

whole.  

 

The Assessor’s data shows there is 1 structure in this 

area are considered “poor” in condition rated 

either a 2.0, 2.5 or 3.0 under the condition analysis. 

This is 0.40% of all residential structures in these 

neighborhoods. Furthermore, 5 or 2.10% are 

considered in “Fair” condition. This equates to 6 

total structures or 2.50% of the housing is considered 

to be in less than “Average” condition.    

 

Figure 3.42 indicates the Mean Housing Value within 

each neighborhood. Neighborhood S-12’s the 

Mean Housing Value is $125,931  compared to 

North Platte’s Mean Housing Value of $89,446. 

Neighborhood S-12’s Mean Housing Value is 141% 

of North Platte as a whole. Figure 3.42 also indicates 

the assessed valuation range for each residential 

structure in the neighborhood. In some cases, 

condition has a direct impact on valuation.  

 

Figure 3.42 also shows a ratio of Good/Excellent to 

Fair/Poor. In Neighborhood S-12, the ratio is equal 

to 22.2. There are roughly 2200% more homes rated 

as Good or Excellent versus Poor and Fair in 

Neighborhood S-12.  

 

Summary of Condition Analysis 
The housing conditions in North Platte varying 

greatly depending upon what part of town one is 

in. Basic observations tend to indicate there has 

been more recent construction and even larger 

homes built south of downtown. The data on the 

previous maps confirm this; however, the maps also 

indicate a large portion of the community north of 

the downtown area is in or is falling into a state of 

disrepair and needs action taken.  
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Figure 3.41: Residential Type-Neighborhoods S-12 
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Figure 3.42: Condition Analysis-Neighborhoods S-12 
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Figure 3.43: Age of Structure-Neighborhood S-12 
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The demand for additional housing, and housing to 

support North Platte and Lincoln County’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 in previously in section 1 

over the last seven years, the housing market has 

further tightened, and the current combined sales 

and rental vacancy rates in Lincoln County and 

North Platte equate to an overall effective housing 

vacancy rate of only 3.4%1 and 3.6% respectively. 

These low rates are due to a lack of housing 

product available within the Lincoln County and 

North Platte 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%.  

 

 

Lincoln County Analysis 
According to the most recent Census estimate from 

ESRI2, we calculate there were approximately 77 for 

sale units and 436 rental units available at any 

given time in 2018.  See table below. The for-sale 

estimate correlates to the Lincoln County Board of 

Realtors data that indicated approximately 88 

homes for sale each month in 2017.  However, the 

2016 Survey of Rental Properties discussed in the 

Lincoln County Profile3 published on March 13, 2017 

indicated only 132 rental units were available.  This 

vacancy number was based on a telephone survey 

of 53 landlords and property managers in Lincoln 

County. It is possible the Census estimate overstates 

the availability of rental units in Lincoln County, but 

it is more likely the phone survey undercounted the 

available units.  If the Census is over estimating 

available units, this would further increase the need 

for additional housing units.   

 

 

 

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.   

 
2 Date from ERSI Business Analyst – Lincoln County, Nebraska Community Profile.  
3 http://www.westernes.com/pdfs/Lincoln%20County.pdf 
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Table 4.1: Lincoln County Net Demand 

Source: MPC and CPI 2018 

 

To calculate the potential housing demand, we 

look at the current effective vacancy rates for 

rental and ownership units, which currently is 8% 

and 0.8% respectively. We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest4. For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing. Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

To satisfy the current demand and bring the 

effective vacancy rate to between 5% and 7%, we 

estimate that between 223 and 523 new units need 

to be brought on line immediately. The for-sale and 

rental units split is illustrated below:  

 

Table 4.2: Net Production Demand 

 
Source: MPC and CPI 2018 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

 

 

 

 

 

 

 

 

 

 

 

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Lincoln County there are: 1,638 rental households 

and 1,759 owner households that either are cost 

burdened.  There are 262 rental households and 60 

owner households that live in substandard housing.  

We estimate that 15% of these existing costs 

burdened rental and owner households would add 

into the demand for new housing product across all 

income spectrums.  In addition, we estimate that  

 

10% of the substandard housing stock can be 

replaced and is added to the demand.  

 

Therefore, the total universe for current housing 

demand in Lincoln County is illustrated in the table 

below:   

 

Table 4.3: Lincoln County Total Demand 

Source: MPC and CPI 2018 

 

We estimate there is a potential housing demand in 

Lincoln County of between 767 and 1,069 new or 

replacement units, with the optimal mix being 770 

units comprised of 386 ownership units and 381 

rental units.   

 

Lincoln County: Net Production Demand 

New For sale units 68 116 310 

New Rental Units 0 110 218 

Total New Units  68 226 528 

Effective Vacancy Rate 4% 5% 7% 

    Current Needs Current Demand 

Lincoln County 

Current 

Rates Target Low 

Target 

Average 

Target 

High 

Low 

vacancy 

Average 

Vacancy 

High 

Vacancy 

Rental Vacancy Rate 8% 8% 10% 12%       

Ownership Vacancy Rate 0.8% 1.5% 2% 4%       

Effective Vacancy Rate 3.4%             

                

For sale units 77 145 194 387 68 116 310 

Rental Units 436 436 546 654 0 110 218 

Total Available Units 514 581 740 1042 68 226 528 

Effective Vacancy Rate   4% 5% 7%    

 

Lincoln County Total Demand Net Demand 

Effective Ownership Vacancy Rate 1.5% 2% 4% 

New For sale units 68 116 310 

15% of cost burdened owners 264 264 264 

10% of substandard ownership units 6 6 6 

  Total ownership demand 338 386 580 

    

Effective Rental Vacancy Rate 8% 10% 12% 

New Rental Units 0 110 218 

15 % of cost burdened renters 245 245 245 

10 % of substandard rental units 26 26 26 

Total rental demand 271 381 489 

    

Total potential housing demand  609 767 1069 

Effective Vacancy Rate 4% 5% 7% 

4 https://www.census.gov/housing/hvs/index.html  
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North Platte Analysis 
According to the most recent Census estimate from 

ESRI5, we calculate there were approximately 18 for 

sale units and 357 rental units available at any 

given time in 2018.   

 

Table 4.4: North Platte Net Demand 

Source: MPC and CPI 2018 

 

To calculate the potential housing demand, we 

look at the current effective vacancy rates for 

rental and ownership units, which currently is 8% 

and 0.3% respectively.  We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest. For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

 

Table 4.5: Net Production Demand 

 
Source: MPC and CPI 2018 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 5% and 7%, we 

estimate that between 192 and 401 new units need 

to be brought on line immediately. The for-sale and 

rental units split is illustrated below:  

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within North 

Platte there are: 1,508 rental households and 1,057 

owner households that are cost burdened We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  Within North Platte there are 45 

substandard ownership units and 215 substandard 

rental units.  We estimate that 10% of the 

substandard housing stock can be replaced and is 

added to the demand.  

 

Therefore, the total universe for current housing 

demand in North Platte is illustrated in the table 

below:   

 

 

 

 

North Platte Net Production Demand 

New For sale units 72 102 222 

New Rental Units 0 90 178 

Total New Units  75 192 401 

Effective Vacancy Rate 4% 5% 7% 

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

    Current Needs Current Demand 

North Platte 

Current 

Rates Target Low 

Target 

Average 

Target 

High 

Low 

vacancy 

Average 

Vacancy 

High 

Vacancy 

Rental Vacancy Rate 8% 8% 10% 12%       

Ownership Vacancy Rate 0.3% 1.5% 2% 4%       

Effective Vacancy Rate 3.6%             

                

For sale units 18 90 120 240 72 102 222 

Rental Units 357 357 447 535 0 90 178 

Total Available Units 375 447 567 776 72 192 401 

Effective Vacancy Rate   4% 5% 7%    
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Table 4.3: North Platte Total Demand 

 
Source: MPC and CPI 2018 

 

We estimate there is a potential housing demand in 

North Platte between 603 and 812 new or 

replacement units, with the optimal mix being 603 

units comprised of 266 ownership units and 337 

rental units.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

North Platte Total Demand Net Demand 

Effective Ownership Vacancy Rate 1.5% 2% 4% 

New For sale units 72 102 222 

15% of cost burdened owners 159 159 159 

10% of substandard ownership units 5 5 5 

  Total ownership demand 236 266 386 

    

Effective Rental Vacancy Rate 8% 10% 12% 

New Rental Units 0 90 178 

15 % of cost burdened renters 226 226 226 

10 % of substandard rental units 21 21 21 

Total rental demand 247 337 426 

    

Total potential housing demand  483 603 812 

Effective Vacancy Rate 4% 5% 7% 



 

North Platte and Lincoln County Housing Needs Assessment       77 

 

Village of Brady 

 

According to the most recent Census estimate from 

ESRI, we calculate there is approximately one for 

sale unit and 4 rental units available at any given 

time in 2018.  To calculate the potential housing 

demand, we look at the current effective vacancy 

rates for rental and ownership units, which currently 

is 8% and 0.8% respectively.  We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest.  For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

 

 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

estimate that between 3 and 6 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within Brady 

there are: 9 rental households and 19 owner 

households that are cost burdened.  We estimate 

that 15% of these existing cost burdened rental and 

owner households would add into the demand for 

new housing product across all income spectrums.  

The margin of error for substandard housing within 

the CHAS is high, therefore we are substituting the 

number of poor quality units in Brady as determined 

by the County Assessor’s Office.  There are 28 poor 

quality units in Brady and we estimate that 10% of 

the substandard housing stock can be replaced 

and is added to the demand.  

 

Therefore, the total universe for current housing 

demand in Brady is illustrated in the table below:   

 

 

 

We estimate there is a potential housing demand in 

Brady between 10 and 13 new or replacement 

units, with the optimal mix being 10 units comprised 

of 6 ownership units and 4 rental units.  This should 

be accomplished through the renovation or 

redevelopment of the property rated in poor 

condition by the Assessor’s Office.  

 

 

Village of Hershey 

 

According to the most recent Census estimate from 

Brady Total Demand Net Demand

Effective Ownership Vacancy Rate 1.5% 2% 

New For sale units 1 2 

15% of cost burdened owners 3 3 

10% of substandard ownership units 1 1 

  Total ownership demand 5 6 

   

Effective Rental Vacancy Rate 8% 10% 

New Rental Units 0 1 

15 % of cost burdened renters 1 1 

10 % of substandard rental units 2 2 

Total rental demand 3 4 

   

Total potential housing demand  8 10 

Effective Vacancy Rate 4% 5% 
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ESRI, we calculate there are approximately two for 

sale units and 6 rental units available at any given 

time in 2018.  To calculate the potential housing 

demand, we look at the current effective vacancy 

rates for rental and ownership units, which currently 

is 8% and 0.8% respectively.  We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest.  For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

 

 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

 

 

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

estimate that between 3 and 6 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Hershey there are: 11 rental households and 28 

owner households that are cost burdened.  We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  The margin of error for substandard 

housing within the CHAS is high, therefore we are 

substituting the number of poor quality units in 

Hershey as determined by the County Assessor’s 

Office.  There are 22 poor quality units in Hershey 

and we estimate that 10% of the substandard 

housing stock can be replaced and is added to the 

demand.  

 

Therefore, the total universe for current housing 

demand in Hershey is illustrated in the table below:   

 

    Current Needs Current Demand 

Hershey Current 
Target 
Low 

Target 
Average 

Target 
High 

Low vacan-
cy 

Average 
Vacancy 

High Vacan-
cy 

Rental Vacancy Rate 8% 8% 10% 12%       

Ownership Vacancy Rate 0.8% 1.5% 2% 4%       

Effective Vacancy Rate 2.7%             

                

                

For sale units 2 3 4 8 1 2 7 

Rental Units 6 6 7 9 0 1 3 

Total Available Units 8 9 11 17 1 3 10 

Effective Vacancy Rate   3% 4% 6%    

Hershey: Net Production Demand 

New For sale units 1 2 7 

New Rental Units 0 1 3 

Total New Units  1 3 10 

Effective Vacancy Rate 3% 4% 6% 
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We estimate there is a potential housing demand in 

Hershey between 11 and 18 new or replacement 

units, with the optimal mix being 11 units comprised 

of 7 ownership units and 4 rental units.  This should 

be accomplished through the renovation or 

redevelopment of the property rated in poor 

condition by the Assessor’s Office.  

 

 

Village of Maxwell 

 

According to the most recent Census estimate from 

ESRI, we calculate there are approximately one for 

sale unit and two rental units available at any given 

time in 2018.  To calculate the potential housing 

demand, we look at the current effective vacancy 

rates for rental and ownership units, which currently 

is 8% and 0.8% respectively.  We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest.  For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

 

 

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

estimate that between 3 and 6 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

Hershey Total Demand Net Demand 

Effective Ownership Vacancy Rate 1.5% 2% 4% 

New For sale units 1 2 7 

15% of cost burdened owners 4 4 4 

10% of substandard ownership units 1 1 1 

Total ownership demand 6 7 12 

    

Effective Rental Vacancy Rate 8% 10% 12% 

New Rental Units 0 1 3 

15 % of cost burdened renters 2 2 2 

10 % of substandard rental units 1 1 1 

Total rental demand 3 4 6 

    

Total potential housing demand  9 11 18 

Effective Vacancy Rate 4% 5% 7% 

    Current Needs 

Maxwell Current 
Target 
Low 

Target 
Average 

Target 
High 

Rental Vacancy Rate 8% 8% 10% 12% 

Ownership Vacancy Rate 0.8% 1.5% 2% 4% 

Effective Vacancy Rate 2.6%       

          

          

For sale units 1 1 2 3 

Rental Units 2 2 3 4 

Total Available Units 3 4 5 7 

Effective Vacancy Rate   3% 4% 6% 

Maxwell: Net Production Demand 

New For sale units 1 1 3 

New Rental Units 0 1 1 

Total New Units  1 2 4 

Effective Vacancy Rate 3% 4% 6% 
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rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Maxwell there are: one rental household and nine 

owner households that are cost burdened.  We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  The margin of error for substandard 

housing within the CHAS is high, therefore we are 

substituting the number of poor quality units in 

Maxwell as determined by the County Assessor’s 

Office.  There are 20 poor quality units in Maxwell 

and we estimate that 10% of the substandard 

housing stock can be replaced and is added to the 

demand.  

 

Therefore, the total universe for current housing 

demand in Maxwell is illustrated in the table below:   

 

 

 

 

We estimate there is a potential housing demand in 

Maxwell between 5 and 7 new or replacement 

units, with the optimal mix being 5 units comprised 

of 3 ownership units and 2 rental units.  This should 

be accomplished through the renovation or 

redevelopment of the property rated in poor 

condition by the Assessor’s Office.  

 

Village of Sutherland 

 

According to the most recent Census estimate from 

ESRI, we calculate there are approximately three 

for sale units and 11 rental units available at any 

given time in 2018.  To calculate the potential 

housing demand, we look at the current effective 

vacancy rates for rental and ownership units, which 

currently is 8% and 0.8% respectively.  We then 

calculate the number of units needed to bring 

those effective rates into an acceptable range.  For 

our calculations we used target vacancy ranges 

(low, average, high) based on historic vacancy 

rates in the Midwest.  For rental housing the 

average vacancy is approximately 10% and for 

ownership units, 2%.  

 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

Maxwell Total Demand Net Demand 

Effective Ownership Vacancy Rate 1.5% 2% 4% 

New For sale units 1 1 3 

15% of cost burdened owners 1 1 1 

10% of substandard ownership units 1 1 1 

  Total ownership demand 3 3 5 

    

Effective Rental Vacancy Rate 8% 10% 12% 

New Rental Units 0 1 1 

15 % of cost burdened renters 0 0 0 

10 % of substandard rental units 1 1 1 

Total rental demand 1 2 2 

    

Total potential housing demand  4 5 7 

Effective Vacancy Rate 4% 5% 7% 

    Current Needs Current Demand

Sutherland Current 
Target 
Low 

Target 
Average 

Target 
High 

Low 
vacancy

Rental Vacancy Rate 8% 8% 10% 12%  

Ownership Vacancy Rate 0.8% 1.5% 2% 4%  

Effective Vacancy Rate 2.7%        

           

           

For sale units 3 6 8 16 3

Rental Units 11 11 14 16 0

Total Available Units 14 17 22 32 3

Effective Vacancy Rate   3% 4% 6%  
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estimate that between 8 and 18 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Sutherland there are: 50 rental households and 40 

owner households that are cost burdened.  We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  The margin of error for substandard 

housing within the CHAS is high, therefore we are 

substituting the number of poor quality units in 

Sutherland as determined by the County Assessor’s 

Office.  There are 33 poor quality units in Sutherland 

and we estimate that 10% of the substandard 

housing stock can be replaced and is added to the 

demand.  

 

Therefore, the total universe for current housing 

demand in Sutherland is illustrated in the table 

below:   

 

 

 

We estimate there is a potential housing demand in 

Sutherland between 25 and 36 new or replacement 

units, with the optimal mix being 25 units comprised 

of 13 ownership units and 12 rental units.  This should 

be accomplished through the renovation or 

redevelopment of the property rated in poor 

condition by the Assessor’s Office, in addition to 

existing vacant structures.  

 

Village of Wallace 

 

According to the most recent Census estimate from 

ESRI, we calculate there are approximately one for 

sale unit and 4 rental units available at any given 

time in 2018.  To calculate the potential housing 

demand, we look at the current effective vacancy 

rates for rental and ownership units, which currently 

is 8% and 0.8% respectively.  We then calculate the 

number of units needed to bring those effective 

rates into an acceptable range.  For our 

calculations we used target vacancy ranges (low, 

average, high) based on historic vacancy rates in 

the Midwest.  For rental housing the average 

vacancy is approximately 10% and for ownership 

units, 2%.  

 

 

Sutherland: Net Production Demand 

New For sale units 3 5 13 

New Rental Units 0 3 5 

Total New Units  3 8 18 

Effective Vacancy Rate 3% 4% 6% 

Southerland Total Demand Net Demand

Effective Ownership Vacancy Rate 1.5% 2% 

New For sale units 3 5 

15% of cost burdened owners 6 6 

10% of substandard ownership units 2 2 

Total ownership demand 11 13 

   

Effective Rental Vacancy Rate 8% 10% 

New Rental Units 0 3 

15 % of cost burdened renters 8 8 

10 % of substandard rental units 2 2 

Total rental demand 10 12 

   

Total potential housing demand  21 25 

Effective Vacancy Rate 4% 5% 



 

82                                                                                North Platte and Lincoln County Housing Needs Assessment 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

estimate that between 2 and 4 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   These new units can 

be either new construction or substantial 

rehabilitation of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Wallace there are: 11 rental households and 9 

owner households that are cost burdened.  We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  The margin of error for substandard 

housing within the CHAS is high, therefore we are 

substituting the number of poor quality units in 

Wallace as determined by the County Assessor’s 

Office.  There are 7 poor quality units in Wallace 

and we estimate that 10% of the substandard 

housing stock can be replaced and is added to the 

demand.  

 

Therefore, the total universe for current housing 

demand in Wallace is illustrated in the table below:   

 

 

 

We estimate there is a potential housing demand in 

Wallace between 7 and 11 new or replacement 

units, with the optimal mix being 7 units comprised 

of 3 ownership units and 4 rental units.  This should 

be accomplished through the renovation or 

redevelopment of the property rated in poor 

condition by the Assessor’s Office, in addition to 

existing vacant structures.  

 

Village of Wellfleet 

 

According to the most recent Census estimate from 

    Current Needs Current Demand 

Wallace Current 
Target 
Low 

Target 
Average 

Target 
High 

Low 
vacancy 

Average 
Vacancy 

High Vacan-
cy 

Rental Vacancy Rate 8% 8% 10% 12%       

Ownership Vacancy Rate 0.8% 1.5% 2% 4%       

Effective Vacancy Rate 2.9%             

                

                

For sale units 1 2 2 4 1 1 3   

Rental Units 4 4 5 5 0 1 1 

Total Available Units 5 6 7 9 1 2 4 

Effective Vacancy Rate   3% 4% 6%    

Wallace: Net Production Demand 

New For sale units 1 1 3 

New Rental Units 0 1 1 

Total New Units  1 2 4 

Effective Vacancy Rate 3% 4% 6% 

Wallace Total Demand Net Demand 

Effective Ownership Vacancy Rate 1.5% 2% 

New For sale units 1 1 

15% of cost burdened owners 1 1 

10% of substandard ownership units 1 1 

Total ownership demand 3 3 

   

Effective Rental Vacancy Rate 8% 10% 

New Rental Units 0 1 

15 % of cost burdened renters 2 2 

10 % of substandard rental units 1 1 

Total rental demand 3 4 

   

Total potential housing demand  6 7 

Effective Vacancy Rate 4% 5% 
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ESRI, we calculate there are approximately no for 

sale units and 1 rental units available at any given 

time in 2018. It is important to note that due to the 

small size of the Village of Wellfleet, there can be 

large margins of error.  To calculate the potential 

housing demand, we look at the current effective 

vacancy rates for rental and ownership units, which 

currently is 8% and 0.8% respectively.  We then 

calculate the number of units needed to bring 

those effective rates into an acceptable range.  For 

our calculations we used target vacancy ranges 

(low, average, high) based on historic vacancy 

rates in the Midwest.  For rental housing the 

average vacancy is approximately 10% and for 

ownership units, 2%.  

 

 

 

 

 

The table above is divided into three sections: 

Current Rates; Current Needs; Net Production 

Demand.  Current Rates are the current effective 

vacancy rates and available units according the 

2016 ACS.  Current Needs are the number of units 

required to achieve the target effective vacancy 

rates for ownership or rental housing.  Net 

Production demand is the number of Current 

Needs units, less the number of units currently 

available.   

 

 

To satisfy the current demand and bring the 

effective vacancy rate to between 4% and 6%, we 

estimate that between 0 and 1 new units need to 

be brought on line immediately.  The for-sale and 

rental units split is illustrated below:  

 

 

 

 

This considers the number of units currently on 

market either for sale or rent.   This new units can be 

either new construction or substantial rehabilitation 

of vacant properties.  

 

Total housing demand estimates should also 

include a percentage of the number of 

replacement substandard housing or cost 

burdened current renters and owners.  Within 

Wellfleet there are: zero rental households and 4 

owner households that are cost burdened.  We 

estimate that 15% of these existing cost burdened 

rental and owner households would add into the 

demand for new housing product across all income 

spectrums.  The margin of error for substandard 

housing within the CHAS is high, therefore we are 

substituting the number of poor quality units in 

Wellfleet as determined by the County Assessor’s 

Office.  There are 7 poor quality units in Wellfleet 

and we estimate that 10% of the substandard 

housing stock can be replaced and is added to the 

demand.  

 

Therefore, the total universe for current housing 

demand in Wellfleet is illustrated in the table below:   

 

    Current Needs Current Demand 

Wellfleet Current 
Target 
Low 

Target 
Average 

Target 
High 

Low va-
cancy 

Average 
Vacancy 

High Vacan-
cy 

Rental Vacancy Rate 8% 8% 10% 12%       

Ownership Vacancy Rate 0.8% 1.5% 2% 4%       

Effective Vacancy Rate 2.9%             

                

                

For sale units 0 0 0 1 0 0 1 

Rental Units 1 1 1 1 0 0 0 

Total Available Units 1 1 1 2 0 0 1 

Effective Vacancy Rate   3% 4% 6%    

Wellfleet: Net Production Demand 

New For sale units 0 0 1 

New Rental Units 0 0 0 

Total New Units  0 0 1 

Effective Vacancy Rate 3% 4% 6% 
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