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Winning designs from the design competition for 
age-accessible, affordable duplex homes. 
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Duplex by Design was made possible by a 
Community Challenge Grant from AARP. 

The AARP Community Challenge Grant 
program is part of the nationwide AARP Livable 
Communities initiative that helps communities 
become great places to live for residents 
of all ages. The program is intended to help 
communities make immediate improvements 
and jump-start long-term progress in support of 
residents of all ages.

Since the program’s debut in 2017, AARP has 
awarded $16.4 million through 1,370 grants 
across 900 communities reaching 100 million 
people. The projects have been completed 
across all 50 states, Washington, D.C., Puerto 
Rico and the U.S. Virgin Islands. 

INTRODUCTION
PROJECT SPONSOR:

Like many communities, the Omaha metro area 
is experiencing an affordable housing crisis. And 
due to rapid increases in housing prices, rent, and 
property tax, many older residents are stuck in 
homes that were not designed for aging in place. 
Omaha needs more housing options designed 
with the needs of all residents in mind.

To help respond to these challenges, Omaha 
by Design launched the Duplex by Design 
Competition in the summer of 2024, with financial 
support from an AARP Community Challenge 
Grant, and facilitation assistance from the RL 
Mace Universal Design Institute. Duplex by Design 
challenged local designers to envision age-
accessible duplex designs that could be built 
affordably. 

Duplexes are an ideal starting point for creating 
more housing in existing neighborhoods. Duplexes 
are allowed in a wide range of residential 
zones, can be built under residential code 
standards, and have the same permit submission 
requirements as single-family homes. They also 
can provide older adults with the opportunity to 
live independently in close proximity to family or 
friends.

Duplex by Design is a companion to Omaha 
by Design’s Affordable by Design program, 
which leverages design innovation to create 
affordability. Affordable by Design has produced 
two full Playbooks of freely-available home 
designs: one focusing on single-family homes, and 
the other on flexible Missing Middle typologies. 
The results of Duplex by Design are another 
chapter in this growing body of local design 
knowledge. 

Unranked competition entries, from top 
to bottom: do.plex by Alvin Okereke, 
Bridging the Gap by William Roarty, 
Modern Shotgun by Ross Miller, Pocket 
Dwelling by Nico Forte, and Twin Terrace 
by Stacey Groshong. 

Abram Lueders 
Director of Urban Design, Omaha by Design aarp.org/livable-communities

http://aarp.org/livable-communities
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COMPETITION CRITERIA SUBJECT PROPERTY

AGING-IN-PLACE | 50% OF SCORE

AFFORDABILITY & CONSTRUCTABILITY | 30% OF SCORE

CONTEXT | 20% OF SCORE

• Age-Friendly. Design for aging-in-place by incorporating age-friendly 
features.

• Diverse family and household types. Accommodate the needs of a 
diverse group of users and support the goal of allowing aging adults to 
stay in their communities if they wish. 

• Affordability. Encourage designs that are lower cost to construct and 
maintain, making them financially accessible to households with a wide 
range of incomes. 

• Innovative construction methods. Incorporate new construction and 
delivery methods, such as panelized, modular, or prefab homes.

• Green building. Incorporate green building features, like stormwater 
management, passive heating and cooling, and sustainable materials. 

• Architectural variety and existing context. Consider compatibility with the 
existing development patterns and architectural context of the selected 
project site.

• Broad applicability. Provide a design that could also work on other typical 
infill lots in Omaha neighborhoods and can be adapted for various lot 
conditions.

• Privacy. Consider the relationship of the main house and neighboring lots 
through design, configuration, profile, and window placement.

To ensure consistency and adherence to the goals of competition, the competition 
jury rated each the submission based on the following criteria:

To help center the designs around a 
specific neighborhood context, 2235 
and 2237 N 20th St, two adjacent lots 
owned by the Omaha Municipal Land 
Bank, were selected as the subject 
properties for the submitted designs. 
Designers were asked to treat both lots 
as a single combined lot for the sake of 
the project. The site is located less than 
two miles north of downtown, across 
the street from the Schenzel Community 
Center. 

https://omahalandbank.org/
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COMPETITION JURY
Lewis Culliver
Born and raised in 
Omaha, Lewis received 
his bachelor’s degree 
in interior design and his 
Master of Architecture 

from the University of Nebraska-Lincoln. He 
works as an architectural designer with DLR 
Group and has experience in residential and 
commercial design. He is a founding member 
of NOMA NE, the Nebraska chapter of the 
National Organization of Minority Architects 
and sits on the Housing Affordability Action 
Plan Committee for the City of Omaha.

Brad Dexter
Brad Dexter, PT, DPT is 
an assistant professor 
in the physical therapy 
program at UNMC. Prior 
to his faculty role, he was 

practicing at QLI in Omaha for the past 13 
years. During this time, he had the privilege of 
supporting patients and their families through 
recovery from neurological conditions in 
an inpatient setting. In recognition of his 
professional leadership, Dr. Dexter received 
the TLC Excellence Award from the Academy 
of Spinal Cord Injury Professionals in 2023, 
and the James P. O’Donnell Demonstrated 
Excellence Award from QLI in 2015. He is 
a recognized expert in neurologic and 
telehealth-based physical therapy, with 
contributions to presentations, publications, 
and clinical instruction.

Scott Dobbe
Scott is Executive Director 
of Omaha by Design, 
and an architect and 
advocate for people-
centered design. A native 

of Kearney, Nebraska, Scott began his 
architectural career in Chicago with industry 
vanguards Perkins&Will and HOK. Returning to 
his home state in 2011, he grew professionally 
with DLR Group, emerging as the firm’s 
youngest Regional Design Leader. In 2018, 
Scott left architectural practice to focus on 
guiding his home city’s urban growth and 
development as Executive Director of the 
nonprofit Omaha by Design.

Elizabeth Fichter
Elizabeth Fichter, AIA, 
NCARB, is an architect 
based out of RDG’s 
Omaha, Nebraska office. 
She brings a passion for 

design to her work within the firm’s Senior 
Living Market. Driven by an interest in the 
intersection of art, history and community 
service, her decision to enter the field of 
architecture reflects a desire to combine 
these passions to positively impact the places 
where people live, work and play. Elizabeth 
is motivated by the challenge of designing 
spaces that enhance people’s well-being 
and foster connections and recognizes the 
significant role that thoughtful design can 
play in everyday life.

Karna Lowenstein
Karna is the former 
Coordinator of Heartland 
2050 for the Metropolitan 
Area Planning Agency 
of Omaha/Council Bluffs 

(MAPA). The Heartland 2050 Affordable 
Housing Committee, active since 2015, brings 
members of the housing community together 
to address the crisis in our metro and seek 
potential solutions. Since her retirement, 
Karna remains active in the housing 
community and is a committed advocate for 
affordable housing options such as missing 
middle housing and accessory dwelling units.

Leslie Smith
Leslie Smith serves as the 
Executive Director for the 
Omaha Municipal Land 
Bank, where she strives to 
lead the organization’s 

efforts to transform problem properties into 
vibrant opportunities in partnership with 
the community. Before joining the OMLB 
team, she worked for Truist Bank’s Strategic 
Growth team, where she worked to devel-
op strategies that drive Mortgage inclusive 
lending activities to support generational 
wealth-building and work towards closing 
the racial wealth gap throughout the bank’s 
digital footprint. With a passion for improving 
all residents’ quality of life regardless of the zip 
code, Smith looks to bring her national net-
work, cross-sector expertise, and collective 
experience to drive momentum within ad-
dressing vacant and abandoned properties 
at the root.

Jed Moulton
Jed Moulton is the Manager of Urban De-
sign and Historic Preservation for the City of 
Omaha. His current activities include imple-
mentation of the Urban Design Element of 
the Omaha Master Plan, urban design com-
pliance review, administration of the Land-
marks Heritage Preservation Commission and 
special area planning to promote well-de-
signed, walkable mixed-use neighborhoods. 
Jed worked as a private practice architect 
for 17 years in various national markets before 
joining the City in 2007.

Davielle Phillips
Davielle Phillips is a profes-
sional with a passion for 
giving back and creat-
ing the future. In 2019, he 
graduated with a Master 

of Business Administration (MBA) and Master 
of Architecture from The University of Nebras-
ka-Lincoln.  Since graduating, he has won 
several awards, including Omaha Chamber 
of Commerce – Changemaker and Civic En-
gagement Champion, and Midlands Business 
Journal - 40 Under 40. As a young man from 
the Southside of Chicago, he dreamed of 
seeing the world and being the change he 
wants to see. Now, he is committed to using 
his skills to better our environment, using archi-
tecture, education, and business strategy to 
improve the lives of others and our communi-
ties.
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WINNING DESIGNS

Duplex+ 
Actual Architecture Co.

P. 30 - 51

Mod_RAD 
Holland Basham Architects

Access Homes
Oscar Avila

1st

2nd

3rd

P. 10 - 29

P. 52 - 69
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CONCEPT SUMMARY

ABOUT THE DESIGNER
Holland Basham Architects

Established in Omaha in 1989, Holland Basham 
Architects (HBA) has been planning and designing 
dynamic environments that support the community, 
enhance culture, and maximize real estate value 
ever since. The company has grown to over 
70 employees in three office locations and is 
celebrating 35 years in 2024.

Some recent significant housing projects around 
Omaha include The Mill in Benson, Swivel at 72nd 
and Dodge, Clove Apartments at 78th and Dodge, 
and The Arthur, currently under construction at 48th 
and Dodge. HBA’s cross-disciplinary experience 
with market-rate multi-family housing opens up an 
array of design solutions to think outside the box 
and maximize units while offering the appropriate 
amenities.

HBA is dedicated to hiring remarkable talent, 
producing extraordinary work — and putting the 
vision and goals of our clients first. HBA pairs talent, 
expertise, and industry experience with the unique 
vision of each client, resulting in a superior design 
that works and lasts.

CONTACT:
hollandbasham.com/contact/

119 S 49th Ave
Omaha, NE 68132

(402) - 551 - 0800

Mod_RAD is a kit of parts designed to create 
high-quality living spaces for rapid infill within 
urban cores. Each housing unit is organized 
into two functional modules: a living module 
and a sleeping module, both optimized for 
efficiency. A “connective tisssue” module 
containing HVAC systems, stairs, and 
additional bathrooms links the two core 
modules.

These modules can be combined to create 
duplexes (the design option featured in 
this entry), but can also be scaled up into 
multifamily buildings with three or more units. 
This makes Mod_RAD well-suited for a range 
of projects on Omaha’s vacant urban lots. 

Joah Bussert, Kevin Meyer, Rihanna Esfandiari, 
Zachary Lin 

PROJECT TEAM

Mod_RAD
Holland Basham Architects1st

http://hollandbasham.com/contact/
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Holland Basham Architects // Mod_RAD CONTEXT
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DESIGN FOR MOD_RADHolland Basham Architects // Mod_RAD
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DESIGN FOR AFFORDABILITY + FAMILY + AGING-IN-PLACEHolland Basham Architects // Mod_RAD
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DESIGN FOR PLACEHolland Basham Architects // Mod_RAD
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RENDERINGHolland Basham Architects // Mod_RAD
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DESIGN FOR BETTER LIVINGHolland Basham Architects // Mod_RAD
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DESIGN FOR FLEXIBILITY + INTERIOR OPTIONSHolland Basham Architects // Mod_RAD
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DESIGN FOR MATERIALITYHolland Basham Architects // Mod_RAD
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DESIGN FOR INFILL HOUSINGHolland Basham Architects // Mod_RAD
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Actual Architecture Co. is an internationally 
recognized architecture and design firm 
based in Omaha, Nebraska, and operating 
around the world with an expansive vision. By 
maximizing the potential of academic and 
professional practices, and with an open mind 
to creative collaboration, Actual Architecture 
Co. draws on backgrounds in architecture, 
landscape, and art to provide informed, 
highly considered design for a wide range of 
clients, sites, and projects – from individuals 
to art institutions, urban to rural settings, and 
furniture to large buildings. 

We tell our clients’ stories through the design 
of compelling buildings, environments, and 
objects. Our creations are playful, resulting 
from collisions of circumstance and idea, and 
driven by straightforward pragmatism laced 
with risky experimentation.

actual.ac/contact/

1105 Howard Street #102
Omaha, NE 68102

(402) - 551 - 0306

DUPLEX +
Actual Architecture Co.2nd

CONCEPT SUMMARY
Duplex + responds to the need for aging-
ready housing for diverse family types in 
existing neighborhoods. The prototype 
includes a 2-story, 3-bedroom family dwelling 
with a full basement, a 2-story, 1-bedroom 
home designed for aging in place, and a Flex 
Room that may be attached to either of the 
two dwellings. 

The concept supports aging adults living 
adjacent to an adult child or caretaker, to live 
in a multi-generational complex, or to provide 
a supplemental source of income that makes 
it easier to remain in a home neighborhood as 
property values rise. 

Jeffrey Day, Ashley Byars, Dennis Krymuza, 
Ethan Boerner 

PROJECT TEAM

ABOUT THE DESIGNER
Actual Architecture Co.

CONTACT:

https://actual.ac/contact/
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Actual Architecture Co.  // Duplex + INTRODUCTION
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AGING IN PLACEActual Architecture Co.  // Duplex +
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CONTEXTActual Architecture Co.  // Duplex +
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AFFORDABILITY / CONSTRUCTABILITYActual Architecture Co. // Duplex +
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FLOOR PLANActual Architecture Co. // Duplex +



OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 42 OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 43OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 43OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 42

BASEMENT + SECOND FLOORActual Architecture Co. // Duplex +
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ELEVATIONS 1Actual Architecture Co. // Duplex +
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Actual Architecture Co. // Duplex + ELEVATIONS 2
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KITCHEN + BATHROOM DETAILSActual Architecture Co. // Duplex +
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COURTYARD + FLEX ROOM PERSPECTIVEActual Architecture Co. // Duplex +
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ABOUT THE DESIGNER
Oscar Avila

ACCESS HOMES
Oscar Avila3rd

CONTACT:
linkedin.com/in/oscaravilaaa/

oscaravilaaa477@gmail.com

CONCEPT SUMMARY
Access Homes is designed with flexibility 
in mind, focusing on ease of movement, 
comfort, and adaptability. This universal 
design duplex aims to create an inclusive, 
sustainable, adaptable living environment 
that sets a new standard for residential 
architecture in the region. Accessible 
features include zero-step entrances, 
wide hallways, and accessible bathrooms, 
kitchens, and laundry rooms designed for 
residents with a variety of mobility needs.  

The form of the duplex is simple and modern, 
with clean lines and a modest footprint. The 
massing ensures privacy between the two 
units while creating shared communal areas. 
Materials were chosen for durability and 
sustainability, with low-maintenance finishes 
that reduce long-term upkeep for aging 
residents. 

Oscar Avila is an architecture student at the 
University of Nebraska–Lincoln, currently 
pursuing his Bachelor of Architecture degree. 
He is actively involved in the American Institute 
of Architecture Students (AIAS) and the National 
Organization of Minority Architecture Students 
(NOMAS). His commitment to academic and 
professional excellence has been recognized 
through the BVH Norman Ochsner Design 
Excellence Award, highlighting his work and 
dedication to architectural design.

Oscar aims to create meaningful design that 
addresses social and environmental challenges. 
His work reflects a dedication to creating 
architecture that not only meets functional 
needs but also fosters stronger, more inclusive 
communities. As an advocate for equitable 
and sustainable housing, he believes that 
well-designed living environments should be 
accessible to everyone.

Headshot

Example Project Image

http://linkedin.com/in/oscaravilaaa/


OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 54 OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 55OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 55OMAHA BY DESIGN // DUPLEX BY DESIGN | P. 54

Oscar Avila // Access Homes Introduction
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Oscar Avila // Access Homes Conceptual Site Plan
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Oscar Avila // Access Homes Floor Plans
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Oscar Avila // Access Homes Interior Elevations
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Oscar Avila // Access Homes Interior Finishes
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Oscar Avila // Access Homes Elevations
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Oscar Avila // Access Homes Exterior Finishes
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Oscar Avila // Access Homes Adaptation




